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Secretary Giuffrida

The Middletown Planning and Zoning Commission will hold a Public
Hearing, June 22, 1983 starting at 7:00 P.M., in the Council Cham-
ber, Municipal Building, deloven Drive, Middletown, Connecticut,
to consider the following:

Item 2 Proposed Special Exception far Bradley Woods, a Planned
Residential Development of Approximately (50) fifty acres in West-
field. The proposal will consist of 198 attached one and two bed-
room homes in condominium ownership of f Middle Street and Atkins
Street. Applicant/agent Westfield Associates.

Chm. Leinwand

Let the record show that the Legal Notice appeared in the Middletown

Press on hoth Friday, June 10th and Friday, June 17th, 1983. And

let the record show that for this particular PRD issue the chair is
disgqualifying himself and will be replaced by Alternate Commissioner

Bixby.

Chm. Gionfriddo

MEMBERS
STAFF

OTHERS

PROPOSED S.E.
PRD

MIDDLE &
ATKINS STS.
WESTFIELD
AS50C.
S5.E.83-7

Here we are again. 0.K., PRil. I don't think I have to explain to anybody
here how the Public Hearing works. We'll first asliow Attorney HKarpel to

make his presentation first.

Philip HKarpel

Thank-you Mr. Chairman, Members of the Commission. My name is Philip Karpel,
i'm an attorney, a resident of the Westfield area of Middletown, and I prac-

tice law in Middletown with the law firm of Dzialo, Pickett, and Allen,

and

we have our main offlice at 55 High Sireet here in Middletown. With me this
evening is Andy Ewing, the project architect who is sittin here with me.
Andy is with the firm of Albertson, Sharp, and Ewing, Inc. Also here tonight
seated in the audience is Jim Morrow who is one of the partners of Westfield
Associates. This evening, I am here presenting Westfield Associagtes, which
is a gemeral partnership consisting of Jim Morrow, whom I have previously re-
ferred %o, Jack Green, and Bill Shea, Westfield Associates have been land-
owners and taxpayers in Middletown since 1976 and have previously been hefore
you with proposals for a Planned Residential Development off of Atkins Street.
We're here again this evening with an applicaetion that's in two steps or two
parts. The first part is a reguest to change the Zoning Regulations so that
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Philip Karpel (continued from page 1)

the density permitted in a PRD is increased from the present 3 units per
acre to &4 units per acre. The second part of our spplication is for a Spe-
cial exception for a Planned Residential Development to permit construction
of 198 condominium units on the easterly side of Atkins Street; the project
to be known as Bradley Woods. Before I get into the application itself,
there two things that I would like to do for the record. One is, Mr. Chair-
man, if we could meke the application that we submitted, including all af
the descriptive language that was included in the package, a part of the re-
card. I believe all of our plans would be made a part of the record and
labeled for whatever identification purposes.

Acting Chm. Gionfridde
Without objection from the Commission, it will be made part of the record.

Philip Karpel

Secondly, I would like to have the traffiec report that was previously sub-
mitted with the application with the application most recently withdrawn, a
copy of which I'll submit to you right now also made an exhibit and part
of our application. Excuse me, for the record, it's a report dated Dec. 3,
1982 , prepared by F.A. Heskiff and Associates.

Acting Chm. Gionfriddo
That will also be made part of the record.

Philip Karpel

When I was last here at the meeting, I believe a month ago, when we asked
for a Public Hearing, I indicated that were a couple of technical correc-
tions that I wanted to point out to the Commission and I was asked to wait
until this evening and do so at this time. If you would look at the ap-
plication booklet that was submitted. On page two, the very last para-
graph, the last sentence of 1t indicates that construction would begin in
the Spring of 1983. That should read the Spring of 1984. On page 15 af

the application, in:the.first full paragraph entitled "Planning Criteria",
the last sentence presently reads, "the final density of Bradley lloods shall be
no more than 4 units per acre" and that sentence should end at that point.
The rest of the sentence "and the maximum bedrooms" described in section
three as presented in the reguested textual change is deleted since the...
it refers to to a prior requested change that referred to maximum bedrooms.
And finally,;on all of the plans that were submitted that Andy Ewing will

go through briefly with you in a few minutes,there is an indication that
there are 200 units. That is incorrect. Andy will point out to you that
the townhouse cluster, the one that is closest to Atkins Street. At the
westerly mast portion of our site showing 51 tounhouses is...will actually
be 50. And the townhouse cluster on the opposite end of the site that is
presently indicated to be 49 is 48. The reason for this is that the plans
were prepared prior to somebody actually checking mathematically that we're
a slight bit under 50 acres and technically a 49 point something acres would
provide a maximum of 198.6 units and we rounded it out to 198. I'd like to
touch briefly on why we're seeking a Planned Residential Development and why
we're seeking a change in the regulations to permit & units. Our present
Zoning Regulations permit Planned Residential Developments and there is a
very brief statement of objectivé in those regulations that says as an al-
ternative to the development of land for residential uses following strict
adherence to basic provisions of this code an entrepreneur may voluntari-

ly elect to undertake a PRD. The objective of meking such s dsvelopment pos-
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Philip Karpel (continued from page 2)

sible is to encourage better site planning than would normally occur by the
lot by lot method including the preservation of green space and the natural
surface drainage system of an area. I believe that every member of the Com-
mission bhas visited this site or is.certainly familiar with the topography.
And I submit that there is probably no better example of an area of land

that lends itself better to develop. as a Planned Residential Development

that would keep in tact the natural open spaces, the trees, and the ridge-
line. Certainly a standard subdivision could be created, but in my opinion,
that would not be the best use of the land. Under the standard subdivision,
the maximum open space required is 5%. Under the PRD regulation, it's 25%.
And as Andy Ewing will point to you when he goes through some of the plans,
we now have somewhere in the neighborhood of 50% open space. As you know,

I was not associated with the prior applications. However, I am about as
familiar with them as anybody else in this room. The original application
submitted to you requested a change in the densify. Although it reguested

it in the framework of bedrooms, it would have still produced 6 units per
gcre this Commission saw fit to turn that application down. The unfortunate
part of that denial was the lack of an opportunity really for the developer
to determine whether it was the plan itself, the number six, or just what
specifically might have been the Commission's feeling. UWe certainly got

the opinion that six per acre was something not acceptable by the Commission.
And frankly, I have no problem with that decisien. I have no problem with
gix per acre on a particular site, but I'm not too sure that I would have
settled for six, not only on this site, but it would have applied to any
other site in Middletown. The second application essentially kept the con-
cept of six, but added other land on the westerly side of Bradley Street,
which is no longer part of the application. That application was withbdrawn.
And frankly, I have no doubt that it would not have stood a much netter chance
of approval because once again, I think we're tied into a concept of six units
per acre and we're lacking an opportunity to truly discuss with the Commis-
sion whether the concept of six or just what concepts were most troublesome.
At that point, I was asked to become involved on behalf of llestfield Associ-
ates...or just prior to the withdrawal, I was asked to become involved.

The plan that is presented tonight is one that I have no trouble putting
forth and bringing to this Commission and asking your approval for. It asked
for four units per acre which I believe are the fewest economically feasible
to develop with the type of housing that I feel would be an acceptable type
of housing in any part of Middletown, regardless of the specific area. B8ut
particularly this area in Westfield. I had Mr. Ewing and his staff do some
research and I did some of my own. We determined that four, certainly if

you base it on what other towns in Connecticut and in our-area, per unit is
not an unreasonable number. Frankly, four is what other PRD's in Middletown
can presently develop to. Wesleyan Hills, which is not fully developed, is
permitted to develop et four per acre. And I believe that there is gt least
one other condominium in our town that has or a PRD that is not fully devel-
oped that can also develop at four to an acre. Parts of Westlake, as I'm
sure you're aware, have been developed at the range of 12-16 per acre. And
the remaining parts of Westlake I don't even want to hazard a guess as to
what the density per acre might be. It's heen so long, I have my doubts as
to just what number it might be. However, you might be interested in what
what some of our other towns ip Connecticut do permit. These are all towns
that have either a Planned Residential Development or cluster housing concept
or same similar named or form of development. Newington permits 7.6 per acre.
Glastonbury gives you a range of 3 to 7. A maximum of 7 depending upon var-
jous conditions that must be met. Manchester has a three-tiered system that
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allows either 4, 8 or 10 per acre. Southington permits 5.4 per acre. Rocky
Hill permits from 5.4 to 8.7 per scre. Cromwell has a two-tiered system: &
and 7 per acre depending on the type of PRD or cluster...or 4 and six, I'm
sorry. Partland simply states that you can have up to 10 per ascre. €£ast
Hampton states that you can have up to 12 per acre. 5o, I don't think the
concept of 4 per acre is something that is unigue to Middletown since it is
already permitted in existing PRD's. And from experience in Connecticut and
around Middletown, it is not a unigue npumber to allow development. I'd like
to touch briefly on the types or the values that we intend to develop at
Bradley Woods. As you know, in the past you were presented exerpts from an
economic market study that indicated what the income in Middletown was, the
median and mean income and what the market would bear. Presently, assuming
construction in 19- ... or, assuming that we construct in our ...on the mar-
ket in 1984, it's anticipated that the average sale price of our units will
bhe $75,000, a range of $65,000 to $90,000, which are some numbers that were
presented to you at a prior hearing since there'll be a passage of a couple
of years since they were put together. At the present time, Middleiown has
an average sale price of all housing units based on the 1980 census of
$61,000 for noncondo...units and $50,900 for condo units. If you go by a
recent sales comparison of other condo projects by resale values, and these
are figures from 1982. Governor's Grove units sell from $68,500 to $80,000,
depending on the unit size. Ridgely:$59,30C to $62,900, Both of these,
Governor's Grove and Ridgely are at Wesleyan Hills. Country Squire I'& II,
which is at the end of East Street and down into Cromwell off Rt. 72, range
from $42,000 to $50,000 depending on the number of bedrooms. Cromwell Hills:
$52,000 to $62,000. Beacon Hills, also known as Rising Trails, which is part
of Westlake, $52,000 to $59,900. The point that I am trying to make is that
we don't believe that we are designing housing that will either be low income
housing, cheaper priced homes or that would in any manner do an injustice

to the values in either the immediate neighborhood or to any neighborhood in
Middletown. There have been a lot of rumors that have come to my attention
with respect to our application and I don'twant to really address any of them
with the exception of one at the present time. I would like to point out

to the Commission that this project, if approved, stands on its own. It is
a private project by private development. I've heard stories that the city
may be involved with respect to the development of part of the road system,
part of the utility system, which is simply net true. Frankly, I was invol-
ved in a very brief discussion with members of the various agencies of the
city in an attempt” to explore some of the possibilities of a joint-ventured
industrial park. That meeting lasted for approximately an hour. There were
no commitments asked for, no commitments at the time were made, and there
has been no further discussion with either semi, quasi-public or public of-
ficials. And there's no intention that any part of the Hradley lWoods pro-
ject will be funded by city funds. Since this application has been before
you at least twice in the past, in...ip its basic form, I don't think that
we want to spend an enormous amount of time going through it. But I am go-
ing to ask Andy Ewing if he will... will at this time summarize and at this
time highlight some of the plans. I would like to point out to you that it
ig essentially the same plan that was submitted with the first application.
I have never heard or at least from the record have never seen any distinct
opposition ta the plan itself from the members of the Commission. 1 den't
think we've ever reached that point. We were always defeated with respect
to the density request, and therefore, the plan itself was never passed upon.
I personally think that the plan is an excellent one. It takes advantage

of every topographical feature out there. It does the minimum to disturb
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Philip Karpel (continued from page &)
the area and I would like at this time to have Andy Ewing go through and
highlight some of these plans for you.

Andy Ewing

Mr. Chairman, members of the-Commission, my name is Andy Ewing. I am a
principle of the firm of Albertson, Sharp, and Ewing. I know you have

seen a good many of these charts and three (inaudiple). But I would like to
step up here if I may and just briefly go through the drawings that you have
or some of the drawings that you have in front of you and one other drawing
which I think is germane. If, excuse me, if we could refer to your drawing,
perhaps you could see it more clearly. On...it's pumber nine that we submit-
ted in the revised package. Essentislly outlining the master plan, you'll
notice ip its...in its characteristics it's still the same basic plan with

a spine road running from Atkins Street through to the approved industrial
park road that's to be built off of Middle Street. I think...I...particu-
larly impartant are the characteristics of this land site and I just wanted
to briefly go over those. If you recall, West Bradley Brook runs down the
side of the project which is the top of your drawing. Essentially just off
your property line. Now, the land slopes from Atkins 5treet rather gently
in most cases I'd characterize it as a very, very moderate slope to the base
of what I would call a rather steep escarpment. The rise is some 20...22...
23 feet and a very short distance, probably about 30 or 25-30-35% slopes is
a general characterization. Obviously, there'll be deviations alang the
length of this ridge. 5o, we're sloping gently from Atkins Streec, rising
rather swiftly to a ridge line that runs across this portion of the site.
And then again the site begins to slope this way, our site, Bradley lloods.
And what I would characterize as moderate to steep slopes. Generally,
across the length it would average, I would say, shout B8.5%, dropping some
90 feet in about 1,100 feet or 1,200 feet depending on precisely where you
are taking a cross section through the land. Then agzin, we...we arrive at
East Bradley Brook, which is the major drainage system for this project and
for this area. All of this, the development on this site including the pav-
ing with the...with the possible exception of the small portion here of the
axls where to Atkins Street is intended toc drain into West Bradley 8rook...
£ast Bradley Brook, excuse me. Then again, we have a rather steep escarp-
ment. Thistime it's high, ranging about 50 in height. Again, its slopes I
could characterize as slightly steeper than along this escarpment, probab-
ly ranging in the area of 40...45...50% slopes here. Until we arrive at the
industrial park land which was the subject of a...an approved application
with this Commission. To the...to the east and, let's see, to the north and
south, we have undeveloped land at the present time. And then, of course,
the houses along Atkins Street. The project just Jjust teo remind you the the
project is or the site is characterized by I think as I said 8.5% slopes or
moderate slopes, some areas rather steep. lWe had chosen the road system to
basically take advantage wherever possible of those gradings and running with
the slope as opposed to against the grain, which is only done here and here
where it is necessary to rise up that...up that slope. 50 we're trying to
follow the contour of the land and to take advantage of that in the minimal
amount of ripping of the rock or ...or regrading. I've added one drawing
that you don't have in here, which I think might...might be somewhat illu-
minating. With, I'm showing here, uh, as you know,it..it certainly is pos-
sible to do a single family subdivision here. And we have laid out the most
probable lay out here. Simply to show what the setbacks are in the rela-
tionship of housing constructed in that to the planned unit development and
one of the strong reasons that we feel that the planned unit development
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makes so much sense here. If..if we have a single family housing, these,
these represent and this I must is %o scale. We've not exaggerated either
the verticle or the horizontal scale and is taken at this point here. Ex-
cuse me, right here which is the closest point of the development to the
houses on Atkins Street. This..the couple of units here are actually closer
to Atkins Sireet, but there are no houses in the close proximity to it. B8ob,
have I characterized that correctly? That is the closest point? Thank-you.
with the..with a single family subdivision, we would be required to have 30
foot setbacks. But, certainly it makes sense to have two parailel roads
down through the site so that actually I think any house could in fairness
would more than 30 feet away from the property line per se. But it's some-
thing like an additional 30 feet, probably about 60 feet. So you would have
single family houses, street, single family houses, rear yard, single family
houses, street, single family houses, rear yard. And then we come ta the
lopwer area at E£ast Bradley Brook which is essentially wetland spils and un-
der any proposal wouldn't be developed. So that's the configuration here.
You'll..you'll see that the houses which by..by Zoning Code that they'd say
2V stories and some 60 feet from the property line. I don't recall off hand
what that..the distance is to that house. Buob, do you have a rough number?
About 100 feet here. So we're 160 feet. And again, here's that escarpment
that we're seeing here, steep drop down to West Bradley Brook. I also should
characterize this site if those of you have seen it. It's heavily wooded
with a mature forest-like coverage. And it's our intent obviously to leave
as much of that wood..woodland there as we passibly can. As Phil mentioned
a moment ago, our application says actually with a planned unit development
we would have in excess of 30% of open space. In actuality, with reduction
100 units, we're much closer to 50% as you can see by just looking at the
drawings of open space or undeveloped space. And that comes about, of
course, by clustering the upits. WNow, the closest unit, according to the
plan in front of you, is..is 130 feet beyond the setback line, which in a
PRD for Middletowun is 50 feet, so we're same 180 feet to the nearest unit.
That unit can by code be 3} stories high, approximately 8 feet higher than

a single family house or 9 feet, if yau take in the constructicn. So you
can see that we're some 180+100, almost 280 feet away. Nearly the length

af the playing portion of a football field. And as I say, characterized by
heavily wooded forest in here. We then would have the spine road that you
see in your plan. There would be some other development in another cluster
downt before that spine road which you alsoc see in that plan. Just...just
briefly the phasing that we intend with this application, we would...we would
tend to start from Atkins Street with az...with a small weiland crossing here,
entrance, and then the development here, phase one, which cannot exceed ac-
cording to your regulations 800 feet to a cul-de-sac. Now that would be the
extent of the development in phase one. Phase two would proceed, presuming
the market is successful, and we...we've gauged this correctly. And...and
by the way, in phase ong, I think with the reduced project we would probably
start with townhouses. If's obvious we would prefer to do townhouses if the
market is there. Our marketing report had recommended townhouses and garden
apartments for an effect. I should perhaps characterize them as one story
condominiums put one above the other and for garden apartments. We would
prefer to do the townhouses. IF in fact the market supports that, as we're
hoping with the smaller project, we would probably continue. I think that
the residents of Middletown would probably (change of tape) application for
specific approval, those will be discussed. But, we can mix either..,.either
garden apartments and units. Not apartments, but condo units or townhouses
in...in approximately this configuration or a mixture of them, depending
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again on market conditions. Obviously, then, we , this...this road must be
congtructed. Now, this would be constructed on a loop road tying in to...
to the primary road. And then this road must obviously be...be constructed
before we can obviously proceed with phase three going down to the Industrial
Park road. If the Industrial Park road is not done, we simply wouldn't pro-
ceed with...with phase three until it is done. The one other thing that may
be of concern is...is looking at the...the sewer and water. If you'll refer
to your drawing 12. 71 think this...this is sort of illuminating. As you know,
the sewer presently colonates in the industrial park land. It's our inten-
tion, with the right of way, to construct the sewer to the road that will
ultimately be -or the area that will ultimately be the road connecting to
the Industirial Park Road, along that rightaway, and then proceeding right
straight across the site all, just off the edge of the wetland. This is the
lowest point of development. Obviously,then, all of the sewers can feed by
gravity fromthe units with laterals down ta that. Now, this is the only
place that we expect that we're going to have to have any kind of a deep ex-
cavation down along here. And it's...and it's some distance from Atkins
Street, as you can see by scale. The water, in turn, would would follow
most logically in the road that's to be developed and will follow the path
of that road and and serve the units in that in that fashion. Happy to an-
swer any questions if anybody has some. Yes.

Chm. Gionfriddo
Commissioner Pattavina.

Comm. Pattavina
Yes. I have one question. You did say that you would start with phase one
which is north of Atkins Street. And you would be within that 800 limit?

Andy Ewing
Yes, sir, we have, sir.

Comm. Pattavina )
Then you said phase three you have to have that thru road. Now, what hap-

pens with phase two? VYou didn't mention anything sbout that.

Andy Ewing

Well phase...we've had some discussions with...with...with...the planning
staff and and phase two, we're hopeful by that time that that this this
road's gonna be done anyway and then we can continue the route. Phase two
would be a continous loop road rather than a single road with a cul-de-sac.

Comm. Pattavina
That still would be exceeding that 800 ft. limit, wouldn't it?

Andy Ewing
Yes, but I think that hased on our discussion with the staff we can we £an
construct as long as the vehicles, there, there is a few methods of entrance

from beyond the 800 ft. for any vehicle,

Comm. Pattavina

Can I ask a {uestion of George? Is that correct, Geocrge?

(inaudible)

T koow the 800 ft. is 0.K. in phase one, but this appears to be going into
phase two and without this thru road,you're going to exceed that 800 feet.
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Dir. Reif
Alright... As long as it's not a dead end street, zones say...

Andy Ewing
I think you've seen many subdivisians...

Comm. Pattavina
You put a loop in and you're eliminating a dead-end street. Is that what

you're saying?

Philip Karpel
Andy, the loop would be built to city specifications, isn't that correct?
It would be a town road type.

Acting Chm. Gionfriddo
Are there any cther questions? Comm. Garafalo?

Comm. Garafalo
The sewer tractions and the water connections, when do they plan to have

those connections at Richard Brooks? You...you keep talking about connec-
tions to Richard Brooks Industrial Park.

Acting Chm. Gienfriddao
Excuse me, Seb. UWe're not picking you up, so you'll have to...

Comm. Garafalo
Oh, I'm sorry. When you talk about sewers and water connections, I'm look-
ing at the map heres at the flow connections to Richard Brooks Industrial

Park sewer. When is that sewer going in?

Andy Ewing
That that sewer exists.

Camm. Garafalao
It exists there and a water hook-up, ton ?

Andy Ewing
The water is to Middle Street.

Gomm. Garafalo
And how far are you gonna go? All the way to Middle Street?

Andy Ewing
e have... we have to bring in sewer and water in accordance with the appli-

cation. Yes.

Actino Chm. Gionfriddo

Any further guestions?

(mumbling from the audience. Inaudible.)

Excuse me. It's not...it's not appropriate from the audience to ask any
questions at this point. Are there any other questions from the Commission-
ers? 0Oh, I'm sorry. I thought you were somebody from the...

Andy Ewing
No, he's my associate.
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Acting Chm. Gionfriddo
Well, I apologize.

Andy Ewing
No, that's alright. He was out of order.

Acting Chm. Gionfriddo
0.K. 1Is...is there any other questions from members of the Commission?

Andy Ewing

I... T would like in coneclusion of my remarke to...to ask the Commissioners
if they would refer to to page 10 of the of the brochure that we've had and
this will quickly go over your your requirements for a Special Exception.

I think the first one or twe which says "Basic Zoning R-1". WE...WBue.
that's obvious that this is R-1. The minimum development should be 10 acres
and we have 49.8 or .9 acres. In answer to Commigsioner, I helieve he was
Garafalo, Barafalo's question it was municipal water and sewerage systems.
We fully intend and must as s condition of this approval bring the municipal
sewer and municipal water to phase one, which means drag coming right across
the site in the first phase. The installation of utilities, we intend to

do them all under ground. We described, basically, we would like to do all
townhouses or townhouses and some garden apartments, which are condominium
units, but stacked one above the other. So they are single-floor condo's,
rather than two story condo's or two and a half story condeo's constructed
one ahove the other. The dwelling ownership will be condominiums. No
non-residential or mixed uses are intended. And the density we are textual
change that Attorney Karpel is is has spoken to you ahout. The lot sizes

we will have in setbacks and frontage. No building will opcour witihin 50 fit.
of the property. 1In fact, it's...it's, I believe it's considerably more
than that. And at least 15 ft. will separate any individual structure with-
in the project in accordance with your... We have in terms of preservation
and designation of open space approximately, nearly, I...I haven't calcula-
ted it, but you can see from your drawings that it's nearly 50% will be left
in open space. The main drainage feature we've talked about will be Bradley
Brook. A...in application one, which is part of this, all of the calcula-
tions were included in the appendix which demonstrates that it has been
designed with a retention system on East Bradley Brook so that we'll have
zero increase in our run-off. As a matter of fact, I think we made as a

. poeint of our our our initial application that the calculations indicate that
we will actually improve that drainage condition 'cause we will be delaying
the surge that normally occurs at this time. The...the open space shall he
preserved by deed restriction and as as in most cond- type developments. e
have included our environmental plan. We believe that the erosion and sedi-
mentation plan the preservation of the wetlands is all in accordance with
your city's requirements. And in Fact, we do have the Wetland Commission's
approval for the crossings, etc. We have a buffer strip of at least 50 ft.
The main will be meet... be designed to meet the subdivision reguirements.
For our local ropad, we will have at least 1% parking spaces for each unit.
And the townhouses will probably include in that will be will be covered
covered parking in the form of garages. Pedestrian access will be provided
along the main road by a sidewalk system. And each cluster will bhe develaped
to provide visual and accustical privacy between them. We're talking about-
quality construction. I think that's a very strong marketing consideration.
That that if we're going to sell these units, they have to be well designed,
well insulated, and for sound as well as heat. Swimming po0Ols, our marketing
report has recommended a swimming pool and it is our intention that we would
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Andy Ewing (continued from page 9)

construct a swimming pool approximately mid-site in an area that's been set
aside for active recreation there. We're gonna develop essentially in three
phases. Obviously within those phases there'll be subphases. Ue would we
would probably seek approval for the first phase, construct the models and
some shelves, and continue on an orderly basis to to construct until we've
completed phase one and then seek your approvals for the subsequent phases.
Approximately one acre of the site is set aside as I menticned for active
space, which was the pool and probably one or two tennis courts. Bradley
Wood is designed as originally we're talking about one and two bedroom
homes. I...I think many of you have seen the the marketing report that

that supports that and we have hired professionals to advise in this di-
rection of what is needed in Middletown and we think that our our plan is

to or we know that our plan is to follow that marketing study very carefully.
I thank you and I'd be (mumbling) ...

Acting Chm. Gionfriddo
Commissicner Loffredo.

Comm. Loffredo
Before coming to this evening's meeting as the other Commissioner's received

information from other departments regarding Bradley Woods. The last speaker
mentioned that the road system was meeting our ...would be built in acecordance
with our requlations. I have a statement from the Public Works Director.
Stating in effect in his review #2 memorandum dated June 14, that the road
system for phase one would fall within the limits of our regulations. How-
ever, those for phases two and three do not meet the standards. Maybe I

could have that clarified before I continue.

Acting Chm. Gionfriddo
George, do you know what he means by that? He's not here, so...

Dir. Reif
No. Unfortunately, he isn't here. No, I have no idea what he means. Ob-
viously, an interpretation of your code is up to the Commission, ultimately.

Comm. Loffredo

Steve, well, I'm concerned because I mean I gather to some degree and I
would like a clarification that some sort of interpretation has been given
to the developer regarding phase two in particular in terms of the circu-
lation of the traffic from phase two into phase one. However, Sal Fazzino,
the Public Works Director, in reading the regulations at least hased on %his
memorandum disputes that. And I think I... for the record...would like to
have a clarification of what is being proposed, what has been said, what in-
terpretation has been given, and I'd like it stated.

Acting Chm. Gionfridde
Phil, could you...

Philip HKarpel
Well, I, I'm, I'm not gonna answer Comm. Loffredo's question because I...

{inaudible)

Comm. Loffredo
The question, Mr. Chairman, was not given to Mr. Karpel or the proponents.
The qguestion was given...I understand that staff has already indicated un-
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Comm. Loffredo (continued from page 10)
less the proponents wish to retract that they have not received any indica-
tion that proposed development has heen acceptable or would be acceptable in

phase two.

Dir. Reif

The regulation is clear. We have a limitation... (inaudible) of 800 ft.
You can't have a dead~end street more than 800 ft. lang. They are offering
a solution here in which they feel they've solved that problem by having a
continuous road instead of a dead-end road. Obviously the interpretation

Df‘ that-.-

Comm. Pagsanesi
(ipaudible)
He's referring to ...Richard Road.

Dir. Reif
It may he that Sal Fazzino is referring to Woods Road.

Acting Chm. Gionfriddo
I was just going %o say, I I don't think we have Sal (inaudible) what he meant.

Dir. Reif
I think we may be talking about two different things.

Comm. Loffreda
g.4. If if there's no answer for it...(inaudible)

Dir. Reif

Now, let me add to this now that the topic has come up. Part of the loop
system in which they would rely on is not being a dead-end street, has a

road going through a parking area. If you look at the map. Now, you may
not accept that. They're offering it.

Comm. Fassanesi
That could very well be (inaudible) to the parking area.

Dir. Reif
Yea, well that's right.

Comm. toffredo
I would, just for the reeord, Mr. Chairman, would like to have a detailed

clairification. Mr. Fazzino's not here this evening, but I would ask for my-
self and for the other members of the Commission a detailed explanation of
his comments on #2 there in particular regarding the road circulation.

Acting Chm. Gionfriddo
We'll...we'll request that of the Director. Are there any other guestions?

Comm. Patt...Pattavipa?

Comm. Pattavina

Yea, Mr. Chairman, through George, I have a question. It appears to me Mr.
Fazzino's question is basically on the same line of thought as I am... as
far as the 800 ft. And my guestion to you , George, is ... at least we can
discuss we can discuss the agency details. One of the major factors was ...
is there being one enkrance and one exit and it could have been a, you know
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Comm. Pattavina (continued from page 11)

as far as safety factor for any of the homes or individual -in these areas.
wWell, whether we have 800 ft. and then we have a loop it ...it doesn't seem
that that loop is gonna solve the problem as far as the safety factor. What
we're gonna do is have a cluster of homes or a cluster of townhouses or what-
ever else is there. And if there is a major problem on Atkins Street, the
entrance off Atkins Street happens to be blocked off. VYou're gonna have num-
erous homes that are gonna be in a cluster that are gonna be a factor as far
as fire damage or whatever else here. So, I...I just can't see and you did
gay that that loop should solve this problem. But it appears to me that it
isn't the salvation of this problem right now. Some other alternative has

ta be...

Dir. Reif
Yeah. The easiest solution for which there is no argument is to run the the

road completly. Well, that...that's they're not proposing to do that in phase
one. That is true.

Comm. Pattavina
Or in phase two?

Dir. Reif
Or in phase two. No, but that would solve their problem. They could have =

continuous road all the way from Atkins Street all the way to Middle Street
and there wouldn't be any issue.

Acting Chm. Gionfriddo
I want to give Phil a chance because he's been lopaoking to...

Philip Karpel

Well, I...I'd like a chance because I...I was in the process of answering
Comm. Loffredo when...when he got back in and indicated that apparently
there was no answer. The answer is to meke it quite simple for you, I

don't know what Sal Fazzino was referring to 'cause I haven't seen the memo.
And he may not be referring to that and that may not be a problem. If it

is a problem, we haven't got any choice. We have to build a thru road bhefore
we can go to phase two. So, what we're really deasling with here is a non-
problem because if you approve the plan, you approve a conceptual plan only.
We must then get a specific approval for each phase. If we bulld phase one
and a determination is made that a loop road does not meet the requirements,
we have no choice. Befaore we build phase two, the road from Middle Street
will have to go in and connect to to Atkins Street. So I don't think if if
you want an answer to...to0...t0 your question. If that is a problem, our
golution is that the road will built before we build phase two.

Acting Chm. Giopfriddo
Camm. Loffredo?

Commn. Loffredo
I assume I'll get the clarification from Mr. Fazzino.

Acting Chm. Gionfriddo
You will. We will ask 5al to clarify what it is that he wrote. 0.K.?

Dir. Reif
You go onto #3.
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Acting Ehm. Gionfriddo
Let's just leave it like that.

-

Comm. Loffredo
Three... number three is the question. The memo points out, however, and I
believe that the attorney for the proponent, Mr. HKarpel, was addressing that
issue and that is that is the recommendation of the Public Works Dept. very
clearly to provide proper access and circulation. In our opinion, the entire
road system should be constructed at the outset. This recommendation is made
to you based on the Westlake Drive experience. 5o we have had problems in
the past and we proposed so-called solutions by developers in the past, also.

Acting Chm. Gionfriddo
That's correct. Comm. Sbalcio, did you...you had your hand up.

Comm. Shbalcio
Yes, At the previous hearing some of the neighbors were concerned about the

effects of construction on their wells.

Andy Ewing
I...I don't believe this is going to be a problem. "I...are...they...are they.
What are they speaking sbout? What would cause the ...what would...what are

you speaking would. cause the problem?

Comm. Sbhalcio
Heavy construction and blasting that you might have o do might disrupt the

water.

Andy Ewing

Well, well we're, heavy construction is is sll going to take place from con-
siderable distance from any home. Now,now if we don't anticipate that there's
going to be mich any blasting. We, uh, the borings that have been taken on
the contiguous site and and our own observation on this site indicate the
type of rock that we have as a shale. Now, we construct and are involved in
the construction of a project in W=llingford in up several years ago and we
we constructed sewers to as deep as 20 ft. with machines, not with blasting.
Blasting is very expensive and we certainly hope that we don't have to dao
any. In the event we had to do some, we are some distance from the houses
in in in (inaudible) of distance. Certainly, we're going to be bringing
municipal water in. If anybody had a problem with a2 well, we would have

to provide service from that municipal water system if we couldn't rectify

it.

Comm. Shalcio
I just -have one more guestion.

Acting Chm. Gionfriddo
Ga ahead.

Comm. Sbalcio
Have you contracted a3 construction person to do the the actual building?

I know that the very first application (inaudible)...

Andy Ewing ,

Well, we certainly hope so. Well, I...I...I... think at this point we we
dan't know. ©ONG has has has ...UWe are actively working with ONG on on on
another project thet's underway. They have begun to look for additional
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Andy Ewing (continued from page 13)

sites in their their with the Middletown srea. A%t this date, they don't know
whether we have a project here. They want to proceed and and have have given
every indication that they'd like to proceed with us if we have a project.
But we have no formal...we have no formal written contract at this moment.
But that has been our intent right along.

Acting Chm. Gionfriddo
Are there any further guestions from Commissioners? Comm. Loffredo?

Comm. Loffredo
One of the guestions that I have has to do with the market study and the pro-

posed values. As I understand it, the proposed values of the average sale
of the proposed condominiums is between 65 to $90,000. Is that correct?

Philip HKarpel
Yes.

Comm. Loffredo
My guestion has to deal with whether or not there is a market for $85,000 to

$120,000 value condominiums here.

Philip Karpel
Are are you asking me if there's...

Comm. Loffredo
I'm asking you based on your study, if there is such a...if there is 3 market

for $85,000 to $120,000 eondominiums.

Andy Ewing

I presume there might be a market for a feuw. We had retained the firm of
Scott Fitton 8 Co. and and said that we had it, a this this piece of acreage
and provided him with the zoning, the approximate densiiy that we were look-
ing for. He did an extensive marketing survey, which I believe a number of
members have have have seen. He has said to us that he doesn’t believe that
a market is there for for that type of housing. He believes that the market
is in that in that range that is representative of what has heen soid in
Middletown. And he made he made further recommendations. He said if we
were doing 300 units, he recommended a mixture, not not just townhouses,

but townhouses and garden units, which ranged...covered a broad segment of
the market so that a broad segmert of the people looking for housing would

be able to afford housing...would be able to buy ranging from some I think
it was 65 to about 84 a year ago, plus unit options which they estimate

will run about $3,000 to $3,500 a unit. Now, when you put...add escalation
ta that, the that's that's where you...6% over the past year, probably ano-
ther 3% before we're started. That's where where Attorney Karpel came up
with the...with the the present marketing projections. I...I don't think
there's a market for a large number of these.

Comm. Loffredo
Attorney Karpel had mentioned in his remarks that he had had a joint meeting

with groups or individuals or whomever regarding the industrial park lasting
about an hour. 1I'd like some clarification about (inasudible) thaose meetings
and who was there, the purpose and whatever. I'd like you to share that with
me and the other members of the Commission. UWhat were these meetings and
what was the purpose of them? And I'd like it if you could clarify that I'd
appreciate it.
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Fhilip Karpel

I don't think it's germepe to this application and I I don't think there's
anything to be gained to explore it. It has absolutely nothing to do with
the development of Bradley Woods. There's absclutely no committments, no
promises. Simply an exploratory meeting for the development of an industrial
park which happens to be adjacent to Bradley Woods and will share a cammon

road.

Comm. Loffredo
Mr. Chairman?

Acting Chm. Gionfriddo
I...you know, I would tend to agree that we're talking about an application

for a PRD and I don't think it's really germane.

Comm. Loffredo
Well, I want a clarification. Then there is no relationship between any fu-

ture industrial park and Bradley Woaods, or is there?

Philip Karpel
That's correct.

Comm. Loffredo
Where is the thru access that will go from phase three? Uhere will phase

three end up? Phase three goes through, which is part of this proposal,
one, twe, and three. UWhere does the road go from phase three?

Philip Karpel
It goes through...it will go through the area that we commonly refer to as
the Industrial Park. The land for which is under option to Westfield Asso-

ciates.

Comm. Loffredo
0.K. with whom did you have these meetings?

Philip Karpel

I...I...T1 just don't think that I...I'm not protecting anybody, Vinny. I
just don't think that there's anything toc be gained to explore at a Public
Hearing on an application that's not germane to that.

Comm. Loffredno
Mr...Mr. Chairman. Mr. Chairman.

Acting Chm. Goinfriddo
I would...I would expect people in the audience to treat people who are

speaking now the way they would want to be treated when they come up to
speak. Let's just be polite. UWe don't have to agree with necessarily
what's being said, but at least we can listen.

Comm. Loffredo
Mr. Chairman, earlier Mr. Karpel stated that there are a number of rumors re-

garding this proposed development, regarding what relationship this proposed
development may have upon future development in the Westifield area. Mr.
Karpel has stated that there have been other such meetings regarding another
possible development of an industrial park and it's relationship thereto.

I just think it's important. And there is a relationship bhetween this pro-
posal, as I see i{ and view it, and some possible future other development.
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Comm. Loffredo (continued from page 15)

It's important as a Commissioner, as an alternate Commissioner, sitting here
listening to the presentation to have that particular aspect, if there's any
clarification avallable, to make it. If none is available, then so be it.
And I'll take it from there.

Acting Chm. Gionfridde
Do you have any clarification to make?

Philip Karpel
None that are germane to our application.

Acting Chm. Gionfriddo
Is there any other guestions?

Andy Ewing

Just...just ane last comment. Just just one last comment. e we were asked
by by one member, I believe, if there had been any other renderings or or de-
signs completed. We have not, in fact, completed designs because we have

not gotten approval so we know what exactly where we'll he able to build

and how we will build. But, I can characterize the project. Our intent
based on our marketing study and based on the economic profile is is very
close to 2 or 3 projects in this general vicinity. And I do have some photo-
graphs of of theose if if anybody would be interested. And I'd be certainly
willing to to share them. It's...I'm not representing that it's it's...

are exactly what we're trying to design. I'm representing that they're
similar character to the type of housing that we intend to design. One of
the projects we were involved within design is called Covered Bridge and
that's claser to Danbury. But there are two that are in this general area.

Acting Chm. Gionfriddo
I'm sure that the Commissioners would probably be interested to to see what
you're talking about.

(change of tape)

Comm. Giuffrida

What happens if you guys loose your options or do not exercise your options
for the Industrial Park Road? Then we have Jjust one long dead-end road,
right? In other words, we're going to tie your road into a road which is
non-existent at this point in time. True or false? Parden me or did I misun-
derstand you? '

Philip Karpel

Well, now...now the roads are in ex... I think I know what you're saying.
I...let me see if I can answer it and if I don't answer it, then rephrase
it. If we develop phase one, assuming that...that there's no reguirement
that the entire road be developed from Middle Street to Atkins Street. I
think your guestion is what happens if...if there's never any road to be de-
veloped down into Middle Street because we don't exercise the option. Well,
we obviously would not be permitied to develop any more than we possibly
could under the existing zoning regulations. So a plan that was approved faor
200 or 198 units would end udp with 50 units and we wouldn't be able %o pro-
ceed any further. And then the entire guestion of density would be a moot
question, obviously. I don't think, I...I...I...Comm. Giuffrida, I think
that each of the sections would stand on its own, but let's be realistic
from...from a an economic viewpoint. We have to bring water and sewer all
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Philip Karpel (continued from page 16)

the way in to the first section. And it would obviously be self-defeating
to build section one after putting that expense in and sitting there with-
out the ability to capture the profit from the land, which is going to be
the development of the entire 198 units.

Acting Chm. Gionfriddo
Did you...did you want to...are you..are you passing the pictures around?

0.K. Are there any other questions? If naot, thank you.

Philip Karpel
We...we will remain and answer questions that may be generated from the pub-
lic that the Commissicn would like us to answer.

Acting Chm. Gionfriddo

Thank you. Are there any membhers of the public who wish to speak in favor
of this proposal? 0.K. We'll apen the discussion now toc members who wish
to speak in oppaosition. And you don't have to raise your hands, you can
Jjust come up and introduce yourself, give your name and address.

Gerry Holmeg
Mr. Chairman, I wonder if sufficient chairs could be provided for the people

in the public who are standing.

Acting Chm. Gionfriddo
I don't know if we have...we don't have any more chairs.

Comm. Leinwand
Gerry, we have every chair that's available in city hall without taking

chairs from the city employees desks away from their chairs. We've asked.

Gerry Holmes

We have a standing room audience, Mr. Chairman. Good Evening, Councilman
Gionfriddo, members of the Commission. I am Gerald Holmes, I live at 1618
Country Club Road in Middletown. T am Deputy Chairman of Westfield Resi-
dents for the Rational Development of Middletown, Inc. And I am speaking on
behalf of that associatien. Our Chairman, Filomina Soyster, who you, I hope,
have learned to respect, is unable to be here this evening...throughout the
entire evening because of another obligation, but she is most anxious to make
clear that her...she has continuing concern and opposition to the application
despite her absence. She has given me a statement for the record and I would
like to submit 11 copies I believe is that correct? For the record?

Acting Chm. Gionfriddo
Yes, I'm sure that's...

Gerry Holmes
I have one for Mr. Karpel, but I believe that he's availed himself already

a copy. UWould you like me to read this into the record?

Acting Chm. Gionfriddo
why don't you do that.

Gerry Holmeg

0.K. June 22, 1983. Commissioners and Staff of the Planning and Zoning Com-
mission, City of Middletown. Addressing you by name, I'1l1 skip over that.

I am presenting this letter to you for submission to the record of June 22,
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Gerry Holmes (continued from page'17)
1983 Public Hearing for the Bradley Wood Westfield Assoc. PRD proposal. The

intent of this letter is (1) to summarize the major issues you need to consi-
der in evaluating the proposal (2) to present the recommendations of the home-
owners gssociation known as The Westfield Residents for the Rational Develaop-
ment of Middletown and (3) to ask that you listen carefully and objectively
to the comments made tonight by the residents of both Westfield and of other
parts of Middletown regarding planning for the development of other residen-
tial neighborhoods. Number one: what are the key issues (A) proper location
of a PRD type of development. There are four key reasons why the Bradley
oods property is absolutely inappropriate for a PRD. (1) It is in a rural
residential neighborhood whose character wpuld be substantially changed by

a PRD development. PRD development should be utilized in a more urban or
semi-urban areas where denser development and denser traffic conditions al-
ready prevail and are in fact expected by residents. PRD residents tend to
be quite transient, quite different from the long-term stability associated
with a single-family neighborhood. (2) The change caused by a PRD would
downgrade rather than upgrade the home values in the environment surrounding
in this the existing single-family home neighborhood. (3) The PRD is on pro-
perty which should be used as a buffer to protect the residential neighbor-
hood from nearby industrial and corporate development. Trees and open space
will provide the requisite protection by preserving the areas key attraction
for future homeowners, controlled traffic, low density housing, scenic coun-
try roads, wildlife in an exceptionally beautiful landscape. A PRD would
«..(4) a PRD would set a dangerous precedent for future development of the
valley which surrounds Atkins Street. There are...there are large lots of
property in the area which are either on the market or will be for sale in
the future. (2) What issues does this proposal raise that need to be exa-
mined. Reguest for a Special Exemption to biuld a PRD. We need to make a
policy decision in Middletown as to the proper location far a further PRD
development. A policy statement has yet to be issued on this matter, yet

we continue to respond on an ad hoe basis to requests for spot zoning chan-
ges., Traffic. There is a major departure from previous proposals in that
Atkins Street is the only access road in the proposed development. This
change makes the traffic study presented invalid. Further PRD development
of Atking Street will have inevitable consequences in the coming years.
Traffic signs, traffic lights, and a further widening of the road, tearing
up the already shortened lawns of those who live on Atkins Street. Traf-
fic congestion will change the character of the neighborhood and deteriorate
the quality of the environment. Home values will he adversely affected uni-
laterally. Particular attention should be focused on the impact on the lo-
cal historic district. Density. Bradley Woods has a maximum of 35 develop-
able acres. With 200 units planned, real density will be 6 units per acre,
far exceeding the density normally permitted in an R-1 zone. 8lasting.
There is a high concentration of ledge in this property,requiring blasting,
will in itself intrude on the area residents. More importantly, it will
Jjoepardize the gquality...the guantity and the guality of water in nearby
wells. Housing units. A 32 story development is inconsistent and inap-
propriate in a rural residential R-1 zone. We have yet to see a praoposal
citing the number of units, and estimated cost of each unit. The average
cost guoted for each unit can be guite misleading. 18 it realistic to

build §70,000 to $85,000 condaminiums adjacent to an industrial park when

a consumer can easily buy an attractive single-family house for the same
price? The predominent number of units which will ultimately be built

will probably be well below the quoted average prices. Financial. UWho are
the current partners in this development? Have their been changes in the
partnership structure and are changes planned in the future? Is ONG indus-
try still involved? Are any of the partners hired consultants and experts
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participating in this development financially. How will the cost of city
water and sewer be financed? UWhy is it possible to develop with & per acre
-+l units per acre today, when it was absolutely impossible in the past? 1Is
any City of Middletown money involved in the financial aspects of this devel-
opment? Effects on school and city services. Statements that there!'ll be no
effect on school and city services are not convincing. There is a need to
consider the effect of all services, especially schools-Moody School capacity.
Buffer. Fifty feet buffer proposed is inadequate. Open space. 0One acre of
residential space is insufficient to accomodate the residents of 200 units.
Number three: Reject the proposed change from three units to four units for

a Planned Residential Development. Raticnale: There is no reason to change
our Zoning Code at this time. Since the change would be a response to an
unfeasible proposal. (2)Reject the reguest for special exemption status to
build a PRD on the 8radley Woods property. 1In closing, I sincerely hope

that the comments made in this letter and at this hearing will be serigusly
considered. I'm attaching a copy of my letter presented at the March 23,
1983 hearing to show that the essential issues discussed at prior hearings
continue to be the weak link in this proposal. Finally, I want to state
clearly that the residents of Westfield are not, as same have stated, auto-
matically opposed to all development of the area. Pardon me. e simply

ask that you plan guality development and that this development not be at

the expense of the residential neighborhoods. We continue to look for pro-
posals for single...for gquality single-family housing to protect and enhance
the existing residential zone. Most sincerely, Filomena M. Soyster,Chairman
of Westfield Residents for the Rational Development of Middletown. I will
not read the second letter, since it is extracted from a previous...previgus
transcript of a hearing here. Westfield Residents for the Rational Develaop-
ment...I...I would like to request that letter be incorporated into the tran-
script of this hearing.

Acting Chairman Gionfriddo
It will...

Gerry Holmes

Westfield Residents for the Rational Development of Middletown, Inc. is a
neighborhood association of the Westfield section of Middletown, Connecti-
cut. The association is concerned with preserving the quality of 1life in
Westfield and with economic development in Westfield and throughout Middle-
town. This the third time in a few months Westfield Residents has been com-
pelled to respond to proposals by this applicant for cluster housing on one
or more parcels of land in Westfield. The first two proposals were rejected
by this Commission and Westfield Residents is here again to critigue the
third proposal. The lead..the lead principal of the applicant, Mr. William
Shea of Meriden, made the presentation for the first two proposals. But to-
night he has hired a spokesman, Mr. Karpel, a friendly and well-known and
well-established face to this Commission and in this town. Mr. Shea is not
taking part in the presentation this evening. Let it...let me emphasize
that what you have on the table tonight is two separate requests. One-in-
crease the density allowed in the code from three to four units per acre and
two- grant special exemption for this PRD under the changed code. These two
are quite blurred in the proposal and, in fact, they aren't very closely re-
lated. There's no reason to increase the density if...absent this proposal
and, on the other hand, this PRD proposal is not viable under the current
code. But , separate actions are required and Westfield Residents urges you
to vote down both items. The main point of the opposition simply stated is
that this is not the right location for this PRD proposal. Housing is pro-
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Eused as a buffer from the industrial area. Housing isn't a buffer. Space is a
uffer. Trees are a bhuffer. VYou can't buffer a residential area from an in-

dustrial area by huilding more residential areas. You just move the problem

a little closer and make it a little worse. Further this existing residen-
tial nieghborhood is the very area in which this Commission is currently dis-
cussing and encouraging larger lots and higher priced houses. To build a high
density, moderately priced housing complex along the perimeter of that areas
will clearly make that area unattractive For Just the kind of development you
are hoping to encourage in the future. VYou have set the tonme for further de-
velopment throughout the area for vears to come. This Commission is embarking
on an comprehensive planning exercise for all of Middletwon including Westfield.
Let that planning exercise determine where and how densely and how many units
of moderately priced cluster housing is required throughout Middletown, not a
developer with =& particular piece of land to develop. The applicant keeps
returning to his intent to supply Middletown's need for moderately priced
housing. And, in fact, the housing task force of Middletown has called out
the need for more moderately priced housing throughout Middletown. But that
same housing task force and the...and the Public Hearing and and this Commis-
sion itself, in fact, has also recognized the importance of halance between
many different kinds of housing throughout the whole town for the henefit of
the whole town. Between the housing task force and this Commission, it should
be determined how much housing in various price ranges is heneficial for all
of Middletown, and encourage all sorts of housing throughout the town. Drop-
ping the applicant's development in an existing single-family rural setting,
Far from City services and the City center, would have...would harm both the
existing single-family neighborhood and harm those intended residents of the
proposed development. We have a...lWestfield Residents for Rational Develop-
ment has arranged for some of our members tonight to cover a whole list of
specific items. And I would like to call on them in turn and have them make
their points and then I would like to return for a summary statement. And
then, after that, it is our expectation and our hope that a large number of
residents of Westfield will add their own concerns and questions and opinions
on this concern. So, at this point, I'd like to call on Arlene Bielefield.

Arlene Hielefield

Good evening. I am Attorney Arlene Bielefield. I live on Minor Street in
the Westfield section of Middletown. And I am executive board member...
Pardon, can't hear? My voice is so loud usually that I was afraid I shouldn't
use the microphone. 1I'll start again. Good evening. I am Attorney Arlene
Bielefield. I live on Minor Street in Westfield section of Middletown. I

am a member of the Executive Board of the Westfield Residents for the Ration-
al Development of Middletown. As you can see by the large number of people
attending this hearing, not all of them with chairs as a matter of fact,
there continues to be a great interest on the part of Middletown residents

in Mr. Shea's plans for Bradley Woods. I point that out to you hecause I,
like Phil, have heard rumors. One rumor that I heard was that this time
there was no objection to the proposed plan. That is wrong. The Westfield
area, particularly the Atkins Street homeowners, are just as concerned as

they were earlier, that there will be an effect an their wells, their proper-
ty values, traffic flow, City schools,the fire and police preotection.

They're concerned about the character of their neighborhood. These ideas

are ones you'll hear from all of the people wha are coming along behind me.
You've heard them before. You listened before and you decided not to allow
the PRD Special Exception or an increase in density. VYou've done it twice.
We're here tonight to ask you to do it a third time. You'll be hearing many
reasons why you should vote down the latest Shea proposal. I'll let my fel-
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low citizens talk with you about those things. I would like to point out
what I see as two underlying issues here tonight. One of those issues has
been mentioned several times - PRD density. Just the issue. And where con-
dominiums can appropriately be located in Middletown. Right now, these con-
cerns center around Mr. Shea's proposal. He asked for just one more unit
than the code presently allows. As a matter of fact, that's a 33 1/3% in-
crease. If your paycheck were increased by 33 1/3%, you'd notice. If your
taxes were increased by 33 1/3%, you'd notice. If the density is increased
33 1/3%, it will be noticable. It will have an effect. What you do in ma-
king a decision on the allowable density for this PRD will have an effect
throughout town. That's why there are many people here tonight from areas
other than Westfield. There's been a great increase in the awareness of
Middletown citizens that what happens in one part of town will, in the long
run, affect what happens in the other parts of town. A comment on statistics.
Earlier we heard a recital of statistics from towns which allow PRD's of high-
er density than three per acre. Wle all use statistics selectively. 5o, I'd
like to point out that there are many towns with density allowances the same
as or less than Middletown. As a matter of fact, the town of Berlin has vo-
ted down the concept of PRD's entirely. The second issue I feel that's ex-
tremely important is the one concerning where condominiums are appropriately
located within our town. That's a planning issue. Gerry has talked to you
about planning. One of these...one of the things that's very important
ahout this is that the issue should not be addressed piecemeal. Westfield
residents feel that the proposed location is ane which is highly guestionable
as a site for condominiums. The rural character of the area will not be en-
hanced by these structures. This, too, is a large issue. 0One which will
again affect all of Middletown. In your deliberations on tonight's proposal
please remember that what you do will have a wide reaching effect an the
lives of all Middletown citizens, present and future. UWe count on you to
make a careful and a rationzsl decision. Thank you.

Jdoel Hay

My name is Joel Hay, 610 Atkins Street in Middletown, Westfield section. I
am a Phd. economist and I just wanted to raise some of the issues about the
economic feasibility of this project. It was to...this evening that four
units per acre is the fewest economically feasible an this property. So,
we're already dealing with a proposal that is right on the edge of econemic
feasibility. I'm not sure how they got these figures hecause the number of
units per acre is only one factor in determining whether it's economic feasi-
ble. But clearly, in at least one dimension, these folks are down to the
rock bottom in terms of how far they're willing to go. There are a lot of
other questions about how far down in tzrms of rock bottom they're willing

to go. We...we've had some discussion of roads. It's not clear that the...
that the thru road is even possible to build given that they may not control
the industrial park. In addition to that, what about the economic feasibility
of the...of the entire condominium project? Condos are condos. And why would
somebody buy a $90,000 condo in a neighborhood within vision of the Gulf &
Western plant, right next %o an industrial plant? For $90,000 you can huy
some fairly nice condos in many parts of this state and it's not clear that
that those kind of condos are gonna sell here. He says the average price is
going to be $75,000 for those condominiums. For $75,000 you can buy some
rather nice single-family homes, particularly right in in the area, right on
that section of Westfield. And again, the guestion is why would somebody pay
$75,000 for a condo when they could get a piece of property one acre, a nice
single-family house for the same amount of money. And that brings up the
question of what really will these condos sell for. They can come in here
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and say that the condos are gonna sell for $75,000 to $90,000, but they say,

well, things may change due to market conditions, and as they change, they
lower the price to sell the condos. And as they lower the price of the con-
dos, the price of the surrounding community is gonna go down along with it.
This development project puts risks not only on the developers, but on all
the surrounding areas ...property owners and, in fact, the whole City of
Middletown because if they can't sell these condos for what they claim they
can sell them for, or if they other developmental prablems in completing

the phases of the projects. It's...it's not clear that they are the anly
ones that are gonna take a financial bath. And that raises the other gues-
tion of who actually is involved in this. They...they originally came in
when the first plan was with the twelve condos or twelve bedrooms per acre
which amounted to six units per acre. UWith the proposal that had the backing
of ONG Industries, which is a a a highly regarded builder in Connecticut.
Now the proposal before you is essentially sort of warmed over, there were a
couple of changes that had to be made: Spring of '83 to '84, These things
are sort of recycled. It's not clear who's hehind it. It's not clear who
thinks this thing is feasible. It's not clear who their builders are going
to be. And, in general, it's not clear what the outcome is going to be. 1In
my opinion, this is a fairly risky proposal. It it it is a Special Exception.
It's not something that's Jjust automatically allowed. They're asking for a
complete contextual change in in the Zoning Codes. And, to do all this far
for a a development which really is not in keeping with the surrounding area
is risks for all of us that I don't believe we should take. Thank you.

Charles King
Good evening, Mr. Chairman, members of the Commission. My name is Charles

King. My wife and I reside on Minor Street. For the record, I am a regis-
tered professional engineer in this state and my present occupation involves
long-range planning for Northeastern Utilities and I am speaking on behalf

of westfield Residents for Rational Development. I have an opening statement
regarding my personal feeling and two issues that I wish to discuss this ev-
ening. One regarding the proposed PRD in its entirety and the other about
the Zoning Code change which accompanies it. Up until a couple of days ago,
I was pretty much undecided as to the merits of this particular proposed FRD.
My wife and I had lived in a condominium for five years and it was a fairly
pleasant experience, so I was not against the concept of a condominium devel-
opment. However, conversations with members of Westfield Residents for
Rational Development convinced me that the condiminium concept is not the
issue here., UWhat is an issue is the location, where this proposed PRD is
supposed to be located. In order to appreciate the situation first hand, I
visited the site today. And by parking on Atkins Street and entering the
property from the northwest corner and following a path paralleling with West
Hradley Brook. Apart from getting wet and being attacked by insects I
thought only existed in science fiction movies, I was left with the overwhel-
ming impression which ceonfirmed that the Westfield Residents for Rational
Development members had said to me. That particular picture is worth a thou-
sand words. I contend that no PRD or for that matter any developing should
be done on that particular land. It is too hilly or to repeat a term used

by Mr. Ewing, it has steep escarpments. I found that these escarpments on
the west side running north and south got steeper the further south I walked.
It 1s my contention that Westfield Associates it not doing the City of Middle-
town any favors hy proposing this PRD. They're only trying to find the best
way out of a land deal for an industrial park, which sticks them with an ex-
tra 50 acres of residentially zoned property, which should best be left un-
touched. So much for the introduction. The first issue I wish to discuss

of 54
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involves the information you will use to make yaour ultimate decision. (change
of tape) ...but after tonight and during the 65 or soc days that you have to
make a decision, you must rely only on the information on the record. The
information on record in support of this proposed PRD censists of the master
plan report submitted by Westfield Associates, dated October 28, 1982, as
amended subsequently and additional insight provided by Attorney Karpel this
evening. I submit that this information on record is seriously flawed in two
major areas, which you as our elected representatives must seriously consider.
One - Is the information complete? That is, after reading it, do you honest-
ly know and perhaps more importantly, feel completely comfortable with what
Westfield Associates plans to do with this land? Secondly - Does this infor-
mation on record stand by itself or is groundbreaking actually contingent up-
on some other activity or project which really has nothing to do with this
particular proposal? Let me explain these two points further. Regarding the
issue of completeness. I believe that there are more questions or areas of
contention raised by the information on record than are answered. My collea-
gues this evening have been and will he mentioning points which hopefully

are making you very uncomfortable. Let me continue with a few more and per-
haps reiterate a few already made. Are there any kind of financial commit-
ments in place at this time to assure that approval...or that if approval is
granted the project will ever even be started? The guestion of ONG Industries.
What happened to ONG Industries? Apparently the developers presently have a
problem with a contract. Regarding the economic issue that Joel Jjust men- '
tioned. Mr. Karpel mentioned tonight that the average projected price for
these new units was around $75,000 and he mentioned that those prices were
the original prices which were simply adjusted upward for inflation. Now,

a substantial fraction of the construction costs are for site development.
And I contend that this cost remains fairly constant regardless of the num-
ber of units actually built. Now, the number of proposed units has shrunk
from approximately 300 the last time around to 200 now. This means that
these constant site development costs must be spread over a fewer number of
units which results in my mind in cheaper quality units. I'd like to know
where...when where and if compromises have been made in the guality of these
units. The second major area where the informatiocn on record discloses seri-
ous flaws in this proposal is its inability tg stand alone as a separate en-
tity. I refer specifically to parts "F" and "G"' of the PRD plan report re-
garding water and sewerage. The report states gquite clearly, the discussion
tonight has reaffirmed,that both water and sewerage removal will be from lines
and I want o gquote here "to be provided for the Richard's Brook Industrial
Park". It is my understanding that as of today no firm commitments have heen
made to bring utilities of any kind to that park. From that perspective,
based on the information on record at the close of this meeting tonight,
Bradley Woods has no definite source of water or sewerage disposal. UWe

must not rely on hearsay, promises, assumptions, or statements made at past
hearings on proposals that were voted down. These are null and void. I dis-
agree with Attornmey Karpel that the industrisl park issue has nothing to do
with this proposal. 1I'd also like to mention something that was brought up
tonight about this road not being in conformance for phases two and three.
And...if...if two and three are going to be built apparently this industrial
park has to be in place. I also contend that you should not allow contingent
appraoval of this project to be used to either help or hinder the developers
in thier effort to build Richard's 8rook and Industrial Park. When vou begin
deliberations on the issue, Westfield residents urge you to first consider
the entire Bradley Woods PRD proposal and then te turn it down. Doing so
makes action on the proposed Zoning Code change imbedded in this proposal
unnecessary at this time. The second issue I wish to discuss this evening



