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CHM, LEINWAND
T would now lLike to open the Public Hearing and ask that we switch the

order slightly. Since the Attorney for Frank Maratta and the Harborfront
Restaurant is not yet here, we will go to the second item, And in terms
of items 3 and 4 that were on the Public Notice with respect to the Cor-
portate Zone, we will switch the oxder of 3 and 4 to 4 and 3 sc we deal
with substance of the CO Zone and then the issue of expanding it in re-
verse order from what was in the newspaper. Will the Secretary please
read item 2.

SECRETARY GIUFFRIDA
THE MIDDLETOWN PLANNING AND ZONING COMMISSION WILL HOLD A PUBLIC HEAR-

ING AUGUST 25, 1982, STARTING AT 7:00 P.M., IN THE COUNCIL CHAMBER,
MUNICIPAL BUILDING, DeKOVEN DRIVE, MIDDLETOWN, CONNECTICUT, to consider

the following:
ITEM #2

Item 2. Proposed addition of two (2) lots to a subdivision of land owned PROPOSED ADDITION
by Michael Kane Brick Co., located on Tuttle Road in an I-2 Zone. 2 LOTS

Applicant/agent Gregory Kane Cook, President. TUTTLE RCAD
MICHAEL KANE
CHM. LEINWAND BRICK CO.
582-9

Gentlemen:

THEQDORE JACKOWIAK

Thank you. My name is Theodore Jackowiak and I'm speaking on behalf of Kane Brick
Company, who would like to subdivide a portion of their property which is way up

at the end of Tuttle Road. TIt's in an I-2 zone. It's on a City street. There are

no new roads involved. It's...They are on one lot, on lot 1 there is a house. And

on lot 2 there are two homes, one of them that's occupied today and the other is a
little bit run down but it is used for storage right now. There is City sewer down

at the end of the road and the plans are to extend the sewer to these two lots. Although
both lots have working septic systems now. There is a well on lot 1 that services both
of these houses. It also services five houses down at the other end of Tuttle Road.
Both lots conform to all the zoning as far as acres is concerned, and as far as frontage
is concerned, set back on the houses, and there is electricity, an electric line that
runs across the lot, an easement by the Connecticut Power Company. I don't see any
problems with this piece of property. It's surrounded all by Kane Brick. It borders

on no other property whatsoever. If you have any questions, I will be glad to answer.
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CHM. LEINWAND
Perhaps to expedite matters as we get into some of the issues here. One, this

is an I-2 zone?

THEODORE JACKOWIAK
Yes, it is.

CHM. LEINWAND
And the lots are both 2 acres...

THEQCDORE JACKOWIAK
Yes, the lots....

CHM. LEINWAND
within the Code.

THEODORE JACKOWIAK
They have 200 foot frontage,

CHM. LEINWAND
Both have 200 foot frontage.

THEODORE JACKOWIAK
Yes.

CHM., LEINWAND
O.k.

THEQDORE JACKOWIAK
Although, I don't believe that it is a reguirement today. The requirement today is

75 feet. That's makes sort of an unusual looking lot, 700 by about I mean 75 by about
900 feet, So we chose to go this way.

CHM, LEINWAND .
and you every intention of connecting the houses up to the sewer system?

THEODORE JACKOWIAK
Yesg, they do.

CHM. LEINWAND
Are there questions from the Commission? Sal, do you want to summarize your comments?

P.W. DIR. SALVATORE FAZZINO

Basically I took a ride to inspect the site and the problem that I find with the road

is that it has a 90 degree bend in it. I appreciate that it is an existing condition.
and if there is anything we can do to correct that. And along those lines I've suggested
that they look at the entire property and perhaps only upon doing that if it's feasible
to see that where Tuttle Road can be placed. I'm not aware that Tuttle Road is really

a City road. But by virtue of the fact that the Department has maintained it, it's sort
of become that, And it's one of these unimproved portiong of it where the two lots that
are in guestion, it's presently unimproved.

CHM. LEINWAND

The major issue that arose during the preliminary hearing was if we were to approve
these two lots, then it raises guestions and George correct me if I don't phrase this
exactly right. But it raises questions with respect to access to the entire back parcel
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CHM. LEINWAND {(Continued from Page 2)
of some 80 or 20 acres I guess of Kane land and land that Mr. Oppenheimer owns.

Iz that right?

THEQODORE JACKOWIAK
No. There are two areas of access.

CHM. LEINWAND
0.k., I asked the gquestion, Ted, if you could come up on the map and show us and

I want the Public Works Director to show or at least to comment on what those particular
paths would look like.

THEODORE JACKOWIAK
Along this southerly boundary of lot 1, there is a 50 foot right-of-way left that goes

right up into the rear of 90 acres. Along the northerly boundary there is 100 feet,
in excess of 100, that goes into the same 90 acres. The 90 acres extends almost over
to Ridgewcod Road, and it is hoped someday the access can be provided either to Ridge-

wood Road or to East Street.

CHM. LEINWAND
So that you could come off of Newfield Street, take a left turn, and come straight

down Tuttle Road before you get to that bad bend, be able to veer to the right and
run along that northerly line.

THEODORE JACKOWIAK
Yes, it is possible to traverse a line on the northern boundary of this and get into
the rear. At one time there was a proposal in the City to extend this road down over

here. It comes in this....

DIR. REIF
Why don't you show them on this one?

THEODORE JACKOWIAK
oh. Alright.

DIR. REIF
It's got the whole thing.

THEQODORE JACKOWIAK
Yes., If you extend Tuttle Road down to where it starts to turn to the right and instead

of doing that, go straight across it and will connect up to this right~of-way to the rear
land bound. And that was proposed at one time by the City. And there is still interest
in that.

CHM., LEINWAND
But if yvou were to do that, then show me what the car would have to do to get to the

back land.

THEODORE JACKOWIAK
It would just continue in a westerly direction.

CHM., LEINWAND
Yes, keep going. And still have to do the turn. 0.k.

THEODORE JACKOWIAX
But in this ninety acres, there are going to be some right turns and some left turns
just as there is in the Industrial Park Road in the Westfield District. Some of these
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THEODORE JACKOWIAK (Continued from Page 3) Y

lots there will have to be beyond corners. and it's not more than you can have a
straight line right straight through it, anyway. Anyway even if you go in here, you're
going to have to make a left turn and go like that. But it is hoped that purchases can
be made and run this road right straight through and connect up East Street with the
road, Tuttle Road.

CHM. LEINWAND
Are there other questions? Any staff comments?

DIR. REIF
No.

CHM. LEINWAND :
0.K. Is there anyone from the Public wishing to speak to this particular subdivision

proposal? Seeing no one. O.k, thank you. Yes, if the Secretary wouid move back
to the first item on the legal notice, Public Hearing.

SECRETARY GIUFFRIDA ITEM #1
Item 1. Proposed Special Exception for conversion of Yacht Club to PROPOSED S.E.

restaurant in the RF Zone, located on Harbor Drive. Applicant/ CONVERSION OF
agent Carl Fortuna, Atty. representing Frank Maratta, Jr., and YACHT CLUB TO

Carl Maratta and The Harborfront Restaurant, Inc. RESTAURANT
HARBOR DRIVE
JOSEPH BORKOWSKI FRANK JR. & CARL
Good evening. Carl as you see is not here tonight. I'm sitting in for MARATTA
him. Joe Borkowski (inaudible) SE82-13

CHM. LEINWAND
Joe, could you please start again and speak into the microphone if you would.

We heard you but the machine didn't.

JOSEPH BORKOWSKI
Let me identify myself, I'm Joe Borkowski with the law firm of Fortuna and

Cartelli. I'm here tonight on behalf of Carl Fortuna, and...

DIR. REIF
Still cannot....The Courts have asked that we get a better transcript. Come on.

CHM, LEINWAND
Is it on now?

JOSEPH BORKOWSKI
I may have to sit on top of the machine. Again, I'm Joe Borkowski with the law

firm of Fortuna and Cartelli. I'm here tonight on behalf of the applicant. We're
moving for a special exception pursuant to the legal notice that was read previously.
And I have with me here two individuals who can answer specific questions about that
application and I'm going to stop talking at that point and get to the meat of the
matter which is your gquestions I assume.

CHM. LEINWAND
Are there further presentation?

NEIL CLARK
Yes. My name is Neil Clark from the architectural firm of Design Group One in

Hartford. We are presenting before you tonight a map that illustrates the.....



PLANNING AND ZONING COMMISSION PUBLIC HEARING AUGUST 25, 1982 7:00 P.M. Page 5 of 42

CHM. LEINWAND

Let me ask that we switch microphones, so that we do this right. Will vou pass
your microphone down. ©.k. Pull the other one off and get rid of it. Thank you.
Sorry.

NEIL CLARK
Want me to start over?

CHM. LEINWAND
Please. It only takes one law suit and one request for a transcript to make the

Commission gun shy about its transcript of Public Hearings.

NEIL CLARK
My name is Neil Clark from Design Group One architects in Hartford.

CHM. LEINWAND
Good.

NEIL CLARK

I'm here tonight on behalf of Frank Maratta. We're presenting vou a map that is
illustrated on...It's shown on the board over there. The bhasic gist of the map illustrates
the development of a parking lot for 50 cars in the location of the existing Bradley
building which will be demolished. The map further illustrates utility placement,
grading, and so forth to implement that parking lot., fThe parking lot becomes a complement
of 50 cars to the existing parking lots in the Harborfront Park which will then be the
parking factor that will support the restaurant, the development of the restaurant. Mr.
Maratta was awarded the development rights to proceed with restaurant in that location,
We'll be leasing the land and the building from the City of Middletown. The map is
illustrated over there. I think it's been reviewed by Town staff. And maybe I should
refer to more specific questions in terms of the map itself, the development of the
parking, and the use of a restaurant. Any questions?

CHM. LEINWAND
You need more information? Are there guestions? The issue is primarily parking.

Correct?

NEII, CLARK
Yes, and I believe it is my understanding that the use of the building has been approved

through a separate process. But a sanction of the use is part and parcel of this
hearing.

CHM. LEINWAND
George, do you want to clarify.....

DIR.REIF
Yes, To get us back...

CHM. LEINWAND
G. S. 8~24 approvals here,

DIR. REIF
They're different than what they're here for tonight. They're here because in order

to have a restaurant in the Riverfront Zone they have to have a special exception. Under
the State Law in order to grant a special exception, you have to have a Public Hearing.
So they are here tonight to go through the procedure for having a Public Hearing after
which they will hope the Planning Commission will grant them the special exception so



PLANNING AND ZONING COMMISSION PUBLIC HEARING AUGUST 25, 1982 7:00 P.M. Page 6 of 42

DIR. REIF {Continued from Page 5)

they can proceed with this long sought project for the City. You know, it has been
with the City for a long time. There are no problems of any huge magnitude. There

are a number of very minor issues about the site plan, but none that appear to be over-
whelming. So they're going through the process for that special exception.

COMM. PASSANEST
So they are here for a special exception.

DIR. REIF
Yes, that's what they are asking for, a special exception.

CHM. LEINWAND

Are there guestions? My understanding is that they would like very much to have
approval tonight even though this thing has been stalled in any numbers of ways. And
T will request at some point later that you consider placing it on the Agenda under
New Business. ‘ ’

COMM. PASSANEST )
Have they got the perscribed number of parking stalls?

DIR. REIF
Yes, they have all parking. Let me run through....

CHM. LEINWAND
Please.

DIR. REIF
to keep moving along. There arxe 3 or 4 things, none of which are tacky, but on the other

hand in the terms of the total project, they can easily be corrected. They're all as-
sociated with the site plan. One, they didn't show handicap parking. So they got to

do that. The other is the Fire Department says that there may be a requirement for a
sprinkler system in the building. 1If there is, then they will probably need a larger
water service than the 1 1/2 inch as shown. The Water and Sewer Department says if there
going to have a sprinkler system, they think they should have a separate line going to
the building for the sprinkler system. The Planning office has pointed out that the
driveway in front of the building is only shown as 12 feet wide and they'll probably
want one wide enough so cars could go back and forth from either of the two parking lots
and possibly even a drop off location. Now, all those things are of significance. If
you don't have enough water, there is problems, but all of them can be corrected as they
move along. It shouldn't interrupt the special exception.

CHM. LEINWAND
But our job is simply to say, ves this is a legitimate special exception use in our

Riverfront Zone and we'wve already given it two G.S. 8-24 approvals.

DIR. REIF
Right. Absolutely.

CHM. LEINWAND
It's fairly proforma I would think.

COMM. PASSANESI
Well, these other things are minor things.
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DIR. REIF
They're minor unless it gets taken care of.

CHM. LEINWAND
Other questions from members of the commission. Councilman Dzialo. That's the

microphone that deoesn't work.

EDWARD DZIALC
My, Chairman, if I may. All you have to do is push the on switch on.

CHM. LEINWAND
You have more experience in this Chamber than most people.

EDWARD DZIALO
I would just like to speak very briefly if I may on behalf of the developers. As you

know I coming before you as Chairman of the Harbor Improvement Agency. The Agency who
has dealt for many years now with trying to make this project float, if you will. First
of all I would like to thank you folks for allowing us to come before you this evening
and also hopefully you folks will allow yourselves to vote in favor of the exception
this evening. The special exception obviously will be a tremendous benefit for the City
of Middletown., Without it, without the special exception, there would be no restaurant,
Without the restaurant, the City of Middletown stands to lose gignificantly I believe.
I+ stands to lose monetarily in the way of the $100,000 State grant which we were able
to secure for the renovations toward the building. It will lose dollars in terms of
rental that the City will be receiving from the Marattas. 1In addition, we will be...

We would be losing taxes, personal property taxes. Add that to that the fact that we
have the ability to see the historic reuse of a building that has just recently been

put on the State's historical list of puildings in the State of Connecticut. Add to that
the employment opportunities that the restaurant will yield to the City of Middletown.
So as you can see this exception is as small or large as it may be is of significant
importance to City of Middletown. And I would certainly urge your voting in favor of
the same. Thank you.

CHM, LEINWAND
Thank you. Other comments gentlemen? Questions? Are there members of the Public

who wish to speak to this particular proposal? Now is the time. Seeing no one, Thank
you.

JOSEPH BORKOWSKI
Thank you.

NEIL CLARK
Thank you.

COMM. GIONFRIDDO
Mr. Chairman.

CHM. LEINWAND
Comm. Gionfriddo.

COMM. GICNFRIDDO
I'll move we put this item under New Businesns.

COMM. GIUFFRIDA
Second.

CEM. LEINWAND
goved and seconded by Comms. Gionfriddo and Giuffrida to put this on the Agenda as
item 6.7. It should be about 11:30 tonight, new business. Any disucssions? Hearing
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CHM. LEINWAND {Continued from Page 7) .

none, all those in favor please signify by saying I. Opposed Nay. So moved, we'll
deal with that later. (Vote was unanimous.) At this moment I will disqualify myself
from the Public Hearing on the next two issues and turn the Chair over to the Vice
Chair,

COMM. GIONFRIDDO
O.k., we're going to handle item 4 on the legal notice first. Will the Secretary

please read notice,

SECRETARY GIUFFRIDA

Item 4. Proposed amendment to the Zoning Code in Section 34, Corporate ITEM #4
QOffice Zone, Item 34,06, 34.03, 34.05, 34.06 and Section 61, PROPOSED ZONING
Land Use Schedule, Item 61.01.38 which would: (a) change the CODE AMENDMENT
permitted uses from corpeorate offices to general offices, (b) CORPORATE OFFICE
change the minimum lot size from 25 acres to 6 acres, {c) change ZONE, SECTION 34
the minimum set back from 100 feet to 25 feet, {d) change the & SECTION 61
number of signs permitted from a total of two to one per indi- MIDDLETOWN LAND
vidual building and (ej* allow parking within 100 feet of any ASSOCIATES

perimeter property line. Applicant/agent Philip Karpel, Atty., 282-9
representing Middletown Land Associates.

COMM, GIONFRIPDO
Phil, before you start I'm going to take heed of what George put in his preliminary

notes with respect to questions from the Commission, because they have been having
transcript problems., If anyone has any gquestions of anyone speaking, will they please
raise their hand and be recognized by the Chair and speak into the microphone so we
don't have any problems with our transcripts. 0.k, Phil.

PHILIP KARPEL
Thanks Steve. If this is not recording, just let me know as soon as you possibly

can. It's tough enough going through it the first time. My name is Philip Karpel

and I'm an attorney. I'm a partner in the law firm of Dzialo, Pickett, and Allen.

e have offices in Middletown and I reside in Middletown. I'm here this evening re-
presenting the applicant, Middletown Land Associates. And to begin with I think I'd

like to briefly tell you why I requested that the items be switched. Item 4 be heard
before Item 3. We're going to be going through an awful lot of duplication of effort

in both of these hearings. While from a strick legal point of view, they are distinct
applications and there are probably different rules that you'll apply in reaching decisions
on each application. Nonetheless, to the applicant there so interrelated that one has

to follow the other. And therefore much of what we are going to be showing you tonight
while it may not be directly relevant from a legal point of view I think is highly in-
formative. It's material that you'll want to see. Otherwise you'll be left with decisions
that you'll have to make literally in a vacuum, and I don't think you want to be left

in that situation. And I also think that there are plenty of people that are here this
evening that are also interested. If we approach it in the manner of taking the request
to change the text first I intend to go through also everything that I feel is relevant
to both applications. Then on the next Public Hearing I would request only that all of
the exhibits and testimony put on by the applicant be made exhibits and testimony in that
Hearing as well, and I will simply briefly address the technical requirements of that ap-
plication. And obviously the regular format of the Commission is something that the Com-
mission can take up at that time. One other request that I have to make is we do have
quite a few exhibits that we'll be displaying and actually making exhibits to the record,
I would like to be able to recapture them at some subsequent date. I mean specifically

I would like to get them back. For instance, I've got some aerial photographs that I've
had for years. They were taken after the site, the I-91 site and the ramps were put in.
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PHILIP KARPEL (Continued from Page 8)

So that the land hasn't changed. But it's something frankly, they don't belong to

me, and they're on loan. We also have several other items that are quite informative
that we will be making exhibits, and I would simply like some recognition or acknowledge-
ment that at a point down the road when the decision making process is over and any
repercussions from it are over, that we just can recover the exhibits that we would

like to get back. At that time they'll be irrelevant anyhow tos I think to your records.

COMM. GIONFRIDDO
Do you see a problem in that, George?

DIR. REIF
No, I do not.

COMM. GIONFRIDDO
That's what will happen.,

PHILIP KARPEL

Thank you. I would like to introduce the people that are here with me this evening,

most of whom will be addressing you at a later point or some of whom will be addressing
you. With me from Bronson and Hutensky Real Estate Development ig Mr. Paul Strecker
who's a Vice President. You may recall those of you who were here I believe last month
that Skip, Richard Bronson was with me that time. We indicated that he would not be
available if the Hearing were not conducted the first meeting in August because he would
be out of the country. He is in fact out of the country and unfortunately unavailable to
address you this evening. BAnd Mr., Strecker will be representing his interests tonight.
Also with me from Purcell Associates is Shelby Taylor, who is an architect, and Joe
Leone, also an architect, and also Mr, Bruce Hillson who's a professional engineer who
will address some of the traffic questiong that we have had him explore. Sticking with
the item 4 which is the amendment. After you read the legal notice, I don't know what
more I can say. It was quite specific. 1I'd like to just simply walk you through what

I am proposing and why I'm proposing it. I'm taking Section 34 which is presently en-
titled Corporate Office Zone which I very honestly believe is ambiguous as it presently
sits. It's ambiguous to this extent. My recollection and I had no involvement either
directly or indirectly at the time is that Section 34 was intended to create what we've
been referring to from time to time as a single corporate user headquarters type zone.
Yet presently there is nothing in Section 34 that restricts the use of property in that
zone to a single corporate user. Frankly I,as long as yvou cover only 25 percent of the
land, the numbers of buildings, and the number of tenants are not prescribed or proscribed
by Statute or by your regulations., However, there is a bit of a ambiguity beyond that
because it does refer to Corporate Office complexes and there's really no definition in
the regulations as to essentially what is a Corporate Office or a Corporate Office compleX.
Those are basic ambiguities that don't truly affect us because our intention is to

carry one step further the concept of the Corporate Office Zone. The zone is already

and has been for a numbers of years set forth as some sort of Corporate Office Zone. We
now basically would like to have that section amended to allow professional and general
type office buildings in a either or single or multi-tenant user type of a set up. To
tie together why the two applications are as far as we're concerned of single importance,
we are also seeking to reduce the required minimum acreage which is presently 25 to 6.
The reason we're doing that is that the parcel that we own directly across the street is
6.36 acres. And our intention is to develop that parcel and to develop it first. And
I'1l get into that in more detail. In my proposed Section 34 which I won't bother to
read because the application is part of the record. The major if not sole_change I've
made is to expand the scope of what the zone is designed to accommodate and to include
not only the development of corporate office complexes. Again whatever that may mean.
But to include also general office buildings for general and professional tenants. Under
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PHILIP XARPEL (Continued from Page 9)

the next Section that I proposed 34.01 entitled uses, adain I pick up that same concept
and specify that the uses are limited to offices and closely associated accessory uses.

I did not mark up. No, that Section 34.01l essentially exists right now. Not essentialiy,
it exists. I've made no changes to it. Section 34 right now says that the uses of the
zone shall be limited to offices. Now bear in mind that I keep harping back to the dis-
crepancy. It doesn't say shall be limited to corporate offices., It says offices. I
added a new 34.02. The way it was set up under the existing regulations rather than have
lot area, width, yard, and height requirements set out in tabular form,our existing Section
34 sets it out in separate sections. However, I've made or I'm proposing to make some
changes. The major change is that the net lot area that would now be reduced to 6 acres.
I'11 get back to my interpretation of the impact that has later on in my presentation.
There never was a minimum lot width and I don't propose to have one. It's I don't think

a point of any great consideration at least in my view of it. We are proposing however,
to change the side yards and the front yards. There was a requirement that there be a

100 foot perimeter around the property that would have no structure on it, Well, we in
fact I'm not sure whether this is an accurate statement. It may be. I don't believe

that we have a structure within a 100 feet. But we do have parking. We are however still
holding for a buffer zone because we do buffer an R-1 zone. And we are putting in a

side yard and a front yard and a rear yard. We hold the same lot coverage that exists
now, 25 percent and the same maximum building height of 6 stories. Although as you see

as you'll see as we get into it, our proposal is to build only 3 story buildings. The
next Section is my proposal is off-street parking and off-street loading and I believe
that there is absolutely no change with the exception of the existing regulation now re-
quires the 100 foot perimeter so you couldn't have parking in that 100 foot perimeter of
the property line., We're not eliminating the 100 foot perimeter. Although we still will
have a side yard and a buffer zone. My Section 34.04 addresses the perimeter buffer area
and indicates that it will be 25 feet in addition to the required side yards. And there's
a minimum 10 foot side yard so you could get in there roughly, not roughly precisely 35
feet from the property line. The other...the last Section I have is Section 34.05 and
that relates to signs. Initially what we now have says that the signs shall be limited

to 2 in number, each not more than 200 feet, square feet in area. We retained the 200
square feet in area but indicate that we would like to have a change to one sign per
building. Again, I think that the existing 34.06 carried forth the concept of some sort
of a single building on the site whereas there's nothing else in the existing Section 34
that limits the number of buildings or the number of users. And then, the final thing I
have is more of technical nature and that is to add CO to the list of permitted uses for
general office use including general and professional tenants. So in other words, right
now under Section 61.01.38 we can simply under a CO zone have corporate offices as 61.01.38
reads. And I'm saying add including general offices and general and professional tenants.
Now, that's strictly a run through of the application itself, I'd like to now skip over
and go through with you just who the landowner is to extent that it has any meaning.
Middletown Land Associates is a general partnership. It consists of 13 general partners,
gsome of whom are local investors. Skip Bronson is one of the general partners. His role
is a little beyond that because since we're dealing with a large number of people, the
partnership has managing committee of 3 and he is one of them. And is using to assist

the partnership his real estate development company of Bronson and Hutensky and that's
where Mr. Strecker's role comes in. The land was acquired, the 30 acre site that constitutes
the present portion of the CO zone and the 6.36 acre parcel which is presently R-1 was
acquired by Middletown Land Associates from Colonial Bank. At the time it was acquired

or shortly after it was acquired, the partnexrship engaged the services of Purcell Asscciates
to act as site engineers, surveyors, and to assist in the planning of the project. Mr.
Taylor will address himself more directly to some of the work that firm has done, and
show you some of the plans that presently exist. And will go over with you some cf the
details, site work that he has done. In addition, for the purposes of tonights presentation,
we've asked Mr. Hillson to prepare a traffic report showing the impact on the existing
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PHILIP HARPEL (Continued from Page 10)

roads of our first planned project. BAnd I'll get in later on as to why we drew pa-
rameters at that point. I think it is important for you to understand if not from a
legal point of view,certainly from a practical point of view in evaluating our proposal
that the present landowners anticipate developing the project. This is not a speculation
project. This is not something that they intend to get on the drawing boards and then
have somebody else pick up. To that extent you'll see that the plans are fairly well
along. And they went one step beyond that or prior to doing that we had the services

of Gladstone Associates and I think most of you have had a opportunity to at least see
excerpts of their report. There was a feasibility study done by a firm in Washington,
D.C. that was hired to consult and to determine from a economic point of view and based
on existing land uses the best way to develop this site and for what purposes. And
that report concluded several or came to several conclusions that are pertinent this
evening. The first one is that an office complex and a hotel site would be economically
feasible. And I think that the report spends a great deal of time discussing the concept
of a hotel and how it would fit intc the site and economically how it could operate.
Early on the partnership determined not to pursue this particular recommendation that a
hotel site be included, primarily because we cannot come here and tell you that we have
a hotel developer, and yet we can come here and tell you that we are prepared to develop
this for offices. Gladstone's Report concludes that essentially the arrival of Aetna
has made this market, and that this site will accommodate the office complex that we
would like to develop. And I would like, Steve, for the record, I believe that George
Reif has a full copy of the Gladstone Report and just technically for the record, I
would like to have that entered as a full exhibit.

COMM. GIONFRIDDO
It will be.

PHILIP KARPEL
Thank you. The report further concludes that in the evaluation of the Gladstone

Associates, the present CO zoning is too restrictive because in their view it appears

to allow for only the single headquarters type of facility. As a point from legally

that I have some trouble accepting but again that's not a point of contention this
evening. The report went on to conclude that if it's going to be restricted to single
headquarters facilities that that concept may be impossible to develop because of the
unavailability frankly of a large corporate user. Instead the report set forth what it
considered to be a more feasible use of the property and that is as an office complex
setting with the largest proportion of tenants drawn from major divisions of corporations
requiring on the order of 30,000 to 50,000 square feet per tenant. And in addition that
other small users could be reflected in multi~tenant buildings. Now our plans and this
is where I think some of the benefit of the background of Bronson and Hutensky real es-
tate development comes in. Studies that Bronson and Hutensky have done indicate that the
only way that they're going to draw tenants to any building is to have a building., That
you cannot go out in this market and expect with a picture and some plans to sign up
tenants. But their experience has shown that if you put a building up, you'll find that
the people are available for...to take space in that building. So they viewed the way

to approach the development of this site if it was going to be developed for corporate
offices or for offices to start first with 6.36 acres site. Because you can do all the
advertising you want but the best advertising you could have is to have the building lo-
cated on that site. To that extent we can represent to the Commission that we have firm
mortgage commitments to construct 90,000 square feet of office space buildings on the
6.36 acre site. That we have 6.5 million dollars that Colonial Bank has committed in
writing to deliver on this project without preleasing. In other words we can start
digging tomorrow or at such a time as we have the legal right to do so. And we will have
the financial ability as well as the professional expertise to carry through. The goal
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is to get that building developed. Once that building is developed and incidentally
we've talking about a three yvear phasing project for the 6.36 acre site. Initially
62,000 square feet would be developed and as we were able to absorb it with tenants,

we would then add the final 30,000 square feet, The progression that we receive from
the Gladstone Report as well as analyses done by Bronson and Hutensky indicate that

at a maximum that would take 3 years. During that time as we are presently doing it

is our hope that in fact the 30 acre parcel could be developed, if not for a single

user maybe several users of the corporate, if not headquarters certainly division type
capacity. We would like very much to come up with a single user. We just feel that

the Gladstone Report is accurate to the extent that it says if you want to sit and wait
for that, it's going to be a long time coming. And we might find ourselves in a position
that would be less desirable than developing presently. At the end of the three year
pericd presuming that we are unable to have located a single user or a small gquanity

of corporate division type users, our intention is to develop the 30 acre site in accordance
with a plan that we will show you this evening, And it consists of...I'm trying to
think of hand...four buildings, two of which are built into the hillside., They are all
three story buildings. Two of them I, believe have one story that's literally bhelow
ground level. I think it's important for you to accept, all be it it might be a
difficult concept to accept, that we've spent an enormous amount of .time and dollars
through Purcell in exploring the best way to handle the site, the 6 acre as well as the
30 acre site, Bearing in mind that we are in a rural atmosphere and that we adjoin

an R-1 zone. And that's why the office campus type setting seemed in our estimation

to be the best way to approach what we had as an existing land situation and with the
surrounding zoning. I have incidentally and I'd also like to make them exhibits at

this time two aerial views., One is labeled aerial view looking north, captioned A

and the other is aerial view looking south, captioned B and north and south refers to the
direction of I-91 in the photos. And I have a trace just to make it simpler for you to
see roughly the location of the 6.36 acre site and the 30 acre site. If you want to I
found this afterncon that I put a...there's a piece of plastic over a piece plastic, and
if you want to get rid of my writing so that you can see anything that the black line
might blot out, feel free to do so.

COMM. GIONFRIDDO
Bob, why don't you pass them up this way.

PHILIP KARPEL
I might suggest that all they really do is give you a feel for the site location and

some subsequent point in the evening you might find a appropriate place to put them so
that anybody else who is interested in the audience might have an opportunity to review
them. The rest of our plans areg large enough I think for evervybody to see.

COMM, GIONFRIDDO
Comm. Loffredo.

COMM. LOFFREDO
The date of these aerial photographs?

PHILIP KARPEL
I'm not positive Vinny, my best recollection is that they were taken back around the

time that the property was acguired by George Achenbach from Manthays. And I believe

that was some where around 1975 or whatever, but nonetheless it was after the construction...
The only construction that might have changed since you're looking at those photos would

be the individual home sites that really don't show up that well in those photos anyhow.
Whether there are additional houses I can't verify. To the best of my knowledge in looking
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at it and with my knowledge of the area since I am a resident of Westfield myself,

I don't know of any new construction in that immediate wvicinity that would at least

show on those photos. Very nice incidentally a photo of Westlake and the Highlands

if you lock closely. On one of those photographs you can even see Westlake. The...
getting back to our development timing, I told vou that we initially proposed to develop
the 6.36 acre site over a three year time frame. Thereafter we would begin the 30 acre
site as set forth in the Gladstone Report and we concur with the timing there, That's

a probably 6 to 10 year project. So that the ultimate, we're presuming incidentally

that we have not captured our single corporate user along this line, If we don't

capture that single corporate user we're looking at a total construction period of some-
where between three years and thirteen years if we were to start a 10 year project at

the end of the third year. Our intention at the end of the third year would be to begin
one building on the 30 acre site. The reason we would do that is because until we have
committed ourselves to the second building we can still accommodate a large corporate
user. And again, the only reason I harp on the large corporate user is because frankly
from an economic point of view, that's the best thing we can possibly do there. But
we're realistic to know and have the experience and the data at our availability to

know that it's not all that likely that's going to occur. The schematic drawings that
we're going to be showing you momentarily in which I'll identify for you. With respect
to the 6 acre site are pretty much hard and fast. I meanh we're open obviously because
they're not...we're not here tonight for site plan review or nor are submitting anything
for approval. It's what we honestly intend to begin construction with and to complete.
On the 30 acre site we're much more flexible only because we are still trying to remain
open for the single user or the handful of users if possible, If that happened, we would
probably realign what we had. But we would not be increasing beyond the proposed square
footage that we feel the site would accommodate., I think it's important also for you

to understand what we're talking about from an economic impact. On the 6 acre site the
90,000 square feet of building that we propose is going to produce between 3 1/2 and

4 million dollars worth of taxable buildings, that's exclusive of any inventory or eguip-
ment of whatever that goes in by tenants. Using-a very simplistic approach to what that
means today or what that would mean today if it existed today that reduces itself to
somewhere in the vicinity of $75,000 annually at our current tax rate based on our
current 70 percent valuation in a very simplistic frame. We're talking about a project
that will require absclutely no public funding, This is all private entrepreneur capital.
As I indicated we have a firm commitment for 6 1/2 million dollars which will cover the
site development, the construction of the buildings, and all of the soft costs. We also
intend to bring the existing water and sewer lines and we have the utility plan that will
show you and Mr. Taylor will bring you through in a little more detail, but we intend

to bring them at the developer's expense from their present location down to our site.
Now there's an important concept that at this point I think you should understand and

I would like to interject. Once that's done incidentally, to bring the utilities from
where they now exist, we're talking about a water line, a sanitary sewer line, and a storm
sewer line to bring them from where they presently exist down to the 6.36 acre parcel
will cost roughly $260,000. $259,000 to be precise. To do the entire utility plan for
not only the 6 acre but the 30 acre site will cost approximately $453,000. Now, just to
get it to the 6 acre site if you can do the calculations that I've done,we'll be
spending 60 percent of the cost just to develop the one parcel. The importance of that
is that you have to understand that to develop that one parcel in one sense is a loss
leader. You do not get a return on your investment at that point in time. The land cost
the cost to develop including the cost of bringing the utilities puts us in a very pre-
carious position, because at that point in time with a fully tenanted 90 square foot
office building we have to go forward on the other parcel. And I think the importance

of that is that from an economic peoint of view or from no other peint of view once we
get started, we have to complete. And frankly if it's not us, somebody has to -complete.
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It's our intention to complete, but regardless the plan will have to be completed

in an economic fashion that will produce a profit to whoever does it. And doing

just the 6 acre is our way of getting something up that's visible that will attract
people, tenants and the types of tenants we would like to attract, to the entire site.
The estimated value of developing the entire 30 acre parcel in accordance with the plan
that 1'11 show you which again doesn't call for a single corporate user will produce
buildings having in today's dollar value 25 to 30 million dollars in value and I won't
even go through the mathematics of calculating the tax value to that. That as I say is

a 10 year project at best or 6 to 10 year project at best. I have some observations that
perhaps some of the Commissioners have already gone through in their own minds and if not
I'1l bring you through them. Relating to the change from 25...First of all in my opiniocn
the overall use of the property whether it's by many different tenants and different
owners or whether it's a single corporate owner, I don't believe and I think that the
plans will justify,will not produce any greater number of square footage whether you have
one corporate user come in and put in 300,000 square feet of space or you have 4 buildings
that do the same thing with 50 separate tenants or however number of tenants you end up
with ultimately. I don't see that as being any great different impact on the site. BAs

a matter of fact if developed in the manner we want I believe that it would have probably
the best impact that you could have bearing in mind that we are neighbors to an R-1 zone.
I think that decreasing the developable parcel 6 acres has very little impact in a
different manner than it presently does for the following reason. Right now, our Zoning
Regulations will not allow any development in that CO zone that has access to Bell Street.
You cannot under our present regulations come across an R-1 zone and into a CO zone, and
I call your attention to I believe it's Section 12.08.03, 12.08.03 states that there

can be no vehicular access through the buffer zone. 8o as a result any properties that
may be in the CO zone and may have frontage only Bell Street can only be developed from
the other end. They would have to come from Middle Street over or from Country Club

Road up. And I believe that if the research work I did in the Assessor's Office is
accurate and the Assessor's map are not necessarily accurate, there I think is at least
one parcel on Bell Street that's in a CO zone that frankly is a residence. I was very
surprised to find that there are several residences in the CO zone. These residences
obviously are now non-conforming and to the extent that there less than 25 acres under
the existing regulations. There not only non-conforming as to use,there non-conforming
as to size. In any event, there is one property on Middle Street that according to the
Assessor's records is 6 1/2 acres. It alsoc contains a residence and several residential
type buildings and is assessed at a fairly good value as a residence and probably would
not be reasonable at this point in time to speculate that it would be put to a different
use at least not in the immediate future. Bearing in mind that one just doesn't simply
pull up roots, abandon his homestead, unless there is economically a reason to do it. And
economically means somebody has to come along and be willing to develop the site and put
the money into it. So the only other piece of land that can stand to benefit by my pro-
posed change is the 6.36 acre parcel we wish to develop. I think I before I forget and
when we move into the next hearing, I would like to call your attention also the Section
of the Zoning Regulations, 71.03.03, subsection ¢, which makes it clear that although the
6 acre parcel may be less than 20 acres since it's contiguous to the same zone that I
want to change it to and separated only by an existing street that the Commission does
have the authority to take into consideration that we are only making larger an existing
CO zone, and we're not creating one small little 6 acre zone. And I think that really
goes to the heart of what the cases in Connecticut describe as what constitutes spot zoning
that in of itself gimply because it's 6 acres would not constitute spot zoning particularly
because your regulations do allow you to tack it on since it's only separated by a street.
I told you I was surprised to see in and you'll see on some of our displays that there
are several houses in the CO zone. I frankly don't know how or why when the zoning was
changed that that was allowed to occur, but it has. Our plans call for us to maintain a
buffer around those properties. And it would be foolish of us to develop anything to a
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property line where the neighbor who was carrying on a residential activity all

be it it's on Corporate Office type of a zone. And you'll see from our plans that

we do maintain the same buffer and perimeter required under my proposal for the R=1

zone along all of the property. There's only one T believe. No, there's two that

we abut on Bell Street I believe Mr. Zimmerman's property and one of the Manthay's
properties are in a CQ zone and they are both residential users. And we are holding

to a buffer around both of those., My feeling,not only representing the applicant but

as a resident of Middletown, specifically a resident of the Westfield area, is for the
last numbers of years we've seen an awful lot of land speculation going on in the West-
fField area. And frankly there is only one way to stop it and that's to develop. The
longer we sit back and just allow pecple to build off of what's happened five or ten
miles down the road, the only people that benefit from that are the individual landowners.
And I really thirk that it's time we have prime piece of land that's ideally located on
an interchange probably one of the most valuable pieces of land in Middletown from an
economic point of view. We have a developer that's got the ability financially and from
an experience point of view and has the desire to develop it and do something with it
that will make it a valuable asset to the town. And I think that the time really has
come for us to address the issue and not waiting for that single corporate user to mate-
rialize and we've been waiting many,many,many years and it may be many, many, many more,
Steve, I've got conclusions that I would like to hold till we've completed our presentation.
I would like at this time to enter as exhibits, the exhibits that we do have and then I'd
like Mr. Shelby Taylor to quickly walk the Commission through the more important ones.
And at anytime please feel free to ask him questions or anyone of us questions to the ex-
tent that we're able to answer them we will,

COMM. GIONFRIDDO
Just before we do that iz there anybody on the Commission who has any questions of

Attorney Karpel before we... 0.k. Go ahead.

PHILIP KARPEL
Is there a microphone?

DIR. REIF
Yes. Please use it.

PHILITP KARPEL

Is this recording? Is it producing any noise other than to me? I'll try to put these

in a fashion that people in the audience...You might want to have to turn around this

way or move to that side of the room or feel free to come up at anytime. And we'll use

as many of these as maybe required to make it more visible. ©h, incidentally I would

like to enter as exhibits the maps that we filed with our application. Frankly, I

think they go really with the zone change but I'm going to ask on the zone change hearing
that all the same exhibits in this hearing be made exhibits in the other., So we may as
well enter them at the present time and I believe, George, vou've hidden them. But there...

DIR. REIF
We've hidden them because I thought vou were going to bring...

PHILIP KARPEL
Well, we have other ones. But,..

DIR. REIF
They really deon't have anvthing to do with the text change.
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We have...these were filed with our application and they really are as George points

out more, not only more applicable, only applicable to the zone change, but we have

a vicinity map and I guess we didn't label this one but it shows the acreage. Well, we
have the same one George. - We'll give you that one. The first exhibit that we do have
igs a vicinity map including a schematic site plan and approximate boundaries of surround-
ing owners, We show it only to give you some feel for the properties that are around

us. Just to orient you quickly, this ig the 6 acre site on which we propose to put the
90,000 square foot building essentially in 3 wings with a central connecting center area.
I'm now moving the pointer up Bell Street which then makes a turn and continues on up.
And vou'll notice that the heavy red line is the CO zone. And within that zone we have
property owned by Mr. and Mrs. Trowbridge, Mr, Zimmerman, Mr, Manthay, Robert Manthay.
Those are all residential properties. I mean there are houses on them and they live
there, Then, there is a large tract of land owned by Mr. Walter Manthay that's un-
developed. There is a 6 1/2 acre parcel of land owned by Terrance Martin that again is
a residence, and has been occupied as a residence for many years. Then, there is a very
small parcel of land occupied and I'm going to do this man an injustice by pronouncing
his last name, Girdzansky probably is as close as I'll get, Ernest Girdzansky and I
apologize if I mispronounced it. In any event it also is a residence in a CO zone, all
non-conforming to the extent that they are residences. The only essentially conforming
would be the undeveloped land of Mr. Walter Manthay which exceeds 25 acres and is also
not developed as a residential property.

COMM., GIONFRIDDO
Phil, Comm. Loffredo has a gquestion.

PHILIP KARPEL
Yes.

COMM. LOFFREDO
You're beginning to answer my question. Do you know what the...does your map there

indicate the acreage of those particular plots?

PHILIP KARPEL
Alright, fine, thank you George. The information...Mr., Reif has placed a map up that

" he-or his department has put together as well showing landowners, also topography. We

also have a topographical that we'll show you. And I'm going to guess that he got his
information from the same source I did because the numbers all seem to be the same, But

to answer your question Vin., On Bell Street the parcel owned by Trowbridges is approximately
2,3 acres and of course bear in mind that we haven't surveyed this and the Assessor's
records may not be correct and a particular landowner may bhe more or lesgs surprised to

hear the number. Mr. Zimmerman's according to the Assessor's records is 1.8 acres. Robert
Manthay's parcel which has frontage only on Bell Street is 7.1 acres. Mr., Manthay, Walter
Manthay, has approximately 33 acres which fronts on Middle Street, Mr. Terrance Martin

has 6.5 incidentally the Walter Manthay property again is not developed as residential.
That is there is no residential dwelling on it. Mr. Terrance Martin has 6.5 acres that is
developed as a residential and occupied as a residential property. And the Girdzansky
property is approximately an half of acre. Well, in any event, the map that I was going
through I would like to have introduced as an exhibit. I'll allow Mr. Tayler to go

through it in more detail. I would alsoc like to have introduced as as exhibit an illus-
trative rendering that shows essentially how we intend to develop both parcels. I want

to emphasize again that we're not here for Site Plan approval obviously. I'm not here
telling you that everythlng that's written down here has to be done. I am telling you

in all honesty that our intentions is to do what you see, particularly the 6.36 acre parcel
is along far enough for us to almost go to the next stage which would be the rough work-
ing drawing and design stage. I'd alsoc like to introduce a topographical plan that just
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will answer any questions you might have as we go along-as to the relationship of

heights to the exisiting surrounding properties. We have also to introduce as an exhibit
a site plan of the development of the 6.36 acre site, Just that site specifically. To
give you a feel for what it looks like to be up there we have an exhibit that shows

6 photographs that were all taken within the last week or so, and accompanying the photo-
graphs, each photograph is numbered, there is a site plan or perimeter boundary plan that
has numbered stations on it corresponding to the photographs with an arrow showing the
direction in which the camera was facing when the picture was taken. And that I might
run through with you quickly. For your information, photograph number 1 was taken on
Bell Street looking into the site, approximately at a point in front of the Zimmerman
residence. Photograph number 2 was taken at the point where Bell Street makes its turn.

COMM. GIONFIRDDO
Phil, will you put that up on the board? Thank you.

PHILIP KARPEL

Photograph number 2 is taken at a point where Bell Street makes its turn and heads
essentially in a northwesterly direction. And that picture was taken looking across

the road, and essentially all you can get from that peoint is I think the front of the
Zimmerman property. Photograph number 3 is on our site, much closer to the property

line than we would intend to have a building as you can see from the plans. But looking
down towards Bell Street I think that the site...I think that everybody has benefited by
the fact that the site is buffered by a tree line as you'll see or as you can see from
some of those aerial photographs. Those trees still exist. oOur fourth photograph is
deeper on the site in loocking in a general northerly direction just to get some sort

of a impact that you can get an understanding of what the land is like when you do get

to the top. Bear in mind that this is a mound which we intend to leave in tack and

to develop into. The fifth photograph was taken on Bell Street simply looking toward

its intersection with Country Club Road and for those of you who have never been on Bell
Street it is an unpaved City road, at leagst in that section. And our final photograph

is taken from a point approximately where are proposed access point on Middle Street
would be looking in a general southerly direction up towards the intersection with Country
Club Road just to give a bit of line of sight. Mr. Taylor is going to show you again

in more detail momentarily but another point that you have to bear in mind when it comes
to the development of the 30 acre site. When the State of Connecticut came through with
its interchange it also acquired what they describe as a non-access line along Country
Club Road. ©Now this simply means what it says, non-access. You cannot have access from
your site or from the rcoad aleng the non-access line. That non-access line pretty much

. controls the development of the 30 acre site, because it comes from a point approximately
across from the south bound exit ramp on what would be the northwesterly side or westerly
side of Middle Street and goes all the way around and goes pretty much...Well, it's shown
here in red. You'd have to get close to it but you can see that entire area you cannot
have access to this site either from the road or from the property onto the road which
means that entrances and exits have to be at other locations. That also controls your
internal road system. It also controls what you can do to develop this site in terms of
if you ever considered creating into smaller parcels. For instance, for anybody who thought
for one moment that well change it, 6 acre zoning, and they can come in and take that 30
acres and divide into 5 parcels. In the first place it would be somewhat immaterial be-
cause we couldn't build anymore anyhow. But secondly we would need subdivision approwval,
But thirdly in order to do it we'd have to build a Public road through it and the cost

of it would be so astronomical that it's something you don't even consider. You don't
get beyond that point. If I haven't mentioned it we're introducing as an exhibit a topo-
graphical map. Let me just cover them quickly and then let Mr. Taylor take over. We're
entering as an exhibit at this time a site plan showing building data which will tell you
the various buildings by letter that are shown on this map and others, the number of
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stories, the square footage, the required parking, and that's it. We alsc have

as an exhibit an architectural rendering of the building to go on Phase I. We have
an elevation rendering showing...

COoMM. GIONFRIPDO
Phil, when you're degcribing those just for the Commission, could you put them up?
Otherwise we have to look over the edge of the table.

PHILIP KARPEL
Sure.

COMM. GIONFRIDDO
Thank you.

PHILIP KARPEL

This exhibit shows the west elevation of the building proposed on the 6.36 acre site.
It also I thought would be important to show treatment of buildings A & B on the 30
acre site, and I'll allow Mr. Taylor to point out to you where those buildings are and
you can see how we're trying to treat the existing site by leaving it as much in a
natural state as possibly can be done. We have also as an exhibit floor plans for the
building on the 6.36 acre site. As I mentioned earlier this project is quite far along
on the drawing board at least and we can show you some detailed building plans. And I
think we have two more, one is a site plan showing...No :'m sorry that's one we've already
discussed, the building data. We have a utility site plan showing the extension of the
existing utility lines. And I think at this time I'd liize Shelby Taylor of Purcell
Associates to address you with respect to the work done by his company and what some

of these exhibits mean in more detail.

COMM, GIONFRIDDO _
0.k. Phil, hang on one second. Just before Mr. Taylor comes on I would like the
record to reflect that Comm. Giuffrida had to leave the meeting and that Comm.
Garafalo is present and will sit in for him to keep our quorum. And I think Comm.

Loffredo has a guestion.
Comm. Giuffrida was excused at 8:20 P.M.

COMM. LOFPREDO
Excuse me. Could you just based on some of the economic data you've given to date,

Do you have what...could you tell us what the square foot cost would be for a tenant
with your proposed plan?

PHILIP KARPEL
L.eagse cost?

COoMM. LOFFREDO
Lease cost, yes.

PHILIP KARPEL
I can give you the constructive cost,but I think that the lease cost is going to be

more of a market factor that's going to be variable.

COMM. LOFFREDO
What is the construction cost that you have?
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You're talking now the 6.36 acre....

COMM,. LOFFREDO
Point 5 million, is that what you're talking about?

PHILIP KARPEL
The total construction of 6.5 million, yea.

COMM. LOFFREDO
Or 70 dollar....

{inaudible, unknown speaker)

COMM. GIONFRIDDO
Excuse me, I hate to but in when you're speaking but we're not able to pick that up. So

you come and identify yourself and speak into the microphone so it will be on the
transcript.

PAUL STRECKER
My name is Paul Strecker. 1I'm Vice President of Bronson and Hutensky and we're one

of the general partners in the Middletown Land Associates.

CcoMM. GIONFRIDDO
Thank you.

PAUL STRECKER

The gquestion the Commissioner asked me and the reason that I hestiate on the answer

is hecause the answer is all predicated on the interest rates and the cost of money

and its relationship to the timing of the projects. So that within a range, ves, vou're
talking about a hard cost of somewhere between $60 and $70 a square foot., The added
cost of,the soft cost, are dependent on the price of money for the construction money,
etc., etc. As it relates to the rentals, rentals bear no relationship to the costs
other than what the market will bear. To give you an example the Century Hills' office
park which is just up the highway is my understanding that leasing there is the range
of $15.50 and $16.50 a square foot gross. Most surburban office parks are within that
range, some a little lower, some a little higher. That's the general range of the
market now and that's what we're projecting.

COMM. GIONFRIDDO .
I believe Mr. Taylor, you're on.

SHELBY TAYLOR
I'm Shelby Taylor. I'm an architect registered in the State of Connecticut. I'm

a partner in the firm of Purcell Associates and Director of design and as such was
responsible for the design that you see. I think if vou're not familiar with what we
are showing here I would like to just briefly run through and give you some indication
of the thinking process that went into it and why it turned out the way it did. This

is a site plan which shows the total properties, the 30 acre piece, the 6 acre piece.
There is another piece of property which we chose not to develop there. This map shows
I-9} north bound,I-21 south bound, Country Club Road, Middle Street. ‘This is Bell Street
and it indicates the contouring of the side showing there is a large hill in the middle
of the property. Some low wet areas is this area and over in this area. And what we
started with was this map plus the Gladstone Report which simply indicated to us in a
market ability study,what types of building,and what they felt should go on the property,
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and what was marketable in the area. They indicated that a hotel was feasible and

beyond that some 500,000 square feet of office space. That's simply was from a stand
point of marketing and we found it was impossible without yoing thwough a ygreat deal

of expense in multi-level parking structures and that sort of thing was impossible to

get that much office space on the property. We certainly recognize from the beginning
that this was a beautiful piece of property, not only from on site itself and the view
points that were offered from the site but from I-91 from all dirvections. It'z accesaibla
It's...it is beautiful from view point from I-91 and we fellk From the beginning that we
should maintain the character of the site as much as possible no matter what we put on it.
And in doing that we would probably put the most prominent building on the site on the
very top. We would maintain the contours on the site hy routing driveways and roads
parallel to the contours, terracing parking lots, maintaining the wet areas as much as

we could, and we had certain other restrictions. The restriction lines that were placed
by D.0.T. on the non-access to the 30 acre site and to this part of the property. The
linear character of the site itself. And what we then arrived at was this site rlan
which places the largest building in the most prominent site hoping that would become a
single occupancy corporate headquaters. The other buildings....The other buildings

would be situated stepping down the hill from this building and also would step down
themselves in that the buidings got lower as they got further down the slope. This area
and an area over here which are small isolated wetlands, we chose to keep in character,
and because of the fact that the Cocde requires a sedimentation basin during construction
and also a collection basin for drainage after the site is finished. We made these into
basins which would remain after construction is complete, and they act as storm water
collectors before the storm water goes in the drains and into the sewer system. This..
the six acre site, we have done schematic design on. This is the floor plan for that
site. . And it is a building which can be built in one or more phases. And we had chosen
to do this thing as a finger type building with a central elevator core, These two
complexes open off of that central floor. And it's a three story building. A rendering
of the building, that's substantially what the building lcoks like and I have another
rendering of it. This is the front elevation which is a view point looking into the
building from the front here. This cross section and elevation shows these two office
buildings. This one being a three story building or it starts up hill as a two story
building and the grade steps down it becomes a three story building down below. And

the next building which is lower down slope becomes a two story building. This exhibit
was explained before. It has a building down to table and it shows the number of stories
of the building, the square footage that's in it, and the number of cars parked in the
vicinity of that building, the number of cars required. Building A which is in this
location is a two story building of 52,500 square feet with 175 cars. Because of the, of
the non-access line we do have access in the corner of the property at this point. We
have access beyond the non-access line at this point where we enter the property and go
following the contours around to the parking lot which serves that building which steps
down the hill, It goes on around and you enter the complex, the parking complex, for
these two office buildings at this point. Parking is on the back side and there's an
egress at that point also. I think you can see from this map that there's extensive
growth, good size trees, all along this part of the site, all along the northern property
line, on the west side, and along Bell Street. We have no access at all from Bell Street
and we would in fact leave all of that growth that's there as a buffer to the residential
zone which is on that side. It's been pointed out that this corporate office zone in
this area, but we would also leave all of the trees and any buffer that was necessary on
that side, the same as if that were a residential zone. This exhibit shows the utilities
and what we're actually doing for the & acre piece where the first building would be
built. Sewers being brought all the way from this corner of the property down to serve
only this one building. It's being brought all that way and water to this one building
is being brought from a point which is 1,500 feet on up the street. Anything else? Any-
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body have any uestions?

COMM. GIONFRIDBDO
Any of the Commissioners have any questions of Myx. Taylor? Comm. Loffredo.

COMM. LOFFREDO
The proposed building in the lower left there in relationship to Bell Street, how
far away are you, how far away are you set back from Bell Street? What is the...

SHELBY TAYLCR
This set back from the property line.

COMM. LOFFREDO
Yes.

SHELBY TAYLOR
We're 25 feet away.

COMM. LOFFREDO
Twenty-five feet,

SHELBY TAYLOR
I think that's right,

PHILIP KARPEL
No, it's more than that. Our own minimum would be 35.

SHELBY TAYLOR
The corner building (inaudible) right here, It's 50 feet.

PHILIP KARPEL
There would be as we propose it Vinny, there would be a minimum of 35 required anyhow.

Twenty—~five as the buffer and 10 as the minimum side line.

SHELBY TAYLOR
I think in every case on this piece of property we're 50 feet away from the property

line.

COMM. LOFFREDO
bo you have road access along that line also?

SHELBY TAYLOR
Over here?

COMM., LOFFREDO
Yes.

SHELBY TAYLOR

Well, you enter the parking area at this point and you go through that building be-
cause we're stepping down the hill there. You go through the building, there's parking
along here and there's an exit at this point. There's no exit onto Bell Street and
in fact the planting which is there now on Bell Street is a very heavy line of trees,
and that would stay there. There is no access to Bell Street at all.
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COMM. LOFFREDO
The buffer size though is 35 feet though, you're talking in terms of land buffer?

SHELBY TAYLOR
Yes.

COMM. LOFFREDO
Strictly?

SHELBY TAYLOR
Yes., Yes,

COMM. GIONFRIDDO
Are there any other questions of Mr. Taylor? Thank you.

PHILIP KARPEL
I think at this point I'd like to have Bruce Hillson give you an analysis from

the traffic report that he was asked to prepare. The report that he has done is an

impact study of the impact of the development of the 6,36 acre site as it relates to

the existing road system. We...we're somewhat forced into that particular approach as

I think he may explore with you to the extent‘that going beyond the three yeayr development
we're getting just absolutely to speculative to give you numbers that would be meaning-
ful. Although I think he does have addressed some of them.

BRUCE HILLSON
Thank you. My name is Bruce Hillson. I'm the principal traffic engineer for Purcell

Associates. I'm a registered professional engineer in the State of Connecticut as well
as other states. I've a bachelor's degree from Worcester Polytechnic Institute and

a master's degree in traffic engineering and transportation planning from Purdue Univer-
sity. I've been working in the engineering field for approximately 11 years, and my back-
ground includes experience with the Maine Department of Transportation as well as with
consultants here in the State of Connecticut. I've appeared or I've performed traffic
impact studies for numerous types of developments throughout the State including apart-
ment developments, condominiums, office complexes, shopping centers, industrial parks,
and other types of developments. I've also appeared before numerous Commissicons and
Boards throughout the State and presented my facts and findings. This evening I would
like to walk you through the traffic impact study which I've prepared, and which each—--
of you has a copy of as well as additional copies provided for absent members of the
Commission. I would like to begin with the last page, Conclusions and Recommendations.
And if you'll bear with me I'd like to read this portion and then I will present the
methodology which we used in reaching this conclusion. "The proposed 90,000 square foot
office building",and again the 90,000 square feet refers to the initial phase of the
development on the approximately 6 acre site. %The proposed 90,000 foot office building
is expected to generate about 1,100 trips per day with 168 vehicles entering the site

and 32 vehiles leaving during the morning peak hour; and 25 vehicles entering and 123
vehicles leaving during the afterncon peak hour. The proposed development is not ex-
pected to result in a detrimental impact on the surrounding roadways or adversely affect
the safety of the public. The capacity analyses of the surrounding roadways indicated that
no roadway segment impacted by the proposed development is expected to operate bhelow a
Level of Service B." I'll discuss levels of service during my presentation. "Adequate
sight distance from the access drives can be provided with the appropriate grading along
the site frontage on Country Club Road. Access to and exiting from the site should pre-
sent no operational problems. Analyses of the intersections impacted by the proposed
development indicate that left~turning vehicles should expect delays at the following
locations: On Middle Street at Country Club Road and on Smith Street at Middle Street"
and Country Club road, excuse me. And Country Club Road on Smith Street and at Middle
Street. Let me go through that again, I'm sorxry. "Analyses of the intersections impacted
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by the proposed development indicate that left-turning vehicles should expect

delays at the following locations: On Middle Street at Country Club Road and

on Smith Street at Middle Street during the afternoon peak period; and on I-91
northbound exit ramp during the mnorning peak period. The "City of Middletown,
Connecticut - Westfield Industrial Area Impact on Local Roads" recommends that

the operations and turning movements be monitored at the intersection of Country Club
Road and Middle Street to determine the need for a traffic signal. The report also
recommends that the traffic signal at the intersection of Middle Street and Smith Street
be timed and placed in full operation. We concur with these recommendations, as well
as monitorina of the intersection of Country Club Road at the I-91 northbound lane, for

determining the need of a traffic signal." 1In order to reach these conclusions, we
performed a three step analyses. The first step was to determine the existing conditions.
The second step to determine the impact of the proposed development., And the third

step was to combine the existing and the expected traffic and to determine what impact
would be on the surrounding roadways. I would like to walk you through the report very
quickly and explain some of the highlights of the report and try to explain some of the
more complex items so that you'll understand it better when you read it on your own. The
introduction simply states the type of analyses or the type of information which we ob-
tained during our study including automatic traffic recorder counts, turning movement
counts, reviewing the City of Middletown Westfield Industrial Area Traffic Impact on
Local Roads, and also the study that was done by Keys for the Richards Brook Industrial
Park area. I then go on to discuss the definitions of different traffic engineering
terms such as trip which is a one-way movement, to or from a site. For instance, driving
to this meeting tonight is considered a trip. Returning home from this meeting is con-
sidered a second trip, When I've said in our conclusions that the daily trips would be
1,100 vehicles that means approximately 550 entering the site and 550 leaving the site.
Traffic generation is the number of vehicle movements that could be expected from a
specific type of proposal. Aand in this care we're talking about an office development.
The peak hour generation is the maximum number of wvehicles that could be expected during
the highest hour of either the morning,or the afterncon,or depending on the type of
development. It may be a daily type number. Trip distribution is a process of determining
the proportion of the generated trips that should impact each roadway. fTraffic assign-
ment is the assigning of the generated trips to the different rcadways, based upon the
trip distribution. Capacity and level of service are interconnected. Capacity is the...
is defined as the maximum volume of vehicles which are expected to be able to traverse

a roadway for a specific level of service. And a level of service is a measure of the
quality of flow upon a roadway. And I go on to define the different ratings which a
traffic engineering profession uses. Levels of service A through F. A level of service
A is basically a free flowing situation where you may be the only vehicle on the road-
way. And certainly if there are any other vehicles on the roadway they will not hinder
your desire to move forward and make a turn or make any type of maneuver which is legal
upon the roadway system. The level of service F is bascially operating at capacity of
the roadway. Traffic would be essentially bumper to bumper and there would be alot of
stop and go. And at times complete breakdown of the roadway system where vehicles would
have to stop and wait for several minutes for traffic to clear ocut. The other levels of
service in between B through E are different levels of guality in between the best and
the worst. As I discussed in the conclusion, no roadway segment which is expected to

be impacted by the proposed development is expected to operate below a level sexrvice B,
Aand if you read the definition here, level of service B is stable flow, drivers feel

some restriction. That is if they desire to make a left turn some place and they find
that they have to wait for a second or two for a vehicle to cross their path, and then
they can make the left turn. They should not feel any great restrictions and they should
“not feel any discomfort or edginess because of the amount of traffic on the roadway. The
next section which begins on page 2 discusses the existing conditions. It describes the
geometrics of the various roadways in the area, and the traffic volumes which presently
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exisit upon those roadways. There is no need to go inLto the numbers that are pre-

sented here. They're straight forward and again they're summarized later in the report
in table 1. The third section which begins on page 4 discusses the impact of the pro-
posed development. The trip generation rates were obtained from the Institute of Trans-
portation Engineers' Trip Generation Manual. On page 5 we discuss the trip generation
rates for a general office building. Aand if you.follow-down through with me the average
weekday trip generation rate is 12.3 vehicles per 1,000 square feet. And the morning
peak hour entering is 1.86 vehicleg per 1,000 sguare feet entering the office, .35 exiting
the office; and in the afternoon it's .27 vehicle trips per 1,000 square feet entering
the office, and 1.36 exiting the office. Multiplying these through by the 90,000 square
foot office building, we obtained a daily trip generation of 1,107, and the morning and
peak entering and exiting hours are presented down through, The distribution of these
generated volumes were determined by referring back to the report prepared by the Mid-
state Regional Planning Agency entitled City of Middletown,Connecticut, Westfield Industrial
Area Traffic Impact on Local Roads as well as to the Richards Brook Industrial Park report
that was prepared by Keys. Both of these have a trip distribution rate which are very
similar and these rates are presented in figure 3. These are percentages and they indicate
the percentage of the total generated trips which should impact or expected to impact
each of the roadway segments indicated here. Figures 4 and 5 which follow immediately
after figure 3 are the assignment of the morning and the afterncon generated volumes.

The traffic flowing toward and away from the site. At this point I think I should note
that the access to the site will be along Country Club Road to the east, excuse me, to
the west of Middle Street. Basically parallel where Country Club Road runs parallel to
the southbound entrance ramp to I-91. Table 1 follaws immediately after figure 5, This
table summarizes the existing and the generated traffic volumes. If you follow across
the top, there are four headings, the existing volumes, the volumes generated by the
proposed development, a column for volumes generated by other developments which include
the Aetna complex and 88 single family homes which are presently under construction along
Country Club Road, east of the I-91 interchange number 20, which is Country Club Road.

A fourth column is the total post-development volumes which is a sum of the first three
columns. These numbers are volumes of traffic are presented for both the morning and

the afternoon periods and in both directions of travel upon the roadway. On page 6 we
begin the analyses of the roadways surrounding the development. We begin by presenting
the formula that was used, the capacity formula derived from the Highway Capacity Manual,
and we continued down through with the capacity of each roadway segment, and then pre-
senting the demand volume to capacity ratioc. For instance, the first one that's pre~
sented is Country Club Road, west of the site. We present the width as being 40 feet.
We've called it two 12 foot lanes, one in each direction and a shoulder of 8 feet, The
grade is considered as rolllng and we assume 3 percent of the vehicles would be trucks.
Based upcon these numbers, we came up with factors to apply to the potential capacity
which is 2,000 vehicles per hour on the roadway. To reduce it to the actual number

that could be expected to traverse the roadway at its maximum capacity, we found that
would be 1,780 vehicles. The next step was to determine the demand volume to capacity
ratio. The demand volume going back to table 1, if you total the under the total post<-
development volumes, if you total the first two numbers, the 74 and the 32, you come

up with...Excuse me I'm in the wrong area here. The afternoon is actually the highest
period which would be 58 plus 114 which gives you the 172 vehicles and the ratio comes
out to 0.096. We've done this for each roadway segment. And then on page 7 we've de-
fined what demand,what level of service can be interpreted from the demand volume to
capacity ratio. And these are presented levels A through F and the ratios are along

the left. Again we found no roadway segment would be operating at a level service below
Level B. As we defined eariler that is a very good level,operating level of service. The
next step was {o determine the ability of vehicles to make turns at the various inter-
sections. We found that three of the intersections would present some delay to turning,
left turning vehicles during different times of the day. For instance, the Middle Street
approach to Country Club Road during the afterncon peak period, the I-91 northbound exit
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at Country Club Road in the morning o=zl ;ooi:l, 20l 2. Zmilh Siraes Gproacii T
Middle Street during the afterncon peak period are expected to present scme delays

to left turning vehicles. We also evaluated vne ahility ~f wehiclee *n anter and exit
the site without presenting any deiavs Lo the vehicles desiring to make those movements
or vehicles on the roadway who desire to nvacaad r+'“17h+ throngh And we found that
“there should be no delay or hazard pregentad o oane o f )
also evaluated the site distance that would bhe avaliuDlﬂ or ﬂould be made availabe for
vehicles exiting the site onto Country Ciup Road. And we found that adequate site distance
could be provided with the proper grading alona the Sfvroptaus of the sita.  And again we
reached the conclusions and recommendations which I read to you earlier. If there are

any questions, I would be happy to answer them at this tine.

o e . E 1 7 -
=] choriasts In the area., P~

COoMM. GIONFRIDDO
Any of the Commissioners have any questiong? Comm. Loffrade.

COMM, LOFFREDC
Do you have any data at all to present te ths Commission regarding the 30 acre zite,

proposed development?

PHILIP KARPEL

May I start to comment on that? I'1l1l allow you to answer
field. 1If you hadn't asked the question Vinnv, I would hav
the record, this is Attorney Karpel speaking. The...my initial

to be prepared showing the impact ¢ the 6.36 acre site and the impact there

30 acre site. The problem with doi: 5 that is that apoarently it prasents w;__;:¢as.
First of all bear in mind that we'r~ talking about a construction phasing that would

be total impact somewhere between 9 and 13 years from teday. Now, you have Lo take

that in account, you have to take irco account what might occur between now and then,

you have to take into account what tvpe of actual users will we get on the 30 acre site.

I mean there are...frankly we could have a single corporate user that had fleet of sales
people who came and went all day lonu that would generate more trips than another type

of an Aetna type of a corporate user. We think in terms when we say a gingle corporate
office users has 4 to 500 hundred companies, but you know there are corporations that are
much smaller that are maybe not as desirable as we anticipate they could be., In any event
I then when it became apparent then that we could not get a meaningful report that could
use all the variables unless we set all of our own parameters which would be meaningless
to anybody including ourselves going down the road. I then asked the following question
which I'11 ask for a response for the record; and that is assuming nothing else were to
take place while we developed our entire 6 and then 30 acre parcel. That is let's pre-
sume because so far it's nothing more than a concept that's being tossed around that
there's not going to be a Richards Brook Industrial Park. Because that hasn't even gone
to a bond issue yet, You can't ask an engineer to spend his time speculating on what

may or may not occur. If you do that then you got to start talking about well what
happens if somebody comes in for a zone change down the road. In any event, the question
I wanted answered was assuming that nothing else occurred, we take what we've got and we
develop it, And we don't have anybody else impacting on us other than Aetna which we

know is a known quantity and 88 lot subdivision which is a known quantity. What level of
service will we reach on all the affected roadways and I think that's a question I would

like to have answered.

BRUCE HILLSON
We did address the question of what would the level of service be on the roadways which

we analyze given that the midpoint project were developed to its maximum 393,350 square
- feet;and nothing else were developed other than those projects which we have identified,
the Aetna and the 88 single family homes which are presently under construction. We found
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that a level of service T or better chould be expected when each roadway segment in

the area. However, we did aiso find that probably signalization would be needed at

the intersections which I've indicated as being or presenting delays to left turning
vehicles under the Phase I of this project. That being the intersection of Smith Street
and Middle Street which presently is signalized, however; the signal is operating in

the flashing mode. The other two intersections are at the intersection of Middle Street
and Country Club Road which the Midstate Regional Planning Agency has gear marked as an
intersection which should be monitored at any rate and we concur with that. And the third
intersection would be the I-91 northbound exit at Country Club Road. Other than that, no
additional roadway widening or improvements would be required.

COMM. GIONFRIDDO
Comm. Loffredo.

COMM. LOFFREDO
To answer my question that I intially answered, the answer I assume is no.

PHILIP KARPEL
I don't remember the question.

COMid. LOFFREDO
You've presented data, information at least in the earlier part of your presentation

showing the development of the 30 acre site. This repoxrt does not reflect that at all.

PHILIP KARPEL
That's correct for the reasons that I stated that the report would be meaningless.

coMM. LOFFREDO
Phank you.

COMM., GIONFRIDDO
Are there any....Comm. Loffredo.

COMM. LOFFREDO
I guess my follow-up to that is, is what else other than the 6.36 acre site meaningful less,

you know not having no meaning, and of no bearing upon this Commission?

PHILIP KARPEL
No, not at all. Don't misunderstand me. I'm certainly not krying to become argumentative,

because I think the question you're asking certainly obviously is a legitimate question.
T...what I'm trying to tell you is based on what I've received back from Bruce whose ex-
pertise it is to develop these types of reports that you could also write the report any-
way you wanted to based on the variables you put into it. You can't change the variables
on the development of the 6.36 because we're assuming within the next three years that
there is going to be no other impact; because there is none projected with the exception

of Richards Brooks, Richards Brook which would in of itself it it comes to pass be a ten
year project that you'd get underway at some point beyond the three years. So what I'm
simply trying to say is that we could give you a nice glossy report that said just as he
stated the worst level you'll get is level C taking everything as it exists today, cause
that's all we can work on. And we're not unmindful of the fact that there's a proposal

to put an industrial park in. But it hasn't....it's not a concept that's even gotten be-
yond the stage of discussion. It hasn't gone to bonding. It hasn’t..Its not even a...
It's zoned but that's about all you can say for it. And in order to take into consideration,
vou'll have to take into consideration every other variable and by the time you got through
playing around with vour variables, you couldn't cover all the angles. BAnd what I'm saying
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is that, that ansvsr couldn't.,..wouldan’ o be of any benefit to us, and I don't think it
would be of any great benefit to the Commission. We'd be happy to give you a report

that indicates uging existing gitee that have been developed or will be developed because
of approvals that have been obtained, what will occur. And I think it's very important

to know what will eccour with respsct at lezst the immediate three year Phase I develop-
ment. Bevond that veu have to bear in wmind there are going to be in the future many other
projects competing for development that will impact on each other. And I think that the
question that you're really getting at has an answer. And answer comes at a future point
wnen the impact is being brougiht to bear on whatever's developed at this site. Other wise
what you're doing is turning the tables around completely and you're asking us to wait
until everything else gets developed, and then see how you're going to impact on that. And
it's certainly is no more fair tc do that then it is for us to present to you our pro-

rosal which iz ready ko go.

COMM., PASSANEST
Why don't you...

COMM. GIONFRIDDO
Heold on.

COMM. PASSANESIT
Excuse me,.

COMM, GIONFRIDDD
Comm. Loffredo first, then Comm. Passanesi.

COMM. LOFFREDO
The further question is the proposed amendments that you're seeking to the Code have

an impact though on the entire 36 acres. Isn't that correct?

PHILIP KARPEL
Beyond that, they have an impact on the entire CO zone which exceeds 36 acres.

COMM. LOFFREDC
But your particular proposal and the proposed amendments impact not only the 6. plus

acres you're talking, but the entire acreage?

PHILIP KARPEL
The 30 acres that we control and the 33 acres that we don't control. And again you know

I mean I think that you're raising something that ¥ don't want just let lie, because it's
a very serious consideration. We don't control the entire CO zone. And that's another
consideration that becomes a variable. But what I'm driving at is, it's never be possible
for this Commission or any other Commission to have that entire CO zone come to you in

one package, one ball of wax, unless it comes to pass that one party gains control of

all that land. And so you've got to address to a certain extent what we would like to

do based on what's there now. BAnd fine and I'm not trying to play ostrich about this
thing and say stick your head in the ground and don't worry about what comes up later. Bug
you can't sit back and then wait for what comes up later because it'll never come up

later until you do something now., And what we're trying to say is that now we can produce
what we want without an adverse impact. What comes up later is going to impact against
what we've done. And has to be addressed at that time in that proposed development. It's
got to start somewhere I think is what I'm tryving to say.

COMM, GIONFRIDDO
Comm. Passanesi.
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COMM. PASSANESI
My gquestion was why don't you make a report. You've got an extensive set of drawings

showing the proposal of the 30 acres. Right?

PHILIP KARPEL
Yes.

COMM. PASSANESI
You've certainly a handle on its occupancy and some sort of a handle of its occupancy,

possible occupants. Why don't vou include an amendment to satisfy this report that
Comm. Loffredo is asking for?

BRUCE HILLSON
To prepare an amendment to the report such as you're reguesting...,

COMM. PASSANEIS
Or a separate report,

BRUCE HILLSCN ‘
or a separate report is no problem. In fact, I have it all worked up and have not

written it up as a separate report, but we have done the analyses. However, you must
understand that was done in a vacuum assuming that nothing else is going to be developed
in the interim. Now to present something like that to you would serve our needs, our
client's needs, and would perhaps maybe satisfy vour needs. I don't know. But realisti~
cally we're willing to do it. But realistically it would not present what the traffic
impact is going to be in 1990 or 1992, fThere are too many variables, too many projects
that are going to be proposed to you between now and 1985 or 1990, which you're going to
approve which we cannot foresee that are going to impact that. We cannot project all
the different variables to 1922. We would be more than happy to project the impact of
this specific development.. And say that the level of service on the rcadways is going
to be level of service C. But I don't want you to walk away from here tonight thinking
that gee 1992, 1995 we're going to have no problems on those rocadways.

COMM. PASSANESIT
I don't think the Commission will have any argument with that providing you give us the

impact of that 30 acres.

BRUCE HILLSON
We can do that.

PHILIP KARPEL
We'd be happy to.

COMM. PASSANESI
We would use the material in a manner intelligently enocugh make their own conclusions.

COMM. GIONFRIDDO
Comm. Loffredo.

COoMM. LOFFREDO
Is it possible also for you to include in this furturistic impact that you're going to

develop or that you have pretty much developed already. The fact of the matter is that
the City is seriously considering and it's before the voters or will be on the ballot
in November, the Richards Brook's Industrial Park. And I notice in your report that you
refer to that study, that traffic study impact. Could you incorporate alsc supposing
if that it is approved in November that development which is being considered, be also



