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DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION  
REPORT: Special Permits for INSA Hartford Facility 
for consideration November 11, 2022 

 
 

STAFF REPORT 
 
TO:   Planning & Zoning Commission 
PREPARED BY:  Paul Ashworth, Senior Planner 
   paul.ashworth@hartford.gov 
 
PROJECT:    INSA Hartford Facility 

165 & 167 Brainard Road 
   PARCEL ID: 300-817-011;  317-817-004  
   P&Z-COMM-2022-0702; P&Z-COMM-2022-0702 
 
ZONE:   ID-1 
 
TYPE: Special Permits and Site Plan for adult use cannabis hybrid retailer, 

cannabis cultivation, cannabis product manufacturing, cannabis food 
and beverage manufacturing, and cannabis product packaging per 
Section 1.3.4 and Section 3.3.10 of the Zoning Regulations. 

  
APPLICANT:  INSA CT, LLC. 
   
OWNER:  DM Realty Partners, LLC, and 167 Brainard Road, LLC; 
   

 
Overhead View – City of Hartford Planning Viewer 2022 

mailto:paul.ashworth@hartford.gov


165 & 167 Brainard Road       2 

BACKGROUND INFORMATION 
The applicant is requesting approval of special permits and a site plan to establish adult use cannabis 
related uses and an ~55,000 SF addition to existing buildings at 165 and 167 Brainard Road.  The 
building at 165 Brainard Road, previously occupied by an Eating Place use, and the building addition 
will house the proposed cannabis cultivation, product manufacturing, food and beverage 
manufacturing and product packaging uses.  The proposed cannabis hybrid retailer will occupy the 
existing building at 167 Brainard, which was previously occupied by a light fixture repair and supply.  
The applicant has proposed to combine the two parcels and establish a suite of new uses if 
approved.  The lot combination will be reviewed under separate cover.  Because the two lots are 
proposed to be combined, staff recommend that the Planning & Zoning Commission evaluate the 
request based on the interrelated nature of the site and the future site conditions. 
 
No previous actions have been taken regarding this request.  There is a related Inland Wetlands & 
Waterways application under concurrent review (P&Z-COMM-2022-0719).  The subject property is 
not designated historic or within a historic district. 
 
 
KEY APPLICATION TIMELINES  

• Application Submission Date: October 7, 2022 
• Date Application Accepted as Complete: October 7, 2022 
• Application Date of Receipt: October 11, 2022 (sooner of either: date of next regularly 

scheduled meeting, or 35 days after acceptance of complete application) 
• Public Hearing is scheduled to open on Tuesday, November 22, 2022; Open Hearing 

Deadline: December 15, 2022.  
• Close Hearing Deadline (if opens November 22, 2022): (35 days after opening) Tuesday, 

December 27, 2022 
• CT General Statutes Sec.8-7D allow that the applicant may consent to one or more 

extensions of time, provided the total extension of all time periods shall not be for longer 
than 65 days. 

 
 
LEGAL STANDARD 
Standard for Application Type:   

 
The Commission reviews site plans in accordance with Zoning Regulations section 1.3.3.  
Site plans may be modified, conditioned, or denied only if they fail to satisfy the zoning 
regulations, inland wetland regulations, or subdivision regulations.  The Commission may 
deviate from the minimum requirements for building siting, height, street facades, accessory 
structures dimensions, tree installation, landscape installation, buffers, fencing, lighting, 
parking, signage, and street design by up to 15% upon certain findings.   
 
The Commission reviews special permits in accordance with Zoning Regulations section 
1.3.4.  Special permits may be approved, approved with conditions, or denied.  
Considerations the Commission may weigh in special permit review include:  harmony with 
the plan of conservation & development; compliance with the purposes of the district; effect 
on existing development; creation of safety hazards in vehicular and pedestrian circulation; 
effects on traffic; compatibility with adjacent properties; suitability of arrangement of 
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buildings, open space, and provision of light and air; impact on essential services; impact on 
stormwater runoff; impact on city services and infrastructure; tree and landscape provision; 
and pedestrian amenities.  The Commission may deviate from the minimum requirements 
for building siting, height, street facades, accessory structures dimensions, tree installation, 
landscape installation, buffers, fencing, lighting, parking, signage, and street design by up to 
15% upon certain findings.   
 

 
STANDARD SPECIFIC TO THE USE   
Section 3.3.10 Cannabis Uses – A category of uses involving the cultivation, propagation, 

processing, extraction, creation, packaging, labeling and retail of cannabis, cannabis products 
and medical marijuana. Such cannabis and medical marijuana establishments are subject to 
the requirements of state law and regulations as established by the State of Connecticut 
Department of Consumer Protection. 
All advertising, displays, signage, and visibility requirements must comply with state law and 
the regulations as established by the State Department of Consumer Protection. 
A. Cultivator. A person that is licensed to engage in the cultivation, growing and 

propagation of the cannabis plant at an establishment with not less than fifteen thousand 
(15,000) square feet of grow space as defined in state law. 

C. Cannabis Retailers. A Retailer, defined as a person, excluding a medical marijuana 
dispensary facility and hybrid retailer, that is licensed to purchase cannabis from 
producers, cultivators, micro-cultivators, product manufacturers and food and beverage 
manufacturers and to sell cannabis to consumers and research programs, or a Hybrid 
Retailer, defined as a person that is licensed to purchase cannabis and sell cannabis and 
medical marijuana products. 
(1) Proximity to Other Cannabis Retailers. No cannabis retailer shall be located 

within a 1,500-foot radius in any direction of any parcel where cannabis retail sales 
are located, except that these dispersion requirements shall not apply to prohibit new 
cannabis retail in the DT districts. 

(2) Proximity to Certain Uses. No cannabis retailer shall be located within a 500-foot 
radius of parcel used or reserved to be used for the purpose of a school or civic 
assembly, except that these dispersion requirements shall not apply to prohibit new 
cannabis retail in the DT districts. 

(3) Hours of Operation. Cannabis retailers are permitted to be open to the public for 
sales between the hours of 8:00am and 10:00pm on Monday through Saturday, and 
between the hours of 10:00am and 10:00pm on Sunday. 

D. Product Manufacturer. A person that is licensed to obtain cannabis extract and 
manufacture products exclusive to such license type. 

E. Food and Beverage Manufacturer. A person that is licensed to own and operate a 
place of business that acquires cannabis and creates food and beverages. 

F. Product Packager. A person that is licensed to package and label cannabis. 
 
 
Figure 3.2-A – Table of Principal Uses: Cultivator, product manufacturing, food and beverage 

manufacturing, product packaging, and hybrid retail cannabis uses are permitted with a 
special permit in the ID-1 district. 

Section 4.9.2 – Workshop/Warehouse Building Type Regulations 
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C. Adult use cannabis uses are permitted on the ground story and upper stories per the 
district. 

 
Plan of Conservation & Development 
Grow400 – Entrepreneurship: Hartford has a diverse business ecosystem filled with large anchor 

institutions, small businesses, and start-ups. Meeting the needs of these diverse enterprises 
and cultivating an innovation atmosphere will expand economic opportunities and connect 
Hartford to the region and the world. 

Play400 – Tourism: Hartford has architecture, history, parks, arts, culture, sports, and museums 
that would be the envy of any similarly-sized city. Creating a coherent tourism strategy that 
highlights our diverse assets will draw people, drive investment, create service jobs, and 
foster a love of our great city. 

Live400: Hartford is full of active neighborhoods and institutions. We must forge better 
connections between people and available resources – and between people across 
neighborhood and city boundaries. With this City Plan, we hope to ensure equitable and 
affordable access to a high quality of life and to protect the dignity of all of our residents. 

 
 
FINDING OF FACTS  
Subject Property – 165 & 167 Brainard Road 

o Combing lot size is ~6.05 acres. 
o Occupied by two nonconforming commercial center buildings. 

Proposed Use – Adult-Use Cannabis Uses 
o The existing western building is ~28,000 SF and will be occupied by manufacturing, 

production, office and support services. 
o The existing eastern building is ~7,600 SF and will be occupied by the hybrid retail 

cannabis use. 
o The proposed ~55,000 SF addition will house the cultivation facility. 
o Existing buildings will be converted to Workshop/Warehouse type buildings. 
o All business operations will take place on the interior of the facility. 
o Parking & Site Access 

 Total parking will be reduced from 366 spaces to 197 spaces. 
 Will use the existing two curb-cuts along Brainard Road. 
 Reorganization of parking and the addition of landscaping at the perimeter of 

the site. 
 Existing parking in ROW proposed to remain.  DPW has confirmed they do 

not have an encroachment agreement on file for this parking. 
 Parking area west of existing buildings is covered by a utility easement. 

o Signage 
 No signage is proposed as part of this application.   

o Security Plan 
 Proposing access control mechanisms and alarms on the doors and gates, a 

video/visual surveillance system, lighting and backup power systems. 
 The applicant has confirmed there will be a security presence on the property 

at all times. 
o Additional plans cover odor elimination/mitigation and air filtration, cannabis waste 

disposal, cannabis delivery procedures, and a cannabis waste treatment plan. 
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Neighborhood Context 
- Adjacent Uses 

o North – Route 5/15 exit/on ramp and warehouse uses; 
o East – Brainard road and retail and warehouse uses and the Brainard Airport; 
o South – An ~4.28 acre hotel; 
o West – Route 5/15 right of way. 

Review was based on the 18-page plan set titled INSA Hartford Facility and dated September 30, 
2022, by Pare Corporation, and, the 143-page Stormwater Management Report by Pare Corporation 
dated September 2022. 
 

 
Figure 1. Aerial view of subject property – Eagleview 2021 

 

 
Figure 2.  Site Plan – Pare Corporation 2022 
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COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)  
The South End NRZ provided a letter of support for the subject request dated October 25, 2022.   
 
The applicant has confirmed they have reached out to the City of Hartford Police Department to 
coordinate review of the security plan. No formal comment was received as of this writing.   
 
The City of Hartford Department of Public Works (DPW) provided comments regarding the 
proposed site plan on November 10, 2022. DPW expressed concerns regarding the condition 
created by the proposed arrangement of the parking within the ROW, whereby vehicles would be 
forced to back up into the ROW, and requested that should the parking remain, that an 
encroachment permit be obtained from DPW.  They also requested clarification on the water quality 
volume analysis provided in the stormwater plan. 
 
ANALYSIS  
Site Plan 
The proposed site plan includes an ~55,000 SF addition and the renovation and expansion of the 
retail building at 167 Brainard Road.  The proposed addition and expansion will connect the two 
existing buildings, eliminating the existing parking area in this location.  The project will reduce the 
overall impervious area by pulling back the edge of pavement around the periphery of the site and 
adding landscaping in this new pervious area.  The proposed landscaping includes 41 large, medium 
and small trees, or an additional 21,700 SF of canopy at maturity, bringing the total canopy coverage 
to ~9%.  The proposed layout, other than the items listed above, will use a similar parking and site 
organization to what is existing.    
 
While the proposed changes generally represent improvements over existing conditions, the 
Regulations require certain standards.  Because the scope of work includes an addition which 
increases the total gross building square footage by more than 15%, Chapter 6 of the Regulations 
applies. Chapter 6 requires interior parking lot landscape islands after every 9th parking space and at 
parking aisle termini, as well as total compliance with the tree canopy coverage requirement for the 
district, 15%.  The applicant has contended that because the majority of the western portion of the 
subject property is covered by a utility easement, that parking lot landscaping islands in this area are 
not possible.  The parking located along the northern property line and on the eastern portion of the 
site could come into compliance.  Further, the additional trees may bring the site into compliance 
with the tree canopy coverage requirement.  Also missing from the plan are bicycle parking and 
electric vehicle charging stations, and the proposed curb-cut widths exceed the maximum 22’ per the 
Regulations. 
 
The provided stormwater management report shows a reduction in discharge rates for the required 
storm scenarios.  The Department of Public Works acknowledged that this portion of the report 
met the minimum requirements of Section 6.14 of the Regulations, however, the DPW requested 
additional information regarding how the minimum water quality volume requirements were met.  
As of this writing additional information has not been provided. 
 
Special Permit 
All of the proposed cannabis related uses are specifically contemplated as allowed in the ID-1 
district with a special permit.  The uses are specifically permitted within workshop/warehouse 
buildings. Further, the location related use specific conditions required of adult-use cannabis retailers 
are met: there are no similar cannabis retail uses or school/civic assembly uses within 1,500 feet of 
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the subject property.  The subject property is particularly well located for product manufacturing, 
packaging and cultivation in that it is located in a primarily industrial area with direct access to 
highway infrastructure.   
 
Special permits are required to meet several criteria as outlined in Section 1.3.4.  Of note here is 
Sec.1.3.4.D.(2) which requires that the Planning & Zoning Commission determine whether the 
subject request “Provides pedestrian amenities”.  The proposed site plan fails to provide pedestrian 
facilities along Brainard Road.  Staff find that the plan should be altered to provide a sidewalk 
parallel to and along Brainard Road.  The plan currently shows a pedestrian walkway from the 
primary building entrance connecting to automobile lanes on Brainard.  This pedestrian walkway 
should connect to the new public sidewalk.  See Figure 3 below for a snippet showing the currently 
proposed plan along Brainard Road.  The Department of Public Works has also expressed concern 
about the proposed orientation of the parking which would back out onto Brainard Road. Staff find 
that the parking should be removed from the public ROW in favor of a sidewalk with adequate 
buffer from the street.  This sidewalk would connect to potential future facilities and represent the 
first link in the pedestrian facilities chain to the bus stop ~200’ away on Murphy Road. 
 

 
Figure 3. Proposed layout along Brainard Road – Pare Corporation 2022 

 
 
Cannabis cultivators are associated with an odor created by the flowering plants within the facility.  
Facilities are also equipped with ventilation systems that continuously exchange the air to the outside 
of the facility possibly spreading the produced odor.  To address this potential nuisance the 
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applicant has provided a plan confirming their use of several odor eliminating techniques.  Staff find 
the proposed odor mitigation measures to be sufficient, however, because this is a new use to the 
city, staff recommend placing a condition of approval requiring the re-evaluation of the odor 
elimination system should a nuisance be identified later. 
 
Plan of Conservation & Development 
In July 2021, the State of Connecticut legalized adult use cannabis following suit of a national trend. 
Legalizing the consumption and sale of cannabis is, in large part, to help heal the wounds caused by 
the war on drugs which disproportionately impacted communities of color. The Social Equity 
Council was developed in order to make sure the adult-use cannabis program is grown equitably, 
and ensures that funds from the adult-use cannabis program are brought back to the communities 
hit hardest by the "war on drugs." All but three of the census tracts in the City of Hartford are 
considered "disproportionately impacted areas" (or DIAs). DIA’s are census tracts that have either a 
historical conviction rate for drug-related offenses greater than one-tenth, or an unemployment rate 
greater than ten percent, as determined by the Social Equity Council. The subject property is within 
a disproportionately impacted area.  The location of this business within a DIA in Hartford is 
consistent with both the intention of the state legislation and the Hartford Plan of Conservation & 
Development (the POCD).  The subject property is an appropriate location for the proposed 
cannabis related uses. 

 
Figure 7. Excerpt of State of CT map of Disproportionately Impacted Areas, all areas in blue are 

DIAs, subject property is marked with a star – Data.CT.GOV 2022 
 
 
STAFF RECOMMENDATION  
Staff recommends approval of this application with the following conditions: 
1. If at any time in the future it is determined that an odor nuisance has developed as a 

result of adult use cannabis use, the proprietor shall work with the city to eliminate the 
nuisance; including the installation of additional odor elimination mechanisms. 
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2. The site plan shall be brought into compliance with Ch.6 & 7 of the Regulations. 
3. The parking shall be removed from the right-of-way in favor of a sidewalk with street 

trees to be reviewed and approved by DPW. 
 
A draft resolution follows.   
 
ATTACHMENTS  
1. Site Plan & Landscape Plan dated 9/30/22 
2. Applicant Narratives for 165 and 167 Brainard Road 
 
 
REVIEWED AND EDITED BY,  
 
 
_______________________ 
Aimee Chambers, Director 
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CITY OF HARTFORD 

PLANNING & ZONING COMMISSION RESOLUTION  
165 & 167 BRAINARD ROAD 

SPECIAL PERMITS AND SITE PLAN FOR ADULT USE CANNABIS RELATED USES 
  
Whereas, The City of Hartford Planning & Zoning Commission reviewed the application and 

attached documents regarding the request for Special Permits and Site Plan for adult use 
cannabis hybrid retailer, cannabis cultivation, cannabis product manufacturing, cannabis 
food and beverage manufacturing, and cannabis product packaging per Section 1.3.4 and 
Section 3.3.10 of the Zoning Regulations; and 

 
 Whereas, Section 3.3.10.C requires that all Adult Use Cannabis Retailers meet certain dispersion 

requirements unless they are in a DT, Downtown district, and operate only during 
specific operating hours; and 

 
Whereas, The subject property is located in the ID-1, Industrial district and is located more than 

1,500 feet from any other adult use cannabis use or school/civic assembly use; and 
 
Whereas, The proposed uses will be located within workshop/warehouse buildings; and  
 
Whereas, The proposed Adult Use Cannabis Retailer meets all of the basic requirements of the 

Zoning Regulations; and 
 
Whereas, The Plan of Conservation & Development, specifically the Grow400 element identifies 

goals that encourage entrepreneurship in innovative industries; and 
 
Whereas, The cannabis industry is considered a new, burgeoning, innovative industry; and 
 
Whereas, The proposed Adult Use Cannabis Retailer could become a destination retail use thereby 

increasing local tourism consistent with the Play400, Tourism goal within the POCD; and 
 
Whereas, The proposed Adult Use Cannabis Retailer use is generally consistent with the POCD; 

and 
 

Now therefore Be It 
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Resolved, The City of Hartford Planning & Zoning Commission hereby denies/approves the request 
for Special Permits and Site Plan for adult use cannabis hybrid retailer, cannabis 
cultivation, cannabis product manufacturing, cannabis food and beverage manufacturing, 
and cannabis product packaging per Section 1.3.4 and Section 3.3.10 of the Zoning 
Regulations:  

1. If at any time in the future it is determined that an odor nuisance has 
developed as a result of adult use cannabis use, the proprietor shall 
work with the city to eliminate the nuisance; including the 
installation of additional odor elimination mechanisms. 

2. The site plan shall be brought into compliance with Ch.6 & 7 of the 
Zoning Regulations. 

3. The parking shall be removed from the right-of-way in favor of a 
sidewalk with street trees to be reviewed and approved by DPW. 

  
Be It Further, 

  
Resolved, This 22nd day of November, 2022. 
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Attachment 1 – Site Plan & Landscape Plan dated 9/30/22 
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Attachment 2 - Applicant Narratives for 165 and 167 Brainard Road 
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