
AGENDA 
MANSFIELD PLANNING AM) ZONING COMMISSION 

Regular Meeting, Monday, April 19,2010, 7:00 p.m. 
Council Chambers, Audrey P. Beck Municipal Building 

Minutes 
4/5/10; 4/14/10 Field Trip 

Scheduled Business 

Zoning Aeent's Report 
A. Enforcenlent Update 
B. Hall Property Old Mansfield Hollow Rd; DeBoer Property, Stoms Rd 
C. Other 

7:15 p.m. Public Hearing 
Special Permit Application, Permanent Africultnral Retail Sales. 483 Browns Road, ola 
B. Itielbania, File #I292 
Reports from Director of Planning, Assistant Town Engineer, Fire Marshall, Agriculture Conunitlee 

Old Business 
1. Draft Revisions to the Zoning Re~ulations Definitions of Family and Boardine House; Political Siens 

(Public Hearing Scheduled for 5/3/10) 
2. Draft Revisions to the Zonine Map, Zonine and Subdivision Reeulations reeardine: 

a. Rezonin~ of Industrial Park Zone and Associated Redat ion Revisions 
b. Aquifer and Public Water Supplv Protection Rermlations 
c. Invasive Plant Snecies Rewlations 
Memo from Director of Planning 

3. Other 
New Business 
1. 8-24 Referral, 2010-11 Caoital Imnrovement Budeet 

Memo from Director of Planning 
2. Request to Extend Special Permit Approval, Gibbs Oil Company, 9 Stafford Rd, PZC File #404-3 

Memo from Director of Planning 
3. Request to Extend Special Permit Approval, St. Paul's Collegiate Church. 1768 Storrs Rd, File #I275 

Memo from Director of Planning 
4. Modification Request -Proposed Office Addition. Motor Vehicle Drivine School, 699 Storrs Rd, File 

#554-3 
Memo from Zoning Agent 

5. Request for Utility Work within Conservation Easement Area, Adeline Place, File #I187 
Memo from Director of Planning 

6 .  Other 
Reports from Officers and Committees 
1. Chairman's Report 
2. Regional Planning Commission 
3. Regulatory Review Conilllittee-meeting scheduled for Tuesday, 4/27/10 at 2p.m. in ConF. Room C. 
4. OUlcr 

Communications and Bills 
1. 4-14-10 ZBA Decision Notice 
2. 4-8-10 Letter from Baystate Environnlental Consultants to DEP Re: Mirror Lake Dredging 





DRAFT MINUTES 

MANSFIELD PLANNING AND ZONING COMMISSION 
Regular Meeting, Monday, April 5, 2010 

Council Chamber, Audrey P. Beck Municipal Building 

Members present: R. Favretti (Chairman), M. Bed, J. Goodwin, R. Hall, K. Holt, G. Lewis, P. Plante 
B. Pociask, B. Ryan 

Alternates present: I<. Rawn 
Alternates absent: F. Loxsom, V. Steams 
Staff Present: Gregory Padick (Director of Planning) 

Chairman Favretti called the meeting to order at 7:14 p.m. 

Minutes: 
Hall MOVED, Ryan seconded, to approve the 3/15/10 minutes as written. MOTION PASSED with all in favor 
except Plante who disqualified himself. 

Zoning Agent's Report: 
The Zoning Agent's Monthly Enforcement Report was noted. 

Old Business: 
1. Review of Draft Revision on Zoning Defmition of Family 

Padick summarized the latest revisions to the Draft Zoning Definition of Family and Boarding House. After 
extensive discussion regarding item 2, (Article IV, section B, 25.2 and 25.3), the consensus o?the 
Commission was to re-word 25.3 to refer to "adult" persons; to delete "either related or unrelated" and to 
add areference that more than 3 adult persons could qualify as a family pursuant to other categories of the 
definition. 

4. Review of potential schedule for Public Hearings on draft Zoning and Regulation Revisions 
Pndick referenced his 313 1/10 memo. The conscnsus of h e  Commission was to hold two sepilratc Public 
Hearings, the first one on 5-3-10 on the draft definition of family and boarding house and the proposed 
political sign revisions; the second on 6-7-1 0 on the remaining pending revisions currently before the 
Regulatory Review Committee. Hall MOVED, Holt seconded, to schedule a public hearing on 5-3-1 0 to 
hear comments on the draft definition of family and boarding house and proposed political sign revisions. 
MOTION PASSED UNANIMOUSLY. 

2. Draft Off-Street Rental Parlcing Ordinance 
After discussion, the Commission voted that the PZC Chairman, with staff assistance, should write a letter 
to the Town Council in support of the Off-Street Rental Parking Ordinance. (The vote was 6 in favor, 2 
opposed, and 1 abstention.) 

3. Potential Re-Zoning of the "Industrial Parlc" zone on Pleasant Valley Road and Mansfield Ave 
Item was tabled, under review by PZC Regulatory Review Committee. 

5. Special Permit Application, Permanent Agricultural Retail Sales, 483 Browns Road. ola 
B. Kielbania, File #I292 
Tabled-awaiting 4/19/1 0 Public Hearing. 

New Business: 
Re-Approval Request: Popelesle Estates Subdivision. Bassetts Bridge and S. Bedlam Rds. PZC File 
# ? #  
Holt MOVED, Ryan seconded, that the Planning and Zoning Commission receive and re-approve the Popeleski 
Estates subdivision of the Estate of Shirley Popeleski with the same approval conditions cited in a February 2, 
2009 action. The minutes of this meeting shall incorporate the 2/2/09 approval conditions and map references. 
MOTION PASSED UNANIMOUSLY. 



At a meeting held on 2/2/09, the Mansfield Planning and Zoning Commission adopted the following motion: 

"to approve with conditions the subdivision application (File #1278), of the Estate of Shirley Popeleslci, for 
three lots, on property owned by the applicant, located on Bassetts Bridge and South Bedlam Roads, in an 
RAR-90 zone, as submitted to the Commission and shown on plans dated July 1,2008 as revised to January 5, 
2009. 

This approval is granted because the application, as hereby approved, is considered to be in compliance with the 
Mansfield Subdivision Regulations. Approval is granted with the following conditions: 

1. Final plans shall be signed and sealed by the responsible surveyor, engineer, and soil scientist. 
2. Pursuant to subdivision regulations, particularly Sections 7.5 and 7.6, this action specifically approves the 

depicted Building Area and Development Area Envelopes and sideline setback waivers for Lots 1 and 2. 
Unless the Commission specifically autllorizes revisions, the approved envelopes shall serve as the setback 
lines for all future structures and site improvements, pursuant to Article VIII of the Zoning Regulations. 
This condition shall be specifically Noticed on the Land Records and the deeds for the subject lots. 

3. The final plans shall be revised to incorporate the following revisions: 
a. Note 3 on Sheet 1 shall be revised to delete the clause "except where noted". 
b. On Sheet 2 the erosion and sediment control notes shall be revised to update the estimated start of 

construction and to change the frequency of inspections to daily. 
c. The Development Area Envelope on Lot 2 shall be revised near the southwestem comer to exclude a 

low lying area defined by a stone wall. The stone wall shall be used as the DAE. 
d. On all three lots, the Development Area Envelopes along the Bassetts Bridge Road street line shall be 

moved at least 25 feet from the street line except for the driveway areas for Lots 2 and 3. 
e. On Sheet 1, a note shall be added to specify that no structures shall be located on septic system and 

reserve areas. 
4. The approved plans include notes regarding stone wall and tree preservation. Pursuant to Section 7.7, no 

existing stone walls shall be altered except for site work depicted on the approved plans. No stones from 
existing walls shall be removed from the site. Furthermore, a number of specimen trees have been 
identified to be saved. No Zoning Permits shall be issued on individual lots until a protective barrier has 
been placed around the specimen trees identified to be saved and has been found acceptable to the Zoning 
Agent. In conjunction with the filing of final maps, notice of this condition shall be filed on the Land 
Records and referenced in the deeds of the subject lots. 

5. Due to the size of the subject subdivision and distance from existing survey control points, this approval 
waives (pursuant to Section 6.5.4.b) the requirement that the survey be tied to the Connecticut Plane 
Coordinate System. 

6. The Commission, for good cause, shall have the right to declare this approval null and void if the following 
deadlines are not met (unless a ninety (90) or one hundred and eighty (1 80) day filing extension has been 
granted): 
a. All final maps, including submittal in digital format, a right-of-way deed for land along Bassetts Bridge 

and South Bedlam Roads, the depicted drainage easement on Lot 3 and a Notice on the Land Records to 
address conditions 2 and 4 (with any associated mortgage releases) shall be submitted to the Planning 
Office no later than fifteen days after the appeal period provided for in Section 8-8 of the State Statutes, 

. or, in the case of an appeal, no later than fifteen days of any judgment in favor of the applicant; 
b. All monumentation with Surveyor's Certificate, shall be completed or bonded pursuant to the . 

Commission's approval action and Section 14 of the Subdivision Regulations no later than fifteen days 
after the appeal period provided for in Section 8-8 of the State Statutes, or, in the case of an appeal, no 
later than fifteen days, of any judgment in favor of the applicant." 



Reports of Officers and Committees: 
Chainnan Favretti congratulated ICay Holt, Betty Gardner, Gregory Padick and Curt Hirscl~ for receiving 
CFPZA Achievement Awards. He noted a Regulatory Review Committee meeting is scheduled for 4/13/10 at 2 
p.m. in Room B. 

Communications and Biis: 
Padick recommended that item #5 be referred to the Regulatory Review Committee: the 3/1/10 Declaratory 
Ruling from the State Board of Examiners for Professional Engineers and Land Surveyors Re: GIS Data. 

Adionrnment: 
Chairman Favretti declared the meeting adjourned at 8:10 p.m. 

Respectfully submitted, 

Katherine Holt, Secretary 





MINUTES 

MANSFIELD INLAND WETLAND AGENCYIPLANNING AND ZONING COMMISSION 
FIELD TRIP 

Special Meeting 
Wednesday, April 14, 2010 

Members present: 
Staff present: 

R. Favretti, M. Beal, K. Holt, R. Hall 
G. Padick, Director of Planning 
J. Kaufrnan, Parks and Recreation Coordinator 
V. Wetherall, Open Space Committee 
S. Lehrnan. Conservation Commission 

The field Trip began at 1:10 p.m. 

1. HEALEY. PROPERTY, 476 Storrs Road. IWA File #W1450 
Members reviewed plans for a new driveway and associated fencing and drainage culvert. Site 
characteristics, particularly the location of wetland areas and site topography were observed. No 
decisions were made. 

2. KlELBANlA PROPERTY, 483 Browns Road. PZC File #I292 
Members were met by B. Kielbania and W. Wentworth. Members reviewed plans for a proposed 
permanent farm stand and associated parking areas and other site improvements. Particular 
attention was given to proposed driveways and parking areas and access to the sales area. Site 
and neighborhood characteristics were observed. No decisions were made. 

The field trip ended at approximately 2:00 p.m. 

Respectfully submitted, 

K. Holt, Secretary 
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To: Town CounciWlanning & Zoning Commission 
From: Curt Hirsch, Zoning Agent 
Date: April 14, 2010 

Re: Msrzthly Report sfZonirtg 8izforcerl~e1zt Activity 
For the 172072tl2 of Ma?-clz, 201 0 

S a m e  m o n t h  Th is  f i sca l  L a s t  f iscal 

Zoning permits issued this month for single family homes = 2, multi-fa = 0 
2009110 fiscal year total: s-fin = 11, multi-fin = 8 





TOWN OF MANSFIELD 
OFFICE OF PLANNING AND DEVELOPMENT 

GREGORY J. PADICIC, DIRECTOR OF PLANNMG 

Memo to: Mansfield Planning and Zoning Commission 
From: Gregory Padick, Director of Planning 
Date: April 15,2010 
Re: Special Permit application, proposed agricultural product retail sales use, 483 Browns Rd, 

Enviro Enterprises, LLC 01% File #I292 

General 
My review comments are based on the submissions of the applicant (including a Statement of Use, a 4 
page set of site plans dated 3/22/10 as prepared by Wentworth Civil Engineers, LLC and Rob Hellstrom 
Land Surveying), an onsite visit and review of applicable zoning regulations. Since tlle submission of the 
3/22/10 set of site plans, the applicant has submitted an updated 4/15/10 Statement of Use, an updated 
floor plan of the interior retail sales area, signage details and return receipts from neighborhood 
notifications. The referenced application supplements are attached. In addition, staff members have met 
with the applicant to review building and health code requirements and it is anticipated that an interior 
restroom and associated septic system and well will be added to the plans. The PZC also must consider 
other referral reports and Public Hearing testimony before rendering a decision on this application. A 
decision must be made within 65 days of the close of the Public Hearing. 

The subject application seelcs special permit approval for the retail sales of agricultural products on 
property located at 483 Browns Road. An existing barn and greenhouse will be utilized in association 
with the retail sales. The primary sales orientation will be directed to the southerly L-shaped portion of 
the existing barn with entry from the easterly side. Outside displays are planned for other areas adjacent 
to the barn and greenhouse. The proposal includes planned driveway and parking area site work. Based 
on information contained in the applicant's Statement of Use, the proposed retail sales will talce place 
from April through December with typical hours of operation of 9am to 6pm. Products will include 
perennials, annuals, vegetables, nursery plants and associated supplies and made to order products, such 
as wreaths and table decorations. Applicant plans include hay rideslsleigh rides, corn mazes, pick your 
own h i t s ,  vegetables, flowers etc and educational classes. As described by the applicant, agricultural 
products will be from the farm and other area farms. 

The proposed retail sales area is located near Browns Road on the northerly portion of a 46 acre parcel 
that is a mix of open fields and woodland. This site is across the street from additional farmland owned 
by the applicant. The subject site and adjacent property are part of a 160 acre area that, due to the 
previous sale of development rights to the State of Connecticut, is restricted to agriculture uses. A copy 
of the State's agriculture deed restriction is attached. The applicant's Statement of Use and other 
submissions provide more details about the proposal. 

The subject property is immediately adjacent to two abutting residential homes that are not owned by the 
applicant. A number of other residences are located along Browns Road both east and west of the site. 
%e subject site is within a Plan of Conservation and ~ e v e l o ~ m e n t  designated "Agricultural Land" 
classification due to existing uses and the State's Agricultural easement. The site does contain some 
inland wetland areas but all proposed activity is not within regulated areas. The subject retail site is not 
within the Willimantic Reservoir drainage basin and it is not within a designated stratified drift aquifer 
area. The site slopes to the east and south at grades that in areas exceed 15 percent. The property abuts a 
Joshua's Trust protected parcel along its easterly border. 



It is important to emphasize that agricultural uses are allowed by right and that the primary emphasis of 
this Special Permit review is whether the retail sales aspects of the use comply with applicable approval 
criteria. It is anticipated that driveway, parking, sanitary system and other site oriented aspects of the 
proposal will be resolved and that the priinary issue for the PZC will involve potential neigl~borhood 
impacts. The provisions of Article VII, Section G. 13.d.l limit products that may be sold to those grown 
on the premises or on other land owned, leased or used by the subject property owner; a "limited amount" 
of products grown off-site on land not owned, leased or uscd by the owner and a "limitcd amount" of 
accessory/associated products. The regulations do not de f ie  "limited amount". Section 13.d.l also 
specifies that the intent of this section is to authorize sales of products "primarily grown or produced on 
the subject property or other land owned, leased or used by the subject property owner." 

Sanitary 
A report is expected from the Eastem Highlands Health District. Test pits recently have been dug and 
it is understood that a septic system is being designed. A new well also is planned. 

TrafficlDrivewavlParIcing 
See a 4/15/10 report from the Assistant Town Engineer 

* The potential amount of traffic coming to and from the site is difficult to estimate and could 
significantly increase over time as this use evolves. Primary traffic issues include the adequacy of 
sightlines along Browns Road and potential noise and neighborhood impact associated with the 
proposed commercial agricultural use. The PZC must determine that the applicant has adequately 
addressed the approval standards of Article V, Section A.5.e, and Article VII, Section G.13.d.3 which 
require an applicant to provide safe vehicular and pedestrian access. 
The subject siteis situated near the crest of a significant hill and both vertical and horizontal roadway 
alignments restrict sightlines near this hilltop segment of Browns Road. This will affect traffic 
movements into and out of the site. Due to the potential for significant traffic volumes into and out of 
the site, it is essential that the proposed traffic pattern and driveway locations and design be carefully 
considered. 
As currently depicted on submitted plans, there would be one 38 foot wide entry drive near the 
western property line and two exit drives which would be 24 and 13 feet wide. The proposed entry 
drive is closest to the hilltop portion of Browns Road and adjacent driveways for the two nearby 
residences. Even though one-way signage is proposed, the width of two of these driveways will 
facilitate two-way traffic which could be disruptive to the proposed parking layout and internal 
circulation. The applicant should be asked to re-analyze the proposed driveway and parking design 
and consideration should be given to reducing the number of driveways, selecting optimal locations 
and designing the driveway widths to be consistent with the planned traffic pattern. This work should 
be coordinated with the Assistant Town Engineer. 
The subject driveways will need to accommodate customers as well as farm vehicles. 

* The Assistant Town Engineers recommendation for advance warning signage on Browns Road is 
supported by this reviewer. 

0 As proposed, ten gravel surfaced parking spaces would be provided for day to day use and a 
secondary grass surfaced parldng area would be opened up for peak periods. This approach is 
considered acceptable provided access and design issues noted above are addressed. - 

m Article VII, Section G.13.d.2 requires 1 parking space per 5' of stand or building length. In this 
reviewer's opinion, this provision has been met with the applicant's planned approach. 

This section also specifies that parldng spaces must meet setback requirements and a 100 foot setback 
from abutting residences, unless waived by the PZC. As currently depicted, a number of the proposed 
spaces do not meet the 60 foot setback from Browns Road. Some of these spaces exist in a gravel 



area adjacent to the barn and others are in the secondary grass parking area. All oftlie spaces meet the 
100 foot selback provisions. I have no objections lo granting the requested waivers as long as 
driveway, access and circulation issues noted above are addressed. 

A handicap parking space, meeting state width and signage requirements needs to be added to the 
plans. It is anticipated that this space will be located near the silo area of the barn. The plans need to 
clearly specify that the handicap space and access to the retail sales area will be surfaced with a 
inatcrial acceptable for wheelchair use. 

0 The applicant should clarify how the spaces in the gravel lot will be delineated. The current plan is 
unclear, and landscape timbers or other wheel stops should be considered by the applicant. 

Environmental Impacts 
No drainage issues are anticipated. 
To create an acceptable grass parking area, some significant re-grading will be required. The detail 
for this area (sheet 4) indicates that 10 inches of gravel will be placed under a top-soiled top layer. An 
estimate of the amount of fill that will need to be delivered to the site should be provided. 

* The submittal includes a generic Erosion and Sedimentation Control Plan. No erosion or 
sedimentation problems are anticipated due to proposed retail sales aspects of the project. 
The applicant has verbally related that all agricultural operations will use best management practices. 

Architectural Plan/SignageLandscapinPnighting 
The application includes a floor plan for the retail sales  ort ti on of the barn structure. Assuming a - - - 
restroom will be added, it will need to be handicap-accessible. 
A 6-sq. ft. identity sign is proposed. The proposed sign location should be depicted on the site plan. 
Article X.C.4.h.3 authorizes up to thee  directional signs that are up to two square feet in size. 
Potential locations should be discussed with the applicant. 
Existing trees along Browns Road are to he retained. The proposal will not alter existing scenic views 
that exist along Browns Road. 
The plans depict existing "shielded" lights in three locations on barn walls. 

0 Underground utilities are depicted on the plans. 

Neighborhood Impact 
The applicant has submitted return receipts to demonstrate that neighborhood notification 
requirements have been met. 
To date, no letters have been received from neighboring property owners. As previously noted, two 
existing residences are situated close to the proposed retail sales area and other residences are located 
along Browns Road to the east and west of the site. 

* The greatest potential for neighborhood impact is expected to be noise from vehicular traffic entering 
or exiting the site and activity adjacent to the barn retail area. The PZC must determine that the 
neighborhood impact criteria of Sec. A.5.g, A.5.j, B.5.c and B.5.d have been suitably addressed. 
Public Hearing testimony may provide more information on this issue. 
The PZC has the right to impose conditions of approval to help ensure compliance with approval 
criteria (see Article V, Section B.6). Consideration could be given to limiting approval to those 
elements of the plans that can be clearly presented and described at this time and to require further 
PZC review and approval for elements that are not yet detailed enough to assess neighborhood 
impacts. 



a 
0 The submittal does not contain all site plan details that can be required and some submission waivers 

have been requested. Subject to addressing issues raised in this report, the submittal is considered 
adequate to address applicable approval requirements. 
Bonding of site improvements may be required, but is not considered necessary, as all improvements 
can be directly tied to the issuance of a Certificate of Compliance. 
As recommended by the Fire Marshal, any PZC approval motion should reference the need for 
Building Official and Fire Marshal approvals. 

* The Agriculture Committee has expressed its overall support for the subject property subject to 
confirmation of compliance with State agriculture easement requirements and Zoning requirements, 
including provisions regarding the amount of products for sale grown on site or other land owned, 
leased or used by the applicant. These issues should be addressed in any approval motion. 

Summary 
Within this report I have identified a number of issues which must be addressed by the applicant to the 
satisfaction of the PZC. As appropriate, the Public Hearing can be continued by 35 days by the 
Commission or longer, with the submittal and approval of an extension request. 

As noted in this report and the Assistant Town Engineer's report, the primary design issue involves the 
suitability of the proposed driveway, parking and circulation pattern. The applicant should be aslced to 
further review the proposal to help ensure the most appropriate and safe design. The primary judgment 
issue involves potential neighborhood impacts. To address Special Permit approval criteria, the PZC 
should carefully consider both short term and potential long term impacts. The proposed uses should be 
discussed with the applicant during the public hearing process, particularly with respect to products not 
grown on site or other land under the applicant's direct control. 



Memorandum: April 15, 2010 
To: Planning & Zoning Commission 
From: Grant Meitzler, Assistant Town Engineer 
Re: Enviro Enterprises, LLC. - Farm Stand, Sales - Browns Rd 

plan reference: dated 3-22-2010 

I have reviewed this plan and am concerned about traffic impacts with 
respect to interior circulation and mixing with traffic flow on Browns 
Road. These concerns have been communicated to the developer and his 
engineer at a meeting held April 14, 2010. I am expecting expanded 
discussion and clarification that is not yet available. 

I have timed traffic and visibility at each of the three drives and 
found acceptable conditions at each location. The amount of traffic on 
Browns Rd is quite low and should easily accommodate this use provided 
modest advance warning signs are placed. I have suggested advance 
warning signs for each direction on Browns Rd stating, for instance, 
"WATCH FOR TURNS" or "WATCH FOR TURNING TRAFFIC". 

Regrading of the central and east drives has been indicated to provide 
a near level approach/exit safety area next to Browns Rd for each. 

This application proposes an unusual drive arrangement without 
information on how it is to be operated. I am expecting additional 
information to come in for this upcoming meeting and ask for 
continuation of the public hearing to allow time for review. This may 
not be necessary if the additional information is received before 
Monday's meeting. 

Points at issue are: 

1. advance warning signs on Browns Rd for each direction stating 
"WATCH FOR TURNS" or "WATCH FOR TURNING TRAFFIC". The form and 
placement of the proposed "exit" and "entrance" signs should be 
clarified. 

2. clarification of interior parking lot circulation and handling of 
the close off and use of the overflow parking lot area,with the 
aim of trying to minimize confusion for users. 

3. the eastmost drive to/from the "overflow parking area" 
is only 13' wide at its narrowest point, indicating one way use, 
that has not been set forth in the application materials. 
This should be widened to accommodate two way traffic. 

4. it is not clear if the westmost drive is to remain in place 
after construction traffic stops using it. If so a paved apron 
with a painted dividing line or planted island is recommended to 
encourage separation of in and out movements. 

5. the access area for the interior "overflow parking area" access 
has parking spaces shown across it for use when the overflow 
parking is not needed. However, there is no explanation of how 
the open or closed condition is to be handled and communicated to 
drivers. 



Town of Mans field 
Mans field Fire D epa-t ment 
Office of the Fire Marshal 

TO: Planning and Zoning Commission 

From: John Jaclunan, Deputy ChiefIFire 

Date: Monday, April 05,2010 

Re: Enviro Enterprises, LLC - 483 Browns Road 

After reviewing the revised site plan and fle for a speaal permit application For a "farm stand" 
located 483 Browns Road, submitted by Euvuo Enterprises LLC, I have the following comments: 

The site plans appear to be in compliance with the Town of Mansfield Fire Lane Ordinance. 

This application appears to seek authorization to change the use of the bam from Group U 
(currently classi£ied as Group U - Utility and Miscellaneous by the Connecticut Builcling and 
Fire Code) to a Group M (Mercantile) use. The applicant is required apply to both Building 
Department and Office of the Fire Marshal for autholization to change the use of the 
structure £tom Group U to Group M. 

It should be noted that plans and specifications, documenting compliance with the 
Connecticut Building Code and Connecticut Fire Safety Code for the change of use are 
required. 

Page 1 of 1 



MANSFIELD AGRICULTURE COMMITTEE 

To: Mansfield Planning and Zoning Commission 
Re: Special Permit Application, Twin Ponds Farm Stand 
Date: April 6, 201 0 

The Agriculture Committee considered this application at its April 6 meeting following a 
discussion with the applicant, Bryan Itielbania of Enviro Enterprises, LLC. The committee 
welcomes new agricultural operations in town and is pleased to learn that farming will continue 
on preserved farmland. Although we recognize the need for agricultural businesses to evolve 
and change over time, it is important that the proposed operation conform to the Purchase of 
Development Rights (PDR) agreement that the Martins made with the Ct. Department of 
Agriculture. 

RECOMMENDATIONS 

The committee recommends that this special permit application be approved with the 
following conditions: 

1) Evidence that the proposed farm stand (and any other proposed uses) are consistent with the 
PDR agreement with the state. This should be verified by a written statement from the Ct. 
Department of Agriculture. 

2) Statement by the Town's attorney that he has reviewed the property's deed to confirm that this 
application is in compliance with PDR restrictions on the property. 

3) Statement by the Zoning Enforcement Officer that the proposed farm stand is in compliance 
with Mansfield's zoning regulations for f m  stands, particularly concerning the amount of 
products for sale that are grown on Twin Ponds F a m  or on land owned, leased or used by the 
Twin Ponds Farm's owner. 





Statement Of Use 
Revised April 15, 2010 

Twin Pond Farms will open its season in mid April with a large selection of perennials, 
annuals, vegetable and nursery piantingsfsupplies and will close with the Christmas 
season in late December. Our hours of operation will usually be 9 am to 6 pm daily- 
hours will vary based on business activity. Our sales activities will take place 
primarily inside the L portion of barn complex with additional sellingfdisplay areas in 
the existing dairy barn. There will also be outside sales displays in  areas used 
previously on the farm along with areas on the northeast side of barn and displays 
associated with the nearby greenhousefcrop areas. Many of our products wlll be 
grown and produced in our and other local area fields and greenhouses. We will also 
offer made to order products, esp. during seasonal times of the year, such as 
wreaths, table and mantle decorations from materials grown on our farm 
and other suppliers. We will eventually offer pick your own flowers, berries, 
vegetable and pumpkins thru our farm operations. We wlll carry on past traditions 
on this farm of activities such as hay rides, corn maze walk paths, sleigh rides and 
trail wallts. To promote local environmental activities, we will have 
presentationsfdisplays from local environmental groups andfor individuals. To 
promote 'Connecticut Grown Products' our stand will offer products grown and 
processed on our farm but also from other area local farms and families in the area. 
Such products could include dairy products, organic herbs, vegetables, fruits, 
vineyard grapes and other agricultural products. These products would be sold to our 
customers at our farm location or at other agricultural locations, businesses and 
markets. Our mission is to produce a CT Grown Product of high quality, to promote 
Ct Farming and spread awareness of farming practices and environmental 
stewardship in our area. Our goals support our farm's operations and its 
sustainability since its 160 acres are protected under the Connecticut Farmland 
Preservation Program. 



FARMSTAND OPERATIONS DETAIL 
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Gregory J. Padick 

From: Jessie L. Shea 

Sent: Wednesday, April 07.2010 3:03 PM 

To: Curt B. Hirsch; Gregory J. Padick 

Subject: 483 Browns Road 

Attachments: SDC1228O.JPG; SDC12282.JPG; SIGN-Model.PDF 

Please see the attached. 

~ . . -. 

From: Wes Wentworth [mailto:wes@lebanongreen.corn] 
Sent: Wednesday, April 07,2010 259 PM 
To: Jessie L. Shea 
Subject: 483 Browns Road 

Hi Jessie 

Could you forward this to Greg (or Curt if applicable). It shows the dimensions and a picture of the sign to 
be posted in front of the farm stand for Bryan Kielbania. 
The sign is currently in front of his property on Mansfield City Road and will be relocated to 483 Browns 
Road. 

Thank you for your help. 

Wes Wentworth 
P.E., Soil Scientist 
Wentworth Civ i l  Engineers, L L C  
177 West Town St. 
Lebanon, CT 06249 
T 860-642-7255 
Fax 860-642-4794 
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TO w P E O ~  m WI~CM THESE P R E S ~ S  m u  cam, m: 

KXW YE THRT Russell W. M x t i n  and Phyllis Martin, hoth of t'he 
 own of w m d ,  minty of muand, and state of connecticut. 
herebatter referred to as Grantors, in consideration of 2WO HUNDREO 
E I W  SM MWSAND FIVE MIM)REO MNEM SM AND 00/100 ($286.596.00) 
MLsARS and other gmd and valuable considerations, received to their 
full satisfaction of the S m  OF C-m, a soweign, do hereby 
grant. bargain, sel l  and confirm in m t u i t y  unto the said STATE OF 
C-CVT, its successors and assigns, hereinafter referred to as 
"-tee,! forever, all such right, t i t l e ,  interest, claim and demand 
which '& said -tors have to D W E . 0 ~  RIGKB, as such tm is 
defined in Chapter 422a of the Connecticut General Statutes, wre 
s e f i c a l l y  section 22-2m(d) of the c m t i c u t  Geneml statutes, 
inandtothefolladngdesuibedaqiculturalland: 

W THDsE certain pieces or parcels of land situated i n  the Town 
of MamLield. County of Talland, and State of Connerticut, as 
follays: 

See Sch€dule "A" armexed hereto and made a part hereof, which 
land is hereinafter referred to as the "Premises". 

The rights herein comreyed are coweyed subject to and in 
accordance w i t h  the -ses and pmvbhm of Chapter 422a o f t h e  
cannecticut Gewal statutes (hereinafter referred to as "Chapter 
422a" ) . 

said OEVELaPMFNP RIGKB are conveyed subject to the matters on 
Schedule B attached hereto and made a mrt hereof. 

Granmrs -e char it is Ge -se and i n w c  of -peer 
422a of the Cawcticuc Geneml Smeutes ch3c egriculmral land be 

h mintah& .ind preserved for fanning and fad prcductim p w s e s  m.3 , that  surh maintenmce and preservation is necessary in order to 
insure the wd.l.-Mna of the remle of the State of cmmcticut nod 
and in h funre. -(iranmrs b h r  the parties mcend by 
this cow&-e u, pmhibir *.e sukdivisicm or de&prenc of Lhe 
P m v i s e s  for residential, camxcbl and/or -trial -Ses on 
the Premises. This coweyance is made in accordance vdth the 
fal ladnu terms and cmditbns: 

A. The -tors convenmt for themselves, their legal 
representatives, successors and assigns, that the P&es w i l l ,  a t  
all tbs, be held, used, and c m v w d  in their entcrety and subject 
to, and not used in vialattons of, the f o w q  restrictirrms as said 
r e s t r i c t i m  my  be l i m i t e d  or affected hy the provisions of 
Paragraph B helm: 

(1) The fee sin&? owner of the abwe described land shall m t  
s m v i d e ,  h e  c - m t  on, sell, kase  or  otherwise inwove the 
Premises for uses that result in rendering the Premises M longer 
agricultural land; 

(21 No use shall  be made of the Prankes, and M activity shall 
be Fermitted or  conducted thereon vhkh is or may be inconsistent 
with the mNal protection and preservation of the land as 
agricultural .land. No activity shall be carried on which is 
detrimental to the actual or  potential agdculmml use of the 
Premises, or detrin'ental to s o i l  consematim, or to gwd 
agricultural managemnt practices: 

(31 Said developrent rights are consider& and de& dedicated 
to the State of Connecticut in m t u i t y  in accordance w i t h  Chapter 
422a of the Connecticut G a e m l  Statutes. 

B. Notwithstanding any p l n v b h  Of this instnment to the 
cmrray,  the Grantors for th?!rcdms. legal rEFresmcarives. 
swcessors m3 assigm, her&y res-m all o t h r  winmy righrs an6 
privi leg?~ 0: m , ~ r s h i p  UIC1uciing: 

"No Conveyance Tax collect& 
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(1) the right to privacy: 

(2) the right to carry out regular agricultural practices; , 

-3 (3) the right to conduct the uses defined in  Subsection (q) of 
Section 1-1 of the Connecticut Geneml statutes; 

(4) the rights of the fee owner of the premises to develop, 
construct on, sell the Premises in its entirety, lease or athenvise 
imprave the Premtses to weserve, maintain, o m t e  or continue the 
Premises as agriculhlral land, including but not Limited to 
construction thereon of la) residences for wsons  d i r e N y  

.+ incidental to farm opration and buildings for a n i m b .  (b) loadside 
stands andfarmmarketsforsaletotheconsurwoffmdpr&tsand 
omarmtal  plants, (el facilities for the storage of equiprwt and 
prcducts or precessing thereof, or  (d) such other impravem?nts, 
act iv i t ies and uses thereon as may h d h x t l y  orlncidentally 
related to the operation of the agricultural enkrprbe, as long as 
the acreage and productivity of arable land for crops is not 
materially decreased and due considemtion is given to the h p c t  of 
any *ease in acreage of pxductivity of such amble land upm the 
total faun oreration. m&. hmvnrer. that new c o n s W o n  of or ~- 

-&a* bf m o d s b g  fa& builG.g necessary w *E aceration 
of che fanu cn prim farmland, as s ~ c h  Kenn i s  &f&& by the Unim 
Stzres C e p J m r e I t  of P g i m l r u c e ,  on & Premises, shdl he LhniEd 
to not mri than five w e n t  of the total of such p h  f adand ;  

(5) the rights of the fee oww of the Premises to &wide for 
the extraction of gravel or natuml elmats for m S e s  
directly or incidentally related to the o m t i o n  of the agricultural 
enterprise or; 

(6) the rights of the fee owner of the W s e s  to the existing 
water and mineral rights, exclusive of gravel, except that M 
extraction or renwal of minerals by any surface mining lietho3 shall 
be p=nnitted. furtherrmre, retention of such mineral rights is made 
subject to the ptnznse.5 and provisions of ParagraphA(2), above. 
Grantnrs, their heirs, successors and assigns, shall notify the 
Camissloner of ?&.culture of any propsed sub-surface extraction 
o r  reroVal of minemls, or construction M the Premises. Such 
notification shall be made on a fbm pmvided by the cadssioner. 

TE Ccnrmlssicrer of Xrdculture m y  enter uw? the Premises, a t  
&l reas-le &s, for che h e s e  of deminFn3 c m l i m c e  w i t h  
the provisions of the conveyance and of Chapter 422a. 

Rantee, iils success3rs ard assigns, sh3I.l have Khs right Cn 
enforce the ~ u i c u c n s  ccn&-d i n  this convey&-e by amrcpriace 
legal pnceedngs, mcludhg but not MLed to. Lk2 right r.0 rcguFre 
the restoration of the to its conditim a t  the tirre of the 
conveyance, as m e d  -by a& uses and alterations pznnitted under 
this cowwmce. 

TO HAVE TO HOLD the above granted D~~ m m ,  unto 
i t ,  the said Grantee, its successors and assigns forever, to its and 
their cwn p- use and h=hcof. 

AM3 ALSO, the said Grantors do for themselves. their heirs, 
executors, successors, assigns and aaninishators, covenant w i t h  the 
said m t E e ,  its successors and assigns, that a t  and unti l  the 
ensealing of these presents, it is W seized of the Premises, as a 
gad imkfeasible estate in FEE SIMPLE: and form as abwe written; 
and that  the s m  is fre2 £ran all encumbrames whatsoever, except as 
hereinbefore mtioned.  



m m W R E ,  the said -tors, do by these Presents bind 
themselves, their heirs, successors, assigns, executors and 
adnhktrators forever to AN0 DEFEND the atoVe gmnted and 

DEVELaPMENT RIWS in said Premises to the said Grantee, 
its successors and assigns, against all claims and 
kimtscever, except as hereinbefore -timed. 

W WITNESS WEREOF, they, the said CJantors, taw hereunto,caused 
their ha rds  and seals to set this @day of /],)/,ff , BE,!. 

Signed. Sealed and W v e r e d  
i n  the. Presence of: 

p e r d y  a w ,  Russell W. Martin P h Y m  Martin 
signs@$ and sealerish of the foregoing instnmwt and adml&& 
the a m  to he their free act and deed, before m. 

- 
f.mmdssioner Of llle superior 
-7 - .  

Clarine Nirdi Riddle, Deputy Attorney General 
rnt$WAH. 1 i Iatltl 
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SCHEDULE "A"  

"PROPERTY OF. RUSSELL W .  AND PHYLLIS HARTIN. OROIJNS ROAn. 
bL4NSFIELIJ. CONNEC'ICCUT. DATE: EEB. 17. 1988,  SCALE: 1 " = 1 0 0 ' ,  
SIIEET I OF 2 ,  BY KAXHU & PRONOVOST ASSOC., INC." 
S.aid map is a b o u t  t o  b e  r e c o r d e d  i n  t h e  MansEield 1.and n e c o r d s .  

B e g i n n i n g  ac a p a i n t  i n  che  c a s c c r l y  streec l i n e  o E  Drowns Road,  s a i d  
p o i n c  b e i n g  che s o u t h u e s c e r l y  corner oE W/F Dorothy C. Coodwin; 

Thencc S75 ' -00 ' -40"~  a l o n g  s a i d  Gaoduin a distance o f  495.79 '  t o  a p o i n r ;  

Thence N61'-54'-30"E a l o n g  s a i d  Goaduin a d i s t a n c c  of  440.16 '  co a poinr. 
i n  t h e  u e s c e r l y  p r o p e r c y  l i n e  of  N/F R u s e e l l  C. S l a t e  ec al.; 

Thence 521'-42'-36"E a d i s t a n c e  of 430.79 '  co a p o i n t ;  

T h r n c c  515'-54'-25% a d i s t a n c e  o f  169.13 '  t o  a p o i n t ;  

Thence 540'-03'-50"E z d i s t a n c e  o f  441.50' co a p o i n t ;  

Thencc 541'-43'-1O"E a d i s t a n c e  oE 221.04' t o  a point; - 
Thence 535'-11'-50"E a d i s c a n c e  uE 111.72 '  t o  a p o i n r ;  

Thence SOLo-08'-40°F a d i s t a n c e  of  339.00' t o  a p o i n t ;  

Thence S18'-53'-49"E a d i s t a n c c  of 68.23' t o  a p o i n t ; .  

Thence  565'-31'-30"W a d i s t a n c e  o f  679.15 '  t o  a p o i n t ;  

Thencc  567'-11'-00"W a d i s c n n c c  o f  310.41' t o  a p o i n t  i n  chc  n o r c h e a s r e r l y  
p r o p e r c y  l i n e  O E  NIF W i l l a r d  .I. S c e a r n s  L S o n s ,  Inc.; 

Thence N36'-01'-3O"W a l o n g  NIF W i l l a r d  J. Srearns 6 S o n s ,  I n c . .  s d i s t a n c e  
oE 1Z81.01' co a p o i n c ;  

Thence  N70'-46'-33"E a l o n g  NIF R u s s e l l  W. M a r t i n  e t  a l ,  a d i s t a n c e '  of  
49 .08 '  t o  a ' p o i n t ;  

Thence Nl6'-01'-3O"W a l o n g  s a i d  M a r t i n  a d i s t a n c e  of 267.44 '  t o  a p o i n t  i n  
che e a s t e r l y  s t r e e t  l i n e  o f  Browns Road; 

Thence r unn ing  n o r t h e r l y  on a curve t o  t h e  l e f t  h a v i n g  a r a d i u s  oE 445.00" 
and an a r c  l e n g t h  of 212.91 '  t o  a p o i n t ;  

Thence  ~ 0 ? ' - 5 8 ' - 4 8 " ~  a d i s t a n c e  of 135.54' t o  a p a i n t ;  

Thecse  r u n n i n g n o r t h e r l y  a n  a curve t o  t h e  r i g h t  h a v i n g  a r a d i u s  o f  
1222.73 '  and an arc l e n g t h  of 245.33 '  t o  t h e  p o i n c  and  p l a c e  o f  beg inn ing .  
The last 3 courses b e i n g  a l o n g  t h e  e a s t e r l y  s t r e e t  l i n e  o f  Browns Road. 

The ebove d e s c r i b e d  p a r c e l  c o n t a i n s  46.764 acrca .  



TOWN OF MANSFIELD 
OFFICE OF PLANh'ING AND DEVELOPMENT 

GmGORY J. PADICK, DIRECTOR OF PLANNING 

Memo to: Mansfield Planning and Zoning Commission 
From: Gregory Padiclc, Director of Planning 
Date: 4/15/10 
Re: 4/14/10 Draft Revisions to the Zoning Map and Zoning and Subdivision Regulations 

Please fmd attached 4/14/10 draft revisions to the Zoning Map and Zoning and Subdivision Regulations. 
The draft revisions would: 

1. Rezone the existing Industrial Parlc zone into tluee (3) separate zone classifications (Pleasant 
Valley Residence Agriculture zone, a new Pleasant Valley Colnmercial Agriculture zone and 
RAR-90 Zone) and incorporate associated regulation revisions; 

2. Revise existing regulations to enhance the protection of aquifers and areas adjacent to public water 
supply wells; and 

3. Revise existing regulations to specify that invasive plant species as listed by the State Department 
of Environmental Protection are not to be used. 

The draft revisions were reviewed and refmed at the 4/13/10 PZC Regulatory Review Committee and are 
considered ready for PZC consideration and the scheduling of a public hearing. June 7'" has been 
tentatively identified as an appropriate public hearing date. If the Commission considers the draft 
revisions ready for public hearing the following motion should be considered: 

MOVE seconds, that a public hearing be scheduled for June 7,2010 to hear 
comments on the attached 4/14/10 draft revisions to the Zoning Map and Zoning and Subdivision 
Regulations. The draft regulations shall be specifically referred to the Town Attorney, WINCOG 
Regional Planning Commission, adjacent municipalities, Town Council, Zoning Board of Appeals, 
Conservation Commission, Open Space Preservation Committee, Agriculture Committee and 
Design Review Panel. 
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April 14,2010 Draft 

Proposed Revisions to Mansfield's Zoning Map and Zoning Rermlations 

(New provisions are underlined or otherwise indicated) 
(Deletions are bracketed or otherwise indicated) 
(Explanatory Notes are provided to assist with an understanding of the proposed revisions. These notes are not 
part of the proposed zoning revisions.) 

A. Proposed Zoning Map revisions (depicted on attached map): 

1. Rezone land south of Pleasant Valley Road and east of the Flood Hazard Zone containing Conantville 
Brook from Industrial Park (IP) to a Pleasant Valley Residence/Agriculture (PVRA) zone classification; 

2. Rezone land south of Pleasant Valley Road between Mansfield Avenue and the Flood Hazard Zone 
containing Conantville Brook from Industrial Park (IP) to a new Pleasant Valley 
Commercial/Agriculture (PVCA) zone classification; 

3. Rezone all areas west of Mansfield Avenue that are zoned Industrial Park (IP) to a Rural Agricultural 
Residence-90 (RAR-90) zone classification. 

Esvlanatolv Note: Tlzese zone changes are designed topreserve sig1113cant areas ofprinze agric~llt~rral 
land, to protect inzportant izat~rral alzd scenic resources, to address potential healtlz, safety a72d 
izeiglzborlzood conzpatibility isszles and to address goals, objectives and I-econ~nzeizdations contai71ed in 
Mansfield's Plan of Coizse~vatio~z and Developnzel~t. 

B. Proposed Zoning Regulations revisions: 

1. Revise Article 11. Section A as follows: 
a. Delete IP (Industrial Park zone) from the current listing of zones: 

b. Add PVCA (Pleasant Valley Commercial/Agriculture zone) to the current listing of zones: 

Ex~lalzatont Note: Tlzese revisions are associated witlz attd tied to theproposed Zoizirzg Map 1.evisions 
listed iiz Iteilz A above, and tlze fact that tlzere is no existing Professiolzal Ofice 2 zolzes. 

2. Revise Article 11, Section B as follows: 
a. Delete IP Industrial Park from the current listing of "Design Development" Districts; 
b. Add PVCA Pleasant Valley-Commercial/Agriculture zone to the current listing of "Design 

Development" Districts. 

Emlatzntorv Note: Tlzese revisiolzs are associated ~ i t l z  and tied to the proposed Zo7zing Map revisiolzs 
listed in A above arzd tlze fact tlzat tlzere is no existing Professional Office 2 zones. 

3. Revise Article VII. subsections A.2. and A.4 as follows: 

a. Replace "Industrial Park" with "Pleasant Valley Commercial Agriculture" Zone in line 3 of 
subsection A.2.c 

b. Replace "Industrial Park" with "Pleasant Valley Commercial Agriculture" Zone in lines 1 and 6 of 
subsection A.4 

Emlanatorv Note: Tlzese revisiolzs are associated and tied to tlzeproposed Zolzi~zg Map revisions listed 
in A above. 
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4. Revise Article VII, Section K.1. to replace "and" with "andlor" in line 3. 

Espla~zator~~ Note: Tl~is revisioli reflects the fact that tlie new area tltat is proposed to be rezotiedfionz 
I~id~rstrial Park to Pleasat~t Valley Resiclertce /lgric~iltt1re historically did Iiot a~rtl~orii-e residelitin1 uses. 

5. Delete Article VII, subsection U, "Uses Permitted in the Industrial Park Zone" in its entirety, add a new 
Article VII, Subsection U "Uses Permitted in the Pleasant Valley Commercial/Agriculture Zone" (land 
south of Pleasant Valley Road between Mansfield Avenue and the Flood Hazard Zone containing 
Conantville Brook) and, as necessary, revise zoning cross-references to subsections of Article VII. 

The new Article VII, Subsection U shall read as follows: 

U. Uses Permitted in the PVCA (Pleasant Valley Commercial/Agriculture Zone (Land south of 
Pleasant Valley Road and east of Mansfield Avenue) 

1. Intent 
The PVCA zone has been established with suecial urovisions for a distinct area of Mansfield 
located south of Pleasant Valley Road between ~ k s f i e l d  Avenue and the Flood Hazard Zone 
containing Conantville Brook. This area has been zoned for decades for intensive industrial and 
cominercial use, but it has remained primarily agricultural. This area is no longer considered 
appropriate for intensive industrial and commercial use due to access limitations, special 
agricultural, floodplain, wetland, and aquifer characteristics that warrant protection and 
preservation, site visibility and scenic character, neighboring agricultural and residential uses and 
other Plan of Conservation and Development goals, objectives and recommendations. Due 
primarily to the fact that this area is one of a very limited number in Mansfield that have access 
to public sewer and water systems, some lower intensity industrial and commercial uses are 
considered appropriate for portions of this district, hut only if designed, constructed, and utilized 
in a manner compatible with Plan of Conservation and Development recommendations and 
neighboring land uses. Accordingly, the PVCA zone is subject to special provisions designed to 
preserve significant areas of prime agricultural land, to protect important natural and scenic 
resources, and to address other important regulatory objectives. 

2. General 
The uses listed below in Sections IC3 and IC4 and associated site improvements are permitted in 
the PVCA zone, provided: 
a. Any special requirements associated with a particular use are met; 
b. Except as noted below, all uses permitted in the PVCA zone shall be served by adequate 

public sewer and water supply systems. On a case-by-case basis the Planning and Zoning 
Commission shall have the right to authorize the use of onsite sanitary waste disposal andlor 
water supply systems for permitted uses provided it is documented to the Coinmission's 
satisfaction that there is a low risk of aquifer contamination or other health, safety or 
environmental problems. 

c. Applicable provisions of Article X, Section A (Design Development Districts) and Article 
VI, Sections A and B (Performance Standards) are met: and 

d. With the exception of those uses included in K.4 below, special permit approval is obtained 
in accordance with the provisions of Article V, Section B for any of the activities delineated 
in Article VII, Section A.2. 

Article VII, Sections A.3., A.4 and A.5 also include or reference provisions authorizing the 
Zoning Agent to approve certain changes in the use of existing structures or lots and authorizing 



the PZC Chairman and Zoning Agent to approve minor modifications of existing or approved 
site improvements. All changes in use in the PVCD zone require Planning and Zoning 
Cornmission approval in accordance with the provisions of Article VII, Section A.4. 

3. Categories of Pennitted Uses in the Pleasant Vallev Commercial/Amiculture Zone Requiring 
Special Permit Approval as per the Provisions of Article V. Section B. and Applicable Provisions 
of Article X. Section A. 

a. Research and development laboratories and related facilities and the production, processing, 
assembly and distribution of prototype or specialized products which require a high degree of 
scientific input and on site technical supervision. Specialized products that may be 
authorized include but shall not be limited to the following: precision mechanical and 
electronic equipment; business machines; computer components; optical products; medical, 
dental and scientific supplies and apparatus; and precision instruments; 

All genetic or bio-engineering research or development activities and the creation of 
biogenetic products are limited to those permitted in bio-safety level 1 and 2 (BL-1 and BL- 
2) laboratories as per the current "Guidelines" of the National Institutes of Health regarding 
research involving recombinant DNA molecules. The keeping and utilization of small 
animals for scientific purposes is authorized, provided the animals are kept in an enclosed 
portion of a building located on the subject lot or in areas specifically approved by the 
Planning and Zoning Commission; 

b. Commercial printing and reproduction services and the industrial production, processing, 
assembly and/or distribution of products not specified in Section 3a above, provided the 
nature, size and intensity of the proposed use complies with environmental, traffic safety, 
neighborhood impact and all other special permit approval criteria; 

c. Business and Professional Offices; 

d. Repair services for electronic and mechanical equipment, office equipment, home appliances, 
bicycles and recreational equipment and similar uses; 

e. Commercial recreation facilities, such as tennis clubs and physical fitness centers; 

f. Radio, television and other communication facilities but excluding communication towers or 
other structures that exceed the maximum height provisions for the PVCA zone; 

g. Veterinary hospitals and commercial kennels boarding or breeding two or more animals 
provided potential noise impacts are addressed in association with the required Special 
Permit application; 

h. Repair services for agricultural and commercial vehicles, machinery and equipment and 
automobile and truck repair services but auto salvage operations are not permitted; 

i. State licensed group daycare homes or state licensed childcare centers as defined by State 
Statutes; 

j. Permanent retail sales outlets for agricultural and horticultural products, provided all the 
standards and requirements of Article VII, Section G. 13 are met; 

k. Other commercial agricultural operations (any agricultural or horticultural use that is not 
authorized by other provisions of these Regulations). 

1. Accessory retail sales and accessory storage and warehousing for any permitted use 
authorized within Section 3. 



4. Uses Which Mav be Authorized in the Pleasant Valley CommercialIAmiculture Zone bv the 
Zonine Agent: 
a. Agricultural and horticultural uses such as the keeping of fann animals, field crops, orchards, 

greenhouses, accessory buildings, etc., provided the provisions of Article VII, Sections G.13 
through G.15 are met; 

b. Dwelling units for property owners, managers, caretakers, or security personnel associated 
with a permitted agricultural use provided all residential shuctures are located on the same 
lot as the agricultural use. 

c. Accessory cafeterias or retail shops conducted primarily for the convenience of employees, 
provided the use in located within a building and there are no advertising or exterior displays. 

E s p l a n a t o ~ ~  Note: Tlzese revisio~zs are associated and tied to the proposed zorzi~zg inap revisio~u listed 
in item A above. This sectio7zproposes i le~~per~nit ted zlseprovisio~zs co~zsiste~zt with the intent 
provisio~zs for tlze PVCA ZOIZC 

6. Revise Article VIII, Section A, Schedule of Dimensional Requirements, as follows: 

a. Delete from the Schedule the existing row for the IP. 
b. Add in the Zone Column "PVCA" to the row containing PVRA (all existing provisions in this row 

also hall apply to the PVCA Zone). The revised rows shall read as follows: 

c. Revise existing foot note 13 on the Schedule of Dimensional Requirements to read as follows: 
13. Lot frontage requirements for business and [ U l r e s i d e n t i a l  uses within specified 

-1 zones may be waived by the Planning and Zoning Commission for private roads, 
provided special permit approval is obtained (see Article VIII, Section B.3.d) 

ZONE 

PVRA 
PVCA 
see 

note 1 

E,wlanato7v Note: Tlzese revisions are associated and tied to tlzeproposedzo~~i~lg nlap revisio~ls listed 
i~z item A above. Tlzeproposed 25 acre ~ni~zi~ntlllz lot size proposal is designed to help e~zszrre that Plan 
of Conse~vatio~z and Developnze~zt recommerzdatio~~s, particzl1al;ly those tied to agricllltural la71d 
preservation, are not u~zder~lzined by snzaller; uilcoordiizated developnzei~ts. Existing regzilatio~zs would 
allo>v largerprojects to be built in smaller phases. 

MIN. FRONT SETBACK 

' LINE (IN FEET) 

See Notes 

7. Revise Article VIII, subsection B .34  B.3.b, B.3.q and the first paragraph of B.3.d to read as follows: 

MINIMUM LOT 

AREAlnCRES 

See Notes 

(3) (4) (16) 

25 ACRES 

3. [Business and Industrial Exceptions/]Special Dimensional Requirements 

MIN. SIDE SETBACK 

LINE (IN FEET) 

See Notes 

MINIMUM LOT 

FRONTAGEIFT 

See Notes 

a. Setback from Residential Zones - In the [P and] RDILI zone[s], a minimum setback of 150 
feet is required between all new industrial or research buildings and residential zone 
boundary lines. This setback may be reduced by the Commission due to physical 
characteristics, the nature of proposed landscape and buffer plans or the character of existing 
land uses. 
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See footnote 17 
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See footnote 17 
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b. Lot Coverage - Except as noted below, the total ground area coverage ofbuildings and 
parking areas in the [IF and] RDILI Zone[s] shall not exceed 50 percent of the total lot area. 
Provided all other requirements of these Regulations are met, this coverage limit can be 
increased to 75 percent for projects directly associated with a program that permanently 
preserves large tracts of open space or agricultural land. 

c. Gate Houses/Security Structures - In the [IP and] RDILI Zone[s], the Commission may 
reduce or waive front or side line setbaclts for gatehouses and security structures other than 
residences. 

d. Lots on Private Roads - Provided the standards noted below are met and provided special 
permit approval is obtained in accordance with Article V, Section B, the Commission may 
allow lots to be created off of private roads [for business and industrial uses] in the following 
zones: B; PB-I, PB-2, PB-3, PB-4, PB-5, NB-1, NB-2, PO-1, I, [IF] PVCA. PVRA and 
RDILI. This regulation allows, under specific standards, lots to be created without frontage 
on a Town or State road. 

(Note: Subsections 3.d.l through 6 shall remain in effect.) 

Exnlaltatorv Note: Tlzese revisions are associated a~zd tied toproposedzo~zi~zg nzap revisiolts listed in 
item A abol~e. 

8. Revise Article VIII, subsection C.2 to read as follows: 

2. Business 

In all Business, [Industrial] and Institutional (PB-1 through 5, NB-I and 2, B, PO-1 [IFJ], RDILI 
and I) zones, each new building shall have a minimum of 500 square feet of floor area on the 
ground level. 

E,mla~zatow Note: Tlzese revisions are associated and tied to proposed zoizi~zg Tizap revisions listed i~z 
itenz cl above. 

9. Revise Article X. Section A.l as follows: 
a. Delete IP-Industrial Park from the listing of Design Development Districts. 

b. Add PVCA-Pleasant Valley CommercialIAgriculture Zone to the listing of Design Development 
Districts. 

Eavlanatorv Note: Tlzese revisions are associated and tied to proposed zolzing nzap revisio~ts listed i~z 
item A above. 

10. Revise Article X.. Section A.2.c to delete in line 10 "Industrial park or" and to chan~e  "an" to "a". 
Emlalzato~v Note: Tlzese ievisions are associated and tied to proposed zolzilzg nzap re~~isio~zs listed i~z 
item A above. 

11. Revise Article X. Section A.4.e to delete in line 11 "IP and" and to change "zones" to "zone". 
Eavlannto~v Note: Tltese revisio~u are associated and tied to proposed zo~zing ?nap revisio~ts listed in 

12. Revise Article X. Section A.4.h to delete in line 3 "IP or" 
Eavlalzato~v Note: Tltese revisio~~s are associated alzd tied to proposed zoning tnap revisio~w listed in 
item A above. 

13. Revise existing Article X. Section A.8 to delete "Industrial Park IIP) and" in the title lime of this 
subsection and to delete references to "IP or" in line 1 of subsection 8a and 8c. 



Ecplalzato~y Note: Tlzese revisioiis are associated arid tied toproposedzoiziizg /nap revisiolw listed ill 
iteiii A above. 

14. Revise Article X. Section A.9 (Svecial Provisions for the Pleasant Valley Residence Amiculture 
[PVRA) Zone) to read as follows: 
a. Delete existing subsection 9.b and replace it with a new Subsection 9.b. to read as follows: 

b. Agricultural Land Preservation Requirements 
Pursuant to the Plan of Conservation and Development recoinmendations, the Commission shall 
have t l~e authority to require up to fifty (50) percent of the prime agricultural acreage on a 
subject property to be pennanently preserved for agricultural use. This agricultural dedication 
provision may be addressed prior to any development, in association with an initial development 
phase or incrementally, over a series of phases or developments. However, in applying this 
provision, cumulatively no more than fifty (50) percent of the prime agriculture acreage of a 
property in existence at the time this regulation is adopted shall be required to be permanently 
preserved for agricultural use. 

As utilized in this provision, prime agricultural acreage sball be those areas that have been 
cultivated or otherwise used for agricultural purposes andlor those areas with soils that are 
classified as "prime agricultural" by the Natural Resources Conservation Service. The location of 
the agricultural acreage to be preserved shall be determined by the Commission and may be on 
other land under the control of the applicant. All property owners and prospective developers are 
encouraged to work with the Commission to identi% an appropriate location(s) for preserved 
agricultural land that will retain agricultural value, complement existing and proposed land uses 
and enhance adjacent and nearby agricultural land. Based on information reviewed prior to the 
adoption of this regulation, the following area should be considered for agricultural land 
preservation: 

Land immediately south of Pleasant Valley Road between Mansfield City Road and the Flood 
Hazard Zone containing Conantville Brook. 

To ensure the permanent preservation of designated agricultural land, conservation easements, 
approved by the Commission, shall be filed on the Land Records. In addition, the Commission 
shall have the authority to recommend and facilitate the transferral of agricultural land to be 
transferred in title to the Town of Mansfield or an acceptable organization dedicated to 
agricultural preservation. Agricultural easement areas shall be monumented with iron pins and 
Town Conservations easement markers shall be placed every 50 to 100 feet around the perimeter 
boundary of the easement area. The Town Markers shall be placed on trees, fences, four (4) inch 
cedar posts or other structures acceptable to the Commission. 

b. In Subsection 9.c. delete "open spacelrecreational facilities" in lines 2 and 3. 

c. Add a new subsection 9.f. to read as follows: 

f. Open Space/Recreation Facilities 
The Commission shall have the authority to require appropriate open space and recreation 
facilities for all residential developments. The size and location of any required open space and 
the degree of any required improvement sball take into account the size and location of the 
agricultural land to be preserved pursuant to subsection 9.b. (above) and the size and nature of 
the residential development. In situations where the agricultural land preservation requirements 



of Section 9.b (above) have been addressed suitably, any additional acreage that may be required 
to meet this provision shall be limited to acreage needed to provide specific recreational 
improvements. As a general guide, for developments with fifty (50) or more dwelling units, the 
Commission may require multi-use ball fields, tennis courts, and/or playgrounds. For smaller 
projects, trails, garden areas, and multi-use lawn areas may be considered adequate to meet this 
requirement. Detailed plans and specifications for proposed or required open space and 
recreational improvements shall be shown on project plans. Whenever possible and appropriate, 
active recreational facilities shall be screened from residences, driveways, streets, and parking 
areas. 

d. Add a new subsection 9.g. to read as follows: 

g. PVRA Design Criteria 
To promote the retention and enhancement of the agricultural and scenic character of the 
Pleasant Valley Residence Agriculture Zone, all new developments shall be designed to preserve 
and, as appropriate, enhance existing views and vistas from adjacent and nearby roadways and 
neighboring properties. Developments consisting of more than one structure shall exhibit a high 
degree of coordination in site planning, architectural design, site design and site detailing. All 
physical coinponents shall be designed to complement an overall plan. In addition to addressing 
all applicable provisions of the Architectural and Design Standards contained in Article X, 
Section R of these regulations, all development shall address the following design criteria: 

1. In the event the area zoned Pleasant Valley Residence Agriculture situated south of Pleasant 
Valley Road is developed in more than one phase or by more than one developer, all design 
components (including site layout, building layout and building design, and landscaping, 
lighting and other site improvements) shall be compatible and designed to complement an 
overall plan. To help ensure compliance with this requirement, the Commission shall have 
the authority to require the submission of a conceptual master plan (depicting future 
buildings, roadways/driveways, walkways, service areas, public sewer and water lines, stonn 
water facilities, agricultural preservation areas and other site development components) and 
associated design guidelines for the entire area. When required, this information shall be 
submitted in association with the initial special permit application. The Commission shall 
have the right to approve conditions regulating the development of future phases and 
ensuring that this provision has been addressed. 

2. All new buildings and structures and all associated parking, loading and waste disposal or 
storage areas shall be located a minimum of five hundred (500) feet from Pleasant Valley 
Road and appropriately screened. The Commission shall have the right to reduce this 
locational requirement based on individual site characteristics, the specific proposed use and 
the specific development design. This locational requirement is designed to help preserve 
existing agricultural land immediately south of Pleasant Valley Road (see Section 9.b) and to 
minimize incompatible visual impacts, particularly from Pleasant Valley Road, Mansfield 
City Road north of Pleasant Valley Road and from Steams Road. 

3. New buildings shall be designed to minimize mass by utilizing smaller visual components 
through the use of projections, recesses, varied faqade treatments, varied roof lines and 
pitches, and where appropriate, variations in building materials and colors; 

4. Site specific landscape and lighting plans shall be designed by qualified professionals and 
implemented to reduce visual impact, minimize light spill (undesirable light that falls outside 



the area of intended illumination) and promote compatibility with neighboring agricultural 
and residential uses. 

E.wla~zatorv Note: TIzese revisio~u are associated and tied to the proposed zo~zirzg map revisioizs listed 
in Above. Tlze revisio~zs i~z this section are rlesigrzed to c l a r ~ 3  a~zd zrpdate agriczrlturalprese~vatio~i 
provisioits and i~zcorporate appropriate opeii space/recreatioizal a~trl desig~z criteria req~lirenie~zts for 
the PVM zoize. 

15. Add a new Article X, Section A.10 to read as follows: 

10. Special Provisions for the Pleasant Valley CommerciaVAgriculture (PVCA) zone 

a. Water and Sewer Facilities 

Except as noted below, all proposed developments in the PVCA zone must be served by public 
water and sewer facilities or must be readily connected to such services. "Readily connected" is 
defined as that point in time when contracts have been let for construction of public sewer and 
water facilities requested for connection. A Certificate of Compliance shall not be issued until 
the site is connected to public water and sewer facilities. Article VII Section K.2.b. authorizes 
the commission to waive this requirement. 

b. Building Height Requirements 

No building shall exceed three stories or a height of 40 feet. 

c. Distance Between Structures 

Except as noted below, the distance between any two structures shall be no less than fifty (50) 
feet. The Commission may vary this spacing requirement when it determines that such variations 
will enhance the design of the project without significantly affecting either emergency or solar 
access. 

d. Courtyards 
Except as noted below, courts enclosed on all sides shall not be permitted and no open court shall 
have a length or width less than fifty (50) feet. The Colnmission may vary these requirements 
when it determines that such variations will enhance the design of the project without 
significantly affecting either emergency or solar access. 

Required parking spaces shall not be allowed on any street or internal roadway and shall be set 
back a minimum of 10 feet from principal buildings. All spaces shall comply with the parking 
provisions of Article X, Section D and other dimensional requirements of these Regulations. 

f. Agricultural Land Preservation Requirements 

Pursuant to the Plan of Conservation and Development recommendations, the Commission shall 
have the authority to require up to fifty (50) percent of the prime agricultural acreage on a 
subject property to be permanently preserved for agricultural use. This agricultural dedication 
provision may be addressed prior to any development, in association with an initial development 
phase or incrementally, over a series of phases or developments. However, in applying this 
provision, cumulatively no more than fifty (50) percent of the prime agriculture acreage of a 
property in existence at the time this regulation is adopted shall be required to be permanently 
preserved for agricultural use. 



As utilized in this provision, prime agricultural acreage shall be those areas that have been 
cultivated or otherwise used for agricultural purposes and/or those areas with soils that are 
classified as "prime agricultural" by the Natural Resources Conservation Service. The location of 
the agricultural acreage to be preserved shall be determined by the Commission and may be on 
other land under the control of the applicant. All property owners and prospective developers are 
encouraged to work with the Commission to identify an appropriate location(s) for preserved 
agricultural land that will retain agricultural value, complement existing and proposed land uses 
and enhance adjacent and nearby agricultural land. Based on information reviewed prior to the 
adoption of this regulation, the following area should be considered for agricultural land 
preservation: 

Land immediately south of Pleasant Valley Road. 

To ensure the permanent preservation of designated agricultural land, conservation easements, 
approved by the Commission, shall be filed on the Land Records. In addition, the Commission 
shall have the authority to recommend and facilitate the transfer of agricultural land in title to the 
Town of Mansfield or an acceptable organization dedicated to agricultural preservation. 
Agricultural easement areas shall be monumented with iron pins and Town Conservations 
easement markers shall be placed every 50 to 100 feet around the perimeter boundary of the 
easement area. The Town Markers shall be placed on trees, fences, four (4) inch cedar posts or 
other structures acceptable to the Commission. 

g. PVCA Design Criteria 

To promote the retention and enhancement of the amicultural and scenic character of the - 
Pleasant Valley Commercial Agriculture Zone, all new developments shall be designed to 
preserve and, as appropriate, enhance existing views and vistas from adjacent and nearby 
roadways and neighboring properties. ~ e v e l i ~ m e n t s  consisting of more than one structure shall 
exhibit a high degree of coordination in site planning, architectural design, site design and site 
detailing. All physical components shall be designed to complement an overall plan. In addition 
to addressing all applicable provisions of the Architectural and Design Standards contained in 
Article X, Section R of these regulations, all development shall address the following design 
criteria: 

1. In the event the area zoned Pleasant Valley Residence Agriculture situated south of Pleasant 
Valley Road is developed in more than one phase or by more than one developer, all design 
components (including site layout, building layout and building design, and landscaping, 
lighting and other site improvements) shall be compatible and designed to complement an 
overall plan. To help ensure compliance with this requirement, the Commission shall have 
the authority to require the submission of a conceptual master plan (depicting future 
buildings, roadways/driveways, walkways, service areas, public sewer and water lines, storm 
water facilities, agricultural preservation areas and other site development components) and 
associated design guidelines for the entire area. When required, this information shall be 
submitted in association with the initial special permit application. The Colnmission shall 
have the right to approve conditions regulating the development of future phases and 
ensuring that this provision has been addressed. 

2. All new buildings and structures and all associated parking, loading and waste disposal or 
storage areas shall be located a minimum of five hundred (500) feet from Pleasant Vallev . , 

~ o a d a n d  appropriately screened. The Commission shall have the right to reduce this 
locational requirement based on individual site characteristics, the specific proposed use and 



the specific development design. This locational requirement is designed to help preserve 
existing agricultural land immediately south of Pleasant Valley Road (see Section 10.f) and 
to minimize incompatible visual impacts, particularly from Pleasant Valley Road, Mansfield 
City Road north of Pleasant Valley Road and from Steams Road. 

3. New buildings shall be designed to minimize mass by utilizing smaller visual components 
through the use of projections, recesses, varied faqade treatments, varied roof lines and 
pitches, and where appropriate, variations in building materials and colors; 

4. Site specific landscape and lighting plans shall be designed by qualified professionals and 
implemented to reduce visual impact, minimize light spill (undesirable light that falls outside 
the area of intended illumination) and promote compatibility with neighboring agricultural 
and residential uses. 

E x p l a l ~ n t o ~ ~ ~  Note: These revisiol~s are associated and tied to tlzeproposedsoi~ii~g map revisio~is 
listed ill A above. Tl~is  sectioliproposes iiewpro~risions consistel~t with tlze ilitelzt for the PVCA rolie 
as described iiz iteiu 5 (proposed Article WI Subsection U). 
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Proposed Revisions to the Zoning and Subdivisions Regulations; 

Aquifer and Public Water Supplv Well Protection 

(New provisions are underlined or otherwise indicated) 
(Deletions are bracketed or otherwise indicated) 
(Explanatory Notes are provided to assist with an understanding of the proposed revisions. These notes are not 
part of the proposed zoning revision) 

A. Proposed Zoning Reeulation Revisions: 
1. Revise Article V. Section A.3. as follows: 

a. Revise subsection d.10 to read as follows: 
Watercourses, swamps and other water related features, specifically including, regulated inland 
wetlands, flood hazard areas, state designated channel encroaclunent lines and identified aquifers on 
the site or [adjacent to] within 500 feet of the site. For more information on flood hazard areas see 
Article X, Section E and Article IV (definition of flood hazard area). For more information on 
aquifer areas see Article VI, Section B.4.m. 

b. Revise subsection d.12 to read as follows: 
Waste disposal and water supply facilities, including the locations and findings of all test pits, 
borings and percolation tests, and the location of public drinking water wells within 500 feet of the 
site. 

c. Revise subsection g to read as follows: 
Other information: Dependent on the nature of the proposal, the Commission shall have the right 
to require additional detailed information if it finds the information is necessary to review the 
application and determine compliance with applicable regulations and performance standards. Such 
information may include hut shall not be limited to: traffic i m a c t  analvsis, including s~ecific . . - A 

information on how construction traffic will be regulated, routed and monitored; aauifer, watershed 
and flooding data; drainage calculations and documentation of necessary drainage rights or - - 
easements; environmental and neighborhood impact analysis; erosion i d  sedimentation control 
plans, future plans for adjacent land under the control of the subject applicant or owner; information 
on homeowner or property-owner associations; maintenance provisions; estimates of site 
improvements costs, and bonding agreements. 

2. Revise Article V. Section A.5.d. to read as follows: 
The proposal has made safe and suitable provisions for water supply, waste disposal, flood control, fire 
and police protection, the protection of the natural environment, including air quality and surface and 
groundwater quality and the protection of existine aquifers and existine and potential public water 
supplies, cemeteries, historic structures and other features of historic value; 

3. Revise Article V. Section B.3.g. to read as follows: 
Other information: Dependent on the nature of the proposal, the Commission shall have the right to 
require additional detailed information if it finds the information is necessary to review the application 
and determine compliance with applicable regulations and performance standards. Such information, 
which through other provisions of these regulations may be required for particular uses, may include but 
shall not be limited to: architectural plans of all proposed buildings, structures and signs, including 
exterior elevations, floor plans, perspective drawings and information on the nature and color of building 
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Aquifer and Public Water Suaplv Well Protection 
materials; traffic studies; a, watershed and flooding data; drainage calculations and documentation .- - - 
of necessary drainage rights or easements; environmental and neighborhood impact analysis; erosion 
and sedimentation control plans; future plans for adjacent land under the control of the subject applicant 
or owner; information on homeowner or property owner associations; maintenance provisions; estimates 
of site improvement costs and bonding agreements. 

4. Revise Article V. Section B.4.m. to read as follows: 
Aquifer Areas - To prevent or minimize detrimental effects on the groundwater quality within aquifer 
areas, which are existing or potential sources of [large] simificant quantities of potable water, land use 
activities on within 500 fee t f  identified aquifer areas must be carefully reviewed and appropriately 
regulated. Accordingly, the following requirements shall apply to all land use activities on within 
[primary or secondary recharge areas] 500 feet of aquifer areas as identified in Mansfield's Plan of 
Conservation and Development, Mansfield's Water Supplv Plan, an October, 1979 map entitled 
GROUNDWATER RECHARGE AREAS, prepared by the Connecticut Area-wide Waste Treatment 
Management Planning Board, sheets 40,41,55 and 56, (on file in the Mansfield Planning Office and the 
Town Clerk's Office), [as may be modified by new] and any additional information obtained ffom the 
State Department of Environmental Protection, [the Tolland County Soil and Water Conservation 
District,] federal agencies or on-site investigation [meeting the standards of the U.S. Geological Survey]. 

1. No commercial or industrial land use and no residential land use involving three or more dwelling 
units, which utilizes an on-site waste disposal system, shall be permitted unless it can be 
demonstrated to the satisfaction of the Planning and Zoning Commission that the waste disposal 
system discharges will not contaminate aquifer recharge areas. As deemed [necessary] appropriate, 
the proposed land use shall be referred to the Mansfield Health Officer, the Mansfield Conservation 
Commission and the State Departments of Health and Environmental Protection for review 
comments. A written report &om the owner-developer's sanitary engineer andlor geologist or other 
qualified professional, detailing the system design, the physical characteristics of the area, existing 
land uses in the area, and potential short-term and cumulative impacts on identified aquifer areas, 
shall be submitted to the Commission. 

2. No underground fuel or chemical storage tanks shall be permitted, except after review and approval 
of the Mansfield Building Inspector and Fire Marshal. Where Planning and Zoning Commission 
approval is required for the subject use, all underground storage tanks must also be approved by the 
Commission. All such tanks and pipe connections shall be designed and constructed to prevent 
accidental contamination of groundwater. All storage tank facilities shall be designed and installed in 
conformance with [the] all applicable provisions of [Section 29-62 ofJ the State Statutes 
remlations, and the standards of Underwriters Laboratories, Inc. and the National Fire Prevention 
Association. [The recommended standards contained in the November 1979 report of the Area 
Waste Treatment Management Planning Board entitled: A GUIDE TO GROUNDWATER AND 
AQUIFER PROTECTION (copy on file in the Mansfield Planning Office) shall also be considered.] 

3. All agricultural operations must employ best management practices, as recommended by t h e m  
Department of Environmental Protection and the USDA Natural Resources Conservation Service 
[Tolland County Soil and Water Conservation District], for the application of manure, fertilizer or 
pesticides and the management of animal wastes. 

4. No road salt storage and loading facilities shall be permitted except after review and approval of the 
State Department of Environmental Protection. Where authorized, adequate measures must be taken 
to prevent groundwater contamination and to detect potential contamination problems. 
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5. All commercial, industrial or multi-family developments and other land uses with cumulatively more 
than 112 acre of impervious surface shall incorporate best management practices for storm water 
[management] controls in accordance with State Deparhnent of Environmental Protection Best 
Management Guidelines, [such as oillwater separators and infiltration structures] and shall prohibit 
or restrict the use of salts and chemicals for ice removal in order to minimize the risks of ground 
water contamination. A storm water management plan detailing proposed provisions shall be 
submitted for Commission approval. 

6. All land uses involving the maintenance of lawns. fields and landsca~ed areas shall incoruorate-rate - 
landscape management plans regarding the use of fertilizers, pesticides, and other organic or 
chemical applications to minimize the risks of groundwater contamination. A landscape management - 
plan detail& proposed provisions shall be submitted for Commission approval. 

B. Proposed Subdivision Regulation Revisions: 

1. Revise Section 5.2 to add a new subsection h. to read as follows (existing subsection h - m to be re- 
lettered i - n): 
a. Aquifer areas and public drinking water wells on or within 500 feet of a site. 

2. Revise Section 6.5 as follows: 
a. Add a new subsection h to read as follows (existing subsection h - s to be re-lettered i - t): 

h. Aquifer areas and public drinking water wells on or within 500 feet of a site. 

b. Revise existing subsection i.5 (to be re-lettered 6.5.i.51 to read as follows: 
5. Soil delineations and symbols as per the current U.S.D.A. Natural Resources Conservation 

Service Soil Survey for Tolland County. Prime farmland soils and stratified drift aouifer areas 
shall be [delineated] specificallv identified and clearly labeled. 

3. Revise Section 7.1 Subsections b and c to read as follows: 
b. The protection of existing and potential public water supply wells and ground water and surface 

water quality through appropriate design and installation of sanitary systems, drainage facilities, and 
other site improvements; 

c. The protection and enhancement of natural and manmade features, including aquifer areas. 
agricultural lands, hilltops or ridges, expanses of valley floors and features along existing roadways 
and scenic views and vistas on and adjacent to the subdivision site; 

4. Revise Section 7.2 a and b to read as follows: 
a. Property boundaries, site topography soil types, natural and manmade features and scenic views and 

vistas should be delineated: (see provisions of 6.5.b through [ill); 
b. Significant natural and manmade features, including aquifer areas, agricultural lands, hilltops or 

ridges, expanses of valley floors and features along existing roadways and scenic views and vistas 
and adjacent to the subdivision site, and scenic views and vistas and appropriate buffer areas should 
be incorporated into proposed open space areas. 
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5. Revise Section 7.4.a.5 to read as follows: 
5. The site's location with respect to the Willimantic Reservoir Watershed, existing public water supply 

wellfields or [stratified drift] aquifer areas that may serve as future public water supply wellfields; 

6. Revise Section 7.6.a. to read as follows: 
a. The Commission determines that a reduction or waiver will help protect significant natural and 

manmade features, including aquifer areas, agricultural lands, hilltops or ridges, expanses of valley 
floors and features along existing roadways andlor scenic views and vistas; 

7. Revise 13.1.4.b. to read as follows: 
b. Protecting and conserving natural and manmade features, including aquifer areas, agricultural lands, 

hilltops or ridges, expanses of valley.floors and features along existing roadways, and/or scenic 
views and vistas; 

Explanatory note: The proposed revisions are designed to clarify and strengthen existing policies regarding 
aquifer and public water supply well protection. 
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Proposed Revisions to Mansfield's Zoning & Subdivision Regulations 
Re: Invasive Plant Species 

(New provisions are underlined or otherwise indicated) 
(Deletions are bracketed or otherwise indicated) 
(Explanatory Notes are provided to assist with an understanding of the proposed revisions. These notes are not 
part of the proposed zoning revisions.) 

A. Proposed Zoning Regulation Revisions: 

1. Revise Article V, Section A.3.d.15 to read as follows: 

Existing and proposed fencing, walls, screening, buffer and landscaped areas, including the location, 
size and type of significant existing vegetation and unique or special landscape elements; historic 
features; and the location, size and type of proposed trees and/or shrubs. Plants identified in the current 
State Department of Environmental Protection Aeencv listing of invasive species shall not be used. 
Areas to remain as natural or undisturbed and areas to be protected through the use of conservation 
easements shall be identified on the site plan. 

2. Revise Article VI, Section B.4.q.l to read as follows: 

General -All land use activities and particularly structures, parking areas and outdoor storage areas 
associated with commercial, industrial, or multi-family residence uses, shall include strategically placed 
landscape and buffer areas, which shall be designed to protect and preserve property values; to provide 
privacy from visual intrusion, light, dirt and noise; to prevent the erosion of soil and to provide water 
recharge areas; to promote pedestrian and vehicular safety; and to enhance the environmental quality 
and attractiveness of Mansfield. 

Except where alternative uses, such as parking areas, are provided for in other sections of these 
regulations, all required setback areas shall either be attractively landscaped with lawns trees and shrubs 
or, where appropriate, left in a sightly and well kept natural state. Landscape plans submitted in 
conjunction with a land use application shall identify, by type, size, height and placement, all proposed 
landscaping and all existing landscape features to be retained. Plants identified in the current State 
Department of Environmental Protection Agencv listing of invasive species shall not be used. All 
submitted landscape plans must be adequate to meet the intended aesthetic, buffer and environmental 
purposes. Particular attention should be given to parking and loading areas, outside storage areas and 
shadow patterns with respect to south wall and rooftop solar access. See Article X, Section D.16 for 
supplemental interior parlung lot landscaping requirements and Article X, Section S for architectural and 
design standards. 

3. Revise Article X, Section D.18 b. to read as follows: 
Interior landscape areas shall contain a mix of trees, shrubs, ground covers and other plantings. At a 
minimum, one deciduous shade tree at least two (2) inches in caliper, shall be planted for each ten (10) 
parking spaces. Trees and shrubs placed within five (5) feet of paved areas shall be of a variety capable 
of withstanding salt damage. Plants identified in the current State Department of Environmental 
Protection Agencv listing of invasive species shall not be used. 



4. Revise Article X. Section R.4.b to read as follows: 
Where appropriate, integrate existing mature vegetation into the design [and avoid the use of invasive 
species.] Incorporate a variety of plant species into the design and avoid monocultures. Where 
appropriate, integrate existing mature vegetation into the design and avoid the use of invasive species. 
Incorporate a variety of plant species into the design and avoid monocultures. Plants identified in the 
current State Deaartment of Environmental Protection Aeencv listing of invasive species shall not be 
used. 

B. Proposed Subdivision Regulations Revisions: 

1. Revise Section 8.10 subsections e and g to read as follows: 

e. All new street trees shall be selected by the project landscape architect based on site characteristics, 
street design, or architecture and tree durability. Where appropriate based on site and neighborhood 
characteristics, native tree species should be considered. Plants identified in the current s a t e  
Deaartment of Environmental Protection Agency listing of invasive species shall not be used. 

g. The following list is provided as a guide for selecting durable, quality street trees. However, the 
Commission encourages consideration of additional trees of equivalent quality (see subsection e 
above). [It is recommended that street tree species that may be invasive (based on the current listing 
by the University of Connecticut Center for Conservation and Biodiversity) not be used.] 

Emln~zntorv Note: 

The proposed revisions are designed to clarify and strengthen existing policies regarding invasive plant 
species. The regulations all uniformly refer to the State Department of Environmental protection Agency 
listing of invasive plant species. 



CT invasive Plants Council Connecticut lnvasive Plant List ~ u ~ y z o o s  Ordered by Common Name 

Slal~menf lo accompany list- Januw2004: This is a lisl of species thal have been determined by floristic analysis to be invasive or polenlaily invasive In the stale of Connecticut in 
accordance with PA 03-136. The lnvasive Plank Council will generate a semnd list recommending resbidons on some of these plank. In developing the second lisl and particular 
reslrictions, the Council will recognize h e  need lo balance the debimental elfeck of lnvasive plank with the agricultural and horticultural value of some of these plank, while still 
prolecting h a  stale's minimaliy managed habibk. 

In May 2004, Public Act 04-203 banned a subset of the January 2004 iisl mehing itillegal lo move, sell, purchase, iransplanl, cullvale, ortiisbibule banned plank. 

@column lndicales growth form or habitat: A = Aqualic 8 Weland; G = Grass 8 Grass-like; H = Herbaceous; S = Shrub; T=Tree; V = Woody Vine 

Explanation of symbols after Common Namc: 
IPI indicates Potenlallv lnvasive fall other olank listed are considered lnvasive in Conneclcul) . . 
'oenoles [n i l  me speces aino-gh snonn oy sc'enlficev& .69on lo benias JO nas c. h e n  IhaInaLe nol bean eral~i led 1o:niasie chararlelislw F.mer research ms) 
delermnc nneher or nol no ... o ~ a l  CL trarsare po'enlli y ndn'be. CLlL.an arccomrrerca y ara ab e seeclonsola p'anlspeceslnel hare bean ored o: selected lor 
predcwbe, oesrabe a1u.o.les olnclicd 1.ralva 12 r.ch as form (onsrlcr Keepng lorms) folage (uanegaleo or m l o r i ~  leaes), or noninng almo.lc,(enninced Po,.er cc or 
01 sizel. 

vindicates species Ulat are notcunenly known lo be naiuralized in Conneclcut but would likely become invasive here if lhey are found io penisi In h e  stale withoutcuilvalion 

BAN column indicales ban dale: 2003 =banned under PA 03-136; 2004 = elfeclve October 1.2004: 2005 =effective Ociober I, 2005; NIA = invasive orpolenlally invasive plank not 
banned under PA 04-203; effectheJuly 1,2009, PA 09-52 removed the ban on waterlettuce. 



gonum sachalinense I auth. = F. Schmidt e. 

j I Frangula alnus Mill. I European buckthorn; Rhamnus frangula 

I Perennial pepperweed I H I Lepldium lalifolium L. I Tall pepperwort 1 2004 1 

Spotted knapweed I H I Cenfaurea biebersteinii DC. I Cenlaurea macuiosa 1 2004 
Star-of-Bethlehem (P) I H I Omithogalum umbellalum L. I I NIA 

Pond water-starwort (P) 
Porcelainberry' (P) 
Princess tree (P) 
Purple loosestrife 

A 
V 
T 
A 

Sycamore map e (P) 
Tansy ragwon" (P) 
Talarian honeysuckle (P) 
Tree of heaven 
Variable-leaf waleml: fo I 

Callitnche slagnalis Scop. 
Ampelopsis brevipedunculala 
Paulownia lomenlosa 
Lylhrum salicana L. 

T 
H 
S 
T 
A 

auth. = (Maxim.) Trautv. 
auth. = (Thunb.) Steudel; Empress-tree 

2005 
NIA 
2004 
2005 

~p 

2004 
2004 
2005 
2004 
2003 

Acerpse~doplalan~s L. 
Senecio jacobaea L 
Lonicera ralarica L. 
Allanthus alllsslma (Mi I.) Swngle 
Mynophyllum helomphyrlum M cnx. 

St nn~ng WII e 



TOWN OF MANSFIELD 
OFFICE OF PLANNING AND DEVELOPMENT 

GREGORY J. PADICK, DIRECTOR OF PLANNING 

Memo to: Planning and Zoning Conmission 
From: Gregory Padick, Director of Planning 
Date: April 15,2010 
Re: 8-24 Referral; 2010-1 1 Capital Improvements Budget 

I have reviewed the proposed 2010-1 1 Capital Improvements Budget (attached) with respect to Plan of 
Conservation and Development goals and objectives. The following comments and reco~nnlendation are presented 
for consideration by the PZC: 

The 2010-1 1 Capital Budget includes a number of large projects that will primarily be funded with State and 
Federal grants. A majority of the other listed projects involve equipment, vehicles, maintenance of existing 
town facilities and funds for ongoing planning initiatives. 
The major projects included in the proposed C.I.P. are: 

Storrs Road Improvements ($5 nlillion, 2 grants) 
Storrs Center Parlcing GatagefIntemodel Center ($10.6 million, 2 grants) 
Storrs Center Phase 1 infrastructure ($.7 Million) 
Laurel Lane Bridge ($1.1 nlillion) 
Four Comers Sewermater improvements ($.33 million) 

It is noted that the current proposal does not include any additional open space Funds. The Town Council is 
considering the addition of $1 million which will be subject to referendum approval. The Town's Plan of 
Conservation and Development supports retention of the Town's Open Space Acquisition program. I am in the 
process of determining whether the addition of C.I.P. open space funds need to await referendum approval. I 
will update the PZC at Monday's meeting and, as deemed appropriate, the PZC can consider adding a 
recormnendation in its response to the C.I.P. referral. 

All of the listed projects are considered consistent with the Town's Plan of Conservation and Development. For a 
number of years, the PZC has responded to the 8-24 referral on the Capital Budget by noting that some projects 
may need approval by the PZC andlor the IWA, and that adequate time must be given for review and action. The 
following draft motion is based on previous PZC actions: 

That the PZC approve, subject to the condition below, the proposed 2010-11 Capital Improvement Procrern. 

1. Several items are land use-reeulated and may require PZC and/or IWA approvals before 
impleme~~tation. The PZC respectfullv requests t l~at  the drpartnlents invulved 11*i1l1 lantl use proiects 
coordin:~tc plans wit11 t l ~ e  Director of I ' l a~ in i~~c  and Inland \!'ctl:~nd Aeent and that tile 
C~mniiss ion/~\~ency be e i v e ~ ~  arlequate time to t l~orouel~l \~  review and act upon fin:~l plans for all 
~mnieets t l ~ : ~ t  require PZC or n\'A nppro\,:ll. 
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MEMORANDUM 

To: Planning and Zoning Commission 

CC: Gregoly Padiclc, Director of Planning 

From: Matt I-Iart, Town Manager 

Date: April 7,2010 
.4 hj4 

Re: Referral: 2010-1 1 Capital I~nprovernent Budget 

Please see the attached information regarding the above captioned matter. Please review and comment on 
t l~e  proposal, pusuant to your authority under Connecticut General Statues Section 8-24. 

Your assistance with this matter is greatly appreciated. 

Attach: (1) 





INTRODUCTION 

TOWN OF MANSFIELD 
CAPITAL IMPROVEMENT PROGRAM 

FOR FY 201011 1 TO 2014115 . 

What is a capital improvement program? A capital improvement program (CIP) such as that 
used in Mansfield and by other government entities serves as a multi-year planning instrument 
designed to identify needed capital projects and'to coordinate the financing and timing of the 
improvements. 

The first year of the CIP is the proposed capital fund budget. The proposed capital fund budget 
is reviewed and amended, if necessary, by the Council and then presented to the Town Meeting 
for adoption along with the general fund budget. Projects slated for subsequent years in the 
program are approved on a planning basis and do not receive ultimate expenditure authority 
until they are eventually incorporated in a'capital budget. The CIP is a "rolling" process, 
because subsequent-year items in the initial capital program are moved up in each future year. 
Each project must, however, be reconsidered in subsequent years. As discussed, many of the 
Town's projects are really maintenance in nature and new items will appear from time-to-time. 
Projects can be moved up or moved back in the plan depending upon priorities and monetary 
constraints. 

Why does the Town need a CIP? Many governments go about the process of considering and 
approving capital projects in an undisciplined and uncoordinated manner. Such ad hoc 
procedures inevitably waste public funds, fail to consider available information and sometimes 
result in poor project timing. Optimal results require an orderly, comprehensive process that: 1) 
considers all projects at a single time; and 2) produces a planning document that considers 
available financing sources and feasible timing. With a CIP, opportunities for public input can 
be enhanced, while complaints are minimized about projects that seemingly "come from 
nowhere." 

A CIP ensures some continuity when decision makers change because of expiring terms or 
personnel changes. Most importantly, projects of dissimilar character are compared and 
evaluated by elected officials who represent the public in choosing between various facilities 
and services. 

Can capital programming save the Town money? Investors and bond rating agencies stress the 
value of a CIP to a government seeking to borrow funds. In fact, a copy of the five (5) year plan 
is generally included in the offering statement for every bond issuance. The absence of rational, 
long-term planning weighs against the bond ratings issued by rating agencies. The result is a 
higher interest rate on bond issues sold by governments that do not document and disclose 
their long-term capital financing needs and plans. Thus, a government entity realizes tangible 
cost savings results when it utilizes capital improvement programming. 

Another financial benefit from the capital programming process is the avoidance of poorly timed 
projects. Far too often, governments install capital facilities only to find that these facilities soon 
must be replaced by other installations. Good planning can ensure that these efforts are 
coordinated and costly duplications avoided. Finally, significant savings can accrue to 
taxpayers when major capital financing is coordinated so that bond issues are sold infrequently, 
but at good times during the economic cycle. A sound capital planning process helps to 
promote such practices. 



Will a CIP show local government officials anything that they do not already know? Many 
governments have failed to engage in long-term financial planning, and are unaware of how 
their capital financing requirements will accumulate over future years. As a result, some 
jurisdictions unfortunately have deferred maintenance and capital replacement projects in order 
to sustain operations beyond their financial capabilities. The CIP process can help to identify 
financial imbalances and begin the steps necessary to assure sound, long-term operations and 
capital financing strategies. In some cases, the CIP process helps to identify long-term 
financing needs that require specific public attention in a purely financial context. 

What is the relationship of .the capital budget to the general fund budget? An appropriation 
should be included in the general fund budget annually for capital expenditures. This 
appropriation becomes one of several sources of funds to finance individual specific projects 
that are accounted for within the capital projects fund. In Mansfield that appropriation is made 
from the capital and nonrecurring reserve (CNR) fund. 

Other sources of financing for the capital budget include state and federal grants, transfers from 
other funds and miscellaneous items such as a one-time sale of land, and the sale of debt. 

Most elements of the capital budget will be included in the capital fund as an authorized project 
once approved by the voters at the annual Town Meeting. However, items to be financed from 
bond issues may not be included in the capital fund as an approved project until such time as a 
successful bond referendum is held. 

In addition to the CIP, the Town of Mansfield has established the afore-mentioned CNR fund. 
The purpose of the CNR fund is to accumulate over a period of years a reserve out of which a 
portion of the capital budget can be financed. Under ideal conditions, payments would be made 
from the general fund using the unexpended balance of completed capital projects, and from 
other sources contributed to the reserve fund each year. Expenditures, on the other hand, 
would rise and fall with need, but over the long run would be expected to equal revenues. 

Finally, the capital projects committee, which is a management committee created by the Town 
Manager, is responsible for developing the CIP and the CNR Budget for the coming budget 
year. 

The CIP, submitted herewith by the capital projects committee, constitutes only a 
recommendation to the Town Council to undertake certain projects. Actual authorization to 
begin a project requires formal budgetary approval by the Council and the Town Meeting, and, 
in the case where the project is to be financed by the issuance of debt, a Town referendum. 

In addition to presenting the updated CIP each year, the committee meets periodically during 
the fiscal year to review projects under construction for the purpose of comparing the actual 
construction costs with original estimates, as well as to ensure that the Town is completing 
projects in a timely manner. 

The attached CIP recognizes the Town's ongoing responsibility to maintain its capital 
investment in facilities, equipment and infrastructure and to improve those facilities to meet the 
demands of a dynamic community. The program also recognizes the Town's responsibility to 
limit such undertakings to a level that will preserve the financial integrity of the organization. To 
that end, the capital projects committee supports a program that will allow for a level or 
decreasing combined capital and debt burden, a systematic application of "cash to capital", and 
the use of the CNR Fund to acquire the funds prior to meeting the costs of a capital project. 



It is the conclusion of this committee that a proper mix of borrowing, "cash to capital", and 
savings to establish a reserve will ensure that: 1) the Town's overall debt remains well within 
statutory limits; 2) the Town's annual capital and debt service payments will consume a level or 
declining percentage of the Town's operating budget; 3) the Town's credit rating will be 
preserved; and 4) that funding will be available so that capital improvements can be undertaken 
on a timely basis. 
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TOWN OF MANSFIELD 
CAPITAL FUND BUDGET SUMMARY 

201011 1 

09110 10111 
Adopted Proposed 

Estimated Revenues: 

Capital Non-Recurring Reserve Fund (CNR) , $ 395,000 $ 365,045 

Infrastructure Grant (LOCIP) 

Federal and State Grants 

Bonds 250,000 896,020 

Lease Purchase 

Other 

Estimated Expenditures: 

General Government 

Community Development 

Public Safety 

Community Services 

Facilities Management 

Public Works 

0911 0 1011 1 
Adopted Proposed 



TOWN OFMANSFIEUI 
PROPOSED CAPl%AL PROJECTS FUND BUDGETFINANCING P U N  - FECAL YEAR 201M7 

F c d z  Mom1 
Budget CNR Shlc  Sowiser Othar 
20IOH1 LoClP Fund G n n b  Fund Fund 8ondr 

Gonanl Gnvcrnment 
Slrategic PlannlnglOrgan~tlon Develop. 
Pmf &Tech Sswlces - Slorm Centcl P# 
Fmancial SoMam 

m t a l  Goncnl Governmcot 

community O.vclopment 
OECD STEAP 2 - 84127 
Impmv. SLam RdNrban-84122 
ParWng Givagsrrranrll Hublulban- 84128 
Imprnv. Stom Rdhlsberman-84124 
Slam Cener lner. Tnnsplcang. Tranap. - 64125 
Omnibus - 84129 

Tolnl Community Ocvclopmrnt 

Publlc Safety 
F b  end Emsrgency Sewican 
RBnIaCBmeN Boai 
Forestry 307 -Chassis Changeover 
Upgrade DHydmil=iQse~~ E$pmpmnl 
Fim Ponds -82902 

Fibers Equipment 
Lodsr Rmz. -VenUiation lmpmva 
Psrk lm~rnMmmb 
~laygm&d Surfxing 
Amsnlllss- Uonr Perk 
Rerlmom Bullding lmpmvemene at BCP 
Tra11 ImpmvemsnWPalWng Ama-Cornmomel& 
WHIP Grants - MHP. EGVP. OSHF -85835 

Tala1 Community Sowlses 

Fncll lUc~ Management 
Town 

Improve sscur& i t~own Bulldl~g; 
BoiierMealln91Pl~mbh. d Firs stallom - 02205 
OilTank repain-ell bindings 

Educetlon 
Maintenance Prnjeds-Emso 
R o d  Repal= 
MMS Heating -Pipe Une 

Publls Work5 
Pldwpmamlsd Mmrage Sign 
Smell Oumn Trucks a Sande" 
~ n w p t w ~ - 8 3 7 w  
Tree Replacament-83101 
Guadnllr IrnPwlRenlace - 6x510 
~ o s d  Drain.&- 83401 
Small Bridges end Culvertz-83302 
Large Bridges (over 20 foal span] - 81303 
Lauml Lana Bridge -83309 ( E m  Grani] 
RoadlRk~urladnrr - 83524 
~ngkecr:nq c n d u p o a j m  - ~3;1? 
T r a . s ~ ~ ~ I . d N a i n o , r  pcr T w n  r pn;v l r t r g  
Fo-r Ccmers SlnorIWa!cr o;T.(~J. ce:l;n a permi.mg] 

Total Publlc W o r k  

TOTALC1.P. 201III11 

Slonc Mill Bridge C.I.P. 2007108 

Total Bmndlng 



TOWN OF MANSFIELD 

CAPITAL IMPROVEMENTS PROGRAM NARRATIVE 

i=Y2010/11 ' 

Strateqic PlanninalOrqanization Development - $30.000 
This appropriation will provide continued funding for the Town's strategic planning initiative, as 
well as professional and technical services necessary to evaluate Mansfield's current policing 
model as well as the projected policing needs of the Town. The police services study will help 
the Town to effectively address the policing needs of our growing community. 

Professional &Technical Services - Storrs Center Proiect - $50,000 
This appropriation will provide for continued professional and technical services to assist with 
the assessment of the public components of the Storrs Center project, and to negotiate a 
development agreement between the developer and the Town, subject to Town Council 
approval. 

Financial System Software - $52.000 
This appropriation will continue the upgrade of the Financial Application software to the 
Windows-based version. The current VMS operating system software has been in place for 
almost 13 years and is out dated. The Windows-based version will provide many productivity 
improvement opportunities because it is more intuitive and efficient to use. The application 
supports functions such as general ledger, purchasing, accounts payable, human resources, 
and budget so it is an important part of our operations. 

DECD STEAP 2 - $500,000 
This is a State of Department of Economic and Community Development Grant under ths Small 
Town Economic Assistance Program obtained by the Mansfield Downtown Partnership on 
behalf of the Town for the Storrs-center ~eveloprnent. This grant targets infrastructure 
improvements in the first phase of the development. 

Improvements Storrs RoadlUrban - $2,500,000 
This is a State of Connecticut Urban Action Grant obtained by the Mansfield Downtown 
Partnership on behalf of the Town for the Storrs Center Development. This grant will fund 
improvements to Route 195 (Storrs ~ o a d )  in the Storrs Center ~evelo~mentarea. 

Parkinq Garasemransit Hub - $1 0,000,000 
This is a State De~artment of Economic and Communitv Development Grant obtained by the 
Town for the construction of the first parking garage in {he  torrs Center Development. - 



Improvements Storrs RoadlLieberman - $2,250,000 
This is a Federal grant obtained by the Mansfield Downtown Partnership on behalf of the Town 
for the Storrs.Center Development. This grant, a high-priority funding project submitted by 
Senator Lieberman, will fund improvements to Route 195 (Storrs Road) in the Storrs Center 
Development area. 

Storrs Center Inter. TransplConq. Transp. - $612.500 
This is a Federal grant obtained by the Mansfield Downtown Partnership on behalf of the Town 
for the Storrs Center Development. This grant, from the Federal Transit Administration, will fund 
the design and construction of the intermodal elements in and around the first parking garage. 

Omnibus - $712.500 
This s a Federal grant obtained by the ~ansf ie ld Downtown Partnership on behalf of the Town 
for the Storrs Center Development. This grant targets the development of roads and utilities for 
the first phase of the development. 

Replacement Boat - $10.000 
This appropriation will replace Marine 307 in order to provide adequate support the department 
water rescue operations. The existing boat was removed from service last year when severe 
structural deterioration was discovered during annual preventative maintenance. At this time 
the department is seeking to replace ~ a r i n e  307 with a Zodiac style craft and motor. 

Forestry 307 - Chassis Chanqeover - $30.000 
This appropriation is for Forestry 307 is a 1986 Ford F-350 with a pickup truck mounted skid unit 
containing a 300 gallon water tank and pump. This project seeks to use another of the 
department's vehicles, a 1996 Ford F-350 with a utility body and a greater GWV (gross vehicle 
weight) to maximize the Forestry unit's capability. The two truck bodies would be swapped 
between the two existing chassis. Each vehicle's truck body would undergo a limited 
refurbishment and be updated as needed. 

Uparade Hydraulic Rescue Equipment - $1 8,000 
This appropriation continues the update of department hydraulic rescue equipment that began 
in fiscal year 2009 - 201 0. The previous project revealed additional improvements in equipment 
technologies that would enable tile department to conduct more efficient rescue operations. 
Specifically, advancements in connections between power units and tools provide an 
uncomplicated connection that enhances deployment of multiple tools at the same time. In 
addition the department has identified hydraulic tools that would complete the standardization 
among apparatus. 

Fire Ponds - $5.000 
This is a recurring annual appropriation that is used to sustain a program of fire pond 
maintenance. Fire ponds are used by the fire department as a source of water for firefighting 
operations. Upgrades may include the purchase of equipment and components of dry hydrants, 
the installation of dry hydrants, improving access for fire apparatus, and improving the capacity 
of the pond. 



Fitness Equipment - $34,000 
This appropriation will fund the replacement of exercise equipment that are currently being used 
beyond normal depreciation and life expectancy. 

Locker Rooms -Ventilation improvements - $20,000 
This appropriation will fund the re~lacement of the locker room ventilation units at the Mansfield . .  . 
Community Center with units th i t  are designed for and more appropriate for the locker room 
environment. 

Park Improvements - $20,000 
This. appropriation will fund an ongoing effort.to replace and repair equipment and facilities 
throughout the Town's park system. This includes playground equipment, picnic areas, 
ballfields, trail network, signage, fencing, etc. Facility repair and equipment replacement helps 
to limits the Town's potential liability and provides for safe areas for use by the public. 

Playsround Surfacinq - $5,000 
This appropriation will provide funds to replace the specialty wood shavings that are required for 
safety reasons under the Town's playscapes. This material is renewed annually so that the 
surfaces under the equipment meet current safety standards. 

Amenities - Lions Park - $10.000 
This appropriation will fund the purchase of necessary site amenities for the new soccer field at 
Lions Memorial Park. These include player benches, soccer goals, spectator bleachers, and 
garbage receptacles. 

Restroom Buildinq Improvements - BCP - $3,000 
This appropriation will fund the hiring of an Architect to prepare preliminary designs, options and 
detailed costs to improve the restroom facilities at Bicentennial Pond. The BCP facilities are 
over 30 years old a"d no longer meet the needs of park users. 

Trail ImprovementslParkinq Area - Commonfields - $4.000 
This appropriation will fund the Town's 20% grant obligation to install a small parking area and a . .  . 

trail connecting the Colonel Experience ~ G r r s  meadow and bog and thi commonfields to 
improve public access. 

Whip Grants MHP, EGVP, OSHF - $2,300 
This appropriation will fund the Town's share of the Wildlife Habitat Incentive Program (WHIP), 
a Federally funded grant to help the Town manage several of its open space areas at Mount 
Hope Park, Eagleville Preserve, and Old Spring Hill Field. 



Senior Center Roof Shinqles - $45.000 
This appropriation is for the replacement of the Senior Center roof shingles which have 
exceeded their expected life. They need to be replaced before the building receives water 
damage that would be expensive'to repair. 

Enerav Manaqement Svstem - $35.000 
This appropriation is for the first year of a two year plan to get all Town buildings on a computer 
controlled energy management system. This will control the boilers and circulator pumps for all 
major town buildings. It will not control individual rooms at this time. 

Maintenance Shop Heat Pioinq - $37.000 
This appropriation is to replace the maintenallce shop heating system which is leaking and very 
inefficient with a state of the art condensing gas fired boilers system. 

lmorove Security at Town Buildinqs - $1 3,000 
This appropriation is for the first stage of improving security in Town Buildings. 

Boiler/HeatinqlPlumbinq at Fire Stations - $1 5.000 
This appropriation will provide the funds to replace heating and plumbing systems that are over 
30 years old, beyond their'life expectancy and in need of repair. 

Oil Tank Repairs - $6,000 
This appropriation will provide funding to install devices on the Town Hall oil tanks to prevent the 
tanlts being overfilled and pumping oil on the ground. 

Maintenance Proiects - $25,000 
This fund is used to repair equipment or buildings which could not be foreseen. 

Roof Repairs - $1 2,000 
This is an on-going capital account used for roof repairs at Town and school buildings. 

Mansfield Middle School - Pioe Line - $50,000 
This appropriation will partially fund the installation of the gas service main on Maple and Spring 
Roads to bring natural gas to the Mansfield Middle School for the Fuel Conversion project. 

Pickup-mounted Messase Siqn - $10,000 
This appropriation would purchase one work-zone programmable message sign and mount for 
one of the DPW pickups for use in and around the Town's road repair work zones. The 
messages would indicate lane closures, detours, slow or stop ahead, etc., and are primarily for 
increased safety. 



Small Dump Trucks and Sanders - 545,000 
This appropriation would provide funds to replace one of the Town's small dump trucks, either a 
1995 International with approximately 90.000 miles on it or a 1999 Ford F450 with 
approximately 90,000 miles on it. small dumps are used both to plow snow in the winter and for 
light hauling during the rest of the year in both roads and grounds maintenance. 

Snowplow - $5,500 
This appropriation will provide funds to replace one of the Town's large snow plows, which is 
necessary due to wear and tear on the plow and its mounting structure. 

Tree Replacement - $5.000 
This appropriation will provide funds to replace trees that are removed from Town roads and 
grounds due to old age, disease, or in some cases small new facilities (walkways, small parking 
lots). Many of the Town's trees are over 100 years old. 

Guardrails ImprovemenffReplacements - 55,000 
This appropriation will provide funds to Durchase re~lacement metal-beam guardrails and . .  . - 
wooden guideposts along Town roadways. 

Road Drainaqe - $50.008 
This appropriation will fund the purchase of drainage pipe, catchbasins, inlet and underdrains 
needed in the regular course of responding to drainage maintenance and complaints along 
Town roads. This is the only source of drainage materials for the DPW. 

Small Bridaes and Culverts - $10,000 
This appropriation will funds to perform maintenance (concrete repairs, painting, etc) to the 
Town's small bridges and large culvers. Most of the is work is contracted or done through a - 
design-build 

Larse Bridses (over 20 foot span) - $20.000 
This appropriation will provide funds for the rehabilitation (capital maintenance) of the Town's 
large bridges. In recent years this has included footing repairs, railing repairs, concrete repairs, 
etc. 

Laurel Lane Bridqe - $1,122,620 
This appropriation will provide funding for the project costs to replace the Laurel Lane Bridge 
and is funded in part by an 80% Federal bridge grant. 



Road Resurfacinq - $300.000 
These funds have been included to resurface approximately 11 miles of Town roads as part of 
the Town's continuing road surface maintenance program. These funds also are used to 

.purchase all the bituminous materials used by the DPW in patching roads, paving over trenches 
and leveling roads prior to resurfacing. (The Town's pavement maintenance program 
recommends 15 to 17 miles of resurfacing each year.) 

Enqineerinq CAD U~qrades - $15,000 
This appropriation will provide funds to support the CAD (Computer Assisted Drafting) systems 
in the Engineering office as well as provide some funds to further some modes GIs 
(Geographical Information Systems) development within various Town departments. 

TransportationiWalkwavs - $60,000 
This aoorooriation will orovide funds to assist in the desian. insaection. maintenance and . .  , - ,  . 
construction of vario~s'trans~ortation facilities that are not auto related such as bus stops and 
priority walkways and bikeways. 

Four Corners SewerNVater Improvements - $330,000 
This appropriation will provide funds to complete the design of the Four Corners area water and 
sewer systems (approximately $200,000 for the study, testing and permitting for water supply, 
$100,000 for the design of the sewage puml5 station; and $30,000 for related and bonding 
costs). The design of the water and sewer pipes themselves is being done by the Town's 
EngineeringIPublic Works staff. 



TOWN OF MANSFIELD 
IMPACT OF 201011 1 CAPITAL EXPENDITURES 

FUTURE OPERATING BUDGETS 

The majority of the Town's capital expenditures are maintenance in nature or recurring 
replacements and are intended 'to extend the useful life of a building or facility or reduce 
operating costs by replacing equipment or rolling stock on a scheduled basis. 

The transportation and walkway improvement projects are design only at this point, and 
therefore, will not have an impact on operating budgets. It is further anticipated that the 4 
corners sewerlwater systems will be self-supporting. 

Full implementation of the upgrade to the financial management system will have a positive 
impact on future operating budgets as it will increase efficiency by eliminating duplicate entry 
into multiple systems and providing for distributed purchase order processing. 



THIS PAGE LEFT 

BLANK INTENTIONALLY 



TOWN OF MANSFLELD 
OFFICE OF PLANNING AND DEVELOPMENT 

GMGORY J. PADICIC, DIRECTOR OF PLANNING 

Memo to: Mansfield Planning and Zoning Commission 
From: Gregory Padiclc, Director of Planning 
Date: April 15,2010 
Re: Gibbs Expansion Project, 9 Stafford Rd, PZC 

On March 17,2007 the PZC approved with conditions, an expansion of the Gibbs gasoline station and 
convenience store located at 9 Stafford Road. The Special Permit was filed on the Land Records in 
October 2007. Subsequently, both a Zoning Permit and a Building Permit for the subject project were 
issued. 

Article V Section B.7.e specifies that worlc should begin within 1 year of the effective approval unless an 
extension has been granted by the PZC. Last year the PZC granted a second, one year extension and in 
the attached 4/9/10 letter an additional one year extension has been requested. Staff has no objection to 
approving this request as regulatory provisions have not changed. Accordingly, the following motion is 
recommended: 

'I'l~at t l ~ e  Planning :~nd Zonint Cornmission approve a third extension of the period of time to begin 
constr~~ction of the Gibbs Exp:~nsion Proiect on propertv located at 9 Stafford Road. T l ~ e  new date 
to beein construction is October 1,2011 unless an additional extension is requested and approved. 
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BRANSEWILLIS 

MARK K. BRANSE 
MATTHEW J. WlLLlS ' 
ERIC KNAPP 
BRENDAN SCHAIN 
'AOMRTEO IN MASSACHUSETTS 

OF COUNSEL: 
RONALD F. OCHSNER 

VIA FAX (860) 429-6863 

April 9, 201 0 

Gregory Padick, Town Planner 
Town of Mansfield 
Audrey P. Beck Building 
Four South Eagleville Road 
Stons, CT 06268 

RE: Gibbs Oil Company re 9 Stafford Road, Mansfield, CT 
FILE NO: 3252102-161 

Dear Greg: 

We represent Gibbs Oil Company relative to the Special Permit that was approved for a 
new retail convenience store and gas station at 9 Stafford Road in Mansfield. 

As you are aware, Gibbs secured a zoning permit for this site and anticipated commencing 
construction by October 1 of 2008, butthe building plans had to be revised, which pushed 
this schedule back. The Commission granted an extension to October 1, 2009, and 
another extension of time through October 1, 2010. It is already apparent that Gibbs will 
not be able to meet this new deadline and we thought the appropriate thing to do was 
approach the Commission as early as possible to seek a further extension. 

To prevent the zoning permit from expiring, Gibbs is seeking an extension of time on the 
commencement of constmction from October 1,2010 to October I, 201 1. We hope that 
this will permit Gibbs to weather the current economic conditions, and we are seeing 
preliminary signs of improvement. Please let me know if you require any additional 
information. 



BRANSEWILLIS 

Gregory Padick, Town Planner 
April 9, 2010 
Page 2 

Thank you for your assistance. 

As always, if you have any questions, please do not hesitate to contact me. 

Very,truly yours, 

cc: Mr. Andrew S. Beland - 781-338-1755 
Al Micale, P.E. - 401-724-1 110 



To: Town Clerk 
From: Planning and Zoning Commission 
Subject: Public Act 75-31 7, RECORDATION OF SPECIAL PERMIT 

I. Notice is hereby given that the Mansfield Planning and Zoning Commission, at a regular meeting held on 
3/19/07, did grant to Gibbs Oil Company, a special permit for a gasoline service station with retail store 
and drive-Uuough service, pursuant to Article V, Seclion B, and other provisions of Ule Mansfield Zoning 
Regulations. 

11. The special permit for a gasoline service station wilh retail store and drive-through service was approved 
subject to the conditions listed below. Failure to comply with these conditions may result in revocation of 
the special permit. Information regarding any modifications of Lhe permit may be found in the files of the 
Planning Office. 

This approval is granted because the application as hereby approved is considered to be in compliance with 
Article V, Section B, Article IX, Section D.3.b and other provisions of the Mansfield Zoning Regulations and is 
granted with the following conditions: 

1. This approval, which authorizes the expansion of an existing non-confonning use, is specifically tied to Ule 
applicant's submissions and the conditions cited in this motion. Unless modifications are specifically 
authorized, the proposed uses and site improvements shall be limited to those authorized by this approval. 
Any questions regarding authorized uses, required site improvements, and conditions cited in this approval, 
shall be reviewed with the Zoning Agent and Director of Planning and, as appropriate, the PZC. 

2. Vehicular and pedestrian safety are primiuy issues in this area, due to several factors: the volume and speed of 
traffic on Route 32, the number of intersecting streets, driveways and lane/shoulder configurations in the 
vicinity of the Gibbs site, and the fact Ulat the pavement widUi of Route 32 narrows along the subject site, 
which is located in a residential zone. Although the proposed revisions to the Gibbs site are expected to 
enhance veliicular movements into and out of Ule subject site, concerns remain ha t  the plans have not 
adequately addressed pedestrian and bicycle use along Route 32. Therefore, this approval is conditioned upon 
the following: 

A. The applicant's 1/16/07 proposed lane and shoulder configurations for Route 32 shall be revised to 
provide a shoulder area on each side of the road for pedestrianbicycle use. 

B. A plan U~at addresses the requirement of condition 2A above sball be submitted to and approved by the 
State DOT. 

C. No zoning permit shall be issued until State DOT approval has been obtained. 

3. Final plans shall be revised Lo reduce potential drive-through trarfic flow conflicts during periods when fuel 
deliveries are being made. Consideration should be given to relocating or redesigning the underground fuel 
storage tanks andor shifting the drive-through exit drive. In conjunction with this revision, the retail store 
may be shifted and, whereas pump island parlcing may be considered to address retail store parking needs, one 
or two designated parking spaces may be deleted. Furthermore, wherever possible, parking space width shall 
be increased to 9.5 feet. Alternative designs to address this issue shall be presented to the PZC and a fialized 
plan shall be approved by the PZC Chairman with staff assistance prior to the issuance of a Zoning Permit. 

4. No Zoning Permit shall be issued until the plans have been approved by the Windham Water Worlts 

5. The final plans sball incorporate a refuse area that is a minimlum of 15 reet wide and 11 feet deep. This size is 
needed to address Mansfield's recycling requirements. Some landscaping revisions will be needed to address 
this condition. 

6. The submitted Landscape Management Plan, as revised to 1/11/07 shall be implemented by Gibbs Oil 
Company or any future owner of the site. All site improvements including landscaping, striping, fencing, and 
signage shall be maintained by t t~e  property owner. 

7. Depicted employee parlcing spaces shall be clearly identified with pavement markings and signagc. This 
approval does not require these spaces to be connected to the drive-Uuough lane. Subject to revisions cited in 



Condition #3 above, this approval authorizes 9 root wide parking spaces in areas where 9.5 foot spaces are not 
possible due to other site work. 

8. Prior to the issuance of a Zoning Permit, a $5,000 cash site development bond with associated bond 
agreement, approved by the PZC Chairman with stafiassistance, shall be posted by the applicant. 

9. Final plans shall include fencing details as submitted for the 112107 Public Hearing. Proposed fencing and 
landscaping are acceptable with respect to the provisions of Article VI, Section B.4.q.2. 

10. Based on the provisions of Article V, Section 6.e., the PZC reserves the right to restrict hours of operation for 
the drive-through component of the proposed retail use. Any restriction of hours of operation must be 
supported by information that clearly demonstrates that niglittimeiearly morning use of the drive-through lane 
has resulted in significant noise impacts for neighboring properly owners. Before acting to impose any 
restrictions, the PZC shall afford the applicant an opportunity to conmlent. 

In addition, at a meeting held on 4/5/07, the Mansfield Planning and Zoning Commission adopted the 
following motion: 

Tliat the Planning and Zoning Commission hereby agrees Illat in the event the Commission considers 
restricting hours of operation for the drive-through component of the Gibbs commercial use at 9 Stafford 
Road, as provided for in a March 19,2007 approval motion, the Commission shall publish a notice of 
decision as per statutory provisions for PZC actions. 

1 1. Final plans shall: 

A. Depict pavement markings and simage Cor the handicap parking space that meet current State 
requirements. 

B. Clarify underground electrical service to the canopy. 
C. Incorporate on Sheet ER-I the need to submit bi-weekly E&S monitoring reports to the Zoning Agent. 
D. Incorporate uniform revision dates. 
E. Be signed and sealed by all responsible professionals, licensed in the State of Connecticut. 
F. Indicate that all lighting will be full spectnnn white lighting and the minimum necessary for site safety 

needs. 
G. Address the provisions of condition #2. 

12. No Certificate of Compliance shall be issued until all approved site work is completed or bonded as per 
regulatory requirements. 

13. This permit shall not become valid until the applicant obtains the permit form From Uxe Planning Office and 
files it on the Land Records. 

(see PZC File #404-3) 

111. The premises subject to the special permit for may be described as follows: 
9 Stafford Road 

Assessor's Map 36, Block 86, Lot 2 

IV. The record owners of the above described property are: 
Gibbs Oil Company Ltd 

90 Everett Avenue 
Chelsea, MA 02150 

I certify that the above is a true and correct copy of the foregoing approval from the Planning and Zoning 
~ o m m i s s i o ~ s .  A 

B Y ,  Ma. Rudv ~avrettd/chainnan 
Date &// / , / f i  

 arkf field ~ & m g  & Zoning Commission 



TOWN O F  MANSFIELD 
OFFICE O F  PLAMVING AND DEVELOPMENT 

Memo to: Planning and Zoning Coii~n~issioi~ 
From: Gregory J. Padick, Director of Planning 
Date: 4/15/10 
Re: Special permit, expansion of St. Paul's Collegiate Church #I275 

On 9/15/08 the PZC approved with conditions (attached), an expansion of the St. Paul's Collegiate Church to 
240 seats and related site worlc on property located at 1768 Storrs Road. The Special Permit was filed on the Land 
Records on 5/7/09. 

Article V Section B.7.e specifies that worlc should begin within 1 year of the effective approval unless an 
extension has been granted by the PZC. In the attached 4/6/10 letter a one year extension has been requested. 
Staff has no objection to approving this request as regulatory provisions have not changed. Accordingly, the 
following motion is recommended: 

That  the Planning and Zoning Commission approve an extension of the period of time to beein 
construction of the expansion a t  St. Paul's Collegiate Church on property located a t  1768 Storrs Road. 
The new date to begin construction is May 7,2011 unless an additional extension is requested and 



To: Town Clerk 
From: Plannine ond Zonine Commission 
Subject: Public kt 75-317, &CORDATION OF SPECIAL PERMIT 

1 Noricc is hc~uhy give;] bat thc bl~nsficld Plming?md Zoning Cormnisnioo, et a m~.cimg held on 
Sentember 15.2OOR did mnt B.T. Pwncrs. LLC n sncciol ocrmil for M u ~ i n s i n n  oCSt. Paul s - 
Collegiate Church to 240 seats and related site work on properly located at 1768 Stom Road, pununnt 
to Article X, Sections B and other provisions of the Mansfield Zoning Regulations. 

I1 Said approval was granted subject to the conditions given below. Failure to.comply with these 
conditions may result in revocation of the special pcrmit. To inquire about any modifjcations of these 
conditions of npproval, consult thePlnnning Office. 

This appmval is granted because the application ns hereby approved is considered to be in cnmpliance 
with Article V, Section B nnd other provisions of the Mansfield Zoning Regulations nnd is granted 
with the following conditions: 

1. Any significant change in the expanded churchuse as described in application submissions nnd nt 
the 9/2/08 Public Hearing or the officeuse that occupies theremainder of the building on this 
nro~ertv shall require furlher PZC review rind aoemvnl. Any questions rceardine what cnnstituts . .  . . . . . - - 
a significnnt change shnll be reviewed with the Zoning Agent and, as deernednecessnry, UlePZC; 

2. ~ u m p s t i  screening and thc~orldng lot expansion authorized byihe Inlitnd Wetland Agency. shnll - .. 
be irdplcmcnt=i pti6r to t l ~ u  i s r u j l ~ e  o i a  ~snificarc o i ~ o m ~ l ~ a n c c  for tltc o.pandrd cltunl~ ke' 
Wheel s t o ~ s  or othu mraures noomvcd bv rile Director ofl'laminr shell be installed to hcln . . - . . 
identi& iniividual p&ing spaces. 

3. The properly owner nnd tenants sbdl monilor pnrldngpattems in the gmvel/mshed stonepuling 
nrea'to help encournge parking in the approved pnltern. No puking or other obstructions shall be 
nllowedinpnrkinglot aisles, as they are part of the firelanesystem and must be kept clenrforuse 
by emergency vehicles, and no paking shall be  nllowed along Route 195. 

4. All applicable Henlth, Building and Fire Codes sllnll be addressed and rcquired permits obtained 
prior to coostruction~renovntion or occupancy by thepublicforU!is approved change in use. 

5. This permit shall not become valid until the applicant obtains the permit form Emrn the Plnnning 
Office and files it on the Land Records. 

(see PZC File 11864-3) 



B.T. PARTNERS, LLC 
15 Shore Drive 

Coventry, CT 06238 

860-742-9580 or Cell 8604787003 
No~Smith@aol.com 

April 6,2010 

Mr. Gregory Padick, 
Director of Planning 
Town of Mansfield 
4 South Eagleville Rd 
Mansfield, Ct. 06238 

Re: St Paul's Collegiate Church, 1768 Stom Rd, Storrs 

Dear Greg: 

St Paul's church received a Special Permit for the expansion of the church capacity and parking 
on September 15,2008. 

Because of the present economy the project has been on hold, however they are requesting a one 
year extension on the permit They feel that they may wish to move ahead with the plans within 
the next year. 

In a recent phone conversation I had with Kurt Hirsch, he suggested that I send a formal request 
to you. 

Please advise if such an extension is possible. 

Sincerely, 

Norval Smith 
B T Partners LLC 

cc: Vince Guyer, St Paul's Collegiate Church 
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Town of Mailsfield 

CURT B. HIRSCH 
ZONING AGENT 
HIRSCHCB@MANSFIELDCT.ORG 

AUDREY P. BECK BUILDING 
4 SOUTI-I EAGLEVILLE ROAD 

MANSFIELD, CT 06268-2599 
(860) 429-3341 

To: Planning & Zoning Commission 
From: Curt Hirsch, Zoning Agent 
Date: April 15,2010 

Re: Modification Request for additional use 
699 Storrs Rd., PZC file # 554-3 

We have received a 4/12/10 Request for SiteIBuilding Modifications application eom Maximo 
Garcia, to incorporate an additional use on the 699 Storrs Road site. On 3/22/06, the PZC 
approved a special permit for retail/wholesale sales, storage and office use on the site. The 
current request seeks to add a classroom use for driver's education instruction. The proposed use 
would utilize existing office areas and there are no plans for any physical alterations to the 
building or site. The application contains more specific information about the nature of the 
proposed use including class size and hours of operation. The 2006 special permit approval was 
specifically tied to the (previous) applicant's proposed uses and under Condition #1 required that, 
any proposed changes to the stated uses shall require further PZC approval. Provided such 
changes do not affect the overall layout, design or use of the site, changes may be approved 
through the modification process. The PZC could however require the submission of a new 
special permit. In either situation, the PZC can also require that neighboring property owners be 
notified of the proposed change to the use of the subject property prior to making any decision on 
the application. 

The existing uses of the subject site are non-conforming in a RAR-90 zone. Schools and 'other 
educational facilities' are a permitted use in the RAR-90 zone with special permit approval. I 
believe a good argument could be made that the proposed use is a permitted use but that is a 
determination that the Commission must make. The business hours of the existing and proposed 
uses will have substantial overlapping. Mr. Garcia explained to me that his students are 
predominantly college students and other adults who do not have driver's licenses and therefore 
would not be arriving and parlcing vehicles on the site. The proposed 8 to 10-person classes 
would be for a minimum two-hour period, thus vehicle traffic would be limited to those periods 
during class change. My personal observations of the site have not seen more than three vehicles 
parked at any one-time. -There are ten approved parking spaces within the parlcing lot with access 
from Clover Mill Road. The entire lot is paved and there may be some flexibility to designate 
additional parking spaces if use of the site required that.  he-site is currently underutilized in my 
opinion and I believe that the property owner is trying to augment his income with an additional 
tenant. 



Provided that the Commission can make a determination that the proposed additional site use 
will not significantly alter the utilization of the site as approved through the 3/22/06 special 
permit and that the proposed use is not an additional non-conforming use requiring a special 
permit, I recommend that the PZC approve the 4/12/10 Request for Modifications of Maximo 
Garcia for driver's education classroom instruction, as submitted and described by the 
applicant with the condition that class size is limited to a maximum of ten students and that 
if the Zoning Agent determines that the existing parking is insufficient for the combined 
uses of the site, class size shall be reduced or additional parling spaces shall be proposed 
and reviewed and approved by the PZC. 



PZC file 43-3. -3 

REQUEST FOR SITEISUILDING MODIFICATIONS 
(see Article Section D of the Mansfield Zoning Regulaiions) 

APPLICANTIOWNER SECTION 

1. ~ w n e r ( s )  L U E ~ S Q N  d~c~r) q Telephone 860-533 - 6  '61 
lease P T)- 

Address 699 f b r r s  ,f8 
I 

2. Applicant(s) Yqax l'rna Telephone 9h0 - 79L-23clL 
(please PRINT) 

Address .%LI:CR ~?&,LL ,&jut Town LC)i~ktY)al?&' Zip 06226 

3. Site Location - ~ ~ 1 1  , .  2 S/)Q@ , noq:+ -b d L  Ap. 6 4 ' 1  S ~ ~ T . L  Ed 
I I I 

4. Reference any approved rnap(s) that would be superseded if this request is approved: 

5. Reference any new map(s) submitted as part of this request: 
Dr:oef %ovT~r L,-..& - 

7 1 9 -  +dr s e e , b h d  ~J&CUC 

699 51. o r r  A D  1 4 .  zwo 1 ,  

6. Itemize and describe the modification(s) being requested, using separate sheet where necessary. The description 
must be adequate to determine compliance with all applicable land use regulations: - 

7. 
- - ~ ~ ~ l i c & t ' s  signature 

date 

(over) 





Tow11 of Mansfield 

CURT B. HIRSCH 
ZONING AGENT 
HIRSCHCB@MANSFELDCT.ORG 

AUDREY P. BECK BUILDING 
4 SOUTH EAGLEVILLE ROAD 

MANSFIELD, CT 06268-2599 
(860) 429-3341 

To: Planning & Zoning 
From: Curt Hirsch, Zoning Agent 
Date: April 15,2010 

Re: Request to perform work within a conservation easement area 
Pine Grove Estates, Lot 1 PZC file #1187-2 

We have received a 4/14/10 request from Robert Beaudoin of Pine Grove Estates, LLC, together 
with a 4/12/10 plot plan, seeking permission to perfom work within a defmed conservation 
easement area on Lot 1 of the Pine Grove Estates subdivision. The proposed worlc consists of 
excavating an approximately three-foot wide trench four feet deep, placing utility conduit in the 
bottom, backfilling the excavated material and installing a ground cover over the disturbed area. 
Please note that the requested work was substantially completed prior to my.being informed of 
the work. The trench and the placement of utility conduit are finished. The work was 
immediately stopped and the Building Department at my request has not scheduled inspections of 
the subject worlc. The trench is open at this time. 

The Conservation Easement requires that any disturbance within the easement area receive prior 
approval of the PZC. The approved plot depicts all of the utility routes running under the 
proposed driveway toward the street, then across the lot frontage to a transformer and utility box - - 

installed as part of road construction. The utilities in fact come through the house foundation on 
the opposite side and take a very direct route to the transformer and utility box, a more logical 
route in my opinion that minimizes turns in the conduit. 

The disturbance to the easement area is minor in my opinion. There was no cutting of trees and 
once restored the disturbance will be substantially unnoticed. Although the procedural order for 
a request was not followed, in my opinion the request can be approved as submitted and therefore 
I recommend that the PZC approve the 4/14/10 request of Pine Grove Estates, LLC to 
perform the described workwithin a conservation easement area as shown on the 
submitted plan and that the disturbed area be restored with a vegetative ground cover 
satisfactory to the Zoning Agent. 
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Pine Grove Estates LLC 

April 14,2010 

Town of Mansfieid 
Planning & Zoning Commission 

4 South Eaglevilie Rd 

Storrs-Mansfield, CT 06268 

RE: Lot 1 Adeline Place 

Dear Commission Members: 

When the power lines were brought from the street to the house on Lot 1 Adeline there was an 
encroachment on the conservation easement for that property. After reviewing a solution to relocate 

the power lines, I have determined that trenching along the front of the property will impact the root 

systems and require removal of a substantial amount of trees lining the property. I feel that the 

environmental impact on the property will be far greater by relocating these lines. 

I would like to ask the commission for an exception forthe wiring on this one property. The current 

tree layout fits with the continuity of the neighborhood. I would like to backfill the trench and put a 

base coat of wood chips to create a natural look to the disturbed area. 1 hope this solution i s  acceptable 

to the commission and would be happy to answer any questions or address any concerns you may have. 

Sincerely, 

Pine Grove Estates LLC 





ZONING BOARD OF APPEALS 

DECISION NOTICE 

On April 14,2010, the Mansfield Zoning board of Appeals took the following action: 

Approved the application of Windham Water Dept for a Special Exception of Art a[, 
Sect C.2.b to construct a 12' x 24' lean-to addition to an existing non-conforming garage, 
14%' kom side property line where 35' is required, at 174 Storrs Rd, as shown on 
submitted plan. 

In favor: ICatz, Gotch, Pellegrine, Singer-Bansal, Wright 

Reason for approval: 

- Will not adversely affect the neighborhood 

Additional information is available in the Town Clerk's Office. 

Dated April 15,2010 

Carol Pellegvine 
Clznir~~zarz 
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Baystate 
E~ivironmental 

Consultants 
Inc. 

A GZA Coiipniy 

Civil Engineen 
Environmental Scientist! 

Planner: 

236 Norrh Main Srrr 

E m  Langmndow, MAOIO: 
Tcl (4131 525.38: 
Fax (413) 525-83, 

I20 Mounrain A ~ c n  
Bloomfield. CTOGOI 

Tel (EGO) 286-891 
Fax (860) 243-90: 

April 8, 2010 
15.0166134.00 

Ms. Denise Ruziclca, Director 
Inland Water Resources Division 
State of Connecticut - Department of Environmental Protection 
79 Elm Street 
Hartford. CT 06106 

RE: FM-2009033960/IW-200903962lDS-200903961 
Response to Notice of Insufficiency 
Mirror Lalce Dredging 
University of Connecticut 
Storrs, Connecticut 

Dear Ms. Ruziclca: 

The University of Connecticut (UConn), the Applicant, has received the Notice of 
Insuff~ciency (NOI) from the Department of Environmental Protection (DEP) dated 
March 10, 2010 which enumerates several potential insufficiencies in UConn's 
permit application to the Inland Water Resources Division for the Mirror Lalce 
Dredging and Dam Modifications. On behalf of UConn, Baystate Environmental 
Consultants, Inc., A GZA Company @EC) is writing to provide responses to DEP's 
comments and requests for additional information. 

The Applicant wishes to withdraw the Dam Construction Permit from the 
application at this time. The Applicant requests that the Department proceed with 
the Inland Wetlands Permit and Flood Management Certification for the Mirror 
Lalce Dredging only. 

Responses to DEP comments related to the Mirror Lake Dam will not be made 
herein. The questions posed in the NO1 regarding the dam and spillway cannot be 
satisfactorily answered at this time, and further investigation and design will be 
performed in the upcoming months. Separate applications for all required permit or 
certifications will be prepared and submitted in the future after further information 
becomes available. No work on either the dam or the spillway shall be performed 
without all required permits and approvals. 

The following are our responses in bold type following each comment in the order 
in which they were listed in the DEP's March 10, 2010 letter: 

1. "In attachment E, under Executive Summary, the content references a 2006 
UConn Campuswide Drainage Master Plan prepared by Lenard 
Engineering, Inc. (LEI). That report recommends some of the proposed 
worlc depicted on the plans entitled "Mirror Lalce Dredging University of 
Connecticut Storrs Campus Project No. 901392" dated December 1 I, 2009. 
Although the computations in this report indicate the capacity of the 
proposed spillway matches the design flow requirements of the flood 
management approval, they do not specifically address that the dam has an 
adequately sized spillway for the design storm with the required freeboard. 



Ms. Denise Rziziclc~~ - 4/08/2010 
Page 2 of 3 

Please provide this supporting data. If this information is already in a previous studylreport, 
provide only the applicable portions of the report." 
The Darn Construction Permit application is withdravvn as of this letter and relevant 
information will be provided in a future application. 

2. In attachment E, specifications are included for concrete, reinforcing steel bars, etc. Is this a 
complete set of specifications for the project? This set is labeled as DRAFT. Submit a final 
copy of the specifications, as a permit would be issued based on approval of final Contract 
Documents. 
The Dam Construction Permit application is withdrawn as of this letter and relevant 
information will be provided in a future application. 

3. Attachment Q of the application consists of a letter From Robert J. DeSista of the Department 
of the Army, New England District, Corps of Engineers (COE) to the University of 
Connecticut & Baystate Environmental Consultants, Inc. dated October 15, 2009. As stated in 
this letter, a COE permit is not required based on plans dated September 2009, which only 
showed the dredging work. Is the COE aware of the proposed work to the spillway, spillway 
apronldownstream channel, etc? Verify if no COE permit is required for this additional work 
not shown on the plans dated September 2009. 
The Dam Construction Permit application is withdrawn as of this letter and relevant 
information will be provided in a future application. 

4. On Sheet 2 of 7 of the plans, under Sediment & Erosion Control Notes, comment #14 mentions 
CT DEP General Permit. Note that this application is for an individual permit. 
UCouu understands that the application is for an Individual Permit. The comment #14 is 
a n  instruction to the selected contractor that activities shall comply with CTDEP's 
Getreral Pert~~it  for the Discharge of Stortizivater arrd Dewatering Wastewaters Associated 
wit11 Construction Activities. An application for registration under this General Permit 
will be submitted prior to any construction. 

5. Calculations are required for the downstream riprap stilling basin and riprap channel 
protection. The calculation must show all adequate design while maintaining the minimal 
amount of impacts to the regulated area. 
The Dam Construction Permit application is withdrawn as of this letter and relevant 
information will be provided in a future application. 

6. Water handling plan must be provided showing how stonnwater will be handled in accordance 
with the DOT Drainage Manual for both the dredging and dam modifications. 
The Dam Construction Permit application is withdrawn as of this letter and relevant 
information will be provided in a future application. Stormwater management for the 
dredging operation will not involve diversion of water. The hydraulic dredging process is 
a closed system where a water-sediment slurry is pumped to the dewatering process and 
clarified water is returned to the  lake either by gravity or by pumping. Rainfall events 
affecting Mir ro r  Lalce will not affect the dredging process, which can be ceased by 
stopping the dredge. The  Applicant respectfully submits that the DOT Drainage Manual 
does not apply to this type of activity. 
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7. The plans must include details of the four sediment dewatering areas. 
The project plan is for the dredged sediment dewatering to utilize either geotextile fabric 
tubes or a mecl:anica! process and it will be up to the bidding coxtractors to deterzinc 
which method to use. The proposed dredged sediment dewatering areas shown on the 
plans are maximum useable areas based on an estimated geotextile fabric tube. Selection 
of the contractor will be based upon proposed methodology and proven experience with 
such as well as feasibility of application and cost. Therefore, the Applicant respectfully 
requests that submission to DEP of details of use of the dredged sediment dewatering 
areas be a condition of the permit. 

8. Certification ofNotice Form and copy ofthe published notice. 
The Certification of Notice Form and the Affidavit of Publication from the Hartford 
Courant, including a copy of the published notice, were submitted to DEP on December 
22,2010. A copy of each is enclosed herein. 

9. Enclosed is a letter from the Mansfield Conservation Commission dated January 25, 2010 
listing several items of concern. Documentation is required showing that the six items have 
been addressed. 
The Applicant has been in communic~tion with the Mansfield Conservation 
Commission regarding the concerns enumerated in their letter of January 25,2010 to 
DEP. Please see the expanded response to the Commission's concerns enclosed 
herein. 

Finally, with this letter, we are transmitting a copy of the permit application documents as amended to 
reflect withdraw of the Application for Dam Construction Permit. Of course, additional copies are 
available upon request. 

We hope that we have provided the information requested in the NOI, however, should you require 
any additional information, please do not hesitate to contact this ofice. 

Sincerely, 

Baystate Environmental Consultants, Inc. 

Nat Arai, P.E. 
Project Engineer 

Enclosures 

cc (letter only): Richard Miller, University of Connecticut 
Danielle Missell, DEP 
ICartik Parelh, DEP 
Quentin Icessel, Mansfield Conservation Commission 
Gregory Padick, Mansfield Director of Planning 
Paul Deveny, Windham Waterworks 



University of Connecticut 

Ofice . . Wce P~esesidint and 

Inland Water Resources Division 
Department o f  Envlronmental Protection 
79 Elm Street 
Hartford, CT 06106-5127 

RE: Certification o f  Notice 
Maintenance Dredging & General Enhancements of Mirror Lake, Storrs, CT 

. University of Connecticut 
Application Nos. 200903961 and 200903962 

To whom it may concern: 

Enclosed please find the Certification o f  Notice Form - Notlce o f  Application for the 
above referenced project. Applications for Dam Safety and inland Wetlands & 
Watercourses were submitted on-December 16;2009. The public notice o f  the 
applications was published In the Hartford Courant on December 18,2009. A copy of the 
notice was sent to the Mayor of the Town o f  Mansfield on December 22,2009. 

Sincerely, 

31 LcDa).r Road Unir 3055 
Srom, Co~l~lec~icur 06269.3055 



STATE OF CONNECTICUT 
DEPARTMENT OF ENVIRONMENTAL PROTECTION 

... . .  . . . . . . .  ................ . .  
. . . .  ........... Certification of Notice Form - Dlvlslon ... 

. . .  . . . . . : .  . . . . . . .  : . . . .  :.:.. : :.' 
. . . . . . .  Appl!callon No, . . . . . . .  . . . . .  , . . , .  . . . .  .. Notice of Application . . . . . . . . .  . . . . . . .  . . . . . . . .  . . .  : . .  . . . x .  . : . . : .  

. . . . .  
. . .  . . .  

I , Richard A. Mliler, University of Connecticut 
(Name of Applicant) 

, certify that II 
the attached affidavit represents a true copy of the notice that appeared in Hartford Courant 

(Name of Newspaper) 

on December 18,2009 
(Date) 

I also certify that i have provided a copy of said notice to the chief elected municipal official listed below as 

required by section 22a-6g CGS. 

Elizabeth C. Paterson Mayor 

Name of Official Tltle of Official 

4 South Hagleville Road 

Address 

Mansfield CT 06268 

Clty/r'own Slate Zip Code 

~ L / L Z / O Y .  
Signature of Applicant Date 

Rlchard A. Miller Dir. of Env. Policy 

Name of Applicant (print or type) Tltie (if applicable) 



, 
A T R I B U N E  P U B L I S H I N Q  0 O M P A N Y  

Affidavit of Publication 
State of Connecticut 

County of Hartford 

Friday, December 18,2009 

I, Joy Shroyer, do solemnly swear that I am Financial 
Operations Assistant of the Hartford Courant, printed and 
published daily, in the state of Connecticut and that from 
my own personal knowledge and reference to the files of 
said publication the advertisement of Public Notice was 
inserted in the regular edition. 
On dates as follows: 12/18/2009 

.. In.the amount of $452.17.. .. . .. . . .  .. .. .. . . ... .. 
ST OF CT UNlV OF CTIPLANT AC release 280 
700370 
Full Run 

I Operations Assistant 

Subscribed and sworn to before me on December 18.2009 

J A n  f l r ~ ~  Notary Public 



Mirror Lake Dredping 
DEP Notice of Insufficiency, Item No. 9 

Response to Mansfield Conservation Commission Letter of January 25.2010 

The Applicant and their consultant attended the March 17,2010 Mansfield Conservation 
Commission meeting to make an overview presentation regarding the Minor Lake Dredging 
Project and to discuss the issues raised in their January 25,2010 letter. At this meeting, the 
Conservation Commission made reference to prior studies regarding sediment removal, 
phytoremediation, eutrophication, and unintended consequences. Subsequently, parties have 
communicated via emails and the Commission has provided reference citations for scientific 
articles/publications addressing these issues. These citations have been reviewed as part of this 
response. The Commission's letter offered six specific issues and, for ease of review, each issue 
is repeated in italics with each response, provided in the same sequence as originally listed in the 
letter. 

1. The 17,000+ tons of sediments to be dredgedfiom Mirror Lake are lmown to contain 
toxic nmterials that exceed DEP standards; indeed additional testing is recommended in 
the Wastewater Discharge Applicatioion. 

The existing sediments within Mirror Lake have been extensively sampled and tested. 
The following table summarizes the number of in-situ sediment samples collected from 
Mirror Lake and the number and types of exceedences of the DEP remediation standards, 
here used as guidance for sediment management planning. 

The results support that the sediment removed during the dredging will be non- 
hazardous, however the DEP exceedences mean that the material cannot be used as clean 
fill and will likely need to be disposed at a licensed, lined solid waste landfill (see the 

University of Connecticut, Storrs 
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response to #2, below). The exceedance for PAHs, common constituents of asphalt, and 
total petroleum hydrocarbons (TPH), are strongly believed to be from contamination 
transported in runoff from roadways and parking areas. The source of the two arsenic 
exceedences (1 1.2 and 11.8 ppm, compared to the 10 ppm standard) is less certain, but 
arsenic is often naturally occurring at these levels. 

With respect to the Wastewater Discharge Application, the Applicant anticipates that 
both pre-dredge bench testing as well as testing during actual dredge activities will be 
conducted, all subject to DEP review. Testing will not only address toxicity, but also 
nutrient levels. A prior Technical Memorandum dated 7/2/09, a copy of which is 
provided in the permit application, concluded that "the majority of the chemical 
constituents of concern are limited to the upper sediment horizon." From the 
Applicant's perspective, removal of these contaminants from the lake environment, 
which otherwise could be re-suspended subject to wind, wave, and current activities, is a 
positive benefit to long term protection of the downstream resources since the potential 
source of contamination will have been removed from the watershed. 

2. Inadeqziate details are provided on disposal of the dredging spoils. 

It is the Applicant's intent that all sediments are disposed in an environmentally 
appropriate manner complying with all DEP regulations or laws and therefore the precise 
manner of disposal is not necessarily mandated by the permit application. An earlier 
feasibility study identified the CRRA Hartford landfill as apossible in-state disposal 
facility, but also stated that this facility would likely stop accepting waste by the time the 
dredging was conducted. Three possible out-of-state disposal facilities (two in 
Massachusetts and one in New Hampshire) were also listed as possible disposal facilities 
in the feasibility study. Construction specifications for the dredging project will include 
the sediment testing results and will clearly require disposal at a licensed solid waste 
facility. The contractor will be required to document and submit the proposed disposal 
site for confirmation by the Applicant and material handling fiom the construction site to 
the accepted disposal facility will be monitored for compliance by chain-of-custody 
documentation. 

3.  The sediments brimarily anaerobic) contain large qztantities of nutrients that when 
exposed to air in the dewateringprocess will convert anaerobicprocesses to aerobic 
processes, resulting in potentially heavy nutrient loaclings, especially nitrogen, being 
introduced into Roberts Broolc This brook is designated a class& water cozrrse in the 
permit application and is a tribtita~y to apublic drinking water szipply. Moreovei; these 
nub.ient loadings nzay have cascading eflects on ecological and biologicalprocesses in 
the system (e.g. algal bloonzs, significant alteration of the biota, changes in pH, etc.) 

University of Connecticut, Storrs 
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Nutrients, namely Phosphorus and Nitrogen compounds, are understood to be present 
within the sediments. The sediments will be hydraulically dredged in their current 
anaerobic state, entrained with the oxygenated pond water and pumped to geotextile 
fabric tubes at a nearby designated dewatering site. Flocculants are anticipated to be 
added to facilitate fine particulant coagulation and settling. During dewatering within the 
geotextile fabric tubes, water will drain from the tubes and be returned to the lake. We 
anticipate that the oxygen levels in the sediment will rapidly be depleted within the 
geotubes as the sediment is removed and collected. Under the brief period of 
oxygenation, there are two potential opporhtnities for mobilization of nutrients: 1. In the 
return supernatant to the pond at the exit from the geotextile fabric tubes immediately 
following discharge into the geo-tube; and 2. As the excess water exits the sides of the 
geotextile fabric tubes as the sediments are settled. In the anaerobic state phosphorous is 
not solubilized and organic nitrogen and other nitrogen compounds tend to be less 
mobile. 

One of the cited references (Ahearn and Dahlgren, 2005) reported increased downstream 
nutrients following a dam removal project in California. A nutrient budget was 
established for the two years prior to the dam removal with a net positive discharge of 
Total Phosphorus and Total Nitrogen downstream from the lake calculated. Once the 
dam was removed both TN and TP's yearly downstream budget significantly increased. 
Presumably, nutrients were released from the exposed sediients left adjacent to the 
restored stream within the prior lake basin, the result of repeated wetting and dewatering. 
Also the Total Suspended Solids were determined with a significant increase in this 
parameter reported as the new watercourse stabilized by undercutting through the prior 
lake sediments. The report notes that higher concentrations of TN were primarily released 
by re-wetting sediients that previously were very well drained after the dam was 
removed. Another cited reference (James, Barko and Ealcin, 2004) evaluated the nutrient 
release from dewatered sediment at various levels of moisture content and concluded that 
sediments released a far greater level of TN when dried to a 95% dewatered state, a 
finding also noted in the dam removal study. 

These scenarios differ from the proposed work at Mirror Lake since the sediments will be 
permanently removed fiom the watershed after partial compaction and dewatering still in 
a saturated anaerobic state. In our experience, dredged sediients are typically trucked 
for disposal with water content in the range of 35-40% under satufated or near saturated 
conditions. The organic sediments have a lugh Biochemical Oxygen Demand wluch will 
rapidly deplete the oxygen from the sediments as they compact and collect within the 
geotextile fabric tubes. Thereafter, the process of nutrient mobilization due to 
oxygenation is brief during hydraulic dredging for the pumped sediments. Once settled, 

University of Connecticuf Storrs 
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the sediments in the geotextile fabric tubes will maintain saturation similar to anaerobic 
wetland soils above groundwater until they are removed by the contractor. 

In summary, while there is agreement that oxygenated sediment is a concern relative to 
nutrient mobilization, the Applicant believes that the conditions within the geotextile 
fabric tubes will not be conducive for significant nutrient release. Similar in nature to 
Issue No. 1, the Applicant is of the opinion that the permanent removal of sediment will 
result in a long term reduction in downstream nutrient loading. 

That stated, the Applicant shares the concern raised by the Commission to some extent 
such that monitoring is warranted. On a prior hydraulic dredging project in Bristol, DEP 
required Total Phosphorus monitoring. The Applicant proposes monitoring of both Total 
Phosphorus and Total Nitrogen in the discharge from the dewatering areas baclc to Minor 
Lake (an expected condition of the Wastewater Discharge Permit), as well as the 
discharge from Mirror Lake to Roberts Brook during active dredging. Please note that 
discharge waters from the dewatering operations will be returned to the lake and not 
directly discharged to the brook. 

4. Alternative options includingphytoremediation appear to izave been inadequately 
explored. 

At the March 17,2010 meeting, the Conservation Commission expanded upon this issue, 
noting that they were suggesting in-situ phytoremediation without a lake drawdown as an 
option. In essence, they proposed a weed harvesting management scenario as a means to 
removing nutrients, and possibly contaminants, from the in lake sediment column, albeit 
possibly with particular macrophytes shown to result in favorable phytoextraction of TN 
and TP. In both 2008 and 2009, the Applicant conducted "suction harvesting" over the 
lake, removing aquatic vegetation matter and nutrient rich geese droppings fiom the lalce 
bottom. While suction harvesting theoretically can reduce nutrient contributions from the 
sediment, the 40 years of nutrient rich sedimentation within Mirror Lake has the 
lilceliiood of sustaining multiple decades of a eutrophic state in Mirror Lake despite a 
well regimented effort to achieve reduced lalce f e f i t y  through weed harvesting. It is the 
Applicant's position that this is a positive but limited action that is not a viable substitute 
for removal of all soft sediments by dredging to the mineral base hard bottom which will 
restore the lake's morphology to its status prior to sedimentation. 

5. Studies on small Ialces elsewl~ere have sl~own that sediment reiiloval alone does not 
provide long-temz restoration, and that tlze effects of dredging can Izme unintended 
negative consequences. 
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The Applicant concurs with the statement that "sediment removal alone does not provide 
long-term restoration." This is a well documented opinion shared by one of the 
referenced materials (Phillips et al, 1999) that reported this conclusion based upon 25 
years of shallow lake documentation The Applicant recognizes that comprehensive 
watershed management must accompany any in-lake remediation, in particular at Mirror 
Lake due to the relatively large impervious surface area tributary to such a small 
waterbody. Since most of Mirror Lalte's watershed is on campus, a successful 
management approach is attainable. By the time dredging is complete, five nearby "end 
of pipe" sedimentlwater separators will be installed at the stormwater drainage outlets lo 
Mirror Lake. In addition, comprehensive non-point source management planning is 
underway. Maintenance practices are being updated, including reducing the amount of 
sand used for deicing roads and wallcways and more frequent catch basin cleanings with 
UConn-owned equipment, and low impact designs such as rain gardens, green roofs, and 
permeable pavement are being evaluated. 

6.  Additional sustainable remediation efforts should be further explored 

Sustainable remediation is a laudable goal for all projects in today's society. We 
respectfully submit that removal of the sediment from Mirror Lake coupled with control 
of future inputs from the watershed, as is being actively pursued, is consistent with the 
goals and objectives of sustainable projects as they pertain to the management of small 
lakes and ponds. Furthermore, Professor Cristian Schulthess is exploring Ex-Situ 
Phytoremediation opportunities with possibly up to 2,000 cubic yards of Mirror lake 
sediment utilized to advance his research. At the present time, the Applicant has not 
identified a suitable location in which to perform Prof. Schultess' researcli and has not 
included this concept into the current permit application. If such a location is identified, 
and if the project can be performed in such a manner to assure that the test site and 
surrounding environment will not be impacted by contaminated runoff or leachate, the 
Applicant will collaborate with all parties including Town representatives and DEP to 
help facilitate such research. 

University of Connecticut, Storrs 
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