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MEETING NOTICE AND AGENDA 
MANSFIELD PLANNING AND ZONING COMMISSION 

AUDREY P. BECK MUNICIPAL BUILDING  4 SOUTH EAGLEVILLE ROAD  COUNCIL CHAMBER 

 

 
 

WEDNESDAY, NOVEMBER 2, 2016  6:30 PM 

OR UPON COMPLETION OF INLAND WETLANDS AGENCY MEETING 

 

 

1. CALL TO ORDER AND ROLL CALL 

2. APPROVAL OF MINUTES 

A. October 17, 2016 – Regular Meeting 
B. October 22, 2016 – Field Trip  

3. ZONING AGENT’S REPORT 

4. PUBLIC HEARING 

A. WILLARD J. STEARNS & SONS, INC., STEARNS & COVENTRY ROAD, 9 LOT SUBDIVISION, FILE #1343 

(Item will be opened and immediately tabled to the 11/16/16 meeting) 

5. OLD BUSINESS 

A. WILLARD J. STEARNS & SONS, INC., STEARNS & COVENTRY ROAD, 9 LOT SUBDIVISION, FILE #1343 
(Item tabled pending 11/16/16 Continued Public Hearing) 

B. SPECIAL PERMIT APPLICATION, RESTAURANT, E. RANDAZZO/APPLICANT, M. MCDONALD/OWNER, 1029 
STORRS ROAD, FILE #1344 
(Item tabled pending 11/16/16 Public Hearing) 

C. OTHER 

6. NEW BUSINESS 

A. 2017 MEETING SCHEDULE 
Memo from Director of Planning and Development 

B. 8-24 REFERRAL-ACQUISITION OF DEVELOPMENT RIGHTS 

C. OTHER 

7. ZONING REGULATIONS AND DESIGN GUIDELINES 

8. REPORTS FROM OFFICERS AND COMMITTEES 

A. CHAIRMAN’S REPORT 
B. REGIONAL PLANNING COMMISSION 
C. REGULATORY REVIEW COMMITTEE 
D. PLANNING AND DEVELOPMENT DIRECTOR’S REPORT 
E. OTHER COMMITTEES 

9. COMMUNICATIONS AND BILLS 

A. OTHER 
 

10. ADJOURNMENT 



 

MINUTES 



 

DRAFT MINUTES 
MANSFIELD PLANNING AND ZONING COMMISSION 

AUDREY P. BECK MUNICIPAL BUILDING  4 SOUTH EAGLEVILLE ROAD  COUNCIL CHAMBER 

 

 
 

  

MONDAY, OCTOBER 17, 2016  REGULAR MEETING 

 

MEMBERS PRESENT:  J. Goodwin, C. Ausburger, B. Chandy, G. Lewis, K. Rawn, B. Ryan, V. Ward,  
S. Westa  

MEMBERS ABSENT: R. Hall 
ALTERNATES PRESENT:  P. Aho, T. Berthelot, K. Fratoni 
STAFF PRESENT: Janell Mullen, Assistant Planner/Zoning Enforcement Officer 

Jennifer Kaufman, Environmental Planner 

Chairman Goodwin called the meeting to order at 6:30 p.m. and appointed Berthelot to act.  

APPROVAL OF MINUTES: 

A. September 6, 2016 – Regular Minutes 
Chandy MOVED, Ryan seconded, to approve the 09-06-2016 minutes.  MOTION PASSED 
UNANIMOUSLY.  

B. September 14, 2016- Field Trip Notes 
Noted.  

ZONING AGENT’S REPORT: 

Noted.    
 

PUBLIC HEARING: 

None. 
 

OLD BUSINESS: 
A. WILLARD J. STEARNS & SONS, INC., STEARNS & COVENTRY ROAD, 9 LOT SUBDIVISION, FILE #1343 

Item tabled pending 11/2/16 Public Hearing.  
 

NEW BUSINESS: 
A. SPECIAL PERMIT APPLICATION, RESTAURANT, E. RANDAZZO/APPLICANT, M. MCDONALD/OWNER, 

1029 STORRS ROAD, FILE #1344 
Ryan MOVED, Ward seconded, to receive the Special Permit Application (File #1344) submitted by 
Maryellen Randazzo for a restaurant on property located at 1029 Storrs Road as shown on plans 
dated 9/29/2016 and as shown and described in application submissions, and to refer said 
application to staff and committees for review and comments and to set a Public Hearing for 
November 16, 2016.  MOTION PASSED UNANIMOUSLY.  Goodwin noted for the record that she will 
recuse herself for this application.   

 
 



MANSFIELD TOMORROW: 

Janell Mullen, Assistant Planner distributed a Mixed Use Centers Virtual Tour Powerpoint that the 
Director of Planning created to specifically illustrate the parcels and characteristics of the Four Corners 
and King Hill areas of Town.  Regulatory Review Members Rawn and Aho discussed their committee 
work and the field trip the committee took to view these areas.   Members agreed it would be beneficial 
for the entire Commission to view these areas.  A field trip for this purpose is scheduled for 8 a.m., 
Saturday, October 22nd for a group tour of the mixed use areas.   

REPORTS FROM OFFICERS AND COMMITTEES: 

None.    
 

COMMUNICATIONS AND BILLS: 

Noted.  

ADJOURNMENT: 

 The Chair declared the meeting adjourned at 7:12 p.m.    

  

Respectfully submitted,  

 

 

Vera S. Ward, Secretary 

 



DRAFT MINUTES 
MA N S F I E L D P L A N N IN G A N D Z O N IN G C O M M I S S I O N 

R E GU L A T O R Y R E V I E W C O M M I T T E E 
AUDREY P. BECK MUNICIPAL BUILDING  4 SOUTH EAGLEVILLE ROAD  CONFERENCE ROOM B 

 
 
 

SATURDAY, OCTOBER 22, 2016, FIELD TRIP 
 
 
Members present: P. Aho, K. Rawn, B. Chandy, C. Ausberger, B. Ryan, V. Ward, J. Goodwin, G. Lewis 

Staff: L. Painter, Director of Planning and Development; J. Kaufman, Environmental Planner  

DEPARTURE 
The van departed the Mansfield Community Center at 8:04 a.m.    
 
AREAS TOURED 

 
o Orchard Acres 
o King Hill/North Eagleville Road Mixed Use Center Area 
o North Eagleville Road (Hillel property) 
o Meadowood Road 
o Northwood Road 
o Hunting Lodge Road/Birch Road, including: 

 Carriage House 
 Celeron Square 
 Holinko Estates 
 Hunting Heights 
 Clubhouse Apartments 

o Four Corners 
 Villa Hills Golf Course 
 Cedar Swamp Road 
 Properties along Route 195 between Cedar Swamp Road and Route 44 
 Properties along Route 44: Mansfield Professional Park to Moulton Road 

o South Eagleville Road (Route 195-Maple Road), including: 
 Oakwood 
 Knollwood 
 Mansfield Nonprofit Housing Development Corporation (MNHDC) property between Knollwood 

entrance and Maple Rd. 
o Maple Road (between South Eagleville Road and Davis Road) 

 Wright’s Village 
 Juniper Hill 
 Mansfield Nursing and Rehabilitation Center 
 Masonicare Property 

DISCUSSION POINTS 

o Members requested information on existing apartment complexes including number of units; whether 
they are served by sewer and water currently or potentially have access to sewer and water; and unit 
types (1 BR, 2 BR, etc.) if available 

o Properties abutting UConn property with potential access to campus might be able to support higher 
density (example: Orchard Acres). Buffers to adjacent residential properties would be important if this 
area were increased in intensity. 
 



o King Hill Road/North Eagleville Mixed Use Center & Hillel properties: opportunity for highest 
intensity/scale of development as it is surrounded by campus.  Staff to research tallest buildings on 
UConn campus for consideration as maximum height restriction.  These areas were also identified as 
ideal for shared parking and reduced parking requirements given proximity to campus. 

o Hunting Lodge Road Area: Need to determine appropriate scale, density and buffering adjacent to 
single-family neighborhoods; should require cross-connections between multi-family residential 
developments to reduce street connections and traffic on local streets; emergency access connections 
would still be needed; concerned with how to address long-term management of multi-family 
properties to minimize impacts on surrounding areas. 

o Four Corners Area: highest intensity and scale should be in Mixed Use Center area; desire for human 
scale (3- story max) at street with potential for increased height toward rear of larger properties; need 
to reduce scale and density in transitional areas heading into remnants of historic village on Route 44 
east of 195. 

o South Eagleville Road Area/Maple Road Area.  North side of South Eagleville Road and Separatist Road 
identified as being more transitional in nature, should lower in scale and density.  Painter noted that the 
MNHDC has indicated that they would like at least 30-35 units to make a manageable project.  Density 
formulas will likely need to include some type of bonus for affordable units otherwise it would be 
difficult to find a density formula that works for several different multi-family properties.  As with 
Hunting Lodge Road, need to determine appropriate densities, scale and buffers between multi-family 
properties and single-family properties. With regard to Masonicare property, staff noted desire of 
adjacent organic farm to have access to any future development taken from Silo Road/Circle to avoid a 
driveway immediately abutting their farm and associated runoff and exhaust impacts. 

 
F UTUR E MEETING SCHEDULE 

RRC member will debrief field trip and discuss recommendations in more depth at next regular meeting. Due to 
light agenda, discussion will also be on agenda for November 2, 2016 PZC meeting.  Another field trip to tour 
the compact residential and mixed-use areas on the south side of Mansfield will also be scheduled. 

 
 
ADJOUR NMENT 

Field Trip ended at 10:15 a.m. with return to the Mansfield Community Center. 

 

Respectfully submitted, 

 

Linda M. Painter, AICP 

Director of Planning and Development 



 

PUBLIC 

HEARINGS 

 



 

TOWN OF MANSFIELD 
DEPARTMENT OF PLANNING AND DEVELOPMENT 

 

 

 

 

 
 

Date: November 2, 2016 

To: Planning and Zoning Commission 

From: Linda M. Painter, AICP, Director 

Subject: Mountain View Acres Subdivision (File 1343) 

Staff recommends that the November 2, 2016 hearing on the proposed Mountain View Acres 

subdivision be opened and immediately tabled to the November 16, 2016 meeting. The applicant has 

consented to this extension as they are working on revising plans to respond to staff review comments.   

 



 
 
RECEIPT OF APPLICATION FOR A SUBDIVISION: 
 
 
 
 _____________________, move  and _______________________ seconds to receive the   
 
SUBDIVISION   application (File #1343) 
 
submitted by    Willard J. Stearns & Sons, Inc. 
 
for     a 9-lot subdivision 
 
on property located   at the Southwest corner of Coventry Road and Browns Road 

 
as shown on plans dated 12/15/15 with a revision date of 01/27/2016, 
 
and as described in other application submissions, and to refer said application to the Fire Marshal, 
Assistant Town Engineer, Conservation Commission, and Eastern Highlands Health District, for review 
and comments and to set a Public Hearing for November 7, 2016 
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SITE LOCATION

SITE ANALYSIS

NEIGHBORHOOD INFLUENCES

For Willard J. Stearns & Sons, Inc.

Coventry & Brown Roads

Mansfield, CT

John Alexopoulos, RLA, ASLA

March 23, 2015
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SITE LOCATION
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March 20, 2015
Off-Site and Neighborhood Influences Analysis:

Proposed Residential Subdivision, Coventry Road and Browns Road

John Alexopoulos, Landscape Architect  CT Lic. # 550

Property of Willard J. Stearns and Sons, Inc.,  Mansfield, CT

I visited the property on several occasions in the months of December 2014 through 

March of this year.  

The property is located on Coventry Road and Browns Road.  The 36.9 acre parcel falls 

within the RAR90 Rural Agricultural Residence 90 zoning district.   The surrounding 

properties are single family developments except for the agricultural lands across 

Browns Road. A single family home property is found on the western boundary whose 

driveway connects to Coventry Road, the rear of several single family home lots are 

found on the south boundary (Chatham Drive) and three residences are found on the 

eastern side, Browns Road. The residence closest to the intersection of Coventry and 

Browns Roads is part of this proposed development.  The other two residences are 

separated by a segment of this property.  

About half of the eastern portion of the property was likely pasturage in the past save 

for the wetlands. The 1934 photograph shows this easternmost portion of the property 

as open pastureland. There is no evidence of old foundations or any other remnant 

suggesting habitation or structures supporting agriculture.   Most all of this portion 

consists of woods and emerging vegetation.  There is a hayfield accessed through a 

barway along Browns Road.  This field is about an acre in size. Excepting some open 

ground associated with the houses along Browns Road, this is essentially the only open 

on the property. Most all of the remainder of the property including the wetlands is 

wooded and recently logged and consists of mostly deciduous second growth trees.  

There is a small pond within the wetland closest to Coventry Road.

Coventry Road is classified as a local street while Browns Road is classified a collector 

street.  Coventry Road is unpaved for the extent of the property.  Coventry Road 

connects Browns Road with Route 32 some distance away.  Brown’s Road ends to the 

south at Route 32 some distance from where Coventry Road joins route 32.  Browns 

Road connects to Mansfield City Road less than a mile to the east.  Mansfield Middle 

School is just about 1.6 miles away from this property via Mansfield City Road and 

Spring Hill Road and Vinton School is about the same distance via Browns Road and 

Route 32.

Significant Assets:

The site has several significant features:

Wetland habitat that extends through the site from north to south

Outside of the wetland soils and a small area of stone/ledge, about 75 per 

cent of the site has buildable soils.  A small area including the open hayfield is 

listed as farmland soil.

Fully canopied for nearly all of the site 

Rock outcroppings adjacent Browns Road

Rock outcrop adjacent reverting field and associated with larger oak trees

Group of hemlocks adjacent wall and wetland

Large trees along Coventry Road and on the western boundary

Scenic character of Coventry Road, a canopy road

Notable views of the agricultural fields across Browns Road and of 

Chestnut Hill– though restricted to small “overlooks” next to Browns Road and 

from the hayfield.

Some rubbles of stone walls – though not extensive within the property and 

mostly on property boundaries

Open Space and preserved farmland opposite Coventry Road and 

extending the length of this property

Constraints:

Wetland extending across the site from north to south and wetland 

adjacent Coventry Road.  Access to a portion of property on the west side needs 

a wetland crossing.

Stony soils 

Limited area of slopes 15 per cent or over – on the rise close to Browns 

Road

Sight line distances along Coventry Road due to existing large trees and 

due to alignment along Browns Road 

Small areas of rock outcroppings adjacent Browns Road

Considerations:

Limit the number of entrances into property from both Coventry Road or 

Browns Road.  

Potential driveway entrances have possible restricted sight lines on 

Coventry Road because of existing trees.

Limited areas for access from Browns Road due to sight line restrictions 

regarding slope and alignment.  The existing barway into the hayfield appears to 

be a possible  driveway access. 

Buildable soils in the western portion require wetland crossing.

The stone wall along Coventry Road.  Where curb cuts are required, any 

wall section needing removal should be relocated as near to the curb cut as 

possible.  

Use the group of hemlock trees in the design layout.  

Wetland protection through conservation easement or dedicated open 

space.
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Site Access:

Access is by Coventry and Browns Road with constraints as noted 

above.  There are no streets adjacent the property.

Topography:

The property generally slopes from Coventry Road south to the large 

north to south wetland. This wetland flows mostly gently until approaching 

the Browns Road property line where it is at its steepest. Across this 

large wetland, the southernmost piece of the property slopes at about two 

per cent north into the wetland. At the highest point near the intersection 

of Coventry Road and Browns Road the elevation is about 530 feet while 

the lowest point on the property is in the southeast corner near Browns 

Road  is about an elevation of 467 feet.  The elevation difference is about 

63 feet.  

Most of the buildable portions of the site range from nearly level in the 

large area adjacent Coventry Road to about seven per cent near the 

larger wetland.  Steeper slopes, some of which are fifteen per cent or 

greater are mainly associated with the area close to Browns Road.  

Vegetation:

The 1934 aerial photograph of the property shows a portion of the site 

related to Browns Road that is primarily open land, likely pasture.  A 

variety of tree and shrub species are found throughout the property and 

are second growth.  The area between the large wetland and Coventry 

Road has been recently logged of mostly oak and the trees remaining are 

mostly oak mixed with some ash and hickory.  There are scattered young 

pine in this area.  There is a high understory on most of the property with 

very young saplings beneath.  Trees in the logged area are mostly oak 

and  generally don’t exceed 8” to 10” diameter at breast height (dbh).  

Larger trees are found on the edges of the open field as well as behind 

the existing houses and along the outcrop near the rear of one of the 

Browns Road residences. The wetlands are wooded with typical 

undergrowth and somewhat larger trees.  Most of the site has a limited 

shrub or small tree understory.  Large trees remain along Coventry Road, 

with dbh exceeding well over 12” for the most part.  There is one 

relatively large grouping of hemlocks associated with the wall in the 

center of the property.  The areas that were pastured and closer to 

Browns Road are reverting to forest with both shrubs and trees present.  

Invasive species are mostly found in this area and near the existing 

houses along Browns Road.  Invasive species are multiflora rose, 

autumn olive, barberry and bittersweet.

Stone Walls:

Stone walls are found along both roads and approximately in the middle of the 

property.  All of these walls are rubbly.  The wall along Coventry Road is nearly 

continuous until reaching the smaller wetland adjacent to the road.  This wall 

has lost what would have been a top layer.  There are old barway gaps here 

and there in these walls.

Views:

Into site --

There are no extensive views or vistas of great or unusual significance from 

Coventry Road.  Views into the site from Browns Road are restricted because of 

slope, existing houses and vegetation.  .  

Within site --

Relatively limited except due to logging and the absence of understory vegetation, 

much of the front portion of the property from the large wetland to Coventry Road 

can be seen.

Off site –

There are no undesirable views off-site.  

Significant potential views of the agricultural fields to the east and Chestnut Hill 

are possible but from limited vantage points near Browns Road and on the highest 

points of elevation of the property as well as from the hayfield.

Existing Open Space:

There is adjacent Town of Mansfield Open Space across Coventry Road to the 

north There is a trail that ascends from Chatham II and Fern Road and reaches 

Coventry Road some distance from the property, proceeds along Coventry Road 

and turns left onto the Smith Farms driveway.

Aquifer Recharge Area or Flood Hazard:

The property does not lie within an aquifer recharge or flood hazard area.

Soils:

Indicated from the Tolland County Soil Survey as either Leicester-Ridgebury-

Whitman wetland soils complex, Woodbridge moderately drained upland soils 

association and Hollis near Browns Road.  All soils are stony.  The Woodbridge 

soils are buildable soils and can be used as pasturage.  These soils drain very 

slowly in the spring and after heavy periods of summer rains.  The area of the 

hayfield and about another acre or so above it are listed as farmland soils.  The 

Hollis soils group is found adjacent Browns Road and behind the three residences 

where the rock outcroppings associated with the high points of the property are 

found.  There are large boulders found throughout the property.
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Species endangered, threatened or of special concern:

No species indicated within the property area or adjacent the property according to 

the State of Connecticut Natural History Database (DEEP Dec. 2014).

Solar access:

Residences can be oriented such that there is a maximum potential for solar gain 

and some attenuation of winter winds.  There are no slopes on most of this 

property where orientation is dictated by slope aspect.  It is possible that one or 

two house sites could be located adjacent Browns Road affording a southern 

aspect.

Off-Site Considerations:

The property is bounded by existing residences on three sides.  Chatham Drive 

residences have their rear properties on the southern boundary, a single home is 

immediately adjacent on the west boundary and along Browns Road are the three 

residences.  This property connects to Browns Road in several locations between 

and aside these existing residences.  Most houses on Chatham Drive are close to 

that road so much of the southern border is rear and forested property.

Across Browns Road is the extensive agricultural property, mostly hay fields, 

sweeping up to the height of land approaching Stearns Road.

Across Coventry Road is protected land, consisting of Mansfield Open Space and 

protected agricultural land.  The Open Space is wooded and uses the Smith Farms 

driveway as the extension of the trail that comes from Chatham I and II.  This trail 

enters Coventry road about a quarter mile from the Smith Farms driveway.  The 

protected farmland is open pasturage.  
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CONCEPT PLAN

CONSERVATION SUBDIVISION

WILLARD STEARNS & SONS, INC.

COVENTRY & BROWNS RDS.

MANSFIELD, CT       6/5/15

SITE AREA: 36.647

10.9 ACRES 

CONSERVATION EASEMENT

3.915 ACRES\

DEDICATED OPEN SPACE

COMBINED OPEN SPACE

40.45%



 
 

MOUNTAIN VIEW ACRES 
 

522 Browns Road & 
Coventry Road 

Mansfield, Connecticut 
 

 
 
 
 

STORMWATER MANAGEMENT REPORT 
 
 
 
 
 
 

July 1, 2016 
  
 
 
 
 

PREPARED FOR:  Willard J. Stearns & Sons, Inc. 
50 Stearns Road 
Mansfield, Connecticut 

       
 
 

PREPARED BY:  Gardner & Peterson Associates, LLC 
178 Hartford Turnpike 
Tolland, CT 06084 



1 

Mountain View Acres 
 
 
 
Summary: 
 

 This project proposes to subdivide approximately 36 acres of land located 
in the RAR-90 Zone on the south side of Coventry Road and west side of Browns Road 
into nine building lots.  The lots will be served by subsurface sewage disposal systems 
and private wells while protecting over 7.5 acres of land with conservation easements and 
dedicating nearly 2.5 acres to the Town of Mansfield.    
 
Existing Conditions: 
 
 The site contains one house that fronts on Browns Road which will be located on 
Lot #8 of the subdivision.  The site is mainly wooded, though the land along Coventry 
Road was logged within the past ten years.  The site primarily drains from Coventry Road 
to the south where surface flow is collected in a wetland which drains from west to east 
and under Browns Road through an 18” culvert which is at the bottom of the watershed 
analyzed in this report.  The soils in the upland areas are primarily a Woodbridge Fine 
Sandy Loam per the Natural Resources Conservation Service, Web Soil Survey.   
 
 Based on the Flood Insurance Rate Map (FIRM) the site is located in Flood Zone 
C, area of minimal flooding.  Test pits were excavated on site with the Eastern Highlands 
Health Department to determine septic suitability.  Suitable areas were found on all lots 
and restrictive soil layers average approximately 24” below grade.   

 
In addition, the site is not located in an aquifer area based on “Surfaces and 

Groundwater Resources” map by plan of conservation and development, April 2006 and 
the parcel is not located within an archaeological area based on “Archaeological 
Assessment” map by plan of conservation and development April 2006.  
 
 Stormwater Management: 
 
 Based on reviews by various town committees and town staff the applicant has 
been advised to provide and Open Space Subdivision to avoid a traditional layout and 
minimize the number of curb cuts.  Common driveways are provided and stormwater 
runoff will sheet flow from disturbed areas in the direction it is headed today.  This report 
includes the design of a cross culvert to convey the limited flow under the proposed 
driveway on Lot #1 and an overall site analysis to evaluate pre-development and post-
development flows.     
 

Hydraflow Hydrographs Extension was used to determine the peak flows 
mentioned above.  The twin 12” culverts under the proposed driveway on Lot 1 has been 
designed to convey the flow from a 10 year storm.  When comparing the existing and 
proposed flow rates from the overall site, there is no change in the watershed area or 
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travel time.  Due to the proposed improvements, the runoff coefficient will increase 
which results in a small increase in the flow rate off site from 47.3cfs to 52.5 cfs for a 25 
year storm frequency.  The runoff will shed through an undisturbed, vegetated buffer 
over relatively flat slopes before reaching the wetland corridor.  The wetland corridor 
consists of a flat area that will provide flood storage and potential reduction the rate of 
runoff and a defined channel for water conveyance at the easterly end of the wetland.         
 
 Erosion & Sediment Control: 
 

The erosion & sediment control plan for this site consists of the use of soil 
stockpile areas, silt fence and/or hay bales down gradient of all disturbed areas and 
seeding schedules.  An undisturbed vegetated area down gradient of the proposed 
developed areas will also remain.  An anti-tracking pad will be installed at both entrances 
to the site though it may be unnecessary due the existing and proposed gravel surfaces.   

 
 
 

 
 
       __________________________ 
       Mark A. Peterson, P.E. 20905 



1 - Ex. Watershed 3 - Prop. Watershed 5 - Subwatershed to proposed culvert

1

Watershed Model Schematic
Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066

Project: Flow off Site.gpw Friday, Aug 26, 2016



Hydrograph Return Period Recap
2

Hyd. Hydrograph Inflow Peak Outflow (cfs) Hydrograph
No. type Hyd(s) description

(origin) 1-Yr 2-Yr 3-Yr 5-Yr 10-Yr 25-Yr 50-Yr 100-Yr

1 Rational ------ ------- 27.10 ------- ------- 40.12 47.28 ------- ------- Ex. Watershed

3 Rational ------ ------- 30.11 ------- ------- 44.58 52.53 ------- ------- Prop. Watershed

5 Rational ------ ------- 4.063 ------- ------- 5.970 7.035 ------- ------- Subwatershed to proposed culvert

Proj. file: Flow off Site.gpw Friday, Aug 26, 2016

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066



Hydrograph Summary Report
3

Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval peak volume hyd(s) elevation strge used description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 Rational 27.10 1 34 55,280 ------ ------     ------ Ex. Watershed

3 Rational 30.11 1 34 61,422 ------ ------     ------ Prop. Watershed

5 Rational 4.063 1 28 6,825 ------ ------     ------ Subwatershed to proposed culvert

Flow off Site.gpw Return Period: 2 Year Friday, Aug 26, 2016

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066



Hydrograph Report
Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066 Friday, Aug 26, 2016

Hyd. No.  1 
Ex. Watershed

Hydrograph type =  Rational Peak discharge =  27.10 cfs
Storm frequency =  2 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  55,280 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.27*
Intensity =  1.755 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.420 x 0.90) + (0.920 x 0.85) + (2.200 x 0.40) + (53.660 x 0.25)] / 57.200

4
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Ex. Watershed
Hyd. No. 1 -- 2 Year

  Hyd No. 1



Hydrograph Report
Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066 Friday, Aug 26, 2016

Hyd. No.  3 
Prop. Watershed

Hydrograph type =  Rational Peak discharge =  30.11 cfs
Storm frequency =  2 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  61,422 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.3*
Intensity =  1.755 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.850 x 0.90) + (1.880 x 0.85) + (6.330 x 0.40) + (48.140 x 0.25)] / 57.200

5
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Hydrograph Summary Report
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Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval peak volume hyd(s) elevation strge used description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 Rational 40.12 1 34 81,844 ------ ------     ------ Ex. Watershed

3 Rational 44.58 1 34 90,938 ------ ------     ------ Prop. Watershed

5 Rational 5.970 1 28 10,030 ------ ------     ------ Subwatershed to proposed culvert

Flow off Site.gpw Return Period: 10 Year Friday, Aug 26, 2016

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066
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Hyd. No.  1 
Ex. Watershed

Hydrograph type =  Rational Peak discharge =  40.12 cfs
Storm frequency =  10 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  81,844 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.27*
Intensity =  2.598 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.420 x 0.90) + (0.920 x 0.85) + (2.200 x 0.40) + (53.660 x 0.25)] / 57.200
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Hydrograph Report
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Hyd. No.  3 
Prop. Watershed

Hydrograph type =  Rational Peak discharge =  44.58 cfs
Storm frequency =  10 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  90,938 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.3*
Intensity =  2.598 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.850 x 0.90) + (1.880 x 0.85) + (6.330 x 0.40) + (48.140 x 0.25)] / 57.200
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Hydrograph Summary Report
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Hyd. Hydrograph Peak Time Time to Hyd. Inflow Maximum Total Hydrograph
No. type flow interval peak volume hyd(s) elevation strge used description

(origin) (cfs) (min) (min) (cuft) (ft) (cuft)

1 Rational 47.28 1 34 96,445 ------ ------     ------ Ex. Watershed

3 Rational 52.53 1 34 107,161 ------ ------     ------ Prop. Watershed

5 Rational 7.035 1 28 11,818 ------ ------     ------ Subwatershed to proposed culvert

Flow off Site.gpw Return Period: 25 Year Friday, Aug 26, 2016

Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066
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Hyd. No.  1 
Ex. Watershed

Hydrograph type =  Rational Peak discharge =  47.28 cfs
Storm frequency =  25 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  96,445 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.27*
Intensity =  3.061 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.420 x 0.90) + (0.920 x 0.85) + (2.200 x 0.40) + (53.660 x 0.25)] / 57.200
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Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066 Friday, Aug 26, 2016

Hyd. No.  3 
Prop. Watershed

Hydrograph type =  Rational Peak discharge =  52.53 cfs
Storm frequency =  25 yrs Time to peak =  34 min
Time interval =  1  min Hyd. volume =  107,161 cuft
Drainage area =  57.200 ac Runoff coeff. =  0.3*
Intensity =  3.061 in/hr Tc by User =  34.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.850 x 0.90) + (1.880 x 0.85) + (6.330 x 0.40) + (48.140 x 0.25)] / 57.200
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Hyd. No.  5 

Subwatershed to proposed culvert

Hydrograph type =  Rational Peak discharge =  5.970 cfs
Storm frequency =  10 yrs Time to peak =  28 min
Time interval =  1  min Hyd. volume =  10,030 cuft
Drainage area =  5.120 ac Runoff coeff. =  0.4*
Intensity =  2.915 in/hr Tc by TR55 =  28.00 min
IDF Curve =  CT-DOT.IDF Asc/Rec limb fact =  1/1

* Composite (Area/C) = [(0.300 x 0.75) + (0.060 x 0.90) + (1.000 x 0.24) + (3.760 x 0.40)] / 5.120
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TR55 Tc Worksheet
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Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066

Hyd. No.  5 

Subwatershed to proposed culvert

 Description  A  B  C  Totals

Sheet Flow
Manning's n-value =  0.400 0.011 0.011
Flow length (ft) =  100.0 0.0 0.0
Two-year 24-hr precip. (in) =  3.20 0.00 0.00
Land slope (%) =  3.00 0.00 0.00

Travel Time (min) = 18.26 + 0.00 + 0.00 = 18.26

Shallow Concentrated Flow
Flow length (ft) =  460.00 360.00 0.00
Watercourse slope (%) =  1.70 0.40 0.00
Surface description =  Unpaved Unpaved Paved
Average velocity (ft/s) =  2.10 1.02 0.00

Travel Time (min) = 3.64 + 5.88 + 0.00 = 9.52

Channel Flow
X sectional flow area (sqft) =  0.00 0.00 0.00
Wetted perimeter (ft) =  0.00 0.00 0.00
Channel slope (%) =  0.00 0.00 0.00
Manning's n-value =  0.015 0.015 0.015
Velocity (ft/s) =  0.00 0.00 0.00
Flow length (ft) =  0.0 0.0 0.0

Travel Time (min) = 0.00 + 0.00 + 0.00 = 0.00

Total Travel Time, Tc .............................................................................. 28.00 min



Hydraflow Rainfall Report
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Hydraflow Hydrographs Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. v6.066 Friday, Aug 26, 2016

Return Intensity-Duration-Frequency Equation Coefficients (FHA)
Period

(Yrs) B D E (N/A)

1 26.1693 6.2000 0.7786 --------

2 30.1225 6.6000 0.7676 --------

3 0.0000 0.0000 0.0000 --------

5 52.3308 9.8000 0.8367 --------

10 54.7383 10.8000 0.8016 --------

25 101.9813 15.8000 0.8971 --------

50 98.1551 15.7000 0.8577 --------

100 106.5909 17.0000 0.8462 --------

File name: CT-DOT.IDF

Intensity = B / (Tc + D)^E

Return Intensity Values (in/hr)
Period

(Yrs) 5 min 10 15 20 25 30 35 40 45 50 55 60

1 3.99 2.99 2.43 2.06 1.80 1.60 1.45 1.32 1.22 1.14 1.06 1.00

2 4.59 3.49 2.85 2.43 2.13 1.90 1.72 1.58 1.46 1.36 1.27 1.20

3 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

5 5.49 4.30 3.57 3.06 2.69 2.40 2.17 1.99 1.84 1.71 1.60 1.50

10 5.99 4.81 4.04 3.51 3.11 2.80 2.55 2.35 2.18 2.03 1.91 1.80

25 6.70 5.52 4.71 4.12 3.66 3.30 3.01 2.76 2.56 2.38 2.23 2.10

50 7.30 6.06 5.20 4.57 4.09 3.70 3.38 3.12 2.90 2.71 2.54 2.40

100 7.79 6.55 5.68 5.02 4.51 4.10 3.76 3.48 3.24 3.04 2.86 2.70

Tc = time in minutes. Values may exceed 60.

Rainfall Precipitation Table (in)

Precip. file name: Sample.pcp

Storm
Distribution 1-yr 2-yr 3-yr 5-yr 10-yr 25-yr 50-yr 100-yr

SCS 24-hour 2.60 3.20 0.00 4.10 4.80 5.50 6.20 6.90

SCS 6-Hr 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-1st 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-2nd 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-3rd 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-4th 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Huff-Indy 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Custom 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00



Culvert Report
Hydraflow Express Extension for AutoCAD® Civil 3D® 2009 by Autodesk, Inc. Friday, Aug 26 2016

Cir Culvert

Invert Elev Dn (ft) =  500.50
Pipe Length (ft) =  30.00
Slope (%) =  0.33
Invert Elev Up (ft) =  500.60
Rise (in) =  12.0
Shape =  Cir
Span (in) =  12.0
No. Barrels =  2
n-Value =  0.013
Inlet Edge =  Projecting
Coeff. K,M,c,Y,k =  0.0045, 2, 0.0317, 0.69, 0.5

Embankment
Top Elevation (ft) =  502.50
Top Width (ft) =  12.00
Crest Width (ft) =  110.00

Calculations
Qmin (cfs) =  7.36
Qmax (cfs) =  7.36
Tailwater Elev (ft) =  (dc+D)/2

Highlighted
Qtotal (cfs) =  7.36
Qpipe (cfs) =  7.36
Qovertop (cfs) =  0.00
Veloc Dn (ft/s) =  4.90
Veloc Up (ft/s) =  4.69
HGL Dn (ft) =  501.41
HGL Up (ft) =  501.74
Hw Elev (ft) =  501.98
Hw/D (ft) =  1.38
Flow Regime =  Inlet Control
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ITEM 6A  SPECIAL PERMIT APPLICATION  1029 STORRS ROAD 

RECEIPT MOTION 

MOVE to receive the Special Permit Application (File #1344) submitted by Maryellen Randazzo for a 

restaurant on property located at 1029 Storrs Road as shown on plans dated 9/29/2016 and as shown 

and described in application submissions, and to refer said application to staff and committees for 

review and comments and to set a Public Hearing for November 16, 2016. 
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TOWN OF MANSFIELD 
DEPARTMENT OF PLANNING AND DEVELOPMENT 

____________________________________________________________________________________________ 

LINDA M. PAINTER, AICP, DIRECTOR  

 

 

 

 

Memo to: Planning and Zoning Commission 

From:  Linda M. Painter, AICP, Director of Planning and Development 

Date: October 18, 2016 

Subject: 2017 Draft Meeting Schedule   

 
 

Please review the attached 2017 draft meeting schedule for the Planning and Zoning Commission and 
Inland Wetland Agency.  Also note that several meeting dates are on Tuesday/Wednesday due conflicts. 
 
The following motion has been prepared if members deem it appropriate. That the Planning & Zoning 
Commission approve the 2017 meeting schedules for the Planning and Zoning Commission and Inland 
Wetlands Agency.    
 

 



INLAND WETLANDS AGENCY

AND

PLANNING ZONING COMMISSION

JAN NO MTG JULY NO MTG

17 (TUES due to Martin Luther King Jr Day) 17

FEB 6 AUG 7

21 (TUES due to Presidents Day) NO MTG

MAR 6 SEPT 5 (TUES due to Labor Day)

20 18

APR 3 OCT 2

17 16

MAY 1 NOV 1 WEDNESDAY

15 15 WEDNESDAY

JUNE 5 DEC 4

19 18

MEETING SCHEDULE 2017

(IWA-1st Monday of each month, PZC-1st and 3rd Monday of each month, unless otherwise noted)

ALL MEETINGS UNLESS OTHERWISE NOTED MEET AT 7:00 PM IN THE 

COUNCIL CHAMBERS

AUDREY P. BECK BUILDING

4 SOUTH EAGLEVILLE ROAD

STORRS, CT 06268
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Date: October 26, 2016 

To: Planning and Zoning Commission 

From: Linda M. Painter, AICP, Director 

Subject: 8-24 Referral 

Mountain Dairy Farm IV: Acquisition of Development Rights 

474, 504, 519 Mansfield City Road 

PROJECT OVERVIEW 

In 2014, the Town entered into a cooperative agreement with the US Department of Agriculture (USDA) 

Natural Resource Conservation Service (NRCS) Agricultural Conservation Easement Program (ACEP) to 

investigate the purchase of development rights on the above-mentioned property. Through this 

program, the USDA and NRCS work with towns and land trusts to acquire conservation easements on 

agricultural lands.  The easement would permanently restrict residential, industrial, and non-agricultural 

commercial development would be placed on the property. The farm would continue to be owned by 

Mountain Dairy.   

The total area of the parcels is 57.6 acres; however, a 2 acre parcel on the east side and a 7 acre parcel 

on the west side have been excluded from the conservation restrictions. These parcels could be sold by 

Mountain Dairy or a future owner as separate lots that would no longer be associated with the farm.  In 

total, 48.3 acres would be placed into the conservation easement.  A 4.4 acre farmstead envelope would 

remain on the farm property to allow the owners to make improvements to the existing house or 

develop buildings for agricultural uses as articulated in the conservation easement. 

A public hearing on this proposal has been scheduled by the Town Council for November 14, 2016. 

The following information is provided for the PZC’s consideration.   

 The property is located in the largest area of prime agricultural soils and active farmland in 
Mansfield (more than 1,000 acres; over 900 acres of which are, or are soon to be permanently 
preserved as part of the State’s acquisition of development rights from Mountain Dairy). 

 The subject property has approximately 22 acres of prime agricultural soils; most of which is 
currently in production for dairy support (hay and silage corn).  

 The property offers scenic views of fields from the roadside. 
 The property is designated as Rural/Residential/Agriculture/Forestry in the Mansfield Tomorrow 

Plan of Conservation and Development (POCD) 
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 The proposed acquisition is consistent with the following POCD goal and strategy: 
o Goal 3.1: Natural resources within Mansfield’s public and private open spaces are protected 

and well-managed. 
 Strategy A: Continue efforts to protect important natural and agricultural resources 

through property acquisition, development rights, easements and clustering 
development. 

SUMMARY/RECOMMENDATION 

It is recommended that the PZC notify the Town Council that the proposed acquisition of development 

rights for 474, 504 and 519 Mansfield City Road is consistent with the Mansfield Tomorrow Plan of 

Conservation and Development, particularly Goal 3.1, Strategy A. Nothing in this recommendation shall be 

construed as support for any future subdivision applications for the land excluded from the agricultural 

conservation restrictions.   

 



MEMORANDUM 
 
 
 
 
To: Planning and Zoning Commission 

CC: Linda Painter, Director of Planning and Development; Jennifer Kaufman, Environmental Planner 

From: Matt Hart, Town Manager 

Date: October 27, 2016 

Re: Referral: Acquisition of Development Rights on 48.3 acres located on 474, 504, and 519 Mansfield 
City Road (Mountain Dairy Farm IV) 

 

 
Per the attached, the Town Council has requested the Planning and Zoning Commission to review the 
above captioned matter and comment on the proposal. 
 
Your assistance with this matter is greatly appreciated. 
 
 
 

 
 
 
 
 
 
 
 
 

 

Town of Mansfield 
Town Manager’s Office 

4 So. Eagleville Rd., Mansfield, CT 06268 
860-429-3336   

Hartmw@mansfieldct.org 
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