
TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting Agenda 

Wednesday, June 3, 2020 

Clifford B. Green Meeting Center 

69 South Main Street 

6:30 p.m. 

 

 

I. Call to Order 

II. Roll Call 

III. Seating of Alternates 

IV. Adoption of Minutes:  Regular Meeting May 19, 2020 

V. Public Commentary 

VI. Unfinished Business: 

a. Reading of Legal Notice: None. 

b. New Public Hearings: None. 

c. Continued Public Hearings:  

1. SPG 19-003 – Gravel Special Permit, Strategic Commercial Realty, Inc, 

d/b/a Rawson Materials, 30 acres on south side of Maynard Road (Map 29, 

Lot 5) in the RA Zone; Excavation of approximately 1.05 million cubic 

yards of sand and gravel. 

d. Other Unfinished Business:  

1. SPG 19-003 – Gravel Special Permit, Strategic Commercial Realty, Inc, 

d/b/a Rawson Materials, 30 acres on south side of Maynard Road (Map 29, 

Lot 5) in the RA Zone; Excavation of approximately 1.05 million cubic 

yards of sand and gravel. 

2. SPG 19-004 – Gravel Special Permit, Strategic Commercial Realty, Inc, 

d/b/a Rawson Materials, 200 acres+ on the south side of Rukstela Road 

(Map 21, Lot 7; Map 30, Lot 16) in the RA Zone; Excavation of 

approximately 1.55 million cubic yards of sand and gravel. 

3. ZRC 20-001 rev – A proposal to make amendments to the Zoning 

Regulations concerning accessory buildings, excavation operations, and 

other various corrections including Sec. 3.A.5.2.1, 3.B.5.2.1, 3.C.5.2.1, 

4.A.4.2.1, 4.B.4.2.1, 4.C.4.2.1, 3.C.2.4.5, 4.D.2.1.5, 6.K.2.2, 6.O.4.1, 

6.P.3.3, 7.B.5.4. 

  

To join this meeting via the web or phone, follow the below instructions: 

Web 

Go to www.webex.com  

On the top right, click Join 

Enter meeting information: 717285652 

Enter meeting password: 

MBkhtJrF846 

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 717285652 

You can bypass attendee number by pressing #  

 



 

VII. New Business: 

a. Applications:  

1. ZC 20-001 – Zone Boundary Change to R-30/RA boundary on south side of 

Day St., Applicant: Jeff Weaver, proposed adjustment to match proposed lot 

lines in subdivision.  

2. SD 20-001 – 6-Lot Subdivision, Applicant: Jeff Weaver, 8 acres on south 

side of Day St., (Map 43, Lot 6) in the RA and R-30 Zones; Proposed 

creation of six residential lots. 

3. SP 08-005 Modification #2 – Walmart, 450 Providence Road (Map 41, Lot 

10) Re-striping of eight (8) wider pick-up stalls, new parking lot directional 

signs and pavement markings, new exterior wall sign. 

4. Request for Waiver of Special Permit Requirement as per Sec. 4.D.6.4.c 

- 17 South Main St., The Ice Box, Requestor: Matthew Nemeth, proposed 

structure in the side yard setback. 

5. SPR 20-002 – Site Plan Review for The Ice Box, 17 South Main St., 

Applicant: Matthew Nemeth, proposed rear deck.  

 

b. Other New Business: 

 

VIII. Reports of Officers and Committees: 

a. Staff Reports 

b. Budget Update 

c. Correspondence. 

d. Chairman’s Report. 

 

IX. Public Commentary 

X. Adjourn 

 

 

Michelle Sigfridson, Chairman 



TOWN OF BROOKLYN 

PLANNING AND ZONING COMMISSION 

Regular Meeting Minutes 

Tuesday, May 19, 2020 

Clifford B. Green Meeting Center 

69 South Main Street 

6:30 p.m. 

 
To join this meeting via the web or phone, follow the below instructions: 

Web Phone 

Go to www.webex.com Dial 1-408-418-9388 

On the top right, click Join Enter meeting number: 714902827 

Enter meeting information: 714902827 You can bypass attendee number by pressing # 

Enter meeting password: MoNEy5687  

Click join meeting  

 
The two Gravel Special Permit applications (SPG 19-003 & SPG 19-004) have been 

continued by request of the Applicant to the June 3, 2020 regular meeting of the 

Planning and Zoning Commission. 

 

 

I. Call to Order – Michelle Sigfridson, Chair, called the meeting to order at 6:40 p.m. 

 

II. Roll Call – Michelle Sigfridson, Carlene Kelleher, Earl Starks, Alan Fitzgerald, Austin Tanner. 

Charles Sczuroski was absent with notice. 

 

Staff Present: Jana Roberson, Director of Community Development; Richard Ives, First Selectman 

and ex officio Member of the PZC. 

 

Also Present: Evan Sigfridson; Jason Donahey; Elizabeth Hall Hecker 

 

III. Seating of Alternates – None. 

 

IV. Adoption of Minutes: Regular Meeting March 4, 2020 

 

Motion was made by A. Tanner to approve the Minutes of the Regular Meeting of March 4, 2020. Second by E. 

Starks. No discussion. 

Roll Call Vote: A. Tanner – yes; E. Starks – yes; A. Fitzgerald – yes; C. Kelleher – yes; M. Sigfridson – yes. 

Motion carried (5-0-0). 

 

V. Public Commentary – None. 

 
VI. Unfinished Business: 

a. Reading of Legal Notice: None. 

 

b. New Public Hearings: None. 

 
c. Continued Public Hearings: 

1. SP 20-001 – Special Permit for Business-Related Uses at 15 Hyde Road, 1.55 acres in 

Village Center Zone (Map 25, Lot 58), Applicant: Evan Sigfridson. 

 

M. Sigfridson recused herself and turned the position of Chair over to C. Kelleher. 

 

Applicant was present. 

 

Plans and documents were displayed as discussed. 

 

Jana Roberson gave a summary/overview of the project: 

• There have been a couple of modifications to the initial proposal. 

• Proposed uses have been revised – Bank, Daycare Centers and Restaurant have 

been removed. The remaining uses (Retail Services, Office, Health Services, 

http://www.webex.com/
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Catering, Indoor Sports and Entertainment, Health Club) are all permitted uses 

within the Zone either by site plan review or special permit. 

• Revised plan was displayed. 

• Details/photos for light specifications/fixtures (all full cut-off, LED fixtures which 

should not cast light beyond the property boundary), color scheme, and stone wall 

were displayed and Ms. Roberson indicated locations. A photo of the house next 

door was also displayed. 

• IWWC approvel letter, dated February 20, 2020, was displayed. 

• Letter from Syl Pauley, Town Engineer, dated March 4, 2020, was displayed. 

• The most recent changes to the Site Plan were reviewed: 

Reduction of parking spaces. Ms. Roberson explained where spaces were 

removed. Where there were five spaces on either side, there are now four spaces 

on either side. In the upper parking area, an area has been reserved for overflow 

parking which can be added in the future (if necessary). There are thirteen parking 

spaces proposed (which is in excess of what is required). 

• The boulders (which were intended to protect the septic system) have been 

removed and there is now curbstop at the end of the parking spaces. 

• Some landscaping elements were added. Regarding the eastern side, Ms. Roberson 

noted that vegetation, shrubs and stone walls are potential types of landscaping and 

buffering. Regarding the northern property boundary, Ms. Roberson noted that 

there is significant natural vegetation providing a buffer to the closest property to 

the north. To the west, there is a big swamp and the nearest house is 159 

Friendship Valley. 

• There has been come concern from neighbors regarding their view across Hyde 

Road. Ms. Roberson feels that, by retaining the stone walls and providing 

landscaping, the Applicant has tried to address those concerns. They are also 

retaining significant vegetation on the site. She noted that retaining stonewalls and 

existing vegetation are both design standards that the Village Center Zone call for. 

• Detail Sheet was displayed. 

• Elevations Sheet was displayed. The southern elevation faces the road. It will look 

like a one-story building from most of the vantage points. From the west façade, it 

will look like two stories. 

 

From approximately 6:56 p.m. until 7:04 p.m. Ms. Roberson experienced technical 

difficulties. During this time: 

• Ms. Kelleher asked if the Commission Members had any comments or questions 

on what had been discussed. Mr. Fitgerald stated that he had no problems so far. 

• Ms. Kelleher asked if Syl Pauley’s comments that are relevant had been addressed. 

Evan Sigfridson stated that he thinks that they had been. 

 

When Ms. Roberson returned, Ms. Kelleher filled her in on what had taken place during her 

absence. Ms. Roberson had no further comments. There were no comments from the 

Commission Members. 

 

There were more technical difficulties at approximately 7:06 p.m. to 7:09 p.m. 

 

Motion was made by A. Fitzgerald to close the public hearing for SP 20-001 – Special Permit for Business- 

Related Uses at 15 Hyde Road, 1.55 acres in Village Center Zone (Map 25, Lot 58), Applicant: Evan 

Sigfridson. Second by Earl Starks. No discussion. 

Roll Call Vote: E. Starks – yes; A. Fitzgerald – yes; A. Tanner – yes; C. Kelleher – yes. Motion carried (4-0-0). 

M. Sigfridson had recused herself. 

 
d. Other Unfinished Business: 

1. SP 20-001 – Special Permit for Business-Related Uses at 15 Hyde Road, 1.55 acres in 

Village Center Zone (Map 25, Lot 58), Applicant: Evan Sigfridson. 

 

Motion was made by A. Fitzgerald to approve the Special Permit application of Evan Sigfridson for new 

construction and business-related uses at 15 Hyde Road (Map 25, Lot 58), identified in the files of the Brooklyn 

Land Use Office as SP 20-001, in accordance with all final documents and testimony submitted with the 
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application with the finding that the design is consistent with the design standards for the Village Center Zone 

and with the following conditions: 

1) The Inland Wetlands and Watercourses Commission approval with conditions and the Planning and 

Zoning Commission approval with conditions must be included on the final recorded special permit 

plans. Draft final approved plans shall be printed on paper and submitted to Town Staff for review prior 

to printing on archival material. The final approved plans bearing the seal and signature of the 

appropriate professionals, signed by Commission Chairs, and shall be recorded along with the Special 

Permit in the office of the Town Clerk. 

2) In accordance with Sec. 4.A.5.3 of the Brooklyn Zoning Regulations, the Planning and Zoning 

Commission authorizes the use of the front yard for parking on a corner lot with the finding that the 

standards of Sec. 9.D.5 have been met. 

3) In accordance with Sec. 7.C.3.3 of the Brooklyn Zoning Regulations, the Planning and Zoning 

Commission finds that the proposed landscaping plan is necessary, reasonable, and in compliance with 

the intent of the Regulations. 
Second by E. Starks. No discussion. 

Roll Call Vote: A. Fitzgerald – yes; A. Tanner – yes; E. Starks – yes; C. Kelleher – yes. Motion carried (4-0-0). 

M. Sigfridson had recused herself. 

 
 

VII. New Business: 

a. Applications: 

1. SP 20-001 – Site Plan Review for Health Club at 208 Providence Road, 1.29 acres in 

Restricted Business Zone (Map 34, Lot 26), Applicant: Jason Donahey. 

 

M. Sigfridson returned and resumed the position of Chair. 

 

Applicant was present. 

 

Ms. Sigfridson explained that this is for a change of use at this location. 

Plans and documents were displayed as discussed. 

Jana Roberson gave an overview: 

• Crossfit Aisling is currently located in the Ocean State Job Lot Plaza. The business 

is growing, therefore, the Applicant would like to move to 208 Providence Road. 

They are interested in purchasing the building, but are currently planning on 

leasing the eastern side which was most recently occupied by Tractors and 

Trimmers. The use, Health Club, is permitted in the Zone by site plan review. Ms. 

Roberson explained that the owner of the property is currently in a nursing home 

and, therefore, although amenable to this, is inaccessible to obtain signature. The 

cancelled purchase and sale agreement, which had been signed by Mr. Langevin 

recently, did not go through due to COVID-19. So, they are working on a lease. 

• The building was constructed in 1978 and has had many occupants over the years. 

• Maximum parking needs, throughout the day, would be under 15 spaces. 

• Total vehicular traffic during the day would be under 40. 

• Current State of Connecticut Health Club License was displayed. 

• Property survey showing boundary lines was displayed: 

Not proposing any exterior site changes. 

Western side is occupied by Windham Interiors. 

Two entrances were indicated. 

Parking spaces are not striped, but there is ample space for parking. The 

Application was amended to include a parking layout plan which was displayed 

(received today, so not included in packets to Commission Members). This Plan, 

which includes a handicap space, demonstrates that they are capable of meeting 

the parking requirements (3 spaces for every 1,000 s.f. of floor area) both for 

Windham Interiors and for Crossfit Aisling. Ms. Roberson explained how she 

calculated that 18 spaces would be needed for Crossfit Aisling and 12 are needed 

for Windham Interiors. She said that they would all fit on the existing paved 

surface. Ms. Roberson feels that the parking requirements have been met. 
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Ms. Sigfridson commented that she feels that there would be plenty of parking. 

• Ms. Roberson commented that the Applicant would like to stay in Brooklyn and 

would like to utilize a currently vacant space. 

 

Mr. Ives commented that the Health Club has been a terrific addition to the Town and he 

extended congratulations that the business has grown and needs a bigger space. 

 

Mr. Donahey stated that they had looked for another location for a while and they are happy 

to have found a permanent home in Brooklyn. 

 
COMMENTS FROM THE COMMISSION 

Earl Starks asked about hours of operation. 

Mr. Donahey stated that the first class starts at 5:00 a.m. and the last class finishes at 7:00 

p.m. Monday through Friday. They close for lunch in the middle of the day. On Saturdays, 

they only are open in the morning. 

 

Motion was made by C. Kelleher to approve Site Plan Review Application of Jason Donahey for a Health Club 

at 208 Providence Road (Map 34, Lot 26), identified in the files of the Brooklyn Land Use Office as SPR 20- 

001, in accordance with all final documents and testimony submitted with the Application with the finding that 

it is consistent with the Zoning Regulations and the site plan objectives. Second by A. Tanner. No discussion. 

Roll Call Vote: A. Tanner – yes; E. Starks – yes; C. Kelleher – yes; A. Fitzgerald – yes; M. Sigfridson – yes. 

Motion carried (5-0-0). 

 
 

b. Other New Business: 

1. Potential amendment to Zoning Regulations re: $500 financial guarantee for donation 

bins (Sec. 6.K.2.2 of the Zoning Regulations). 

 

Mr. Ives spoke in favor of waiving the fee for non-profits or at least the ability to waive 

it. Ms. Sigfridson clarified that it would be for the owner of the bin. She asked if the bin 

located at the Transfer Station are charged the fee. Ms. Roberson noted that the two 

locations where they can be permitted are the Planned Commercial Zone and the Transfer 

Station. When the PZC originally adopted this, the $500 was for anybody. The rational is 

that sometimes the bins get abandoned and there are costs involved in disposing of them. 

She stated that the PZC could take this on as a text regulation change. She suggested the 

following possible language to be added to the end of the existing language: “The $500 

financial guarantee shall not be collected from an organization that is tax-exempt under 

Section 501(c)(3) of Title 2 of the United Stated Code.” Mr. Ives stated that it doesn’t 

cost much to get rid of them (scrap iron). 

 

Discussion continued. There was discussion regarding whether they should all be located 

at the Transfer Station. Mr. Tanner voiced opposition to this because there would be no 

access when the Transfer Station is closed. Mr. Kelleher agreed with Mr. Tanner. 

 

Motion was made by A. Tanner to pursue a change in the Zoning Regulations to waive the fee for donation bins 

of not-for-profit organizations. Second by C. Kelleher. No discussion. 

Roll Call Vote: E. Starks – yes; C. Kelleher – yes; A. Fitzgerald – yes; A. Tanner – yes; M. Sigfridson – yes. 

Motion carried (5-0-0). 

 
 

2. Discussion re: temporary outdoor seating at restaurants, etc. 

 

Ms. Roberson explained that Executive Order 7mm from the Governor authorizes 

restaurants to have outdoor seating and it also authorizes outdoor retail. Safety is the #1 

concern. Within the context of social distancing and worker safety, the Zoning 

Regulations are, in a sense, by-passed to allow temporary approval to allow outdoor 

dining and curbside retail. It authorizes certain individuals to issue the temporary 

approvals (Mr. Ives and Ms. Sigfridson). Mr. Ives noted that the Fire Marshal and 
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Building Inspector look at it also. The Health Department says that if they have an inside 

license, they have an outside license. Country View will be open tomorrow morning. 

Ms. Roberson explained that it is not necessary to amend the Zoning Regulations to 

accommodate the Executive Order. She said there is a process in place for the temporary 

approval. She explained that it is a temporary approval with a temporary use, so it does 

not cover things like permanent structures. It does allow putting up picnic tables in a 

parking lot. It wouldn’t allow building a deck for outdoor seating. The date of termination 

is September, but it may be continued. The PZC may authorize those uses to continue 

even after the state of emergency is passed. 

 

Ms. Sigfridson commented that it’s great news that there is a streamlined procedure that 

is already working. 

 
VIII. Reports of Officers and Committees: 

a. Staff Reports 

Ms. Roberson stated that Margaret Washburn’s ZEO Report (dated May 1, 2020) was included in 

packets to Commission Members. She stated that she had e-mailed the Connecticut Federation of 

Planning and Zoning Agencies Newsletter. She stated that the Governor’s Executive Order has 

taken up some of her time. The gravel applications will be revisited at the meeting of June 3, 2020. 

 

b. Budget Update – Included in packets to Commission Members. 

Ms. Sigfridson stated that there were no surprises. 

 

c. Correspondence. (Addressed under Staff Reports). 

 

d. Chairman’s Report. – None. 

 

IX. Public Commentary – None. 

 

X. Adjourn 

 

M. Sigfridson adjourned the meeting at 7:49 p.m. 

 
Respectfully submitted, 

 
 

J.S. Perreault 

Recording Secretary 



















 

 

 

KWH Enterprise, LLC 
277 Reservoir Avenue, Suite 1101 
Meriden, CT 06451 
Phone: (203) 807-5482 
Cell: (203) 606-3525 
Fax: (203) 440-0788 
kermit.hua@kwhenterprise.com 

 
 

 
March 1, 2020 
 
Jana Butts Roberson, AICP 
Director of Community Development/Town Planner 
Town of Brooklyn, CT 
PO Box 356 
Clifford B. Green Memorial Building, Suite 22 
69 South Main Street 
Brooklyn, CT 06234  
 
Reference:   Traffic Review of Potvin Property, Brooklyn, Connecticut 
 
Dear Ms. Roberson: 
 
Thank you for asking me to assess the traffic impact of the gravel excavation operation on 
the Potvin property on Maynard Road in Brooklyn, Connecticut.  
 
I am a registered Professional Engineer (PE) in seven states including Connecticut and a 
Professional Traffic Operations Engineer (PTOE) certified by the Transportation Professional 
Certification Board. I have 22 years of experience in traffic engineering. 
 
Summary 
 
 I recommend that the gravel operation be limited to 9:00 AM-4:00 PM to reduce 

potential conflicts between gravel trucks and passenger vehicles. 
 Two existing speed limit signs near the both ends of Maynard Road are recommended 

to be replaced with combinations of solar-powered radar speed signs and normal 
speed limit signs on a single post. These sign replacements will need approvals from 
the town local traffic authority, OSTA (Office of the State Traffic Administration), and 
ConnDOT Traffic Engineering Division. 

 Maynard Road carries relatively low traffic volumes and measures 19 feet to 22.5 feet 
in widths with no or limited shoulders. It is narrower than required 24 foot width for two 
lanes with two to four foot shoulders on each side for two-lane rural local roads 
outlined in ConnDOT Highway Design Manual. 

 Records show that two accidents occurred on Maynard Road during a four-year 
period of 2016-2019. One was a single-vehicle off-road accident in the rain, and the 
other was an angle accident involving a heavy truck and a passenger vehicle in 
blowing snow. 

 
Field Observations, Lane Widths, and Traffic Volumes 
 
I visited the site around lunchtime on Monday, February 24, 2020. The posted speed limit on 
Maynard Road in Brooklyn is 25 mph. In Canterbury, the road becomes Wauregan Road with 
a posted speed limit of 30 mph. The width of Maynard Road varies between 19 feet and 22.5 
feet, with no or narrow roadway shoulders. The traffic volumes on Maynard Road were light. 
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About half of the vehicles were heavy trucks or tractor trailers, and some of the heavy truck 
traffic was from the LaFramboise Sand and Stone, Inc. facility on Wauregan Road in 
Canberbury. Because of the relatively narrow pavement, all heavy trucks were observed to 
travel in the middle of Maynard Road. 
 
The ConnDOT Highway Design Manual recommends 12 foot lane width and shoulder width 
of two feet to four feet for two-lane rural local roads with an average daily traffic (ADT) over 
2,000. The 2013 ADT for Wauregan Road in Canberbury was 2,200. The ADT for Maynard 
Road in Brooklyn is assumed to be similar to that for Wauregan Road. 
 
Table 1 Weekday Traffic Volume for Wauregan Road in Canterbury, March 2010 

 
Source:  ConnDOT 

 
The March 2010 hourly traffic volumes for Waurengan Road are shown in Table 1. Again, it 
is assumed that similar hourly volumes apply to Maynard Road. The two-way hourly traffic for 
Wauregan Road, 50 vehicles or fewer, is relatively low. For reference, a rule-of-thumb hourly 

Two‐Way Traffic 

Volume

12:00 AM‐1:00 AM 2

1:00 AM‐2:00 AM 2

2:00 AM‐3:00 AM 1

3:00 AM‐4:00 AM 3

4:00 AM‐5:00 AM 1

5:00 AM‐6:00 AM 5

6:00 AM‐7:00 AM 18

7:00 AM‐8:00 AM 41

8:00 AM‐9:00 AM 39

9:00 AM‐10:00 AM 30

10:00 AM‐11:00 AM 45

11:00 AM‐12:00 PM 39

12:00 PM‐1:00 PM 35

1:00 PM‐2:00 PM 44

2:00 PM‐3:00 PM 45

3:00 PM‐4:00 PM 44

4:00 PM‐5:00 PM 50

5:00 PM‐6:00 PM 28

6:00 PM‐7:00 PM 19

7:00 PM‐8:00 PM 14

8:00 PM‐9:00 PM 12

9:00 PM‐10:00 PM 8

10:00 PM‐11:00 PM 7

11:00 PM‐12:00 AM 3
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traffic capacity for a two-lane road is about 1,200 vehicles per hour. Most of the traffic was 
between 7:00 AM and 5:00 PM.  
 
Traffic Accident History 
 
Traffic accident records for Maynard Road during a four-year period of 2016 through 2019 
were searched using Connecticut Crash Data Repository website maintained by UConn.  

 
A total of two accidents occurred on Maynard Road. One involved a northbound SUV in an 
off-road collision with fixed objects in front of 42 Maynard Road when it was raining. The 
other was an angle collision in front of 70 Maynard Road, southwest of the proposed site 
driveway. It involved a Peterbilt 348 truck and a passenger car making a right turn when 
there was blowing snow. 
 
Table 2 Accident Record Summary 

 
Source:  UConn 

 

Location
Maynard Road in Brooklyn, 

Connecticut

Year
2016 0
2017 2
2018 0
2019 0

Total 2
Accident Severity
Fatality 0
Injury (No Fatality) 0
Property Damage Only 2

Total 2
Type of Collision
Angle 1
Fixed Object 1

Total 2
Weather Condition
Rain 1
Snow 1

Total 2
Road Surface Condition
Wet 1
Snow 1

Total 2
Light Condition
Daylight 2

Total 2
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Recommendations 
 
Because of the deficient widths of Maynard Road, it will be beneficial to limit potential 
conflicts between the truck traffic and passenger vehicles to the extent feasible, especially 
during peak weekday morning and afternoon commute hours. It is recommended that the 
operation of the gravel site on Maynard road be limited to 9:00 AM-4:00 pm on weekdays, 
outside typical commute hours.  
 
Although the proposed time of operation will limit the exposure of passenger traffic to gravel 
trucks, some of the existing trucks on Maynard Road, including those associated with the 
LaFramboise Sand and Stone, Inc. in Canterbury, will not be affected by this time limit. 
 
Maynard Road is a primarily residential roadway with a posted speed limit of 25 mph. 
Concerns about speeding, especially by heavy trucks that were observed to travel in the 
middle of the road, are valid and understandable. It is recommended that the applicant 
replace two existing 25 mph speed limit signs near the both ends of Maynard Road—one 
facing southwest near the Canterbury town line, and the other facing northeast across from 
Three Maynard Road—with solar-powered radar feedback signs showing the speeds of 
approaching drivers installed below normal speed limit signs. (Tree branches near the 25 
mph sign across from Three Maynard Road also need to be trimmed so that the new signs 
are not blocked.)  
 
The request for installation of the solar-powered radar speed signs will need to be made to 
the Brooklyn local traffic authority (LTA), the First Selectman. If in agreement, the LTA will 
forward the request to the OSTA and the ConnDOT Division of Traffic Engineering for 
review. The department and OSTA will decide whether such signs are acceptable. 
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I appreciate the opportunity to prepare this traffic impact assessment. Should you have any 
questions or need additional information, please feel free to contact me. 
 
Sincerely, 
 
KWH Enterprise, LLC 
 
Kermit Hua, PE, PTOE 
Principal  
kermit.hua@kwhenterprise.com 
Cell: (203) 606-3525 
 

 



DAY SUN MON TUE WED THU FRI SAT

DATE 0 03/22/2010 03/23/2010 0 0 0 0

TYPE

HOUR

              2010 ADT = 550               ACF = NA

*******************

12A 0 0 2 0 0 0 0

01A 0 0 2 0 0 0 0

02A 0 0 1 0 0 0 0

03A 0 0 3 0 0 0 0

04A 0 0 1 0 0 0 0

05A 0 0 5 0 0 0 0

06A 0 0 18 0 0 0 0

07A 0 42 39 0 0 0 0

08A 0 40 38 0 0 0 0

09A 0 27 32 0 0 0 0

10A 0 49 40 0 0 0 0

11A 0 39 0 0 0 0 0

12P 0 35 0 0 0 0 0

01P 0 44 0 0 0 0 0

02P 0 45 0 0 0 0 0

03P 0 44 0 0 0 0 0

04P 0 50 0 0 0 0 0

05P 0 28 0 0 0 0 0

06P 0 19 0 0 0 0 0

07P 0 14 0 0 0 0 0

08P 0 12 0 0 0 0 0

09P 0 8 0 0 0 0 0

10P 0 7 0 0 0 0 0

11P 0 3 0 0 0 0 0

TOT 0 506 181 0 0 0 0

G - 2RECORDER 019 24 HR = 538

YEAR 2010 STA NO 022
STATE OF CONNECTICUT

DEPARTMENT OF TRANSPORTATION
BUREAU OF POLICY AND PLANNING
PLANNING INVENTORY AND DATA

0045

TRAFFIC RECORDER DATA

TOWN OF CANTERBURY ROUTE     DIRECTION B

WAUREGAN ROAD - EAST OF ROUTE 169
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May 26, 2020 
 
 
Town of Brooklyn, CT Community Development 
Clifford B. Green Memorial Building, Suite 22 
69 South Main St. 
Brooklyn, CT 06234 
 
Attn: Jana Roberson 
 
Ms. Roberson: 
 
Please find attached the Application for Special Permit Modification for the Walmart On-Line 
Grocery Department in Brooklyn, CT. 
 
With the growing number of people shopping on-line, there has been an extra need for 
additional services. We are requesting an additional 10 parking spaces so that Walmart can 
have the space to accommodate additional customers. 
 
With the recent Covid 19 outbreak more people are grocery shopping on-line rather than 
physically shopping in the store and this request would help Walmart as well as the 
Community. 
 
We respectfully request the Planning Board grant this modification in order to help the 
residents of Brooklyn, CT. 
 
 
Thank you 
 
 

 

Margie Yarton-Higgins  / Project Coordinator 

mhiggins@mma-architects.com / d:732.455-3840 / c: 848-219-3883 

 
Massa Multimedia Architecture  

Studio B - 3297 Route 66 - Neptune, NJ 07753 

732.918.2300   

www.mma-architects.com 

            

 
 
 
 
 

mailto:mhiggins@mma-architects.com
http://www.mma-architects.com/
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001C4JAEP&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=J059rKsb1ZvVRpV6S4hrxHgHHlT5HTmcNLsbvI76uR4&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001C3EPTN&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=j8vQVqyj6oGu_IOJGmeoJork7KBFzz8HQnw_FZ8qIBE&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001C2R3S2&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=bLJvyqG4k0zJ9DCracd1K6ssW1L-vsfqBEl9JhLUOVQ&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001C2XSEQ&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=4J-TwPgPGtcmYB8BxBPFxHWrEe0OBenYOz2U1Ceyv_0&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001BYSDPE&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=44ep4L0XJLHEBZfkDx1KQUvuJesn-KNd6bJV3-s7ACA&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001BXRYXA&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=u7nipY7LNbI2Zann0z1_GLYpwne-kkqYDj9AMMrvFpk&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__htmlsig.com_t_000001BXGBD0&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=DnN6pLoPmo8jLv1QR-Iu3ORQo7SM7SqSvnYI1U9BZ9I&m=pl9Pq-t4cJAUsLnFvXZA2AFP8u_nrTGngaaaL0PdH-U&s=i0_P-siljFS1FaoRRWUt_mbYYAOXv66S8WXBp00ik7U&e=


FINISH LEGEND

P5E SAFETY YELLOW

P126 WALMART ORANGE

EXISTING

NEW

LEGEND

WALMART
#5777

NOTE:
SITE PLAN SHOWN ON THIS SHEET IS A COPY
OF THE AVAILABLE AS-BUILT SITE PLAN FOR
THE STORE. CONDITION SHOWN ARE THE
ASSUMED EXISTING CONDITIONS AT THE
PROJECT SITE. THE ARCHITECT OF RECORD
HAS NOT MADE MODIFICATIONS TO THE SITE
PLAN OR INFORMATION BEYOND THE AREA OF
PROPOSED WORK AND CANNOT BE HELD
RESPONSIBLE FOR THE ACCURACY OF THE
CONDITIONS ILLUSTRATED.

_______
PB1

2

EXISTING OGP DOOR

EXISTING DIRECTIONAL
PAVEMENT MARKING
TO REMAIN, TYP.

EXISTING
PARKING STALLS
TO REMAIN

EXISTING
OGP DOOR

RESTRIPE EXISTING
PARKING STALLS,
COLOR TO MATCH
EXISTING PARKING
FIELD.

EXISTING PICKUP
PARKING SIGNAGE
TO REMAIN

NEW PICKUP
PARKING SIGNAGE
TO BE ADDED TO
BACK OF EXISTING
SIGN POLE. TYP, UNO

EXISTING PARKING
STALLS TO BE
RESTRIP TO
MATCH EXISTING
COLOR ADJACENT

EX
IS

TI
N

G
ST

AL
LS

TO
BE

R
ES

TR
IP

ED
±

99
'-0

"

EX
IS

TI
N

G
PI

C
K U

P
ST

AL
LS

TO
B

E
R

ES
TR

IP
E

D

±
88

'-0
"

NEW CROSSWALK

7'-4"

WALL MOUNTED
PEDESTRIAN SIGN
FACING TRAFFIC.
BOTTOM OF SIGN
7'-0" ABOVE
FINISHED GRADE.

PEDESTRIAN SIGN
FACING TRAFFIC TRAVEL
DIRECTION. MATCH
EXISTING SIGN AT
VESTIBULE.
REF 3 - PB1

±
11

'-0
"

EXISTING PARKING
STALLS TO BE
RESTRIP TO MATCH
EXISTING COLOR
ADJACENT

NEW PICKUP
PARKING SIGNAGE.
REF 4 - PB1

SLOPE TOP OF
CONCRETE

PAVED SURFACE

GALVANIZED
SQUARE TUBE

USE 4" SCH. 40 STEEL
PIPE FILLED WITH
CONCRETE WITH TOP
ROUNDED AND
PAINTED

3500 P.S.I. P.C.
CONCRETE BASE

4'
-0

"
3'

-0
"

7'
-0

"M
IN

ALL SIGNS SHALL COMPLY
WITH U.S. DEPARTMENT OF
TRANSPORTATION, FEDERAL
HIGHWAY ADMINISTRATION'S
"MANUAL OF UNIFORM
TRAFFIC CONTROL DEVICES",
LOCAL CODES AND AS
SPECIFIED. MOUNT SIGNS TO
POST IN ACCORDANCE WITH
MANUFACTURER'S
INSTRUCTIONS

SIGNAGE

ED
G

E
O

F
TR

AV
EL

W
AY

1'-6"
4'-0"

NOTE: THE MIN. HEIGHT OF
THE BOTTOM OF THE LOWEST
SIGN SHALL BE 7'-0"

FOR NEW PEDESTRIAN
CROSSING SIGN USE MUTCD
WARNING SIGNS. MATCH
EXISTING SITE SIGNAGE
(R1-5b OR W11-2).

PARKING SUMMARY
LOCATION: ROUTE 6, BROOKLYN CT

(WINDHAM COUNTY)

ZONE: PLANNED COMMERICAL ZONE (PC)
USE: RETAIL

OVERALL REDUCTION OF (1) PARKING SPACE BASED
ON PROPOSED LAYOUT.

TYPICAL PARKING SIGNAGE IN PAVEMENT

3000 P.S.I. P.C.
CONCRETE BASE

GROUND SURFACE

U-BOLT NUT
LOCATIONS

ADDITIONAL SPARK
PICKUP SIGN ON BACK
WHEN BACK FACES
PUBLIC STREET.
ALIGN TO TOP.

BOLT LOCATIONS PER
STANDARD WITH
SPACER AS FOR LEVEL
SIGN MOUNTING

1'
-0

" 2'
-6

"

BEGIN NUMBERING
AT STALL CLOSEST
TO THE PICKUP
DOOR

3000 P.S.I. P.C.
CONCRETE BASE

GROUND SURFACE

U-BOLT

FRONT VIEW SIDE VIEW

USE 4" SCH. 40
STEEL PIPE FILLED
W/ CONCRETE WITH
TOP ROUNDED AND
PAINTED            .

"K" SIGN HOSE CLAMP

NOTES:
1. ALL SIGNS SHALL COMPLY WITH U.S. DEPARTMENT OF TRANSPORTATION, FEDERAL HIGHWAY

ADMINISTRATION'S "MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES", LOCAL CODES AND AS
SPECIFIED. MOUNT SIGNS TO POST IN ACCORDANCE WITH MANUFACTURER'S INSTRUCTIONS.

STALL DESIGNATION
SIGN (2.25 SF)

CALL IN SIGN
(1.00 SF)

LOGO SIGN
(4.50 SF) 6'

-2
"

6'
-2

"

1'
-0

"

1'-0" 1'-0"

SLOPE TOP
OF CONCRETE

P5E

SLOPE TOP
OF CONCRETE

1" = 60'-0"1 OVERALL SITE PLAN
SHEET:

C
O

N
S

U
LT

AN
TS

S
TI

PU
LA

TI
O

N
FO

R
R

E
U

SE

P
R

O
TO

:
JO

B
N

U
M

B
ER

:

G
ab

rie
lJ

.M
as

sa
,R

A
,A

IA
,N

C
A

R
B,

LE
ED

A
P

32
97

R
ou

te
66

,N
ep

tu
ne

,N
J

07
75

3
t:7

32
.9

18
.2

30
0

f:7
32

.8
98

.7
84

8

C
T

Li
ce

ns
e

N
o:

A
R

I.0
00

99
89

DRAWN BY:

CHECKED BY:

PROTO CYCLE:

DOCUMENT DATE:

KL

BJK

PB1

SITE PLANS &
PICKUP SITE

DETAIL

BR
O

O
KL

YN
,C

T
26

6-
20

-0
11

TH
IS

D
R

AW
IN

G
W

AS
PR

EP
AR

ED
FO

R
U

SE
O

N
A

SP
EC

IF
IC

SI
TE

AT
:B

R
O

O
KL

YN
,

C
T

C
O

N
TE

M
PO

R
AN

EO
U

SL
Y

W
IT

H
IT

S
IS

SU
E

D
AT

E
O

N
5/

26
/2

0
N

O
T

SU
IT

AB
LE

FO
R

U
SE

O
N

A
D

IF
FE

R
EN

T
PR

O
JE

C
T

SI
TE

O
R

AT
A

LA
TE

R
TI

M
E.

U
SE

O
F

TH
IS

D
R

AW
IN

G
FO

R
R

EF
ER

EN
C

E
O

R
EX

AM
PL

E
O

N
AN

O
TH

ER
PR

O
JE

C
T

R
EQ

U
IR

ES
TH

E
SE

R
VI

C
ES

O
F

PR
O

PE
R

LY
LI

C
EN

SE
D

AR
C

H
IT

EC
TS

AN
D

EN
G

IN
EE

R
S.

R
EP

R
O

D
U

C
TI

O
N

O
F

TH
IS

D
R

AW
IN

G
FO

R
R

EU
SE

O
N

AN
O

TH
ER

PR
O

JE
C

T
IS

N
O

T
AU

TH
O

R
IZ

ED
AN

D
M

AY
BE

C
O

N
TR

AR
Y

TO
TH

E
LA

W
.

ST
O

R
E

N
O

:5
77

7.
22

4
S

PE
C

IA
L

P
R

O
JE

C
T

5/26/20

-

1/16" = 1'-0"2 ENLARGED SITE PLAN

May 26, 2020

1/2" = 1'-0"3 SITE SIGN WITH NEW BASE

ISSUE BLOCK

1/2" = 1'-0"4 PARKING SIGN MOUNTING AND BASE









 



 



1 
 

Margaret’s Report 6/1/2020  

 

Final Certificates of Zoning Compliance issued: 

 

361 Tripp Hollow Road – Square One Builders. New single-family dwelling with attached 

garage, covered porch and deck. 

 

Zoning Permits issued: 

 

371 Tripp Hollow Road - Square One Builders. New single-family dwelling with attached 

garage and rear deck. 

 

335 South Street – Barry Builders, Inc. New single-family dwelling with attached garage, 

finished basement and rear deck. 

 

136 Church Street – Pamela Goyette & Andrea Schrober. Convert a portion of existing 

garage space into a bedroom. 

 

331 Wolf Den Road – Sue and Gordon Steele. New 16 ft. x 32 ft. in-ground swimming pool. 

 

38 Brown Road – Andrew Weidele. New 10 x 16’ shed.  

 

25 South Street – Derrick Renaud. Finish basement with office and full bathroom. 

 

9 Herrick Road – Boyd Niemen. New shed and relocation of existing shed. 

 

14 White Brook Drive. New in-ground swimming pool. 

 

Sign Permits issued:  

 

78 Hartford Road - Sorel’s Garage. New portable sign.  

 

Home Office Permits Issued: 

 

25 Juniper Way – Benjamin Wakely. Private contractor home office. 

 

Zoning and Blight Complaints:  

 

679 Wauregan Road – Cozy Corner. On May 14, I sent the following email to Planet Aid: 

“Effective immediately, the donation bins at 679 Wauregan Rd, Brooklyn, CT must be removed or they 

will be discarded by the Town of Brooklyn by order of the First Selectman.” 
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SPG 19-003 Gravel Special Permit, Strategic Commercial Realty d/b/a Rawson Materials, 

30 acres on south side of Maynard Road, removal of 1,050,000 cubic yards of material 

 

- You must close the public hearing tonight. 

- The traffic engineer (Mr. Hua, P.E.) is attending the meeting tonight if you have any 

questions for him. 

- The applicant is requesting a waiver of the boundary setback. 

 

Sample Motion re: Request to Waive Setback Requirements 

In accordance with Section 13.5.2.1 of the Brooklyn Zoning Regulations, move to approve the 

request for a waiver by Strategic Commercial Realty d/b/a/ Rawson Materials to waive the 100’ 

residential setback requirement to the abutting parcel identified as 3 Maynard Road (Assessor’s 

Map 29, Lot 11) owned by TILCON, INC on the grounds that a written agreement has been 

entered into the record as between Strategic Commercial Realty and TILCON, INC. authorizing 

the excavation up to the shared property boundary on the condition that the owner of the subject 

parcel reciprocate when and if TILCON should apply for permission to excavate.  As a condition 

of the granting of this waiver, the applicant shall maintain soil erosion control measures in place 

and the Land Use Office shall have the authority to direct that additional erosion and 

sedimentation control measures by installed if deemed necessary to maintain adequate protection 

from erosion and sedimentation. 

 

Move to deny the request of Strategic Commercial Realty d/b/a/ Rawson Materials to waive the 

100’ residential setback requirement to the abutting parcel identified as 3 Maynard Road 

(Assessor’s Map 29, Lot 11) owned by TILCON, INC on the grounds that there is high potential 

for collapse of the highly erodible sand and gravel soils during excavation and resulting in unsafe 

conditions and also resulting in the increased potential for erosion and sedimentation on steep 

slopes in close proximity to the Quinebaug River. Additionally, the applicant is unable to secure 

the site from activities by recreational motor vehicles. Dirt bikes and all-terrain vehicles pose a 

real threat to maintaining safe site conditions and maintaining site stabilization due to soil 

disturbance, erosion and sedimentation, especially on these highly erodible sands and gravels.   
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Sample Motion to Approve 

Move to approve the Gravel Special Permit application of Strategic Commercial Realty d/b/a/ 

Rawson Materials on the 30 acres on south side of Maynard Road (Map 29, Lot 5), identified in 

the files of the Brooklyn Land Use Office as SPG 19-003, to remove up to 1,050,000 cubic yards 

of sand and gravel, as the standards of Article 13 and Article 5 are satisfied in accordance with 

all final documents and testimony submitted with the application and subject to and including the 

following conditions: 

 

1) The Inland Wetlands and Watercourses Commission approval with conditions and the 

Planning and Zoning Commission approval with conditions must be included on the final 

recorded special permit plans. Draft final approved plans shall be printed on paper and submitted 

to town staff for review prior to printing on archival material. The final approved plans bearing 

the seal and signature of the appropriate professionals, signed by Commission Chairs, and shall 

be recorded along with the Special Permit in the office of the Town Clerk.  

 

2) Prior to the commencement of any activity undertaken in accordance with this approval, a 

performance bond in favor of the Town of Brooklyn in the amount of $180,500 will be submitted 

to the Brooklyn Land Use Department. The form and content of the bond shall be reviewed and 

approved by Town staff. No activity shall occur on the site until the bond has been provided in 

final form to the town and approved. The bond shall remain in place for the life of the operation 

including restoration of the property to the satisfaction of the Town unless this requirement 

modified by the Planning and Zoning Commission. 

  

3) Excavation activity and volumes of material shall be as shown on the plans titled “Proposed 

Gravel Excavation Maynard Road Brooklyn, Connecticut” prepared by Provost & Rovero dated 

October 2, 2019, last revised March 12, 2020 (and as further revised by these conditions).  

 

4) Restoration shall commence upon completion of each phase of excavation as provided in the 

Zoning Regulations and as noted in the Restoration Notes on page 10 of the approved plans. At 

no time shall more than five acres be left in an unrestored condition in accordance with Sec. 

13.5.10 of the Brooklyn Zoning Regulations. 
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5) Erosion and sedimentation control measures shall be installed around the ponds to minimize 

the risk of sedimentation entering the body of water and impacting water quality.  The Land Use 

Office shall have the authority to direct that additional erosion and sedimentation control 

measures by installed if deemed necessary to maintain adequate protection from erosion and 

sedimentation.  

 

6) In accordance with the recommendation of the consulting traffic engineer to reduce conflicts 

between residential and gravel-related traffic, heavy truck traffic (vehicles used to transport 

material) shall not enter or exit the site except between the hours of 9:00 AM-4:00 pm on 

weekdays to avoid conflict with local vehicles during normal commuting hours. (Conflicts with 

Sec. 13.5.7 of the Zoning Regulations) 

 

7) In accordance with the recommendation of the consulting traffic engineer to reduce and 

control vehicle speeds to a more safe speed on the principal roadway access, the applicant shall 

enhance two existing 25 mph speed limit signs near the two ends of Maynard Road—one facing 

southwest near the Canterbury town line, and the other facing northeast across from 3 Maynard 

Road—with solar-powered radar feedback signs showing the speeds of approaching vehicles to 

be installed below normal speed limit signs. (Offsite improvements, only with permission of 

applicant and local traffic authority) 

 

8) Dust shall be controlled throughout the year using water or calcium chloride treatment on 

surfaces as appropriate for conditions. All trucks exiting or entering the site must have their tarp 

covers closed. Sweeping of the entrance area shall occur regularly and as needed. The Land Use 

Office shall have the authority to direct that additional dust control measures by installed and 

employed if deemed necessary to maintain adequate protection from ambient dust within or 

beyond the site.  

 

9) Written reports of the volume of excavated materials shall be submitted by the permittee to the 

Brooklyn Zoning Enforcement Officer quarterly in March, June, September, and December. 

10) The permit renewal date is May 3, 2021. The renewal procedure shall be as specified in 

Section 6.O.7 of the Brooklyn Zoning Regulations (effective 10-15-2019).  
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Sample Motion to Deny 

If you are considering a motion to deny the application, please consider the evidence on the 

record as well as the special permit criteria outlined in Section 5.7 of the Brooklyn Zoning 

Regulations. With feedback, I can prepare a motion for a future meeting. 

 

5.7 - Standards: The proposed use and the proposed buildings and structures shall conform to the 

following standards: 

 

5.7.1 -The location, type, character and extent of the use and any building or other structure in 

connection therewith shall be in harmony with and conform to the appropriate and orderly 

development of the town and the neighborhood and shall not hinder or discourage the appropriate 

development and use of adjacent property or impair the value thereof.  

 

5.7.2 - The site plan and architectural plans shall be of a character as to harmonize with the 

neighborhood, to accomplish a transition in character between areas of unlike character, to protect 

property values and to preserve and enhance the appearance and beauty of the community. To this 

end, the site plan shall include architectural design data, identification of texture, color and type of 

building materials to be used.  

 

5.7.3 - In addition to the requirements of Article 3, the lot on which the use is to be established 

shall be of sufficient size and adequate dimension to permit conduct of the use and provision of 

buildings, other structures and facilities in such a manner that will not be detrimental to the 

neighborhood or adjacent property.  

  



Staff Guidance 6-3-20                                         Planning and Zoning Commission 

5 
 

SPG 19-004 Gravel Special Permit, Strategic Commercial Realty d/b/a Rawson Materials, 

206 acres on south side of Rukstella Road, removal of 1,551,000 cubic yards of material 

 

Sample Motions re: Request to Create Ponds 

In accordance with Section 13.5.1 of the Brooklyn Zoning Regulations, move to approve the 

proposal of Strategic Commercial Realty d/b/a/ Rawson Materials to create two ponds as a result 

of gravel excavation below the groundwater table on the 200 acres+ on the south side of 

Rukstella Road (Map 21, Lot 7; Map 30, Lot 16), identified in the files of the Brooklyn Land 

Use Office as SPG 19-004 on the grounds that based on the evidence provided during the public 

hearing, the proposal does not appear to have present potential to significantly affect the quantity 

of groundwater and that potential impacts to groundwater quality can be lessened through 

mitigation actions as more particularly outlined in the plans and reports provided by the 

applicant. Said ponds are to be created in the configuration, depth and location as shown on said 

plans and all mitigation actions shall be implemented in accordance with the plans and reports on 

file in the Brooklyn Land Use Office.  

 

As a condition of said approval in order to monitor the potential impacts on groundwater quality, 

the following shall be implemented by the applicant: At the outset of excavation, the applicant 

shall supply the commission with groundwater testing results to establish a baseline of the water 

quality of the groundwater. Thereafter, at the time of permit renewal but not later than within 

thirty days of the anniversary of the initial testing, the applicant shall provide the result of 

groundwater testing to demonstrate that there has been no change in the quality of the 

groundwater as compared to the initial testing.  If any diminution in the quality of the 

groundwater is disclosed by the testing, the applicant shall within thirty days present to the 

commission expert advice as to proposed protocol(s) to be undertaken to mitigate the change in 

water quality and to prevent further impacts on water quality.    

 

Move to deny the proposal of Strategic Commercial Realty d/b/a/ Rawson Materials to create 

two ponds as a result of gravel excavation below the groundwater table on the 200 acres+ on the 

south side of Rukstella Road (Map 21, Lot 7; Map 30, Lot 16), identified in the files of the 

Brooklyn Land Use Office as SPG 19-004 on the grounds that the proposal is not consistent with 

the purpose of 13.5.1. to protect the quantity and quality of the groundwater at the proposed 
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excavation.  The applicant has failed to provide sufficient evidence to satisfy the purpose of the 

regulation, 13.5.1 to protect the groundwater supply as to quantity and quality. There is 

insufficient information to conclude that the creation of the ponds will not have an adverse 

impact on the quantity or quality of the ground water. 

 

Sample Motion to Approve 

Move to approve the Gravel Special Permit application of Strategic Commercial Realty d/b/a/ 

Rawson Materials on the 200 acres+ on the south side of Rukstella Road (Map 21, Lot 7; Map 

30, Lot 16), identified in the files of the Brooklyn Land Use Office as SPG 19-004, to remove up 

to 1,551,000 cubic yards of sand and gravel, as the standards of Article 13 and Article 5 are 

satisfied in accordance with all final documents and testimony submitted with the application 

and subject to and including the following conditions: 

 

1) The Inland Wetlands and Watercourses Commission approval with conditions and the 

Planning and Zoning Commission approval with conditions must be included on the final 

recorded special permit plans. Draft final approved plans shall be printed on paper and submitted 

to town staff for review prior to printing on archival material. The final approved plans bearing 

the seal and signature of the appropriate professionals, signed by Commission Chairs, and shall 

be recorded along with the Special Permit in the office of the Town Clerk.  

2) Prior to the commencement of any activity undertaken in accordance with this approval, a 

performance bond in favor of the Town of Brooklyn in the amount of $247,950 will be submitted 

to the Brooklyn Land Use Department. The form and content of the bond shall be reviewed and 

approved by Town staff. No activity shall occur on the site until the bond has been approved and 

provided in final form to the town. The bond shall remain in place for the life of the operation 

including restoration of the property to the satisfaction of the Town unless this requirement 

modified by the Planning and Zoning Commission.  

3) Excavation activity and volumes shall be as shown on the plans titled “Proposed Gravel 

Excavation southerly of Rukstella Road Brooklyn, Connecticut” prepared by Provost & Rovero 

dated September 27, 2019, last revised February 14, 2020 (and as further revised by these 

conditions).   
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4) Restoration shall commence upon completion of each phase of excavation as provided in the 

Zoning Regulations and as noted in the Restoration Notes on page 14 of the approved plans. At 

no time shall more than five acres be left in an unrestored condition in accordance with Sec. 

13.5.10 of the Brooklyn Zoning Regulations except for the pond areas (Phase 3W and 5E). If the 

final Phases 3W and 5E are delayed for more than one year, restoration shall commence 

immediately with permanent vegetative cover being established during the first available Spring 

or Fall growing season.  

5) Erosion and sedimentation control measures shall be installed around the ponds to minimize 

the risk of sedimentation on the water quality.  The Land Use Office shall have the authority to 

direct that additional erosion and sedimentation control measures by installed if deemed 

necessary to maintain adequate protection from erosion and sedimentation.  

6) An oil absorbent boom must be in place at the water line of the pond(s) whenever hydraulic 

equipment is within 40 feet of the water in the pond(s).  In freezing conditions, the boom shall be 

at the landward edge of the ice. An oil absorbent boom must be in place in the water, 

surrounding hydraulic equipment, whenever hydraulic equipment is operating in the water in the 

pond(s). 

7) Dust shall be controlled throughout the year using water or calcium chloride as appropriate for 

conditions. All trucks exiting or entering the site must have their tarp covers closed. Sweeping of 

the entrance area shall occur regularly and as needed. The Land Use Office shall have the 

authority to direct that additional dust control measures by installed and employed if deemed 

necessary to maintain adequate protection from ambient dust within or beyond the site.  

8) Reporting of the volume of excavated materials shall be submitted by the permittee to the 

Brooklyn Zoning Enforcement Officer quarterly in March, June, September, and December. 

9) The permit renewal date is May 3, 2021. The renewal procedure shall be as specified in 

Section 6.O.7 of the Brooklyn Zoning Regulations (effective 10-15-2019). 
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Sample Motion to Deny 

 

If you are considering a motion to deny the application, please consider the evidence on the 

record as well as the special permit criteria outlined in Section 5.7 of the Brooklyn Zoning 

Regulations (below). With feedback, I can prepare a motion for a future meeting. 

 

5.7 - Standards: The proposed use and the proposed buildings and structures shall conform to the 

following standards: 

 

5.7.4 -The location, type, character and extent of the use and any building or other structure in 

connection therewith shall be in harmony with and conform to the appropriate and orderly 

development of the town and the neighborhood and shall not hinder or discourage the appropriate 

development and use of adjacent property or impair the value thereof.  

 

5.7.5 - The site plan and architectural plans shall be of a character as to harmonize with the 

neighborhood, to accomplish a transition in character between areas of unlike character, to protect 

property values and to preserve and enhance the appearance and beauty of the community. To this 

end, the site plan shall include architectural design data, identification of texture, color and type of 

building materials to be used.  

 

5.7.6 - In addition to the requirements of Article 3, the lot on which the use is to be established 

shall be of sufficient size and adequate dimension to permit conduct of the use and provision of 

buildings, other structures and facilities in such a manner that will not be detrimental to the 

neighborhood or adjacent property.  
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ZRC 20-001 rev – A proposal to make amendments to the Zoning Regulations concerning 

accessory buildings, excavation operations, and other various corrections including Sec. 

3.A.5.2.1, 3.B.5.2.1, 3.C.5.2.1, 4.A.4.2.1, 4.B.4.2.1, 4.C.4.2.1, 3.C.2.4.5, 4.D.2.1.5, 6.K.2.2, 

6.O.4.1, 6.P.3.3, 7.B.5.4. 

Sample Motion 

Move to schedule a public hearing for ZRC 20-001 rev – A proposal to make amendments to the 

Zoning Regulations concerning accessory buildings, excavation operations, and other various 

corrections including Sec. 3.A.5.2.1, 3.B.5.2.1, 3.C.5.2.1, 4.A.4.2.1, 4.B.4.2.1, 4.C.4.2.1, 

3.C.2.4.5, 4.D.2.1.5, 6.K.2.2, 6.O.4.1, 6.P.3.3, 7.B.5.4. for the regular meeting of the Planning 

and Zoning Commission to be held on July 1, 2020 at 6:30 p.m. in the Clifford B. Green Meeting 

Center, 69 South Main Street, Brooklyn, CT. 

 

ZC 20-001 – Zone Boundary Change to R-30/RA boundary on south side of Day St., 

Applicant: Jeff Weaver, proposed adjustment to match proposed lot lines in subdivision.  

Sample Motion 

Move to schedule a public hearing for ZC 20-001 rev – A proposal to revise the R-30/RA 

boundary on the south side of Day Street for the regular meeting of the Planning and Zoning 

Commission to be held on July 1, 2020 at 6:30 p.m. in the Clifford B. Green Meeting Center, 69 

South Main Street, Brooklyn, CT. 

 

SD 20-001 – 6-Lot Subdivision, Applicant: Jeff Weaver, 8 acres on south side of Day St., 

(Map 43, Lot 6) in the RA and R-30 Zones; Proposed creation of six residential lots.  

• This proposal has not yet been approved by the Inland Wetlands Commission. 

• It is also dependent on a zone change subject to a public hearing. 

• Recommend tabling to after public hearing. 
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SP 08-005 Modification #2 – Walmart, 450 Providence Road (Map 41, Lot 10) Re-striping 

of eight (8) wider pick-up stalls, new parking lot directional signs and pavement markings, 

new exterior wall sign.  

• A Wetlands Permit is not required for this proposal. 

Sample motion 

Move to approve the Special Permit modification of Walmart to re-stripe eight (8) additional 

pick-up stalls, install new parking lot directional signs in compliance with the Zoning 

Regulations, pavement markings, and a wall sign in compliance with the Zoning Regulations to 

allow for the orderly and safe pick-up of groceries ordered online in accordance with all final 

plans, documents and testimony submitted with the application. 

 

Request for Waiver of Special Permit Requirement as per Sec. 4.D.6.4.c - 17 South Main 

St., The Ice Box, Requestor: Matthew and Jennifer Nemeth, proposed structure in the side 

yard setback.  

Sample motion 

In accordance with Section 4.D.6.4.c of the Brooklyn Zoning Regulations, move to approve the 

request for a waiver by Matthew and Jennifer Nemeth to waive the 20’ side yard setback 

requirement at 17 South Main Street (Assessor’s Map 41, Lot 104) with the finding that the 

development is not significant and is not likely to have more than a negligible impact, the 

neighborhood, or the environment. 
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SPR 20-002 – Site Plan Review for The Ice Box, 17 South Main St., Applicant: Matthew 

and Jennifer Nemeth, proposed rear deck.  

• A Wetlands Permit is not required for this proposal. 

Sample Motion 

Move to approve the Site Plan Review application of Matthew and Jennifer Nemeth for a deck at 

17 South Main Street (Map 41, Lot 104), identified in the files of the Brooklyn Land Use Office 

as SPR 20-002, in accordance with all final documents and testimony submitted with the 

application with the finding that it is consistent with the Zoning Regulations, except as waived, 

and the site plan objectives. 
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