
TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting Agenda 

Tuesday, December 15, 2020 

6:30 p.m. 

 

 

 

I. Call to Order 

II. Roll Call 

III. Seating of Alternates 

IV. Adoption of Minutes:  Regular Meeting December 2, 2020 

V. Public Commentary 

VI. Unfinished Business: 

a. Reading of Legal Notice:  

b. New Public Hearings:  

c. Continued Public Hearings:  

d. Other Unfinished Business:  

 

VII. New Business: 

a. Applications:  

1. SD 20-005 – 5-lot Subdivision, Applicant: VBL Properties, LLC; 14 acres 

on the south side of Beecher Road (Map 22, Lot 38) in the RA Zone; 

Proposed creation of 5 residential building lots and an open space easement. 

b. Other New Business: 

 

VIII. Reports of Officers and Committees: 

a. Staff Reports: In-person discussion with Margaret Washburn, ZEO 

b. 2021 Meeting Schedule 

c. Budget Update – Proposed FY 21-22 Budget  

d. Correspondence. 

e. Chairman’s Report. 

 

IX. Public Commentary 

X. Adjourn 

 

Michelle Sigfridson, Chairman 

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

Web 

Go to www.webex.com  

On the top right, click Join 

Enter meeting information: 179 823 4239 

Enter meeting password:  RaraJPRn363 

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 179 823 4239 

You can bypass attendee number by 

pressing #  

 



TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting  

Wednesday, December 2, 2020 

6:30 p.m. 

 

 

MINUTES 

 
I. Call to Order – Michelle Sigfridson, Chair, called the meeting to order at 6:35 p.m. 

 

II. Roll Call – Michelle Sigfridson, Carlene Kelleher, Earl Starks, Allen Fitzgerald, Charles 

Sczuroski. Austin Tanner was absent with notice. 

 

Staff Present: Jana Roberson, Director of Community Development. 

 

Also Present: Paul Archer, Archer Surveying; Betty Lehto, Owner of Beecher Road 

Property (Map 2/Lot 38); Robert Russo and Robert Deluca, of CLA Engineers. 

 

III. Seating of Alternates – None. 

 

IV. Adoption of Minutes:  Regular Meeting November 17, 2020 

 

Motion was made by C. Kelleher to approve the Minutes of the Regular Meeting of November 

17, 2020. Second by E. Starks. No discussion.  

Roll Call Vote: C. Kelleher – yes; E. Starks – yes; C. Sczuroski – yes; A. Fitzgerald – 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 – None.  

d. Other Unfinished Business – None.  

 

VII. New Business 

a. Applications:   

1. SD 20-005 – 5-Lot Subdivision, Applicant: VBL Properties, LLC, 14 acres on 

the south side of Beecher Road (Map 22, Lot 38) in the RA Zone; Proposed 

creation of 5 residential building lots and an open space easement.  

 

Paul Archer represented the Applicant, Betty Lehto who was also present. Mr. 

Archer gave an overview: 

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

Web 

Go to www.webex.com  

On the top right, click Join 

Enter meeting information: 173 697 9203 

Enter meeting password:  FALL1120red 

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 173 697 9203 

You can bypass attendee number by 

pressing #  
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 The property abuts the westerly side of Rukstela Road (which leads to 

the Transfer Station). 

 The 14 acres are proposed to be divided into five building lots for five 

residential homes all of which would have the maximum frontage on 

the Town road that is required (no rear lots proposed). 

 IWWC and NDDH approvals have been received (letters dated 

November 5, 2020 and July 23, 2020, respectively, were included in 

packets to Commission Members).  

 The Applicant had an archeological review done on the whole parcel 

(Report from Heritage Consultants, dated August 2020, was included in 

packets to Commission Members).  

 Blackwell’s Brook runs through the property. 

 Proposing an open-space easement of 3.12 acres which encumbers 

Blackwell’s Brook. The proposed open-space easement abuts the 

property to the south which is owned by the Town of Brooklyn. 

 Mr. Archer explained that they have met with Mr. Rukstela, Highway 

Foreman, regarding driveway locations on Beecher Road and he stated 

that Mr. Rukstela feels that all of the driveway requirements of the 

Town are met. 

 

Mr. Archer introduced Robert Deluca to give an overview of the engineering 

aspects including the following: 

 Laying out the septic systems (NDDH approved). 

 Designing driveway locations (sightlines reviewed with the Highway 

Foreman). 

 Grading the lots. There are no slopes greater than 3-to-1. From an E&S 

standpoint there is nothing too serious happening (which as reviewed 

with IWWC). 

 

Mr. Deluca introduced Robert Russo, Soil Scientist, to give an overview of the 

Archeological Investigation: 

 They coordinated with the State Archeologist who, upon her review of 

the project plans, recommended that an on-site investigation be done 

because it is in an area recognized as potentially archeologically 

sensitive. 

 Heritage Consultants did a Phase IB Archeological Investigation which 

involves both looking at historic records, maps, documents, etc., that 

might indicate the potential of historic resources on the site, and it also 

involves field work. In each area that is to be disturbed (driveway, 

septic system, house) they investigated by doing a series of shovel pits 

and sifting through the material to find anything indicating 

archeological resources. The Report concludes that they did not find 

anything within those shovel pits and recommended that no further 

investigation needs to be done on the site. The Report mentions that, 

along the River itself, there is potential for archeological resources and 

it also mentions a historic mill site which they looked for, by visual 

survey, but could not find. Mr. Russo said that, if there is anything 

there, it would be protected by the proposed easement. 

 Mr. Russo explained that although a significant portion of the proposed 

open-space easement, which centers around Blackwell’s Brook, would 
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be wetlands, there is room within the Regulations for the Commission 

to take such open space because several of the criteria would be met by 

designating the area as open space: providing recreation; protecting 

natural streams; protecting natural drainage systems; preserving open 

space along road frontage; preserving wildlife habitat. He noted that 

Blackwell’s Brook is a high-quality perennial stream and it is a 

significant recreational resource with a trout fishery and it is already an 

established use (by the bridge where people park and fish) and this 

would maintain that use and preserve it. He asked that the Commission 

exercise its authority under Section 8.4.1 and accept the proposed open 

space as they feel it is the most significant resource on the site to 

preserve. 

 

Mr. Deluca and Mr. Russo discussed the percentages of the types of 

land vs. wetlands included in the proposed open space. They conclude 

that it makes more sense to have the open space along the River to 

preserve it and use for recreation rather than having an oddly shaped 

open-space parcel. Mr. Archer noted that the proposed open-space 

easement abuts Beecher Road and the Town-owned parcel, so it is 

accessible from the Town’s land. 

 

M. Sigfridson asked for clarification as to whether they are proposing an 

easement and not a dedication. Mr. Archer stated that it is an open-space 

easement. 

 

Ms. Sigfridson asked whether the Applicant would consider fee-in-lieu of open 

space. Mr. Deluca stated that it is the Commission’s discretion and that his 

client, Ms. Lehto, would consider fee-in-lieu if that is what the Commission 

prefers. Betty Lehto confirmed that she would consider fee-in-lieu.  

 

Ms. Sigfridson noted that, before taking action, the PZC usually gets a 

recommendation from the Brooklyn Conservation Commission (which will be 

reviewing this Application at its next meeting on Monday, December 7, 2020).  

 

Mr. Archer asked if the Commission would approve of Platt Associates to do 

the appraisal should the Conservation Commission prefer the fee-in-lieu rather 

than open space. There were no objections from the PZC Members and Ms. 

Roberson stated that Platt Associates is on the accepted list. 

 

There was discussion regarding fee-in-lieu vs. open space. Ms. Roberson 

explained that there are many ways of meeting the open space requirement and, 

although the location and method is the PZC’s discretion, they would like to 

select an open-space designation that the Applicant is amenable to and that the 

PZC takes the recommendation of the Conservation Commission under 

advisement. 

 

Mr. Deluca commented that you would be able to use the land with an open 

space easement, but with a regulated area in a wetland on private property, you 

would not be able to use it. Ms. Sigfridson said that it would depend on the 

terms of the easement. Mr. Deluca stated that the intent of the proposed 

easement would be to allow public access, but the land would be physically 
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owned by the property owner. Ms. Sigfridson stated that that is what is typically 

preferred by the Town (not to hold title to the property). 

 

Ms. Roberson asked about the percentage of wetlands on the proposed 

easement. Mr. Archer explained that the total easement is 3.12 acres (which is 

22 percent of the 14-acre parcel) and 89 percent of that 22 percent is wetlands. 

Mr. Russo explained/described the type of land that abuts the River. Wetland 

soils include very poorly drained flood plain and alluvial soils and there some 

alluvial soils on either side of the Stream which flank Blackwell’s Brook. The 

ones immediately along the edge of the brook are pretty wet for most of the 

year. The ones at a little higher elevation aren’t as wet. Mr. Russo explained 

that the reason they gave it such consideration as open space is because of the 

recreational aspect: It is a pretty, high-quality stream; it has trout in it and is 

used for fishing; there are fisherman’s trails along it (which means that whether 

people have permission or not, they are going to go there and fish). Mr. Russo 

stated that, while it is mostly wetlands, it is a nice resource to have available for 

recreational purposes going into the future. He commented that it is nice to 

have a continuous buffer/corridor along streams and that the Town could 

continue, over time, to acquire land along Blackwell’s Brook. 

 

Ms. Roberson asked that the Commission consider whether to have a public 

hearing or a site walk. 

 

Ms. Roberson asked about the location of the non-hydric wetland soils. Mr. 

Archer stated that Mr. Russo’s Report shows that information and that the soil 

types are on the back of the Site Analysis Plan. Mr. Deluca will send a copy of 

Mr. Russo’s Report to Ms. Roberson. 

 

Ms. Sigfridson asked the Commission Members were interested in having a site 

walk: A. Fitzgerald and M. Sigfridson indicated that they do not feel it is 

necessary. There were no comments from the other Commission Members in 

attendance. 

 

Ms. Sigfridson asked the Commission Members if they feel a public hearing is 

appropriate. The following Commission Members indicated that they do not 

feel it is necessary: A. Fitzgerald; C. Kelleher; E. Starks; M. Sigfridson. C. 

Sczuroski did not comment. Mr. Archer stated that they had posted a sign at the 

property regarding this meeting (Mr. Deluca stated that he forwarded a copy of 

the sign to Ms. Roberson). Ms. Roberson stated that she had not received any 

comments from the public.  

 

Ms. Sigfridson stated that no site visit or public hearing would be scheduled 

and that the Application would be tabled to the next meeting of the PZC on 

Tuesday, December 15, 2020 (which will be after the Conservation 

Commission meets). 

 

b. Other New Business – None. 
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VIII. Reports of Officers and Committees: 

a. Staff Reports 

Ms. Roberson stated that Ms. Washburn had done a report which will be in the 

packets to Commission Members for the December 15th meeting. 

 

There was discussion regarding the 2021 Meeting Schedule and whether to continue 

to have two meeting per month. There was agreement expressed to schedule two 

meeting per month and cancel as needed. 

 

b. Budget Update – None. Ms. Roberson needs to meet with Shelley Cates in the 

Finance Department. 

 

c. Correspondence – None. 

 

d. Chairman’s Report – None. 

 

IX. Public Commentary – None. 

 

X. Adjourn 

 

Motion was made by A. Fitzgerald to adjourn at 7:19 p.m. Second by C. Kelleher. No discussion. 

Motion carried unanimously by voice vote (5-0-0). 

 

Respectfully submitted, 

 

 

J.S. Perreault 

Recording Secretary 

 

 

 

 

















































































































 
 

 
 

 

 
 
       July 8, 2020 
Inland Wetlands Commission 
Town of Brooklyn 
69 South Main Street  
Suite 22  
Brooklyn, CT 06234 
 
 
RE: CLA 6382 
             VBL Properties LLC Subdivision  
 Beecher Rd 
  
  
 
 
To the Commission: 

CLA Engineers was retained by VBL Properties LLC to conduct a wetlands investigation 
and functional assessment on the parcel of land, located at Beecher  and Rukstella Roads  
that is proposed to be developed for a residential subdivision.  The 14.68 acre site is located 
within the Town of Brooklyn and is currently a combination of farm field and wooded 
undeveloped land.  The approximate site location is shown on the cover sheet of the site 
plans.  The purposes of the investigation were to: confirm the wetland delineation, provide 
background data in the form of determining wetland  functions, and assess  the potential 
for wetland impacts  due to the proposed development.   
 
Wetlands were previously delineated by John Ianni of Highland Soils according to the 
State of Connecticut statutory definition as described in Section 22a of the State Statutes.  
CLA conducted field work in June and July of 2020 and confirmed that the previous 
wetland delineation is substantially correct.  Several old wetland flags were found and re-
flagged and new flags were hung along virtually the same line that was previously 
determined.  
 
After wetland delineation confirmation was complete, the wetland resources of the site 
were surveyed by conducting a deliberate walk through of the site, traversing each wetland 
in order to collect data characteristic of that wetland.  During the walk through, vegetation 
identifiable was noted, described and divided into communities.   
 
Site Setting 
 
The VBL site has several vegetative cover types that were established by past land use. 
Portions of the site have been used for agriculture and a farm fields is still present.  Other 
areas were used for agriculture and then allowed to revert to woodland at various times in 

CLA Engineers, Inc. 
 Civil   Structural Survey    

317 MAIN STREET NORWICH, CT 06360 (860) 886-1966 (860) 886-9165 FAX 



 
 

 
 

the past. The abundant stonewalls indicate that nearly all of the land was previously cleared 
and used (as was most of Connecticut) for farm fields until the early 20th century. 
 
The upland forest type is mixed hardwood uplands and the wetland is a combination of 
floodplain forest and red maple swamp. The areas of upland have mixed hardwoods such 
as red maple, red oak, locust and black birch.  The wetlands are dominated by red maple 
trees with other species such as yellow birch and pin oak in lesser numbers. 
 
The land uses surrounding the site include residential, agricultural and woodland. The 
residential development is primarily located to the east. Undeveloped farmland and 
woodland surrounds the site to the north, west and south. 
 
Throughout the site slopes vary from moderate to nearly flat. The surface water drains to 
Blackwell’s Brook on the eastern side of the site and to an on-site wetland on the western 
side of the site. The slopes on the east and west side of Blackwell’s Brook are abrupt at the 
edge of the wetland and indicate the transition from upland soils to the edge of the alluvial 
soils that flank the brook. 
 
Surficial Geology and Soils 
 
Southern New England was overlain by glacial ice as recently as 12,000-15,000 years ago.  
The materials that the glaciers deposited over top the local bedrock determine the surficial 
geology of the region and of the VBL site.  Glacial deposits are generally divided into three 
categories: glacial till (un-stratified sand, silt and rock), glaciofluvial (water sorted, 
stratified sand and gravel), and glaciolacustrine (stratified sand, silt and clay that settled 
out in lakebeds).  The type of glacial deposits present on the site includes both glacial till 
and glacial outwash.  In addition, the soils along Blackwell’s Brook were deposited by that 
stream after the glacier retreated and are regulated by the State of Connecticut as wetland 
soils.     
 
The soils formed in till deposits typically have sandy loam to silt loam textures and in this 
case they are coarser, sandy loams.  The slopes are moderate to flat throughout the site and 
this leads to differences in soil mapping classification as listed by the NRCS.   
 
The soils formed in glacial outwash are stratified and contain layers of sand and gravel.  
 
The alluvial soils on this site are also all either poorly or very poorly drained and have 
variable textures that include layers of sand, gravel, silt and organic matter. All of these 
soils have been delineated as wetland. 
 
Table 1 is a summary table of the soils found on the site.   
 
  



 
 

 
 

Table 1 - Soil Types and Properties at the VBL Site 

Soil Series Parent Material Drainage Class Texture/Characteristics 

*108  Saco Alluvium  Very Poorly 
Drained 

Fine Sandy Loam 
Extremely Stony 

*17 Scarboro muck Decayed organic 
matter 

Very poorly 
drained 

Mucky  

*3 Ridgebury, 
Leicester and 
Whitman 

Glacial Till  Somewhat poorly 
to very poorly 
drained 

Stony sandy loam 

60 Canton and 
Charlton 

Glacial Till Well Drained Fine sandy loam 

701 Ninigret  Glacial Outwash Moderately Well 
Drained 

Sandy loam 

38 Hinckley  Glacial Outwash Excessively 
drained 

Loamy sand 

*13 Walpole  Glacial Outwash Poorly Sandy loam  

* Wetland soil types 

 
 
Wetland Descriptions and Functions 
 
This VBL site  site has one  wetland system that surrounds Blackwell’s Brook and a second 
system that occupies a depression on the site’s west side.  Under the USFWS system, the 
Blackwell’s Brook system is classified as Riverine, upper perennial (RU) with a rock 
bottom while the western wetland is a palustrine deciduous swamp (PF01) that is 
seasonally flooded/saturated. It has gentle slopes and is sparsely vegetated. 
 

The typical vegetation of both wetlands includes: trees such as red maple trees and 
saplings, yellow birch trees and saplings; shrubs such as spice bush, highbush blueberry, 
winterberry holly, sweet pepperbush, clammy azalea, and alder and plants such as skunk 
cabbage, cinnamon fern, sphagnum, royal fern, and sensitive fern. 

The principle functions of these wetlands are numerous, especially those associated with 
Blackwell’s Brook .The CTDEEP NDDB (December 2019) shows no known habitat of 
threatened, endangered or special concern species. The functions were found to include:  
 



 
 

 
 

• Wildlife habitat 
• Fish/shellfish habitat 
• Floodwater retention/detention 
• Groundwater recharge/discharge 
• Biomass production export 
• Sediment/toxicant reduction 
• Nutrient processing 
• Shoreline stabilization 
• Recreation 
• Aesthetics 
• Educational opportunities 

 
 
These values are mainly associated with the Blackwell’s Brook wetland and are supported by 
several important features of that wetland: 
 

• Presence of a perennial stream 
• Areas of undeveloped buffer 
• Limited development within the watershed 
• Evidence of use by a diversity of wildlife species. 

 
 
Potential for Impacts 
 
As shown on the project plans there are no proposed activities in the inland wetlands.  
However, work in the upland review zone will include: 
 

• Clearing and grading 
• Construction of driveways, houses and septic systems 
• Installation of erosion and sedimentation controls  
• Construction of utilities 

 
These activities in the upland review zone present limited potential for wetland impacts. 
The site has only moderate slopes and short length of slope.  CLA believes that the Best 
Management Practices (BMPs) measures shown on the plans for erosion and sediment 
control and stormwater management will be adequate in preventing wetland impacts if 
properly installed and maintained. 
 
CLA notes that in order to minimize the potential for impacts to wetlands, the E&S has 
been designed in compliance with the CTDEEP 2002 E&S Manual. 
 
  



 
 

 
 

Summary 
 
The proposed development activities will not directly impact wetlands.  The work in the 
upland review zone can be managed with BMPS so as to not impact wetlands during 
construction. The post construction stormwater treatment is protective of the wetlands   In 
summary, if the proposed erosion and sedimentation control measures are adhered to, CLA 
believes that there will be no adverse wetland impacts. 
 
 
Please contact me if you have any questions. 

 

 

 

     Very truly yours, 

                                                                       
     Robert C. Russo 
     Soil Scientist 
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(108) The Saco series consists of very deep, very poorly drained soils formed in silty alluvial 
deposits. They are nearly level soils on flood plains, subject to frequent flooding. Slope ranges 
from 0 to 2 percent. Permeability is moderate in the silty layers and rapid or very rapid in the 
underlying sandy materials. Mean annual temperature is about 50 degrees F. and mean annual 
precipitation is about 47 inches. 
 
(17) The Scarboro series consists of very deep, very poorly drained soils in sandy glaciofluvial 
deposits on outwash plains, deltas, and terraces. They are nearly level soils in depressions. Slope 
ranges from 0 through 3 percent. Saturated hydraulic conductivity is high or very high. Mean 
annual temperature is about 49 degrees F. (9 degrees C.) and the mean annual precipitation is 
about 44 inches (1118 millimeters). 
 
(3) The Ridgebury series consists of very deep, somewhat poorly and poorly drained soils formed 
in lodgment till derived mainly from granite, gneiss and/or schist. They are commonly shallow to 
a densic contact. They are nearly level to gently sloping soils in depressions in uplands. They also 
occur in drainageways in uplands, in toeslope positions of hills, drumlins, and ground moraines, 
and in till plains. Slope ranges from 0 to 15 percent. Saturated hydraulic conductivity is 
moderately high or high in the solum and very low to moderately low in the substratum. Mean 
annual temperature is about 9 degrees C. and the mean annual precipitation is about 1143 mm. 
 
 
(60) The Canton series consists of very deep, well drained soils formed in a loamy mantle 
underlain by sandy till. They are on nearly level to very steep moraines, hills, and ridges. Slope 
ranges from 0 to 45 percent. Saturated hydraulic conductivity is moderately high or high in the 
solum and high or very high in the substratum. The mean annual temperature is about 9 degrees 
C and the annual precipitation is about 1205 mm. 
 
(701) The Ninigret series consists of very deep, moderately well drained soils formed in loamy 
over sandy and gravelly glacial outwash. They are nearly level to strongly sloping soils on 
glaciofluvial landforms, typically in slight depressions and broad drainage ways. Slope ranges 
from 0 through 15 percent. Saturated hydraulic conductivity is moderately high or high in the 
solum and high or very high in the substratum. Mean annual temperature is about 49 degrees F. 
and mean annual precipitation is about 48 inches. 
 
(38) The Hinckley series consists of very deep, excessively drained soils formed in glaciofluvial 
materials. They are nearly level through very steep soils on outwash terraces, outwash plains, 
outwash deltas, kames, kame terraces, and eskers. Saturated hydraulic conductivity is high or 
very high. Slope ranges from 0 to 60 percent. Mean annual temperature is about 7 degrees C, and 
mean annual precipitation is about 1143 mm. 
 
(13) The Walpole Series consists of very deep, poorly drained sandy soils formed in outwash and 
stratified drift. They are nearly level to gently sloping soils in low-lying positions on terraces and 
plains. Slope ranges from 0 to 8 percent. Saturated hydraulic conductivity is moderately high or 
high in the surface layer and subsoil, and high or very high in the substratum. Mean annual 
temperature is about 48 degrees F., and mean annual precipitation is about 43 inches. 
 
 
 



Soil Map—State of Connecticut
(Beecher Rd)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

6/12/2020
Page 1 of 3

46
26

62
0

46
26

71
0

46
26

80
0

46
26

89
0

46
26

98
0

46
27

07
0

46
27

16
0

46
26

62
0

46
26

71
0

46
26

80
0

46
26

89
0

46
26

98
0

46
27

07
0

46
27

16
0

254000 254090 254180 254270 254360 254450 254540 254630 254720 254810 254900

254000 254090 254180 254270 254360 254450 254540 254630 254720 254810

41°  45' 30'' N
71

° 
 5

7'
 3

3'
' W

41°  45' 30'' N

71
° 
 5

6'
 5

3'
' W

41°  45' 11'' N

71
° 
 5

7'
 3

3'
' W

41°  45' 11'' N

71
° 
 5

6'
 5

3'
' W

N

Map projection: Web Mercator   Corner coordinates: WGS84   Edge tics: UTM Zone 19N WGS84
0 200 400 800 1200

Feet
0 50 100 200 300

Meters
Map Scale: 1:4,210 if printed on A landscape (11" x 8.5") sheet.

Soil Map may not be valid at this scale.



MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:12,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: State of Connecticut
Survey Area Data: Version 19, Sep 13, 2019

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 14, 2011—Aug 
27, 2016

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Soil Map—State of Connecticut
(Beecher Rd)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

6/12/2020
Page 2 of 3



Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

3 Ridgebury, Leicester, and 
Whitman soils, 0 to 8 
percent slopes, extremely 
stony

3.3 6.3%

13 Walpole sandy loam, 0 to 3 
percent slopes

3.2 6.1%

15 Scarboro muck, 0 to 3 percent 
slopes

2.8 5.3%

17 Timakwa and Natchaug soils, 0 
to 2 percent slopes

1.4 2.7%

34B Merrimac fine sandy loam, 3 to 
8 percent slopes

0.2 0.3%

38C Hinckley loamy sand, 3 to 15 
percent slopes

10.5 20.0%

38E Hinckley loamy sand, 15 to 45 
percent slopes

1.9 3.6%

60B Canton and Charlton fine 
sandy loams, 3 to 8 percent 
slopes

10.2 19.5%

73C Charlton-Chatfield complex, 0 
to 15 percent slopes, very 
rocky

0.7 1.4%

75E Hollis-Chatfield-Rock outcrop 
complex, 15 to 45 percent 
slopes

5.3 10.2%

108 Saco silt loam 6.2 11.8%

701B Ninigret fine sandy loam, 3 to 8 
percent slopes

6.7 12.8%

Totals for Area of Interest 52.3 100.0%

Soil Map—State of Connecticut Beecher Rd

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

6/12/2020
Page 3 of 3



 
 

 
 

Appendix B 
Photographs 

  



 
 

 
 

 
 

Photograph 1 Typical floodplain wetland along Blackwell’s Brook 
 



 
 

 
 

 
 
Photograph 2 Blackwell’s Brook at northern end of site 
 



Brooklyn Conservation Commission 
P.O. Box 356 
Brooklyn, CT  06234 
 
 
 
December 8, 2020 
 
Attn:  Planning and Zoning; Town Planner 
 
RE:  SD20‐005 VBL Properties, LLC, Beecher Road, Map #22, Lot #38, Zone RA, Total Acres 14+, Acres to 
be Divided 14+, Proposed Lots 5 
 
The Brooklyn Conservation Commission reviewed the above application on December 7, 2020.  The 
Commission recommends an Open Space Easement centered on Blackwell Brook to be maintained by 
the Town of Brooklyn as outlined on the site plan.  The proposed open space easement is 3.12 acres and 
is adjacent to town owned property which includes trails and a trailhead.  It has road frontage which 
makes it accessible for recreational use.  The parcel is wooded, includes substantial wetlands and is a 
potential wildlife corridor.  The area is identified in the POCD as part of a “key agricultural cluster” 
having “moderate critical resource value”. 
 
Respectfully submitted, 
 
 
/s/Jeannine Noel 
Jeannine Noel 
Conservation Commission 
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Margaret’s Report 12/1/2020  

 

Final Certificates of Zoning Compliance issued: 

 

20 Canterbury Road – Alan Carrier. VC Zone. Replace front door. Replace sliding doors and 

windows on south side of house. Replace windows on north side of house.  

 

179 Gorman Road – Bill Purcell. New 10 ft x 20 ft shed. 

 

Zoning Permits issued: 

 

270 Canterbury Road – Brandy Davis. Rooftop solar panels and an inverter box in the RA and 

Scenic Route 169 Overlay Zones.  

 

279 Canterbury Road – Elaine Arters. Add second electrical meter on north side of house. 

Add one new electrical panel in basement.  

 

9 Hugh Drive – Jacqueline Pellerin. Convert existing garage and shed into in-law with one 

bedroom. Convert one existing bedroom to a den. 

 

Sign Permits issued: None. 

 

Home Office Permits Issued: None.  

 

Zoning and Blight Complaints:  

 

4 Elm Street – Aaron-James Puzzo Kerouac. I received a complaint about two unregistered 

vehicles on the subject property. On 9/24, I inspected and took photographs. The property is 

blighted due to widespread litter, a dilapidated building and untrimmed vegetation. A Notice of 

Violation was issued on 10/20/2020.  On 11/2, Mr. Kerouac requested a hearing before an 

impartial Town hearing officer. On 11/3, I contacted Bob Kelleher asking him to schedule a 

hearing. The Webex hearing will be held on 12/10/2020 at 1:00 pm.  

 

Paradise Lake – Terry Powell. The Town has been fighting Mr. Powell for zoning and blight 

violations since at least 2012. Citations issued in 2018 were never paid. I received a complaint 

about a recent increase in the number of trailers, etc. being hauled in. I contacted the ZEO in 

Lisbon, CT, who said that the Lisbon Town Counsel has been fighting Mr. Powell for four years 

and now has him in court. It appears that Mr. Powell may be hauling junk from Lisbon to 

Brooklyn. I have contacted the CT Housing Prosecutor for advice. I inspected and took photos 

with Resident State Trooper Steve Corradi on 10/22. Many new trailers, boats, etc. have recently 

been brought in. Officer Corradi and I met Terry Powell, who was bringing in a chicken coop 

with chickens.  
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On 10/22, I asked Terry Powell to show Officer Corradi and me the trailer he owns out 

there that is allegedly occupied. He showed us the camping trailer. Officer Corradi knocked on 

the door, and the first thing the occupant, Christopher E. Krupula, said was “I pay Terry Powell 

$3,600.00 a year to live here.” While we were there, Officer Corradi removed an illegal license 

plate from Mr. Krupula’s purple Oldsmobile Sierra. 

 

At the advice of Town Counsel, on 11/12/2020, a Notice of Violation/Cease & Desist 

Order (NOV/C&DO) was issued to Terry Powell (owner of camping trailer), Christopher E. 

Krupula (occupant of the camping trailer), and David and Betsy Burgess (owners of Map 49 Lot 

137). The Burgesses have told me that they have hired Paul Archer to determine where their 

property corners are to determine if the trailer is on their property, as it appears to be from 

looking at the Google Earth and NECCOG maps we have available. The Burgesses told me that 

they did not realize that they own that far down on Easy Street. 

 

The NOV/C&DO required the trailer to be removed and for Mr. Krupula to stop using it 

as a residence within 10 days of receipt of the Notice.  The Burgesses and Terry Powell were 

served the Notice by CT State Marshals. Officer Corradi and I served Mr. Krupula. 

 

On 11/24, I inspected the trailer again with Officer Corradi. Mr. Krupula stated that he 

was going to remove his belongings and vacate the trailer by 11/27.   As we were leaving, 

Officer Corradi saw Terry Powell driving into the area and gave chase. He removed 2 illegal 

license plates from the black Silverado Mr. Powell was driving unregistered, and left Mr. Powell 

on Bass Lane. Mr. Powell has a court date in January 2021. Mr. Powell stated that he would 

remove the camping trailer from Map 49 Lot 137 as soon as Mr. Krupula had removed his 

belongings.   

 

It is likely that citations (fines) will be issued for this lot and many other lots owned by 

Mr. Powell where he has created illegal junkyards.  



 

 

TO:  Kate Bisson, Town Clerk 

 

FROM: Planning and Zoning Commission/Chairman Michelle Sigfridson 

 

RE:  2021 Meeting Schedule 

 

DATE: December 2020 

 

 

The Brooklyn Planning and Zoning Commission regular meeting schedule for 2021 will be held 

on the first Wednesday of the month at 6:30 p.m. and the third Tuesday of the month at 6:30 p.m. 

via WebEx meetings until COVID-19 restrictions are lifted on the following dates: 

 

January 6, 2021    September 1, 2021 

 

January 19, 2021    September 21, 2021 

 

February 3, 2021    October 6, 2021 

 

February 16, 2021    October 19, 2021 

 

March 3, 2021     November 3, 2021 

 

March 16, 2021    November 16, 2021 

 

April 7, 2021     December 1, 2021 

 

April 20, 2021     December 21, 2021  

 

May 5, 2021 

 

May 18, 2021 

 

June 2, 2021 

 

June 15, 2021 

 

July 7, 2021 

 

July 20, 2021 

 

August 4, 2021 

 

August 17, 2021  
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