
TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Annual Organizational and Regular Meeting Agenda 

Wednesday, February 2, 2022 6:30 p.m. 

 

3 WAYS TO ATTEND: IN-PERSON, ONLINE, AND BY PHONE 

 

I. Call to Order 

II. Roll Call 

III. Seating/Appointment of Alternates 

IV. Election of Officers  

V. Adoption of Minutes:  Special Meeting January 18, 2022 

VI. Public Commentary 

VII. Unfinished Business: 

a. Reading of Legal Notices:  

b. New Public Hearings:  

1. ZRC 21-002: Request to change Zoning Regulations concerning retail 

sale of cannabis and micro-cultivation, Applicant: PZC. 

c. Continued Public Hearings: None. 

d. ZEO Report 

e. Other Unfinished Business:  

1. ZRC 21-001: Request to change Zoning Regulations concerning 

Conservation Subdivisions, Applicant: KA&G Development, LL, c/o 

David Held.  

2. SRC 21-001: Request to change Subdivision Regulations concerning 

Conservation Subdivisions, Applicant: KA&G Development, LL, c/o 

David Held. 

3. ZRC 21-002: Request to change Zoning Regulations concerning retail 

sale of cannabis and micro-cultivation, Applicant: PZC.  

4. GBR 21-004: Gravel Bank Renewal for Sansoucy Quarries, 248 Pomfret 

Road, Assessor’s Map 26, Lots 19 & 19A, Applicant: Paul Sansoucy. 

5. GBR 21-005: Gravel Bank Renewal for FCR Realty LLC, 200 acres north 

of Brickyard Road and west of Day Street (Assessor’s Map 35, Lot 7; Map 

41, Lot 6; Map 42, Lot 43), Applicant: FCR Realty, LLC. 

6. SP 21-003: Special Permit for Adaptive Reuse of an Agricultural Building 

at 330 Day Street, Applicant: Jesse Trinque. *No action pending Feb. 15 

Public Hearing* 

7. SP 21-004: Special Permit for Accessory Apartment at 26 Herrick Road, 

Applicant: Michael Bunning. *No action pending Feb. 15 Public 

Hearing* 

8. ZRC 21-003: Request to change Zoning Regulations concerning Adaptive 

Re-Use of an Agricultural Building, Sec. 6.B.3.1., Applicant: Brooklyn 

Self Storage, LLC. *No action pending Feb. 15 Public Hearing* 

Clifford B. Green Meeting Center, Suite 24, 69 South Main Street, Brooklyn, CT 

Masks are optional for vaccinated individuals. 

Click link below: 
https://us06web.zoom.us/j/87925438541 

Go to https://www.zoom.us/join 

Enter meeting ID: 879 2543 8541 

Dial: 1-646-558-8656 

Enter meeting number: 879 2543 8541, then press #, Press # again to enter meeting 

or 

https://us06web.zoom.us/j/87925438541
https://www.zoom.us/join


 

 

VIII. New Business: 

a. Applications:  

1. SP 22-001: Special Permit for Accessory Apartment at 190 Wolf Den 

Road, Applicant: JP Rimoczy. 

b. Other New Business:  

1. Second Subdivision Filing Extension of SD 21-004. 

2. Pre-application Review for 8 Wauregan Road and abutting parcel, Andrew 

Kausch. 

 

IX. Reports of Officers and Committees: 

a. Staff Reports 

b. Budget Update 

c. Correspondence 

d. Chairman’s Report 

 

X. Public Commentary 

XI. Adjourn 

 

Michelle Sigfridson, Chairman 



PZC Bylaws Effective 4-6-16  

 

Article VII 

Annual Meeting 

 

Section 1. An Annual Organizational Meeting of the Planning and Zoning Commission shall be 

held at the beginning of the first regular meeting in January of each year. During the Annual 

Organizational Meeting, the Commission shall elect officers for a one (1) year term. The Annual 

Organizational Meeting may include other organizational business as the Chairman deems 

appropriate.  

 

Section 2. Elections of officers shall occur as follows: Nominations shall be made from the 

floor, beginning with nominations for Chairman, and elections shall follow immediately 

upon the close of the nominations for each office. A candidate receiving a majority vote 

from the regular members of the Commission shall be elected and shall serve for one year 

or until a successor shall take place. A majority vote shall consist of five (5) members.  

 

Section 3. Should any vacancy occur among the officers of the Planning and Zoning 

Commission, the vacant office shall be filled by a special election to be held at a regular meeting, 

following the same procedure as outlined above. Such officer shall serve the unexpired term of 

office in which the vacancy has occurred. 



TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

 Special Meeting  

Tuesday, January 18, 2022 6:30 p.m. 

 

3 WAYS TO ATTEND: IN-PERSON, ONLINE, AND BY PHONE 

 

MINUTES 
 

I. Call to Order – Michelle Sigfridson, Chair, called the meeting to order at 6:32 p.m.  

 

II. Roll Call – Michelle Sigfridson, Carlene Kelleher, Allen Fitzgerald, John Haefele, Seth 

Pember (all present in person). J.R. Thayer was absent. 

 

Staff Present: Jana Roberson, Director of Community Development; Austin Tanner, First 

Selectman, arrived at 6:39 p.m. (both were present in person). 

  

Also Present in Person: David Held, Provost & Rovero; Keith Green; Jonathan Lisee, 

Trinity Solar; There were four more people present in the audience. 

 

Present Via Webex: Elaine; Mary Ellen Green; Rachel Trinque. 

 

III. Seating/Appointment of Alternates 

 

Motion was made by A. Fitzgerald to appoint the following Planning and Zoning Commission 

Alternates to the following open positions on the Commission, Term expiring January 1, 2023 – Seth 

Pember and Term expiring January 1, 2025 – John Haefele. 

Second by C. Kelleher.  

There was discussion regarding the third Alternate position held by J. R. Thayer. Mr. Thayer was not 

appointed as a Regular Member this evening since his consent had not been obtained. 

Motion carried by voice vote (3-0-0). 

 

IV. Adoption of Minutes:  Site Walk, November 1; Reg. Meeting November 3, 2021 

 

Motion was made by J. Haefele to approve the Minutes of the Site Walk of November 1, 2021, and 

the Regular Meeting of November 3, 2021. 

Second by C. Kelleher. No discussion. 

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

 

V. Public Commentary – None. 

 

VI. Unfinished Business: 

a. Reading of Legal Notices: None. 

b. New Public Hearings: None. 

c. Continued Public Hearings: None. 
 

Clifford B. Green Meeting Center, Suite 24, 69 South Main Street, Brooklyn, CT 

Masks are optional for vaccinated individuals. 

Click link below: 
https://us06web.zoom.us/j/84765564828 

Go to https://www.zoom.us/join 

Enter meeting ID: 847 6556 4828 

Dial: 1-646-558-8656 

Enter meeting number: 847 6556 4828, then press #, Press # again to enter meeting 

or 

https://us06web.zoom.us/j/84765564828
https://www.zoom.us/join
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d. Other Unfinished Business:  

1. ZRC 21-001: Request to change Zoning Regulations concerning Conservation 

Subdivisions, Applicant: David Held.  

 

J. Roberson explained that draft language (dated 11/23/2021) for the following 

Sections of the Regulations was included in packets for review by Commission 

Members. Ms. Roberson stated that she had confirmed the changes with Mr. 

Held. 

 Section 6.G of the Zoning Regulations 

 Article 5A of the Subdivision Regulations 

 

Ms. Roberson stated that six votes in the affirmative would be needed to pass a 

change to the Zoning Regulations. Therefore, the Commission would not be able 

to take action at this meeting since only five Members are present. She explained 

the process and that Mr. Held had granted a 30-day extension. 

 

M. Sigfridson encouraged Commission Members to review the draft language, if 

needed, to be ready to take action at the next meeting on February 2nd. 

 

There was discussion regarding timeline. 

 

Motion was made by A. Fitzgerald to continue: ZRC 21-001: Request to change Zoning Regulations 

concerning Conservation Subdivisions, Applicant: David Held; and SRC 21-001: Request to change 

Subdivision Regulations concerning Conservation Subdivisions, Applicant: David Held, to the next 

regularly scheduled meeting of the Planning and Zoning Commission to be held on February, 2, 2022, 

at 6:30 p.m., in the Clifford B. Green Memorial Building, 69 South Main Street, Brooklyn, CT. 

Second by S. Pember. No discussion. 

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

 

 

2. SRC 21-001: Request to change Subdivision Regulations concerning 

Conservation Subdivisions, Applicant: David Held. 

 

Continued to February 2, 2022 (see above). 

 

3. ZRC 21-002: Request to change Zoning Regulations concerning retail sale of 

cannabis and micro-cultivation, Applicant: PZC *No action until after Public 

Hearing rescheduled to 2-2-2022* 

 

Ms. Roberson explained that this Application needed to be republished and she 

suggested that it be formally rescheduled to the February 2nd meeting. 

 

Motion was made by J. Haefele to reschedule the public hearing for ZRC 21-002: Request to change 

Zoning Regulations concerning retail sale of cannabis and micro-cultivation, Applicant: PZC for the 

regular meeting of the Planning and Zoning Commission to be held on February 2, 2022, at 6:30 p.m. 

in the Clifford B. Green Memorial Building, 69 South Main Street, Brooklyn, CT and via Zoom. 

Second by C. Kelleher. No discussion. 

Motion carried unanimously by voice vote (5-0-0).  
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VII. New Business: 

a. Applications:  
1. SPR 21-005: Site Plan Review application for roof-mounted solar panels visible 

from the road in the Village District at 17 Pierce Road, Applicant: J. Lisee. 

 

Jonathan Lisee was present and explained that he works for Trinity Solar and that 

a special permit is required for panels to go on the front of the house. He said that 

he does not believe that the panels will compromise the character of the site or 

the surrounding historic district because the neighbor has 25 panels on the front 

of the house and in discussions with Ms. Roberson and the Building Department 

there was no special permit required or ever applied for or on file for neighbor to 

have panels on the front of the house. Mr. Lisee stated that he had recorded a 

video of the front of that house while driving by it which shows that it is visible 

from the street. 

 

Mr. Lisee stated that the home was built in 1963 and the roofing material is a 

regular asphalt shingle so any roof repairs or replacements would be done with a 

material that is a standard material that is used today which would not be difficult 

to find. 

 

There is a requirement that the installation of the solar panels be reversible. It is 

in their agreement that, at the end of the agreement, if the homeowner chooses 

they would remove the entire system at no cost to the homeowner.  

 

Mr. Lisee stated that, in his opinion, they are capable of meeting everything that 

is required to be approved. He added that all panels are black on black and they 

look nice. 

 

J. Roberson explained photos (summer time/leaf-on conditions) that were 

included in packets to Commission Members. She submitted an additional photo 

(leaf-off conditions) that was not included in the packets. Ms. Roberson 

explained that the house is set way back from Route 169 and that is not very 

visible in leaf-on conditions and is somewhat visible in leaf-off conditions. She 

explained that a contemporary structure, like this one, would be considered a 

non-contributing structure in the Historic District. She stated that the 

Commission would need to make a decision as to whether or not they think it is 

appropriate. 

 

Regarding the comments about the neighbor, which Ms. Sigfridson and Ms. 

Roberson agreed are irrelevant, Ms. Roberson stated that they did look into it, but 

did not find any permits at all and she stated that it was before the adoption of 

our current set of Regulations. Ms. Roberson explained that the Commission 

would need to review what development is proposed to make sure that it is 

generally consistent with the character of the Zone. 

 

Mr. Lisee stated that between looking at the photos, the site map/drawings, he 

does not think that this is, in any way, going to be an issue as far as the Village 

District goes. C. Kelleher agreed. Ms. Sigfridson asked if anyone disagreed or 

had any concerns or further questions. J. Haefele stated that he doesn’t think 

there will be a problem. A. Fitzgerald stated that he thinks that it’s fine. 

 



Brooklyn Planning and Zoning Commission Special Meeting Minutes - Hybrid 4 
    Tuesday, January 18, 2022 

 

Motion was made by A. Fitzgerald to approve the Site Plan Review Application SPR 21-005 for roof-

mounted solar panels visible from the road in the Village District at 17 Pierce Road with the finding 

that the proposal complies with Section 6.N of the Brooklyn Zoning Regulations, will not 

compromise the character of the site or the surrounding historic district, is minimally visible from the 

public right of way, will not damage historic roofing material, and is reversible.  

Second by C. Kelleher. 

Discussion: M. Sigfridson stated agreement with statements that had been made by the other 

Commissioners. 

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

 

2. GBR 21-004: Gravel Bank Renewal for Sansoucy Quarries, 248 Pomfret Road, 

Assessor’s Map 26, Lots 19 & 19A, Applicant: Paul Sansoucy. 

 

J. Roberson explained that they are still waiting for the survey for this 

Application. It is in the hands of Bruce Woodis and Archer Surveying. They have 

issued an extension for 65 days. 

 

3. GBR 21-005: Gravel Bank Renewal for FCR Realty LLC, 200 acres north of 

Brickyard Road and west of Day Street (Assessor’s Map 35, Lot 7; Map 41, Lot 

6; Map 42, Lot 43; Map 42, Lot 43), Applicant: FCR Realty, LLC. 

 

J. Roberson explained that there is a Cease & Desist Order for Wetlands and a 

Notice of Violation as well and there are corresponding zoning permit violations 

because the Zoning Permit is tied to the Wetlands Permit. She received a 65-day 

extension today via e-mail. 

 

Ms. Roberson explained that, as part of the renewal application, Ms. Washburn 

visited the site with Keith Green. Ms. Roberson stated that she received a current 

topographic survey that shows what work has been done and they compared it to 

the original permit (from 2018) and they found, in one part, work beyond the 

permitted area, in proximity to a wetland, and that they have a Wetlands Cease & 

Desist Order for that. So, there is about an acre of disturbance beyond their 

original scope of work. They are in the process of having a Wetlands violation 

hearing on that. Also, separate, but related to that, they have a NOV for Wetlands 

for being non-compliant with their Wetlands Permit for the area within their 

scope of work. The orange snow fence, intended to delineate where they are 

supposed to stop working, was removed and work was done beyond it. They 

have not kept things in place that were meant to guide where they could go. 

There was some mitigation in the form of re-vegetating a sloped area that did not 

get done. 

 

Ms. Roberson explained that, until things are worked out with Wetlands, she 

does not feel that it is appropriate to take action on the renewal. She said that the 

extension has been granted. Ms. Roberson will provide copies of the Permit and 

the enforcement orders and other information to Commission Members on 

Thursday. 

 

Mr. Fitzgerald commented about a violation of the Phasing Plan which is a 

Zoning Violation. There was discussion. Ms. Roberson explained that there will 

be a Zoning Enforcement action, but it hasn’t happened yet. She is not aware of 

any activity on the site at this time. Keith Green stated that, due to the cold 

weather, he goes there once in a while just to start up the equipment and let it run 

for a while. 



Brooklyn Planning and Zoning Commission Special Meeting Minutes - Hybrid 5 
    Tuesday, January 18, 2022 

 

Mr. Fitzgerald asked how the Permit is tied to the right-of-way. Ms. Roberson 

explained that when the PZC approved the Permit, it included that parcel and a 

renewal would include that parcel. Whether or not the Applicant still has access 

over that parcel is more of a civil matter between them and the owners of that 

parcel. It is referred to as the License Agreement and it is attached to the deed for 

that parcel. 

 

There was discussion regarding timeline. Ms. Roberson explained that there was 

an issue with wetland flagging and the survey and they have to do more field 

work. So, it will take some time (some things are dependent on the weather). 

David Held explained that they will probably be flagging wetlands later this 

week assuming that the ground is not frozen or covered with snow. He said that 

some wetland delineation information on previous mapping is not reliable and 

they are working with Ms. Washburn to get it corrected. He said that the IWWC 

has asked for plans to address the NOV by February 28th.  

 

Mr. Held commented that he was unaware that there will be some sort of a 

Zoning Violation issued and he feels that it seems kind of late, since Ms. 

Washburn visited the site on December 1st. He said that it is probably a moot 

point since, he assumes, that it will probably be for the same issues as the 

Wetlands NOV. Ms. Roberson confirmed that is correct. 

 

Ms. Sigfridson noted that, with the extension being received today, the PZC will 

have until April to take action. Ms. Roberson agreed and she said that it would 

probably go out tomorrow. 

 

Mr. Held asked if the NOV prevents the Applicant from going into the originally 

approved area to start to address some of those problems or should he not touch 

the entire property. Ms. Roberson said that, it is her understanding, that it is not a 

Cease & Desist on the originally permitted portion and she advised Mr. Held to 

check with Ms. Washburn. 

 

4. SP 21-003: Special Permit for Adaptive Reuse of an Agricultural Building at 330 

Day Street, Applicant: Jesse Trinque. 

 

J. Roberson stated that the Application is complete and very thorough. She 

explained that the Applicant was not aware that a special permit is needed to 

conduct business uses on the property. She said that their business uses could be 

approved under the Adaptive Reuse of an Agricultural Building. 

 

Motion was made by A. Fitzgerald to schedule a public hearing for SP 21-003: Special Permit for 

Adaptive Reuse of an Agricultural Building at 330 Day Street, Applicant: Jesse Trinque for the 

regular meeting of the Planning and Zoning Commission to be held on February 15, 2022, at 6:30 

p.m. in the Clifford B. Green Memorial Building, 69 South Main Street, Brooklyn, CT and via Zoom. 

Second by J. Haefele. No discussion. 

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

 

5. SP 21-004: Special Permit for Accessory Apartment at 26 Herrick Road, 

Applicant: Michael Bunning. 

 

J. Roberson stated that it is by special permit (Section 6.C) because it is in a 

detached garage. She explained that the new legislation does not take effect until 

January 1, 2023. 



Brooklyn Planning and Zoning Commission Special Meeting Minutes - Hybrid 6 
    Tuesday, January 18, 2022 

 

 

Motion was made by C. Kelleher to schedule a public hearing for SP 21-004: Special Permit for 

Accessory Apartment at 26 Herrick Road, Applicant: Michael Bunning for the regular meeting of the 

Planning and Zoning Commission to be held on February 15, 2022, at 6:30 p.m. in the Clifford B. 

Green Memorial Building, 69 South Main Street, Brooklyn, CT and via Zoom. 

Second by J. Haefele. No discussion. 

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

 

6. ZRC 21-003: Request to change Zoning Regulations concerning Adaptive Re-

Use of an Agricultural Building, Sec. 6.B.3.1., Applicant: Brooklyn Self Storage, 

LLC.  

 

J. Roberson explained that the Applicant has plans to improve the property 

within the existing footprint. They were not able to do it under the existing 

Regulations, therefore, they have proposed a minor change to the Zoning 

Regulations which would allow them to tear down some existing buildings and 

replace them. 

 

C. Kelleher questioned if an expansion was involved. Ms. Roberson referred to 

the proposed amendment (included in packets to Commission Members) and she 

stated that they, specifically, left out anything about expansion.  

 

An unidentified gentleman in the audience stated that it would allow you to tear 

down a building and replace it with one of the same size or smaller. Mr. 

Fitzgerald suggested adding that it would need to have some kind of agricultural 

look to it. Ms. Kelleher commented that item “C” does not state anything about 

utilizing the same footprint. Ms. Roberson stated that it could be 

addressed/revised during the public hearing. Ms. Roberson stated that she has 

seen the plans for what they want to do and she confirmed that it is not an 

expansion. The gentleman in the audience offered that they could make it more 

clear. Ms. Sigfridson stated agreement with Ms. Kelleher. 

 

Motion was made by A. Fitzgerald to schedule a public hearing for ZRC 21-003: Request to change 

Zoning Regulations concerning Adaptive Re-Use of an Agricultural Building, Sec. 6.B.3.1., 

Applicant: Brooklyn Self Storage, LLC for the regular meeting of the Planning and Zoning 

Commission to be held on February 15, 2022, at 6:30 p.m. in the Clifford B. Green Memorial 

Building, 69 South Main Street, Brooklyn, CT and via Zoom. 

Second by J. Haefele. No discussion. 

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

 

b. Other New Business:  
1. Preliminary discussion for subdivision on South Street at Map 40 Lot 12 (Golf 

Course) KA&G Development LLC. 

 

David Held, Provost & Rovero, represented the Applicant and gave an overview. 

There was discussion regarding conventional vs. conservation subdivision. Mr. 

Held noted that this property abuts the Town’s large open-space parcel (the 

former Davis property) so, the Town may prefer that this be a conservation 

subdivision design to add to the open space. He presented conceptual plans for 

both a conservation subdivision layout and a conventional subdivision layout (21 

Lots) which he displayed as he explained them indicating boundaries, wetlands, 

irrigation pond, the Town’s open space, the land that would be proposed to be 

conserved (contiguous with the Town’s open space) as a deed restricted area or 
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conservation easement rather than deeding the land to the Town, etc. Mr. Held 

asked the Commission for guidance as to whether they would prefer conservation 

subdivision or conventional subdivision. 

 

 M. Sigfridson commented that, comparing the two conceptual plans, the 

conservation subdivision looks really promising and interesting for this 

site. There was discussion regarding Lot #13 including the pond in the 

conservation proposal. 

 A.Fitzgerald commented about the pond area and that it would create a 

lot of open space. He said that the lot sizes are a concern. 

 Mr. Haefele stated that he prefers the conservation subdivision. 

 C. Kelleher agreed. 

 

Ms. Sigfridson asked if there were further comments. There were none. 

 

Mr. Held asked if the consensus is that the Commission would prefer the 

conservation layout. Ms. Sigfridson stated that is sounds that way. Ms. Roberson 

commented that it is a larger parcel having adjacent open space and some natural 

resources, so it does lend itself to that. 

 

VIII. Reports of Officers and Committees: 

a. Approval of 2022 regular meeting dates 

 

The Commission reviewed the dates (included in packets). Ms. Sigfridson and Ms. 

Roberson commented that they like having all regular meetings. There was discussion 

regarding the time and it was decided to keep it at 6:30 p.m. Ms. Roberson will remove 

the January dates. Mr. Fitzgerald stated that he will not be able to attend in May or June 

and he commented that it is important to recruit more members. 

 

Motion was made by J. Haefele to approve the schedule of 2022 regular meeting dates. 
Second by A. Fitzgerald 

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

 

b. Staff Reports (two reports from Margaret Washburn were included in packets to 

Commission Members). 

 

There was discussion regarding things that are done without getting a permit first. Mr. 

Fitzgerald commented that people may not be aware that they need a permit, but licensed 

contractors should know. Ms. Roberson will speak with Ms. Washburn. 

 

There was discussion regarding a metal barn being built in front of a house on Wauregan 

Road. Mr. Fitzgerald stated that he feels that it should have required a special permit. Ms. 

Roberson stated that the change to the Regulations was made and it became effective July 

30, 2020. Discussion continued. Ms. Sigfridson referred to RA Section 3.C.4.1.2 requires 

special permit if not subordinate in size to the dwelling. Ms. Roberson will speak with 

Ms. Washburn about it. Ms. Roberson will provide copies of revisions (dated March 30, 

2021) to Commission Members at the next meeting. 

 

Mr. Tanner gave an update on finding a Hearings Officer. There will be a meeting on 

Thursday. 

 

Ms. Sigfridson commented that she is happy to know that Ms. Washburn is issuing 

violations for gravel issues as it is important to keep it in order. 
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Mr. Fitzgerald asked if an Executive Session is needed regarding the Green’s permit. Ms. 

Roberson stated that she does not see a need for it right now as there is no pending 

litigation. Discussion continued regarding the Commission’s rights and responsibilities. 

 

Ms. Roberson’s Staff Report: She explained that the educational modules for the Housing 

Plan (including a public input survey to get feedback) are on the Town website. She 

explained that it takes about 20 minutes to go through all of the modules. An article was 

published in the Villager. She explained that QR Codes will be distributed. It will be in 

the Town Newsletter which will be delivered by the end of the week. She asked that 

everyone share this information with others. Ms. Sigfridson offered to share it to the 

residents of Brooklyn page. Ms. Roberson stated that it could be advertised in the 

Turnpike Buyer (1/4 page ad is about $82). There was discussion. She will let the 

Commission know, at the next meeting, how many people have completed the surveys. 

 

c. Budget Update 

 

Ms. Roberson explained that she still feels that the revenue numbers are not accurate. She 

explained that she thinks it is more like $3,000.  

 

Ms. Roberson will prepare a draft budget, but she wants to get the revenue numbers 

sorted out first.  

 

d. Correspondence – None. 

 

e. Chairman’s Report – None. 

 

IX. Public Commentary 

 

There was discussion regarding open positions on the PZC. There are currently two Alternate 

positions open. Mr. Tanner stated that he may have two new members for the next meeting. 

There was discussion regarding expired terms. 

 

Dan Lipke, Brickyard Road, spoke about his properties at 24 and 30 Brickyard Road. He 

referred to a map that he said Planning and Zoning had given to him. He said that the Green’s 

think that they own his field. He said that the property has been in his family for 114 years 

(his great grandfather bought it in 1918) and the Green’s came in the 1950’s. He said his 

family had a campground on the property. He said that it needs to be addressed and the right-

of-ways need to be looked at. 

 

X. Adjourn 

 

The meeting was adjourned at 8:32 p.m. 

 

Respectfully submitted, 

 

 

J.S. Perreault 

Recording Secretary 

 

 

 



 

 

 

 

 

 

TOWN OF BROOKLYN 

PLANNING AND ZONING COMMISSION 

NOTICE OF PUBLIC HEARING  

 

 

The Planning and Zoning Commission will hold a public hearing on Wednesday, February 2, 

2022, at 6:30 p.m. via Zoom and in-person at the Clifford B. Green Memorial Center, 69 South 

Main Street Brooklyn, CT on the following: 

 

ZRC 21-002: Request to change Zoning Regulations concerning adult-use cannabis. Applicant: 

PZC. 

 

A copy of the application will be available for review on the Town of Brooklyn website, Land 

Use and Town Clerk offices.  

 

All interested parties may attend the meeting, be heard and written correspondence received.  

 

Dated this 13th day of January 2022. 

 

*Please publish 1/19 and 1/26* 

 









DRAFT 11-23-2021 

6.G. CONSERVATION SUBDIVISION 

 

6.G.1. PURPOSE 
 
This Section of the Regulations is intended to provide a method for development of land which permits a reduction 
in lot sizes without a significant increase in density of population or development, while at the same time providing 
for the protection of surrounding properties, persons and neighborhood value and allowing greater flexibility and 
creativity in the design and layout of residential and/or development in order to: 

1. Protect the existing rural appearance and character of the Town of Brooklyn in accordance with the Town’s 
Plan of Conservation and Development; 

2. Minimize alteration of or damage to the natural, historic and scenic resources; 

3. Avoid adverse impacts of new development on the value of existing homes and reduce sprawl;  

4. Promote development that is compatible with existing neighborhoods;  

5. Preserve open spaces, large unfragmented forests, wildlife habitat and other undeveloped open land 
particularly along Town roads;  

6. Establish buffers for adjacent land uses such as agriculture and fragile ecosystems; 

7. Reduce public costs for the maintenance of roads and other public infrastructure;  

8. Protect water resources by reducing the amount of impervious surfaces, volume of runoff, and pollutant loads 
to streams and other water resources; and  

9. Conserve energy resources.  
 

Conservation Design 

 
 
  



DRAFT 11-23-2021 

6.G.2. OVERALL STANDARDS AND DESIGN PROCESS  

1. A Conservation subdivision shall:  
a. only be permitted in the R-A zone.  
b. only be used for detached single-family dwellings, duplex buildings, and permitted accessory uses.  
c. require a minimum of forty (40) percent Open Space set aside.  

2. Any application for a Conservation subdivision shall include the following materials prepared by a landscape 
architect, civil engineer, or surveyor licensed to practice in Connecticut: 
a. a site inventory / analysis map as described below, and 
b. an overall lot / roadway layout plan which responds to the site inventory / analysis map. 

3. If the Commission is not satisfied with the quality of the analysis submitted with the application, it may hire 
another landscape architect, civil engineer, or surveyor licensed to practice in Connecticut to prepare such 
analysis and charge the applicant for the cost of such services. 

4. The site inventory / analysis map shall identify Primary Conservation Areas: 
c. wetlands and vernal pools,  
d. watercourses,  
e. steep slopes (15 percent or more), and 
f. 100-year floodplain (FEMA Floodzone A). 

5. The site inventory / analysis map shall also identify Secondary Conservation Areas and other environmental, 
scenic, and cultural resources such as: 
g. Prime farmland soils and soils of statewide significance, 
h. areas within 50 feet of a wetland, 
i. areas within 100 feet of a watercourse or a vernal pool, 
j. 500-year floodplain (FEMA Floodzone B), 
k. Natural Diversity Database sites, 
l. wildlife corridors,  
m. mature woodlands,  
n. notable individual trees (>18” DBH),  
o.n. ridgelines, scenic views and vistas, 
p.o. stone walls and /or farm hedgerows,  
q.p. key resources identified in the Plan of Conservation and Development or other natural / cultural resource 

inventory, 
r.q. key open space and trail connections identified in the Plan of Conservation and Development, 
s.r. possible connections between conservation areas on the site and adjacent protected and unprotected 

open space, 
t.s. proposed open space areas, and 
u.t. moderately well drained to excessively drained soils. 

6. Areas of the site which are not considered Primary Conservation Areas or Secondary Conservation Areas shall 
be considered potential development areas and lots, streets, trails, and other improvements may be sited in 
these areas. 
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7. Areas of the site which are considered Primary Conservation Areas or Secondary Conservation Areas shall be 
considered for permanent protection by one of the following means:  
a. creation of a Conservation Easement in favor of the Town of Brooklyn;  
b. creation of a Conservation Easement in favor of the Town of Brooklyn reserving specific agricultural rights 

and uses by the Town, as approved by the Commission;  
c. conveyance of fee simple ownership to a Tax Exempt Organization approved by the Commission;  
d. creation of a Conservation Easement in favor of a Tax-Exempt Organization approved by the Commission;  
e. conveyance of fee simple ownership to a Connecticut non-stock corporation of which all owners of land 

within the subdivision or resubdivision are members, along with a conservation easement over the entire 
open space area; or  

f. any other method deemed appropriate by the Commission which accomplishes permanent dedication in 
accordance with the requirements set forth in this Section.  

8. Where Open Space is required by the Commission, the land to be dedicated to meet Town requirements may 
include wetlands or watercourses as defined in the Connecticut General statutes, and slopes over twenty five 
(25) percent, but the Commission has the right to require that the percentage of the dedicated land within 
these wetland, watercourse and steep slope categories is not greater than the percentage of wetlands, 
watercourses and slopes over twenty five (25) percent within the property to be subdivided and, as applicable, 
within previous subdivision sections where dedications were not made. 

9. Where at all possible, The Commission has the right to require a maintained buffer shall be maintained 
between the Town right-of-way and the subdivision houses to screen the development from the Town road in 
order to maintain the appearance of a single family residential driveway, rather than a multi-lot subdivision.  A 
buffer of 100’ consisting of mixed deciduous and/or evergreen trees is desired.  

10. A pre-application meeting with Town Staff and the Commission is strongly encouraged. 
 
 

6.G.3. DIMENSIONAL STANDARDS 
 

1. Density in the Conservation subdivision shall not exceed 0.6 lots per acre of buildable land. 

2. There shall be no minimum lot size requirement in a Conservation Subdivision but all lots shall meet the 
requirements of the State Health code and the Northeast District Department of Health. 

3. Within a Conservation subdivision, each lot for a building site shall have at least 100 feet of frontage on a 
private or public road or at least 100 feet at the building line if located on a cul-de-sac.  

4. Within a Conservation subdivision, all structures shall be set back at least thirty (30) feet from any front lot 
line and twenty (20) feet from all side and rear lot lines except that all structures at the perimeter of the parcel 
shall conform to the setback requirements applicable to conventional development in the underlying zone.  

5. Rear lots may be permitted within a Conservation subdivisions provided that:  
a. the access strip serving such lot(s) shall be at least 530 feet wide. 
b. the access strip serving such lot(s) shall be located at least three one hundred (3100) feet from all 

entrances or access strips on the same side of the street.  
c. the access strip serving such lots shall not exceed 400 feet in length.  
d.c. No more than three (3) rear lots may be accessed by any one access strip. 
e.d. The access strip shall be owned by the owner of the rear lot or, in the case of multiple rear lots, by the 

owner of the rear lot located farthest from the public or private way. 
f.e. The access strip shall be encumbered by an easement if another rear lot exists, granting access to such lot. 
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6.G.4. ROAD REQUIREMENTS 
 
1. Roads created within a Conservation subdivision may be privately owned and maintained in perpetuity by a 

Homeowner’s Association. 
 
2. This arrangement shall be formalized as follows:  

a. A note shall be placed on the final Conservation subdivision plan stating: “This subdivision is serviced by a 
private road (and/or common driveway) that is intended to remain private in perpetuity. The Town of 
Brooklyn will provide no maintenance, repair or school bus service along this private road (and/or 
common driveway). ” 

b. A notation shall be placed in the deed to the property stating: “This subdivision development is serviced 
by a private road (and/or common driveway) that is intended to remain private in perpetuity. The Town of 
Brooklyn will provide no maintenance, repair or school bus service along this private road (and/or 
common driveway).” 

c. In such other form as is acceptable to the Commission which shall, at the Commission’s discretion, be 
subject to review by the Town CounselCommission’s attorney prior to filing of approved plan or other 
documents.  

3. Private roads shall: 
a. be identified on the subdivision plans,  
b. have a right-of-way of 50’.  
c. conform to the construction standards listed in the Town of Brooklyn Public Improvement Specifications 

including being paved with 3” bituminous concrete (1 ½” Class I and 1 ½” Class II) to a minimum width of 
eighteen 18 feet. 

d. have a cross slope from center crown to gutter of at least 3/8” /foot. 
e. not exceed 12% grade  
f. not serve as a connecting road between two public streets.  
g. have the final design be subject to the recommendation of the Town Engineer since the design may need 

to be site specific.  
 
4. All dead end roads shall terminate in a cul-de-sac with an outside radius of travel way of fifty (50) feet and, if a 

center island is proposed, the width of the travel way around the island shall be at least twenty (20) feet. 
 
5. Curbing and formal closed drainage systems are to be held to a minimum, except as provided below. 

a. Curbing shall be required:  

• where a road is in a cut situation with surrounding land pitching toward the road;  

• at a low point in the road with catch basins to collect storm water runoff; and  

• where a closed drainage system is required.  
b. Curbing is not required;  

• where the land generally has flat slopes;  

• where the road is in a fill situation and sheet flow away from the road is advantageous; and  

• where no closed drainage system is required.  
c. A closed drainage system is required where drainage structures (e.g. catch basins) are necessitated by site 

conditions and subdivision design.  
 
6. Any proposed public roads shall be constructed in accordance with Public Improvement Specifications for the 

Town of Brooklyn.  
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6.G.5. LEGAL ARRANGEMENTS 
 

1. Appropriate Certificates of Incorporation, by-laws, rules and regulations of any association or corporation of 
the lot owners within the proposed Conservation subdivision shall be provided as part of the application. 

2. Appropriate easements shall be provided as part of the application for travelways, utilities, snow storage, 
maintenance, storm water drainage and to accommodate any hammerhead turnaround and associated snow 
shelf.  

3. Following approval, a Conservation subdivision and all parcels of land within it shall be subject to the following 
limitations:   
a. No lot or parcel within a Conservation subdivision may be further subdivided and: 

• A notation to that effect shall be made on the Final Plan as to be endorsed by the Commission and 
recorded with the Town Clerk.  

• A perpetual development restriction, running with the land, and enforceable by the Town of 
Brooklyn, shall be recorded with respect to the land within the Conservation subdivision and such 
development restriction: 

• shall provide that no lot in the Conservation subdivision may be further subdivided into 
additional building lots.  

• shall be in such form and substance as the Commission shall prescribe, and  

• may contain such additional restrictions on development and use of the lots as the Commission 
may deem appropriate. 

b. Home offices are allowed as a matter of right per Section 6.A.2 except that there shall be no non-resident 
employees. 

c. Home enterprises and home businesses are not permitted in Conservation subdivisions.  
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Article 5A - Conservation Subdivision Regulations  

5A.1 - Purpose: The purpose of this regulation is to provide a Conservation method for development of 

land which permits a reduction in lot sizes without a significant increase in density of population or 

development, while at the same time providing for the protection of surrounding properties, persons 

and neighborhood value and allowing greater flexibility and creativity in the design and layout of 

residential and/or development in order to:  

5A.1.1 - Protect the existing rural appearance and character of the Town of Brooklyn in accordance with 

the Town’s Plan of Conservation and Development;  

5A.1.2- Minimize alteration of or damage to the natural, historic and scenic resources;  

5A.1.3 - Avoid adverse impacts of new development on the value of existing homes and reduce sprawl;  

5A.1.4 - Promote development that is compatible with existing neighborhoods;  

5A.1.5 - Preserve open spaces, large unfragmented forests, wildlife habitat and other undeveloped open 

land particularly along Town roads;  

5A.1.6- Establish buffers for adjacent land uses such as agriculture and fragile ecosystems;  

5A.1.7 - Reduce public costs for the maintenance of roads and other public infrastructure;  

5A.1.8 – Protect water resources by reducing the amount of impervious surfaces, volume of runoff, and 

pollutant loads to streams and other water resources; and  

5A.1.9 – Conserve energy resources.  

5A.2 - General Requirements: Conservation Subdivisions:  

5A.2.1 - Shall only be permitted in the RA zone.  

5A.2.2 - Shall lead to the creation of five (5) or more lots.  

5A.2.3 - Shall be used only for detached single-family dwellings, duplex buildings, and permitted 

accessory uses.  

5A.2.4 - Shall require a minimum of forty (40) percent Open Space set aside.  

5A.2.5 – Density shall not exceed 0.6 lots per acre of buildable land.the number of lots that could be 

attained within a Conventional Subdivision unless a Density Bonus is granted in accordance with Section 

5A.7.  

5A.2.6 – Home enterprises and home businesses are not permitted in Conservation Subdivisions. Home 

offices are allowed as a matter of right per Section 6.2 with the exception that there shall be no non-

resident employees. PAGE 23  
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5A.3 - Applicability/Procedure: Subdivision of land that meets the criteria listed in Section 5A.2.1 – 

5A.2.3 shall be made according to the design; either Conservation or Conventional Subdivision that best 

promotes enhances and assists in the accomplishments of the objectives listed in Section 5A.1.  

5A.3.1 –Prior to submission of a Preliminary Plan, an applicant is strongly encouraged to review with the 

Town Planner or other authorized agent any proposal for a Conservation Subdivision.  

5A.3.2 – Prior to formal Subdivision application, any landowner/developer, whose property/proposed 

development or Subdivision Application meets the requirements listed in Section 5A.2.1 -5A.2.3 shall file 

a Preliminary Design for a Conservation Subdivision for review by the Commission.  

5A.3.3 -The Preliminary Design shall follow the requirements set forth in Section 5A.4.  

5A.3.4 - The Commission shall make a determination of the suitability of the Preliminary Design for a 

Conservation Subdivision based on the information provided in the Preliminary Plans and the objectives 

listed in Section 5A.2.  

5A.3.5 - Formal Application for Conservation Subdivision shall conform to the applicable requirements 

for a Subdivision Plan as set forth in the Commission’s Regulations for the Subdivision of Land, and the 

Conservation Subdivision requirements contained herein.  

5A.4 - Preliminary Design Review:  

5A.4.1- Informal Review of Preliminary Plans The purpose of the informal review of preliminary plans is 

to provide guidance to the applicant and to identify areas of concern or further study, so as to minimize 

delay, expense and inconvenience to the public, the applicant, and the Commission upon the future 

receipt, if any, of a formal application for subdivision. The applicant shall submit preliminary plans for 

informal review, however, neither the applicant nor the Commission shall be bound by any statement 

made during such informal review, nor shall the statement of any Commission member be deemed to 

be an indication of prejudgment or prejudice, it being acknowledged by the applicant that the 

Commission response like the request itself are preliminary and subject to further refinement. After 

review, the Commission shall, provide informal, suggestions to the applicant regarding the overall layout 

and design of the proposed subdivision, and a determination whether to proceed with an application 

under this Section or to adhere to the Conventional Subdivision requirements of the applicable Sections 

of the Brooklyn Subdivision Regulations.  

5A.4.2 - Preliminary Plans: Land Owners/Developers are required to submit two concept plans for the 

proposed subdivision. One of which shall depict how the parcel could be developed as a Conventional 

Subdivision (Yield Plan) consisting of lot and street layouts conforming to the Brooklyn Zoning and 

Subdivision Regulations governing Conventional Subdivision lots, and the Town of Brooklyn’s Public 

Improvement Specifications, and another which shall depict how the parcel could be developed as a 

Conservation Subdivision. PAGE 24  

Although such Plans shall be conceptual in nature, and are not intended to involve significant 

engineering costs, they must be realistic and must not show potential house sites or streets in areas that 

would not ordinarily be permitted in a Conventional Subdivision layout. Plans shall include the following 

elements as well as identify physical and other features that would limit or restrict the use of the parcel 

for development, including, but not limited to;  
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j) At Least a Class-D Survey  

k) North arrow  

l) Scale 1”= 100’  

m) Location map (1” = 1000’)  

n) Name of Applicant  

 

f) Name of Subdivision  

g) Date of Plan and plan number or identification  

h) Existing Streets  

i) Proposed streets, or private drives  

j) Proposed lot lines  

s) Proposed Open Space, including a narrative description of the characteristics of the proposed open 

space  

t) Topographic contours, at a contour interval of no more than more than ten (10) feet;  

u) Slopes greater than 25%  

v) Inland wetlands and watercourses in areas of the property not being proposed for development (on 

either the Conventional Plan or the Conservation Subdivision Plan) may be depicted as they appear on 

various sources of other mapping, inland wetlands and watercourses in areas of proposed development 

shall be delineated by a Professional Soil Scientist;  

w) Existing zoning on adjacent properties  

x) Preliminary septic field and well location  

y) 100-year floodplains (Flood Zones A, as shown on FEMA maps); and easements and rights-of-way 

affecting the parcel.  

 

5A.4.3- The Commission shall require that the Preliminary Plans include a “Property Survey” prepared in 

accordance to the Standards for “Surveys and Maps in the State of Connecticut”, as adopted by the 

Connecticut Association of Land Surveyors, Inc. on September 26, 1996, and as may be amended.  

5A.4.4- On lots that would not be served by public sewage or a centralized private sewage treatment 

facility, soil suitability for individual septic systems shall be demonstrated. The Commission may select a 

small percentage of lots (10 to 15%) to be tested, in areas considered to be marginal. If all tests on the 

sample lots meet applicable Public Health Code requirements, the applicant’s other lots shall be deemed 

suitable for septic systems, for the purpose of calculating total lot yield. However, if any of the sample 
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lots fail, several others (of the Commission’s choosing) shall be tested, until all the lots in a given sample 

pass.  

Nothing herein shall be construed to prevent an applicant from presenting plans and documentation in 

greater detail and containing more information to the Commission, its staff or other public agencies or 

officials. PAGE 25  

5A.5 - Dimensional Requirements: A Conservation Subdivision may authorize the creation and use of 

lots meeting the following dimensional requirements in lieu of the conventional dimensional 

requirements:  

5A.5.1 - Lot Area: Each lot shall contain at least 30,000 square feet of buildable area, exclusive of 

wetlands, ledge, and slopes in excess of 25% and must be able to support a septic system and well 

approved by the local health authority or serviced by public sewer and water.  

5A.5.2 – Frontage: The frontage of each lot for a building site created in a Conservation Subdivision shall 

not be less than 100 feet on a private or public road, or, on a cul-de-sac, not less than 100 feet at the 

building line.  

5A.5.3 – Setbacks: All structures shall be set back a minimum of thirty (30) feet from any front lot line 

and twenty (20) feet from all side and rear lot lines, provided, however, that with respect to lot lines 

which abut land outside the Conservation Subdivision, setbacks from said lot lines shall conform to the 

setback requirements applicable to conventional development in the underlying zoning district.  

5A.5.4 – Interior Lots: Are permitted within Conservation Subdivisions provided;  

15.5.4.1 –Lots shall have a minimum of three hundred (300) feet separating all entrances or access strips 

on the same side of the street.  

15.5.4.2 - Access strips have a maximum length of 400 feet.  

15.5.4.3- No more than three (3) interior lots may be accessed by any one access strip with the 

ownership of the access strip resting with the lot farthest from the public or private way.  

15.5.4.4 - The access strip shall be encumbered by an easement if another interior lot exists, granting 

access to such lot.  

5A.5.5 - Restrictions Against Further Development: No Conservation Subdivision may be further 

subdivided. A notation to that effect shall be made on the Final Plan as to be endorsed by the 

Commission and recorded with the Town Clerk. In addition, a perpetual restriction, running with the 

land, and enforceable by the Town of Brooklyn, shall be recorded with respect to the land within the 

Conservation Subdivision. Such restriction shall provide that no lot in the Conservation Subdivision may 

be further subdivided into additional building lots. Said restriction shall be in such form and substance as 

the Commission shall prescribe and may contain such additional restrictions on development and use of 

the lots as the Commission may deem appropriate.  

5A.6 - Standards: In reviewing an Application for a Conservation Subdivision, the Commission shall 

consider the extent to which the Application meets the purposes of a Conservation Subdivision by 

satisfying the following standards:  
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5A.6.1 - The developed areas, roads, storm drains, sewage disposal systems, and utilities shall work with 

the natural features of the parcel, minimizing changes to the topography and maximizing the amount of 

preserved wooded areas and other open space and shall, to the extent appropriate, use low impact 

development techniques. PAGE 26  

5A.6.2 - The amount of land to be disturbed for the construction of buildings, driveways, septic systems, 

utilities, storm drainage systems, and roads shall be minimized.  

5A.6.3-Natural and historic features of the land, as determined by the Commission with 

recommendations from the Conservation Commission, shall be protected.  

5A.6.4 – The plans demonstrate that the impacts of road and utility installations for each dwelling unit 

served shall be less than those generated by a conventional development of the same land.  

5A.6.5 - The design, number, and location of curb cuts shall be such that any conflict with existing traffic 

flow is minimized. Combined driveways on private drives are encouraged to reduce the number of cuts.  

5A.6.6 - Provision, satisfactory to the Commission, shall be made with regard to the ownership and 

maintenance of any and all private roads, common driveways, common land, or other common facilities 

within a Conservation Subdivision.  

5A.6.7 - The design shall minimize the size of proposed Developed Areas.  

5A.6.8 - The balance of the land not contained in the building lots shall be in condition, size and shape as 

to be readily usable for recreation or conservation, and shall be preserved in perpetuity by one of the 

following means:  

5A.6.8.1 - creation of a Conservation Easement in favor of the Town of Brooklyn;  

5A.6.8.2 - creation of a Conservation Easement in favor of the Town of Brooklyn reserving specific 

agricultural rights and uses by the Town, as approved by the Commission;  

5A.6.8.3 - conveyance of fee simple ownership to a Tax-Exempt Organization approved by the 

Commission;  

5A.6.8.4 - creation of a Conservation Easement in favor of a Tax-Exempt Organization approved by the 

Commission;  

5A.6.8.5 - conveyance of fee simple ownership to a Connecticut non-stock corporation of which all 

owners of land within the subdivision or resubdivision are members, along with a conservation 

easement over the entire open space area; or  

5A.6.8.6 - any other method deemed appropriate by the Commission which accomplishes permanent 

dedication in accordance with the requirements set forth in this Section.  

5A.6.9 – Where Open Space is required by the Commission, the land to be dedicated to meet Town 

requirements may include wetlands or watercourses as defined in the Connecticut General Statutes, and 

slopes over twenty five (25) percent, but the Commission has the right to require that the percentage of 

the dedicated land within these wetland, watercourse and steep slope categories is not greater than the 

percentage of wetlands, watercourses and slopes over twenty five (25) percent within the property to 
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be subdivided and, as applicable, within previous subdivision sections where dedications were not 

made. PAGE 27  

For example, consider a tract to be subdivided with 40% of the land to be divided consisting of wetlands, 

watercourses and slopes over 25 percent. and 60% of the land to be subdivided without these 

limitations. The Commission shall have the right to require 60 % of Open Space without any limitations 

and to allow 40% of the Open Space to include wetlands, watercourses or slopes over 25%.  

5A.7 - Density Bonuses: The maximum number of building lots may, subject to Commission approval, be 

increased in only one of the following ways:  

5A.7.1 - A density bonus may be granted for the provision of excess Open Space, meaning the amount of 

any open space acreage that is greater than the minimum amount that would be required under this 

Article. The additional Open Space may be within the parcel to be subdivided or elsewhere within the 

Town of Brooklyn in accordance with Section 8 of the Subdivision Regulations, as may be amended. For 

each five acres of excess Open Space accepted by the Commission, one additional building lot shall be 

allowed, up to a maximum of fifteen percent (15%) of the total number of lots that would otherwise be 

allowed under Article 5A of these regulations. The decision whether to accept an applicant's offer to 

dedicate excess Open Space shall be at the discretion of the Commission, which shall be guided by the 

recommendations contained in the Town's Plan of Conservation and Development and its determination 

as to the value of the excess land for any of the purposes described in Article 5A of these regulations.  

5A.7.2 - Where a proposed subdivision contains soils defined as prime or important agricultural soils as 

defined by the USDA soil classification system, for each five acre tract preserved two additional lots shall 

be allowed up to 20% of the total number of lots allowed under Article 5A of these regulations.  

5A.8 - Road Requirements  

5A.8.1 - Proposed Public roads are to be constructed in accordance with Public Improvement 

Specifications for the Town of Brooklyn.  

5A.8.2 - Private Roads created within a Conservation Subdivision shall be maintained by a Homeowner’s 

Association, in a form acceptable to the Commission, which shall, at the Commission’s discretion, be 

subject to review by the Town Counsel prior to filing of approved plan.  

5A.8.2.1 - A note shall be placed on the final Conservation Subdivision plan, and in the deed to the 

property stating: “This subdivision is serviced by a private road (and/or common driveway) that is 

intended to remain private in perpetuity. The Town of Brooklyn will provide no maintenance, repair 

or school bus service along this private road (and/or common driveway). ”  

5A.8.3 - Appropriate Certificates of Incorporation, by-laws, rules and regulations of any association or 

corporation of the lot owners within the proposed Conservation Subdivision shall be provided.  

5A.8.4 - Appropriate easements shall be provided for travel, utilities, snow storage, PAGE 28  

maintenance, storm water drainage and to accommodate any hammerhead turnaround and associated 

snow shelf. All private lanes shall be identified on the subdivision plans.  

5A.8.5 - A right-of-way of 50’ shall be required.  
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5A.8.6 – Private Roads shall not exceed 12 % grade  

5A.8.7 - Private roads shall not serve as a connecting road between two public streets.  

5A.8.8 - All private roads shall be paved with 3” bituminous concrete (1 ½” Class I and 1 ½” Class II) to a 

minimum width of eighteen (18) feet. Final design is site specific and subject to the recommendation of 

the Town Engineer.  

5A.8.9 - Curbing and formal closed drainage systems are to be held to a minimum, except as provided 

below.  

5A.8.9.1 - Curbing shall be required: where a road is in a cut situation with surrounding land pitching 

toward the road; at a low point in the road with catch basins to collect storm water runoff; and where a 

closed drainage system is required.  

5A.8.9.2 - Curbing is not required; where the land generally has flat slopes; where the road is in a fill 

situation and sheet flow away from the road is advantageous; and where no closed drainage system is 

required.  

5A.8.9.3 - A closed drainage system is required where drainage structures (e.g. catch basins) are 

necessitated by site conditions and subdivision design. The cross slope from center crown to gutter shall 

be no less than 3/8” /foot.  

5A.8.10- All dead-end private roads shall terminate in a cul-de-sac with an outside radius of travel way 

of fifty (50) feet. If a center island is proposed, the width of the travel way around the island shall be at 

least twenty (20) feet.  

5A.8.11 - Location of private roads: Where at all possible, a buffer shall be maintained between the 

Town right-of-way and the subdivision houses to screen the development from the Town road in order 

to maintain the appearance of a single family residential driveway, rather than a multi-lot subdivision. A 

buffer of 100’consisting of mixed deciduous and/or evergreen trees is desired.  

Amended 1-5-11  

Effective 1-26-11 

5A.4 Overall Standards and Design Process 

1. Any application for a Conservation subdivision shall include the following materials prepared by a 
landscape architect, civil engineer, or surveyor licensed to practice in Connecticut: 
a. a site inventory / analysis map as described below, and 
b. an overall lot / roadway layout plan which responds to the site inventory / analysis map. 

2. If the Commission is not satisfied with the quality of the analysis submitted with the application, it 
may hire another landscape architect, civil engineer, or surveyor licensed to practice in Connecticut 
to prepare such analysis and charge the applicant for the cost of such services. 

3. The site inventory / analysis map shall identify Primary Conservation Areas: 
c. wetlands and vernal pools,  
d. watercourses,  
e. steep slopes (25 percent or more), and 
f. 100-year floodplain (FEMA Floodzone A). 
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4. The site inventory / analysis map shall also identify Secondary Conservation Areas and other 
environmental, scenic, and cultural resources such as: 

a. Prime farmland soils and soils of statewide significance, 
b. areas within 50 feet of a wetland, 
c. areas within 100 feet of a watercourse or a vernal pool, 
d. 500-year floodplain (FEMA Floodzone B), 
e. Natural Diversity Database sites, 
f. wildlife corridors,  
g. mature woodlands,  
h. ridgelines, scenic views and vistas, 
i. stone walls and /or farm hedgerows,  
j. key resources identified in the Plan of Conservation and Development or other natural / 

cultural resource inventory, 
k. key open space and trail connections identified in the Plan of Conservation and Development, 
l. possible connections between conservation areas on the site and adjacent protected and 

unprotected open space, 
m. proposed open space areas, and 
n. moderately well drained to excessively drained soils. 

5. Areas of the site which are not considered Primary Conservation Areas or Secondary Conservation 
Areas shall be considered potential development areas and lots, streets, trails, and other 
improvements may be sited in these areas. 

6. Areas of the site which are considered Primary Conservation Areas or Secondary Conservation Areas 
shall be considered for permanent protection by one of the following means:  
a. creation of a Conservation Easement in favor of the Town of Brooklyn;  
b. creation of a Conservation Easement in favor of the Town of Brooklyn reserving specific 

agricultural rights and uses by the Town, as approved by the Commission;  
c. conveyance of fee simple ownership to a Tax Exempt Organization approved by the 

Commission;  
d. creation of a Conservation Easement in favor of a Tax-Exempt Organization approved by the 

Commission;  
e. conveyance of fee simple ownership to a Connecticut non-stock corporation of which all owners 

of land within the subdivision or resubdivision are members, along with a conservation 
easement over the entire open space area; or  

f. any other method deemed appropriate by the Commission which accomplishes permanent 
dedication in accordance with the requirements set forth in this Section.  

7. Where Open Space is required by the Commission, the land to be dedicated to meet Town 
requirements may include wetlands or watercourses as defined in the Connecticut General statutes, 
and slopes over twenty five (25) percent, but the Commission has the right to require that the 
percentage of the dedicated land within these wetland, watercourse and steep slope categories is 
not greater than the percentage of wetlands, watercourses and slopes over twenty five (25) percent 
within the property to be subdivided and, as applicable, within previous subdivision sections where 
dedications were not made. 

8. The Commission has the right to require a maintained buffer between the Town right-of-way and 
the subdivision houses to screen the development from the Town road in order to maintain the 
appearance of a single family residential driveway, rather than a multi-lot subdivision.   

9. A pre-application meeting with Town Staff and the Commission is strongly encouraged. 
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5A.5 Dimensional Standards 

1. Density in the Conservation subdivision shall not exceed 0.6 lots per acre of buildable land. Buildable 
land is the area of the parcel after subtracting any areas designated as wetlands, watercourses, 
slopes of 25% or greater, areas within the 100 year flood boundary, and areas encumbered by any 
rights-of-way or easements. 

2. There shall be no minimum lot size requirement in a Conservation Subdivision but all lots shall meet 
the requirements of the State Health code and the Northeast District Department of Health. 

3. Within a Conservation subdivision, each lot for a building site shall have at least 100 feet of frontage 
on a private or public road or at least 100 feet at the building line if located on a cul-de-sac.  

4. Within a Conservation subdivision, all structures shall be set back at least thirty (30) feet from any 
front lot line and twenty (20) feet from all side and rear lot lines except that all structures at the 
perimeter of the parcel shall conform to the setback requirements applicable to conventional 
development in the underlying zone.  

5. Rear lots may be permitted within a Conservation subdivisions provided that:  
a. the access strip serving such lot(s) shall be at least 30 feet wide. 
b. the access strip serving such lot(s) shall be located at least one hundred (100) feet from all 

access strips on the same side of the street.  
c. No more than three (3) rear lots may be accessed by any one access strip. 
d. The access strip shall be owned by the owner of the rear lot or, in the case of multiple rear lots, 

by the owner of the rear lot located farthest from the public or private way. 
e. The access strip shall be encumbered by an easement if another rear lot exists, granting access 

to such lot. 
 

5A.6 Road Requirements 

1. Roads created within a Conservation subdivision may be privately owned and maintained in 
perpetuity by a Homeowner’s Association. 

2. This arrangement shall be formalized as follows:  
a. A note shall be placed on the final Conservation subdivision plan stating: “This subdivision is 

serviced by a private road (and/or common driveway) that is intended to remain private in 
perpetuity. The Town of Brooklyn will provide no maintenance, repair or school bus service 
along this private road (and/or common driveway). ” 

b. A notation shall be placed in the deed to the property stating: “This subdivision development is 
serviced by a private road (and/or common driveway) that is intended to remain private in 
perpetuity. The Town of Brooklyn will provide no maintenance, repair or school bus service 
along this private road (and/or common driveway).” 

c. In such other form as is acceptable to the Commission which shall, at the Commission’s 
discretion, be subject to review by the Commission’s attorney prior to filing of approved plan or 
other documents.  

3. Private roads shall: 
a. be identified on the subdivision plans,  
b. have a right-of-way of 50’.  
c. conform to the construction standards listed in the Town of Brooklyn Public Improvement 
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Specifications including being paved with 3” bituminous concrete (1 ½” Class I and 1 ½” Class II) 
to a minimum width of eighteen 18 feet. 

d. have a cross slope from center crown to gutter of at least 3/8” /foot. 
e. not exceed 12% grade  
f. not serve as a connecting road between two public streets.  
g. have the final design be subject to the recommendation of the Town Engineer since the design 

may need to be site specific.  
4. All dead end roads shall terminate in a cul-de-sac with an outside radius of travel way of fifty (50) 

feet and, if a center island is proposed, the width of the travel way around the island shall be at least 
twenty (20) feet. 

5. Curbing and formal closed drainage systems are to be held to a minimum, except as provided below. 
a. Curbing shall be required:  

• where a road is in a cut situation with surrounding land pitching toward the road;  

• at a low point in the road with catch basins to collect storm water runoff; and  

• where a closed drainage system is required.  
b. Curbing is not required;  

• where the land generally has flat slopes;  

• where the road is in a fill situation and sheet flow away from the road is advantageous; and  

• where no closed drainage system is required.  
c. A closed drainage system is required where drainage structures (e.g. catch basins) are 

necessitated by site conditions and subdivision design.  
6. Any proposed public roads shall be constructed in accordance with Public Improvement 

Specifications for the Town of Brooklyn.  
 

5A.7 Legal Arrangements 

1. Appropriate Certificates of Incorporation, by-laws, rules and regulations of any association or 
corporation of the lot owners within the proposed Conservation subdivision shall be provided as 
part of the application. 

2. Appropriate easements shall be provided as part of the application for travelways, utilities, snow 
storage, maintenance, storm water drainage and to accommodate any hammerhead turnaround 
and associated snow shelf.  

3. Following approval, a Conservation subdivision and all parcels of land within it shall be subject to the 
following limitations:   
a. No lot or parcel within a Conservation subdivision may be further subdivided and: 

• A notation to that effect shall be made on the Final Plan as to be endorsed by the 
Commission and recorded with the Town Clerk.  

• A perpetual development restriction, running with the land, and enforceable by the Town of 
Brooklyn, shall be recorded with respect to the land within the Conservation subdivision and 
such development restriction: 

• shall provide that no lot in the Conservation subdivision may be further subdivided into 
additional building lots.  

• shall be in such form and substance as the Commission shall prescribe, and  

• may contain such additional restrictions on development and use of the lots as the 
Commission may deem appropriate. 

b. Home offices are allowed as a matter of right per Section 6.A.2 except that there shall be no 
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non-resident employees. 
c. Home enterprises and home businesses are not permitted in Conservation Subdivisions.  
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Margaret’s Report 1/25/2022  

 

Zoning Permits issued: 

 

63 Juniper Way – Joyce Franco. After-the-fact approval of the construction of a 10' x 24' horse 

shed /shelter; wood construction, shingled roof, no foundation or slab. Expanding the fenced area 

for horses, beyond that shown on the plan approved under the B100a dated 1/2/2022, shall 

require Health Department approval. 

 

Final Certificates of Zoning Compliance issued: 

 

57 Proulx Street – A. Kausch & Sons. New single-family dwelling with attached garage and 

rear deck. 

 

Home Office Permits Issued: None. 

 

Sign Permits issued:  

 

412 Providence Road – Roland and Lyn Lacharite. Replace two 25” x 62” non-illuminating 

sign panels for a hair salon in an existing free-standing sign in the PC Zone.   

 

Zoning Issues:  

 

160 Creamery Brook Road – Manuel Aviles. Mr. Aviles reduced the number of unregistered 

vehicles store outdoors to one and called me for a re-inspection. Zoning compliance has been 

achieved for the time being. A closed  Ceases and Desist Order was issued on 1/18/22. 

 

FCR Gravel Pit – off Day Street.  

 

At the 1/11/22 IWWC meeting, the IWWC upheld a Cease & Desist Order (C&DO) issued for 

excavation done outside of the project footprint approved in 2018. A revised C&DO foe 

wetlands violations was subsequently issued. 

 

At the 1/11/22 meeting, the IWWC also called for the issuance of a Notice of Violation for 

noncompliance issues for work done inside the approved gravel pit footprint under the IWWC 

Regulations. That NOV has since been issued. Many of the noncompliance issues under the 

IWWC Regulations are also noncompliance issues under the Zoning Regulations.    

 

I received the following email from David Held on 1/12/22, the day after the show cause hearing 

for violations of the IWWC gravel pit permit at the 1/11/22 IWWC meeting: 

 “Hi Margaret, 

I completed some additional survey work at Keith’s property today to try to figure out the discrepancy in 

the wetland lines versus the limits of disturbance.  I was also able to locate some of Joe Theroux’s old 

delineation flags and knots from the flags.  With this additional work, it’s pretty apparent that some of 

the wetland flag locations on the KWP mapping are off by as much as 35’.  In the area where you were 
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specifically asking about the discrepancy, the wetland flags as shown on the KWP plan are 

approximately 30’ into the pond.  Because of this and the additional plans you need for correction of the 

other violations, I need to know if we can have additional time beyond January 30th to submit a 

complete application for the cease and desist.  If it’s important to you and/or the commission that the 

application include a plan with an accurate wetland delineation depicted thereon, I need to have Joe 

Theroux reflag the wetlands around the entire project perimeter and I need to survey the new flags so I 

can comfortably certify as to their location.  My assumption last night was that I would be able to rely on 

the mapping provided by KWP for the wetland locations, but it’s obvious that I cannot.  With more 

freezing weather and snow possible in the coming week, I can’t be reasonably sure that Joe can 

complete the delineation work in time.  We can certainly try, but this makes the whole project a lot 

more involved.  Please call me to discuss when you have a chance. 

Thanks. 

David J. Held, P.E., L.S.” 

I contacted Peter Alter, Town Counsel, regarding the information in Mr. Held’s email. Attorney Alter sent 

the following response: 

“At the least, you need to put both IWWA and TP&Z on notice that there is a newly discovered 

discrepancy in the wetland flagging and that it must be redone. In light of that issue, the wetlands 

permit may not be accurate as to current conditions and may need to be reconsidered depending on the 

results of the new flagging.  This may have implications for the excavation permit as to size and scope. It 

may also mean that additional protections or controls are needed.  In light of that situation, the 

Commission may wish to consider that the renewal of the existing permit should be deferred pending 

the receipt and review of this new information first by the IWWA and then by TP&Z.  I cannot say that 

the current permit is automatically void as a result of this information. See the following from the 

Regulations:  

11.9 General provisions in the issuance of all permits: a. The Commission has relied in whole or in part 

on information provided by the applicant and if such information subsequently proves to be false, 

deceptive, incomplete or inaccurate, the permit may be modified, suspended or revoked. 

 At the least such an action would require notice and a hearing with the permittee.”   

A C&DO for zoning violations was issued on 1/20/2022.  

ZBA Variances Granted: 

 
ZBA 21-008 Sherry and Gary Greene, 215 Stetson Road, Map 2, Lot 6, 74.0 Acres, RA Zone. Requesting 

variances from sections 1.D.2.1, 1.D.2.2, 1.D.2.4 and 3.A.3.2.4 of the Zoning Regulations to be allowed 

to use a camping trailer as a dwelling until the Certificate of Occupancy for the new house under 

construction has been issued. Approved on 1/4/22. 

ZBA 21-009 David and Nancy Bell, 10 & 12 Providence Road, Map 24, Lot 57,  0.27 Acres,  Village 

Center Zone, for variances of the Zoning Regulations pertaining to dividing an existing, non-conforming, 

mixed use lot into two lots: one lot with a commercial use and one lot with a residential use. Approved on 

1/24/22. 



1005.41.4153.51900
Planning & Zoning-Wages-Rec. Secretary

$3,150.00 $1,400.00 $1,400.00 $1,750.00 $1,750.00 $0.00
0.00%

Date Entry PO NumberInvoice NumberCheck Number MemoVoucher Group ID VendorDeposit No. Amount Journal
Transaction Detail

07/29/2021 173 2022006862256 07/20/2021 P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP10480
07/29/2021 173 2022006862256 07/07/2021 P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP10480
08/26/2021 395 2022006862374 8/9/21 P&Z meeting P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP11070
10/14/2021 878 2022006862565 9/21/21 P&Z meeting P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP11970
10/28/2021 998 2022006862618 10/6/21 P&Z meeting P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP12210
11/18/2021 1118 2022006862701 10/19/21 P&Z mtg P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP12450
11/18/2021 1118 2022006862701 11/3/21 P&Z meeting P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP12450
12/09/2021 1298 2022006862786 12/01/21 P&Z mtg P & Z Commision Recording Secretary $175.00Perreault, Jo-Ann S.     AP12830

Detail Total: $1,400.00
1005.41.4153.53020
Planning & Zoning-Legal Services

$10,000.00 $1,827.50 $1,827.50 $8,172.50 $0.00 $8,172.50
81.73%

Date Entry PO NumberInvoice NumberCheck Number MemoVoucher Group ID VendorDeposit No. Amount Journal
Transaction Detail

08/10/2021 344 062333 214655 Attorney Fees $85.00Suisman Shapiro Attorneys AP10900
08/10/2021 344 062333 214657 Attorney Fees $193.50Suisman Shapiro Attorneys AP10900
09/30/2021 756 2022036962447 43704 7/12/21 - Day St., Revoked supdivision, Sand and g $146.25Alter & Pearson, LLC     AP11680
09/30/2021 756 2022036962447 43704 7/13/21 - IWWA declaratory ruling re: activity $243.75Alter & Pearson, LLC     AP11680
09/30/2021 756 2022036962447 43704 7/14/21 - Kausch Proposal $48.75Alter & Pearson, LLC     AP11680
09/30/2021 756 2022036962447 43704 7/19/21 - 131 Old Tatnicc Hill $97.50Alter & Pearson, LLC     AP11680
09/30/2021 756 2022036962447 43704 7/20/21 - 131 Old Tatnig Hill $97.50Alter & Pearson, LLC     AP11680
10/14/2021 878 2022044862530 43893 8/10/2021 - Louise Berry Drive $195.00Alter & Pearson, LLC     AP11970
10/28/2021 998 2022055562629 215884 8/16/2021 - 2 Fron Lien $33.00Suisman Shapiro Attorneys AP12210
10/28/2021 998 2022055562629 215884 8/30/2021 - 2 Front Lien $99.00Suisman Shapiro Attorneys AP12210
10/28/2021 998 2022055762629 215813 8/4/2021 - re: CIL Realty reveiw of court notict $19.00Suisman Shapiro Attorneys AP12210
10/28/2021 998 2022055762629 215813 8/4/2021 - re:CIL Realty review of court ourder, j $33.00Suisman Shapiro Attorneys AP12210
11/18/2021 1118 2022060262647 44077 9/14/2021 re:condo progect issue $97.50Alter & Pearson, LLC     AP12450
11/18/2021 1118 2022060262647 44077 9/14/2021  re: condo project hearing $48.75Alter & Pearson, LLC     AP12450
12/09/2021 1298 2022078462736 44244 10/6/2021 - P&Z meeting re: Brooklyn Sand & Gravel $341.25Alter & Pearson, LLC     AP12830
12/09/2021 1298 2022078462736 44244 10/22/2021 - P&Z Brooklyn Sand & Gravel $48.75Alter & Pearson, LLC     AP12830

Detail Total: $1,827.50
1005.41.4153.53200
Planning & Zoning-Professional Affiliations

$110.00 $0.00 $0.00 $110.00 $0.00 $110.00
100.00%

1005.41.4153.53220
Planning & Zoning-In Service Training

$500.00 $0.00 $0.00 $500.00 $0.00 $500.00
100.00%

1005.41.4153.53400
Planning & Zoning-Other Professional Services

$500.00 $0.00 $0.00 $500.00 $0.00 $500.00
100.00%

Town of Brooklyn
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Filter Encumbrance Detail by Date RangeInclude Inactive Accounts

1005.41.4153.55400
Planning & Zoning-Advertising & Legal Notices

$500.00 $943.70 $943.70 ($443.70) $0.00 ($443.70)
-88.74%

Printed: 01/27/2022 2:24:46 PM rptNewOnDemandGLRptReport: 2021.4.10 Page: 1



Planning & Zoning-Advertising & Legal Notices
Date Entry PO NumberInvoice NumberCheck Number MemoVoucher Group ID VendorDeposit No. Amount Journal
Transaction Detail

07/29/2021 173 2022001362269 00280863 6/28 Planning & Zoning-Advertising & Legal Notices $269.30The Bulletin             AP10480
10/14/2021 878 2022051362578 00281870 NOA Hearing P&Z 8/3/2021 $8.00The Bulletin             AP11970
12/30/2021 1427 2022080662867 1107155 11/19/21 Planning & Zoning-Advertising & Legal Notices $58.80Stonebridge Press, Inc.  AP13090
12/30/2021 1427 2022080662867 1107155 11/26/21 Planning & Zoning-Advertising & Legal Notices $58.80Stonebridge Press, Inc.  AP13090
12/30/2021 1427 2022080862869 00283282 10/15 Planning & Zoning-Advertising & Legal Notices $248.86The Bulletin             AP13090
12/30/2021 1427 2022080862869 00283282 10/15 Planning & Zoning-Advertising & Legal Notices $0.00The Bulletin             AP13090
12/30/2021 1427 2022080862869 00283480 10/29/21 Planning & Zoning-Advertising & Legal Notices $0.00The Bulletin             AP13090
12/30/2021 1427 2022080862869 00283480 10/29/21 Planning & Zoning-Advertising & Legal Notices $299.94The Bulletin             AP13090

Detail Total: $943.70
1005.41.4153.55500
Planning & Zoning-Printing & Publications

$1,000.00 $0.00 $0.00 $1,000.00 $0.00 $1,000.00
100.00%

1005FUND: $15,760.00 $4,171.20 $4,171.20 $11,588.80 $1,750.00 $9,838.80

Town of Brooklyn
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7/1/2021From Date:Fiscal Year:   2021-2022 1/31/2022To Date:

Filter Encumbrance Detail by Date RangeInclude Inactive Accounts
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Town of Brooklyn

Account Number / Description

General Ledger - On Demand Report
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End of Report

$15,760.00 $4,171.20 $4,171.20 $11,588.80 $1,750.00 $9,838.80Grand Total:

Printed: 01/27/2022 2:24:46 PM rptNewOnDemandGLRptReport: 2021.4.10 Page: 3


