
TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting Agenda 

Wednesday, October 7, 2020 

6:30 p.m. 

 

 

I. Call to Order 

II. Roll Call 

III. Seating of Alternates 

IV. Adoption of Minutes:  Regular Meeting September 15, 2020 

V. Public Commentary 

VI. Unfinished Business: 

a. Reading of Legal Notice:  

b. New Public Hearings:  

1. SP 20-002 – Special Permit for additional vehicle storage, Applicant: 

Vachon Brooklyn, LLC, 512 Providence Road, Proposed construction of 

two 16’ wide access drives to proposed new vehicle storage lots.  

c. Continued Public Hearings:  

d. Other Unfinished Business:  

1. SP 20-002 – Special Permit for additional vehicle storage, Applicant: 

Vachon Brooklyn, LLC, 512 Providence Road, Proposed construction of 

two 16’ wide access drives to proposed new vehicle storage lots. (Public 

hearing scheduled for September 15, 2020.)  

2. SD 20-003 – 3-lot Subdivision, Applicant: David and Nancy Bell, 6 acres on 

the east side of Prince Hill Road (131 Prince Hill Road, Map 34, Lot 52) in 

the RA Zone; Proposed creation of 3 residential buildings lots, two sharing a 

common driveway.  

 

VII. New Business: 

a. Applications:   

b. Other New Business:  

 

VIII. Reports of Officers and Committees: 

a. Staff Reports 

b. Budget Update 

c. Correspondence. 

d. Chairman’s Report. 

 

IX. Public Commentary 

X. Adjourn 

 

Michelle Sigfridson, Chairman 

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: 173 473 4237 

Enter meeting password: YMyNemsP767  

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 173 473 4237 

You can bypass attendee number by 

pressing #  

 



TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting  

Tuesday, September 15, 2020 

6:30 p.m. 

 

 

MINUTES 

 
I. Call to Order – Carlene Kelleher, Acting Chair, called the meeting to order at 6:35 p.m. 

 

II. Roll Call – Carlene Kelleher, Earl Starks, Alan Fitzgerald, Austin Tanner, Charles Sczuroski. 

Michelle Sigfridson was absent with notice. 

 

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

Selectman and ex officio Member of the PZC. 

 

Also Present: Keith Crossman, 340 Christian Hill Road; David Held, Provost & Rovero; 

Paul Terwilliger, P.C. Survey Associates; Paul Archer, Archer Surveying. 

 

III. Seating of Alternates – None. 

 

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

 

Motion was made by A. Tanner to accept the Minutes of the Regular Meeting of September 2, 2020. 

Second by A. Fitzgerald. No discussion. Motion carried unanimously by voice vote (5-0-0).  

 

V. Public Commentary – None. 

 

 

Motion was made by A. Fitzgerald to add the following to the PZC September 15, 2020 Agenda: 

- Item VII.b.1. – Request for extension to record the mylars for 6 lot subdivision on Day Street. 

- Item VII.b.2 - Authorization of back-up Zoning Enforcement Officer. 

Second by A. Tanner. No discussion. 

Roll Call Vote: A. Tanner – yes; E. Starks – yes; A. Fitzgerald – yes; C. Sczuroski - yes; C. Kelleher 

– yes. No discussion. Motion carried unanimously (5-0-0).  

 

 

VI. Unfinished Business: 

a. Reading of Legal Notice:  

 

J. Roberson read aloud the Legal Notice for ZC 20-002 and SP 20-002. 

 

 

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

Web 

Go to www.webex.com  

On the top right, click Join 

Enter meeting information: 173 885 3793 

Enter meeting password:  6HxYpaiym67  

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 173 885 3793 

You can bypass attendee number by 

pressing #  
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b. New Public Hearings:  

1. ZC 20-002 – Zone Boundary Change from R-30 to RA, Applicant: Keith 

Crossman, 340 Christian Hill Road, proposed adjustment to 6.75 acres on east side 

of Christian Hill Road.  

 

Keith Crossman was present and explained that he would like to change the zoning 

to Residential Agriculture because he would like to pursue his childhood dream of 

starting a hobby farm with possibly more than the zone allows now (no large 

livestock).  

 

Ms. Roberson displayed an aerial map showing the parcel and surrounding 

neighborhood (included in packets to Commission Members). She explained that 

the parcel is largely forested, the front is open and power lines go through it.  

 

Ms. Roberson displayed the tax map superimposed on the zoning map and 

orientated the area indicating the zones. She explained that the bock of R-30 (84 

parcels with Mr. Crossman’s being the largest) is surrounded by RA. She noted that 

Mr. Crossman’s parcel is somewhat anomalous in the zone.  

 

Ms. Kelleher asked for comments from the public. There were none. 

 

Ms. Kelleher asked for comments from the Commission. There were none. 

 

A. Fitzgerald motioned to approve the Application (there was no second). Ms. 

Roberson noted that the public hearing had not been closed yet. Ms. Kelleher stated 

that if there were no further comments from the Commission, the motion would be 

appropriate under Agenda Item VI.d.4. She then moved on to open the next public 

hearing (SP 20-002). 

 

2. SP 20-002 – Special Permit for additional vehicle storage, Applicant: Vachon 

Brooklyn, LLC, 512 Providence Road, Proposed construction of two 16’ wide 

access drives to proposed new vehicle storage lots.  

 

Ms. Roberson stated that the agent for the Applicant has requested that the opening 

of the public hearing be delayed due to an error in the notice requirement. They had 

not posted the sign. The public hearing for this Application will be moved to the 

next regular meeting of the PZC on October 7, 2020 at 6:30 p.m. 

 

c. Continued Public Hearings:  

1. SPG 20-001 – Gravel Special Permit, Paul R. Lehto, 71.34 acres on the east side of 

Allen Hill Road (Map 32, Lot 148) in the RA Zone; Excavation of approximately 

90,000 cubic yards of sand and gravel on 6.7 acres. 

 

David Held, Professional Engineer and Land Surveyor with Provost & Rovero, 

represented the Applicant. Mr. Held stated that he had nothing new to present and 

that the reason for the continuation of the public hearing was due to waiting for the 

motion to be drafted. He confirmed that he had received the revised draft motion 

from Ms. Roberson earlier in the day and that he had reviewed it.  

 

Mr. Held commented that the main item of discussion had been clarification of 

how the bonding requirement would be worded regarding repairing the access road 

at the conclusion of the excavation. He suggested more discussion for clarification. 
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There was discussion regarding Condition #2 of the draft motion which was read 

aloud by Ms. Kelleher. Suggested changes to the draft language were considered, 

but it was decided, by a poll of the Commission (see below), to leave the language 

as it had been drafted by Ms. Roberson and Peter Alter, Land Use Attorney.  

Ms. Kelleher had asked if the Commission would like to add language suggested 

by Ms. Roberson “…$38,000 to repave Riverwalk Drive with a 2” overlay, if 

necessary for repairs, as directed by the town’s consulting engineer.” 

Results of poll: “ A. Tanner – no; E. Starks – no; A. Fitzgerald – no; C. Sczuroski – 

no; C. Kelleher – no. Unanimous (5-0-0). 

 

Ms. Roberson asked if there would be any backfilling. Mr. Held explained that 

there is no over-excavation proposed and it is not counted for in any of the 

quantities with the proposed contours shown. However, he explained that, although 

they don’t anticipate any, there may be a small amount if the Applicant wants to 

flatten an area out. He said they don’t anticipate any significant backfill. Ms. 

Roberson referred to Draft Condition #7 relating to backfilling. Mr. Held stated 

that it would be appropriate to leave that Condition in. 

 

Motion was made by A. Tanner to close the public hearing for SPG 20-001 – Gravel Special Permit, 

Paul R. Lehto, 71.34 acres on the east side of Allen Hill Road (Map 32, Lot 148) in the RA Zone; 

Excavation of approximately 90,000 cubic yards of sand and gravel on 6.7 acres. Second by A. 

Fitzgerald. No discussion. Motion carried unanimously by voice vote (5-0-0). 

 

d. Other Unfinished Business:  

1. SPG 20-001 – Gravel Special Permit, Paul R. Lehto, 71.34 acres on the east side of 

Allen Hill Road (Map 32, Lot 148) in the RA Zone; Excavation of approximately 

90,000 cubic yards of sand and gravel on 6.7 acres. 

 
Motion was made by A. Tanner to approve the Gravel Special Permit application of Paul Lehto limited to 

6.7 acres within the 71.34 acres on the east side of Allen Hill Road (Map 32, Lot 148), identified in the 

files of the Brooklyn Land Use Office as SPG 20-001. This Gravel Special Permit is to excavate and 

remove up to 90,000 cubic yards of sand and gravel from the 6.7 acre site, with the finding that the 

standards of Section 6.O - Excavation Operations and Section 9.D -Special Permit Applications are 

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

to and including the following conditions: 

 

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

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

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

review prior to printing on archival material. The final approved plans bearing the seal and 

signature of the appropriate professionals, signed by Commission Chairs, shall be recorded along 

with the Special Permit in the office of the Town Clerk.  

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

performance bond in favor of the Town of Brooklyn in the amount of $115,000 will be submitted 

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

approved by Town Staff. The bond shall include: $67,000 to restore the 6.7 acre excavation area, 

$10,000 to repair erosion on the gravel access road as directed by the Town’s consulting engineer, 

and $38,000 to repave Riverwalk Drive with a 2” overlay as directed by the Town’s consulting 

engineer. Once the repair work on the gravel access road and Riverwalk Drive is completed to the 

reasonable satisfaction of the Town’s consulting engineer, the portion of the bond attributed to 
that particular activity can be released. The Town shall document the condition of Riverwalk 

Drive and the gravel access road prior to the commencement of work on the site. No activity shall 

occur on the site until the bond has been provided in final form to the Town and approved. Except 
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as otherwise provided, the bond shall remain in place for the life of the operation including 

restoration of the property to the satisfaction of the Town unless this requirement is subsequently 

modified by the Planning and Zoning Commission. 

3. Prior to the commencement of any activity undertaken in accordance with this approval, the limit 

of disturbance shall be flagged in the field by a licensed land surveyor and such flags shall be 

posted high above grade on trees or on construction fence so as not to be disturbed by clearing or 

excavation activities. The limits of disturbance markings shall remain in place for the duration of 

the excavation activity and shall be replaced if disturbed. Additionally, property lines within 300’ 

of the area of disturbance shall be flagged. All flagging as required by this approval shall be 

checked no less frequently than quarterly by the operator to ensure they are in place and shall be 

restored if disturbed or removed. 

4. Prior to the commencement of any activity undertaken in accordance with this approval, erosion 

and sedimentation control measures as shown on the approved plans shall be installed to the 

satisfaction of the Land Use Office. The Land Use Office shall have the authority to direct that 

additional erosion and sedimentation control measures be installed if deemed necessary to 

maintain adequate protection from erosion and sedimentation. 

5. Excavation activity and the volume of material to be excavated shall be as shown on the plans 

titled “Proposed Gravel Excavation Allen Hill Road Brooklyn, Connecticut” prepared by Provost 

& Rovero dated June 2, 2020, and as further revised by these conditions. The excavation area is 

limited to 6.7 acres and the volume of material is not to exceed a total of 90,000 cubic yards. No 

on-site processing of excavated material is permitted and no earth material shall be imported to 

the site except as is required for restoration of the site in accordance with Condition 7 below. 

6. Restoration shall commence upon completion of each phase of excavation as provided in the 

Zoning Regulations and as noted in the Restoration Notes on page 5 of the approved plans. 

7. Any fill that is imported to the site for the purpose of backfilling the excavation area shall be 

“clean” as defined by the CT DEEP Regulations of State Agencies Sec. 22a-209-1. Prior to the 

acceptance of any imported fill to be used to restore the site, the source of the imported fill and 

the proper certification as to the condition of the fill shall be provided in writing to the Town.  No 

imported fill may enter the site unless proper documentation is provided in advance to the Laud 

Use Office. 

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

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

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

shall have the authority to direct that additional dust control measures be installed and employed 

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

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

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

10. The permit renewal date is September 15, 2022. The renewal procedure shall be as specified in 

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

Second by E. Starks.  

Discussion: Mr. Tanner asked for clarification regarding whether portions of the bond can be released 

separately (e.g. if the gravel access road and Riverwalk Drive are completed). Ms. Roberson explained 

that, although it is awkward the way it is written, the idea is that the bond can be released in phases, but it 

would have to be by action of the Commission. She said that it probably won’t be a cash bond. 

Roll Call Vote: E. Starks – yes; A. Fitzgerald – no; C. Sczuroski - yes; A. Tanner - yes; C. Kelleher – yes. 

Motion carried (4-1-0). 

 

2. SD 20-002 – 3-lot Subdivision, Applicant: David and Nancy Bell, 25.65 acres on 

the east side of Church St. (Map 35, Lot 4) in the RA Zone; Proposed creation of 3 

residential buildings lots on a common driveway.  

 

Paul Terwilliger, Licensed Land Surveyor with P.C. Survey Associates, 

represented the Applicant and gave an overview: 

 IWWC approval has been received. 
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 This is the remaining portion of the Kingswood Estates Subdivision that 

was done in the 1980’s. 

 Comments from Syl Pauley, Consulting Engineer: 

- There were two wetlands related comments. IWWC granted 

approval. 

- Drainage calculations for the cross drain were done by Norm 

Thibeault of Killingly Engineering and have been submitted to the 

Town. Mr. Terwilliger stated that he has not heard and further 

comments, so he assumes that comment has been addressed 

satisfactorily. 

Ms. Roberson referred to page 73 of 120 of the packet to Commission 

Members (the second and final review by Mr. Pauley). She confirmed that 

submitting the drainage report addresses Mr. Pauley’s Item #2. She 

confirmed that Item #1 is a IWWC concern and that they must be satisfied 

becaused they issued an approval with only the standard conditions. 

 

Ms. Roberson displayed the plan that shows the two conservation 

easements most clearly (Open Space Conservation Easement A - .59 acres 

and Area B - 6.43 acres. She stated that this more than meets the open 

space dedication requirement of 15 percent. This was the recommendation 

of the Conservation Commission. She commented that the legal instrument 

should be a deed restriction rather than an easement She had forwarded a 

copy (of the one used for Mr. Weaver on Tripp Hollow Road as well as 

others) to Mr. Terwilliger, earlier in the day, to review with the Applicant. 

Mr. Terwilliger stated that he had not had a chance to review it with the 

Applicant, however, he had looked at it and explained that some tweaking 

would need to be done to address this particular scenario. He said that it 

seems to be what they were looking for as the solution to address this 

easement. It would be more of a covenant over the property rather than an 

easement that the Town would have possession of. Ms. Roberson explained 

that it is basically a permanent restriction on the land that says that you can 

never develop it. She asked Mr. Terwilliger if he thought the Applicant 

would have a desire to retain the right to hunt on the property (as others 

have in the past). Mr. Terwilliger stated that since it is a 16-acre piece of 

property, the potential buyer may wish to retain that right. Mr. Terwilliger 

noted that the property is referred to as a lot, but that it is not a separate lot, 

it is an area across the lot. Ms. Roberson explained that it is part of the 

standard template and that the deed restriction would reflect the fact that 

this is an area within a parcel. Ms. Roberson explained that the final 

language of the legal document is not needed at this meeting, but the 

content should be discussed. She read aloud the list of ten restrictions in the 

standard template which she had sent to Mr. Terwilliger earlier in the day. 

She omitted the last sentence of number ten as she said that it is not 

appropriate for this Application. 

 

Mr. Terwilliger voiced concern regarding the following:  

- Hunting 

- Gaining public access  

Mr. Terwilliger explained that if you can’t clear anything, you 

can’t put a trail in to get to the back. He said that in his original 

submission, he had left a provision for some kind of means of 
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access to the back/other side of the easement area in a suitable 

spot. 

Ms. Roberson asked Mr. Terwilliger to explain how he 

delineated the conservation areas. Mr. Terwilliger explained 

that he created a corridor for the two wetland areas where the 

ponds are so that migrating species could get from one to the 

other utilizing the undisturbed land. 

- No agricultural use of the land. He said there are prime 

farmland soils in that area.  

Ms. Roberson stated that she does not think it prohibits 

agriculture. But, due to the slopes, it doesn’t seem likely that 

they would be clearing for cropland. 

Mr. Terwilliger stated that he would let the Commission 

decide what they want to do around agriculture. 

 

There was discussion regarding possibly continuing the public hearing and 

about agriculture. Ms. Kelleher asked the Commission Members and Ms. 

Roberson to let Mr. Terwilliger know of anything else that he should 

prepare for the next meeting so that nothing new would be brought up then. 

There were no comments from the Commission. Ms. Roberson stated that 

it is just deciding what to include in the restrictive covenant. She feels that 

it is not likely, due to steep slopes, that there would be any agriculture on 

the property. She suggested that the language regarding agriculture could 

be removed. There were no objections. 

 

Mr. Terwilliger stated that if the Commission is agreeable to removing the 

agricultural language, he feels that the Applicant would accept the 

language that gets drafted. 

 

Ms. Roberson asked that Mr. Terwilliger give clear guidance regarding the 

list of restrictions. She re-read aloud the list of restrictions leaving out 

agriculture, hunting, potential future public access (which she thinks was 

written for a specific property and not part of the standard template). 

Ms. Roberson asked the Commission if they were comfortable with the 

following list: 

- No structures. 

- No motorized vehicles. 

- No herbicides or pesticides. 

- No dumping. 

- No fires. 

- No mining or natural resource extraction. 

- No harvesting of timber or firewood except as part of a forest 

management plan. 

Poll of the Commission: A. Fitzgerald – yes; C. Sczuroski – no (because of 

hunting/trapping); A. Tanner – yes; E. Starks – yes; C. Kelleher – yes. (4-

1-0). 

 

Mr. Terwilliger asked about the language in Condition #4 of draft motion 

regarding stone walls. Ms. Roberson read it aloud and explained that it 

addresses cutting through for the driveway and what they ask is to rebuild 

the edges in the same style as the wall (the ends of the wall where you have 

to break through). Ms. Roberson displayed the Lot Development Plan and 
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the next sheet. Mr. Terwilliger indicated which stone walls would be 

impacted by the driveway and the development. Ms. Roberson stated that 

stone walls had been used as property lines where it makes sense to. The 

stone walls that will be impacted are not along the frontage and are not 

what is seen when riding by. 

 

Ms. Kelleher asked if there were any other comments regarding stone 

walls. There were none. She asked if everyone was okay with the language 

as is. There were no objections voiced. 

 
Motion was made by A. Fitzgerald to approve the Subdivision application of David and Nancy Bell, 

identified in the files of the Brooklyn Land Use Office as SD 20-002, to create three residential lots on a 

shared driveway on 25.65 acres on the east side of Church St., (Map 35, Lot 4) in the RA Zone in 

accordance with all final plans, documents and testimony submitted with the application and including the 

following conditions: 

 

1. Prior to the endorsement by the Commission of the Final Subdivision Plan(s) for filing in the office of 

the Town Clerk: 

a. The Inland Wetlands and Watercourses Commission approval with conditions and the 

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

recorded subdivision plans. Draft final approved plans shall be printed on paper and 

submitted to Town Staff for review prior to printing on archival material. The final approved 

plans bearing the seal and signature of the appropriate professionals, signed by Commission 

Chairs, shall be recorded in the office of the Town Clerk.  

b. A Shared Driveway and Maintenance Agreement for the shared driveway in a form 

acceptable to the Town Attorney shall be filed simultaneously with the recording of the 

subdivision mylars in the office of the Town Clerk. 

c. A Conservation Deed Restriction for conservation area “A” comprising 0.59 acres on Lot 17 

and conservation area “B” comprising 6.43 acres on Lots 18 and 19 in a form acceptable to 

the Town Attorney shall be filed simultaneously with the recording of the subdivision mylars 

in the office of the Town Clerk. 

d. All boundary pins and monuments shall be set and field verified by the surveyor. 

2. Prior to the issuance of a Zoning Permit on any lot: 

a. The developer shall notify the Zoning Enforcement Officer and Town Planner at least seven 

days in advance of any site work to schedule a pre-construction meeting. 

b. Driveway permits must be obtained from the Road Foreman in accordance with the adopted 

policy concerning driveways.  

c. The applicant and/or individual lot developers shall minimize impacts to natural features both 

on private lots and in the Town of Brooklyn r.o.w. to the greatest extent possible. This shall 

include but is not limited to the preservation of stonewalls, the protection of mature trees 

lining any public road, and the minimization of clearing and grading.  

d. No stonewalls, mature trees, or ledge within the r.o.w. shall be removed or modified unless 

necessary for safety. The responsibility of clearing, grubbing, blasting, and earthmoving 

within the Town of Brooklyn r.o.w. shall be the responsibility of the individual lot developer.  

e. Any cutting of trees greater than 30” d.b.h. for sightlines shall require prior approval by the 

Town of Brooklyn Tree Warden upon finding that the removal of trees is unavoidable to 

guarantee adequate driveway sightlines. 

3. Stonewalls must be finished on the edges prior to the issuance of a Certificate of Zoning Compliance 

on any lot containing a stone wall. 

Second by E. Starks. No discussion. 

Roll Call Vote: C. Sczuroski - yes; A. Tanner - yes; E. Starks – yes; A. Fitzgerald – yes; C. Kelleher - yes. 
Motion carried unanimously (5-0-0). 
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3. SD 20-003 – 3-lot Subdivision, Applicant: David and Nancy Bell, 6 acres on the 

east side of Prince Hill Road (131 Prince Hill Road, Map 34, Lot 52) in the RA 

Zone; Proposed creation of 3 residential buildings lots, two sharing a common 

driveway.  

 

Paul Terwilliger, Licensed Land Surveyor with P.C. Survey Associates, 

represented the Applicant and gave an overview: 

 IWWC approval has been received last week. 

 They are proposing a fee-in-lieu of open space dedication as requested by 

the Commission. However, they have not been able to obtain an 

appraisalas of this date. Mr. Terwilliger asked if the Town’s appraisal for 

the assessment of the lots could be used to come up with a number. Using 

¾ of the appraised land value on the Assessor’s card because it is for six 

acres, he multiplied it by ten percent and divided that by three. He 

suggested $1,500 per lot to be paid at the time of the sale of each lot (a 

total of $4,500 for the parcel). He said the Applicant is amenable to that 

amount.  

Discussion ensued. Rick Ives commented that the assessment is five years 

old and that the Town is being revalued at this time. Values have changed. 

Ms. Roberson commented that it is for eight acres, not six acres and she 

checked the Regulations, “The fair market value shall be determined by the 

appraiser jointly selected by the Commission and the applicant.” She stated 

that an appraisal may come in at a lower value than the current appraisal 

for tax purposes. Ms. Kelleher asked for comments from the Commission. 

Mr. Fitzgerald and Mr. Sczuroski expressed that they feel an appraisal 

should be obtained.  

Ms. Kelleher called for a poll of the Commission as to whether they agree 

that an appraisal should be obtained: 

Results of poll: A. Fitzgerald – yes; C. Sczuroski – yes; E. Starks – yes; A. 

Tanner – yes (he doesn’t want to set a precedent); C. Kelleher – yes. 

 

Ms. Kelleher stated that the public hearing would be continued to the next 

meeting. Mr. Terwilliger stated that as long as they can get an appraisal by 

the next meeting that should be good. 

 

Ms. Roberson displayed the plan showing Lot 3 and she commented 

regarding stonewalls. She had visited the site and took a picture. She 

indicated where clearing and grading would need to take place. She said 

that there isn’t much stone wall along Prince Hill Road with the exception 

of the spot where the driveway goes in. She doesn’t think there is another 

location for the driveway. She noted a small retention area and some 

grading in the Town r.o.w. that would lead to the removal of more stone 

wall. She was happy that nothing needed to be removed to get a sightline, 

but she asked if there were an alternative to cutting down some of the stone 

wall (which is 3-4 feet tall and in good shape) as this section of the wall 

will be much more visible after clearing. Mr. Terwilliger stated that they 

will see if they can work out something or maybe they could rebuild that 

section after the grading is done. 
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Ms. Kelleher asked if there are any other issues to discuss. There were no 

comments. Ms. Kelleher stated that the public hearing is tabled until the 

next meeting (October 7, 2020). 

 

4. ZC 20-002 – Zone Boundary Change from R-30 to RA, Applicant: Keith 

Crossman, 340 Christian Hill Road, proposed adjustment to 6.75 acres on east side 

of Christian Hill Road.  

 

Motion was made by A. Fitzgerald to approve ZC 20-002 – Zone Boundary Change from R-30 to 

RA, Applicant: Keith Crossman, 340 Christian Hill Road, proposed adjustment to 6.75 acres on east 

side of Christian Hill Road, with the finding that it is suitable for the location, will aid in the 

protection of protect public health, safety, welfare, and property values and is consistent with the Plan 

of Conservation and Development and the intent of the Zoning Regulations. The zone boundary 

change shall become effective 15 days from the date of publication on the website. Second by E. 

Starks. No discussion. 

Roll Call Vote: A. Tanner – yes (He stated that he does not like the idea of cutting a different zone 

out of the middle of another zone. He would rather see it contiguous, but this is a big parcel in a small 

zone.); E. Starks – yes; A. Fitzgerald – yes; C. Sczuroski - yes; C. Kelleher - yes.  

Motion carried unanimously (5-0-0). 

 

5. SP 20-002 – Special Permit for additional vehicle storage, Applicant: Vachon 

Brooklyn, LLC, 512 Providence Road, Proposed construction of two 16’ wide 

access drives to proposed new vehicle storage lots. (Public hearing scheduled for 

September 15, 2020.) – No discussion. 

 

6. SD 20-004 – 2-lot Subdivision, Applicant: A. Kausch & Sons, LLC, 4.07 acres on 

the west side of Tripp Hollow Road (Map 15, Lot 4) in the RA Zone; Proposed 

creation of 2 residential buildings lots. 

 

Ms. Kelleher asked if Ms. Roberson had a chance to review this Application. Ms. 

Roberson stated that she had reviewed it. She said there is no open space proposed 

and that the Applicant would like to propose fee-in-lieu of open space (ten percent 

of the value of the land prior to subdivision). 

 

Paul Archer, Archer Surveying, represented the Applicant. He explained that Mr. 

Kausch purchased the property in December 2019 at a price of $32,000 (3.5 acres). 

He suggested $32,000 multiplied by ten percent is $3,200, divided by two lots, so 

$1,600 per lot as open space fee at the time that each lot is transferred. He stated 

that no appraisal had been done prior to Mr. Kausch purchasing the property. 

 

Ms. Roberson spoke with the Assessor earlier in the day about the sale price and 

the Assessor felt that it was appropriate price. 

 

Mr. Tanner asked about the difference in acreage 3.50 acres vs. 4.07. Mr. Archer 

explained Mr. Kausch owns a piece of land that abuts to the west (comes off of 

Tatnic Road). Mr. Archer referred to a boundary line modification that had been 

done which allowed for the two lots (parcel history was included in packets to 

Commission Members). There was discussion regarding adding the additional 

acreage (which Mr. Archer stated is all wetlands) to figure the fee-in-lieu of open 

space which was determined to be $1,808 per lot instead of the $1,600 per lot 

proposed by Mr. Archer. 
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Ms. Kelleher commented that the Commission would need to decide whether to 

require an appraisal or to accept what Mr. Archer proposed. There was discussion 

regarding amending the fee-in-lieu to include the additional acreage. The amount of 

$1,808 fee-in-lieu for each lot was agreed upon. 

Do you want to accept Mr Archer’s amended fee-in-lieu proposal of $1,808 per lot? 

Results of Poll: A. Tanner – yes; E. Starks – yes; A. Fitzgerald – yes; C. Sczuroski 

– not present at this time due to technical difficulties; C. Kelleher – yes. (4-0-0). 

 

Ms. Kelleher asked if Ms. Roberson had any further comments regarding her 

review of this Application. Ms. Roberson stated that all of the standard language 

regarding stone walls, street trees and such is applicable, the sightlines are 

acceptable, it is just really squeezed up on the wetlands, but the IWWC approved it. 

She said that this piece of land is about 50 percent wetlands and the developable 

space is between the wetlands and the road. She said that the concerns are 

addressed to the extent that they can be. 

 
Motion was made by E. Starks to approve the Subdivision application of A. Kausch & Sons, LLC, identified in the 

files of the Brooklyn Land Use Office as SD 20-004, to create two residential lots on 4 acres on the west side of 

Tripp Hollow Rd. (Map 15, Lot 4) in the RA Zone in accordance with all final plans, documents and testimony 

submitted with the application and including the following conditions: 

 

1. Prior to the endorsement by the Commission of the Final Subdivision Plan(s) for filing in the office of the 

Town Clerk: 

a. The Inland Wetlands and Watercourses Commission approval with conditions and the 

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

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

to Town Staff for review prior to printing on archival material. The final approved plans 

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

shall be recorded in the office of the Town Clerk.  

b. All boundary pins and monuments shall be set and field verified by the surveyor. 

2. At the time of sale of any building lot, a payment in lieu of open space dedication shall be paid by the 

Applicant to the Town in the amount of $ 1,808 per lot in accordance with the requirements of CT General 

Statutes 8-25 and Brooklyn Subdivision Regulation Sec. 8. An open space lien may be placed on the 

building lots to ensure that the fee-in-lieu of open space is paid at the time of sale. 

3. Prior to the issuance of a Zoning Permit on any lot: 

a. The developer shall notify the Zoning Enforcement Officer and Town Planner at least seven 

days in advance of any site work to schedule a pre-construction meeting. 

b. Driveway permits must be obtained from the Road Foreman in accordance with the adopted 

policy concerning driveways.  

c. The Applicant and/or individual lot developers shall minimize impacts to natural features both 

on private lots and in the Town of Brooklyn r.o.w. to the greatest extent possible. This shall 

include but is not limited to the preservation of stonewalls, the protection of mature trees 

lining any public road, and the minimization of clearing and grading.  

d. No stonewalls, mature trees, or ledge within the r.o.w. shall be removed or modified unless 

necessary for safety. The responsibility of clearing, grubbing, blasting, and earthmoving 

within the Town of Brooklyn r.o.w. shall be the responsibility of the individual lot developer.  

e. Any cutting of trees greater than 30” d.b.h. for sightlines shall require prior approval by the 

Town of Brooklyn Tree Warden upon finding that the removal of trees is unavoidable to 

guarantee adequate driveway sightlines. 

4. Stonewalls must be finished on the edges prior to the issuance of a Certificate of Zoning Compliance on 

any lot containing a stone wall. 

Second by A. Fitzgerald. No discussion. 

Roll Call Vote: E. Starks – yes; A. Fitzgerald – yes; C. Sczuroski - yes; A. Tanner - yes; C. Kelleher - yes. Motion 

carried unanimously (5-0-0). 
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VII. New Business: 

a. Applications – None.   

b. Other New Business: 

1. Request for extension to record the mylars for 6 lot subdivision on Day Street. 

 

Motion was made by A. Fitzgerald approve the filing extension for SD 20-001 6 Lot Subdivision on 

Day Street an additional 90 days in accordance with state statutes. Second by E. Starks. No 

discussion. 

Roll Call Vote: A. Fitzgerald – yes; C. Sczuroski - yes; A. Tanner - yes; E. Starks – yes; C. Kelleher - 

yes. Motion carried unanimously (5-0-0). 

 

2. Authorization of back-up Zoning Enforcement Officer. 

 

Motion was made by C. Sczuroski to authorize Jana Roberson to perform the duties of the Zoning 

Enforcement Officer if necessary in the absence of the Margaret Washburn. Second by E. Starks. 

Discussion: 

Ms. Roberson explained that she had been authorized back in 2013, but Ms. Washburn had taken 

vacation time and there was an instance where Ms. Roberson needed to authorize a final certificate of 

zoning compliance in Ms. Washburn’s absence. It is appropriate to have a backup for Ms. Washburn 

so as not to cause delays to developers. Ms. Roberson stated that, although not certified, she has 

passed CASIO exams twice and is qualified and comfortable to fill in as a backup when absolutely 

necessary.  

Roll Call Vote: C. Sczuroski - yes; A. Tanner - yes; E. Starks – yes; A. Fitzgerald – yes; C. Kelleher - 

yes. Motion carried unanimously (5-0-0). 

 

VIII. Reports of Officers and Committees: 

a. Staff Reports – None. 

b. Budget Update – None. 

c. Correspondence – None. 

d. Chairman’s Report – None. 

 

IX. Public Commentary – None. 

 
There was discussion regarding when the PZC will be able to meet in person again. The Town does not 

have the ability to livestream meetings. Ms. Kelleher spoke of how Pomfret is doing hybrid meetings. 

Ms. Roberson will contact Pomfret for information. At the last meeting, Ms. Sigfridson had offered to 

speak with Mr. Ives.  

 

There was discussion regarding the POCD. Ms. Roberson hopes to have time to work on it in the 

coming months. The Town will likely conract with a housing market professional for a portion of the 

research. She is working on a contract with NECCOG. She will be allowed four more hours per week. 

She suggested that the PZC look at a chart of tasks involved at a future meeting. 

 

There was discussion regarding Saveway because it looks like they are closing down. 

 

X. Adjourn 

 

Motion was made by A. Fitzgerald to adjourn at 8:51 p.m. Second by E. Starks. No vote was taken. 

 

Respectfully submitted, 

 

J.S. Perreault 

Recording Secretary 



 

 

 

 

 

 

 

TOWN OF BROOKLYN 

PLANNING AND ZONING COMMISSION 

PUBLIC HEARING 

LEGAL NOTICE 

 

 

The Planning and Zoning Commission will hold a public hearing on Wednesday, October 7, 

2020, at 6:30 p.m. via Webex meeting on the following: 

 

SP 20-002 Special Permit for additional vehicle storage, Applicant: Vachon Brooklyn, LLC, 512 

Providence Road, Proposed construction of two 16 ft. wide access drives to proposed new 

vehicle storage lots.  

 

The hearing was originally scheduled for September 15, 2020 but was rescheduled. 

 

Copies of applications are attached for review. 

 

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

 

Dated this 22nd day of September 2020. 

 

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: 173 473 4237 

Enter meeting password:   YMyNemsP767  

Click join meeting 

Phone 

Dial 1-408-418-9388 

Enter meeting number: 173 473 4237 

You can bypass attendee number by 

pressing #  
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1.   THIS MAP AND SURVEY HAVE BEEN PREPARED IN ACCORDANCE WITH SECTIONS
20-300b-1 THRU 20-300b-20 OF THE REGULATIONS OF CONNECTICUT STATE
AGENCIES - "STANDARDS FOR SURVEYS AND MAPS IN THE STATE OF CONNECTICUT"
AS ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND SURVEYORS, INC.  IT IS
A COMPILATION PLAN CONFORMING TO HORIZONTAL ACCURACY CLASS "D". THIS
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OF A FIELD SURVEY AND IS SUBJECT TO SUCH CHANGE AS AN ACCURATE FIELD
SURVEY MAY DISCLOSE.

2.   PROPERTY LINES SHOWN BASED ON BROOKLYN ASSESSOR'S MAPPING.

3.   ZONING DISTRICT:  RA

4.   TOTAL AREA OF SUBDIVISION = 6.00± ACRES.

5.    SUBDIVIDED PARCEL IS SHOWN AS MAP 34, LOT 52 OF THE TOWN OF BROOKLYN
ASSESSOR'S MAPS.

TO THE BEST OF MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
CORRECT AS NOTED HEREON.

PAUL A. TERWILLIGER, L.S. NO. 70155                                                          DATE

NO CERTIFICATION IS EXPRESSED OR IMPLIED UNLESS THIS MAP BEARS THE
EMBOSSED SEAL OF THE LAND SURVEYOR WHOSE SIGNATURE APPEARS HEREON.

OWNER/APPLICANT:   DAVID & NANCY BELL
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APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION
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AND WATERCOURSES COMMISSION.
APPROVED BY THE BROOKLYN INLAND WETLANDS

THE SUBDIVISION REGULATIONS OF THE TOWN OF BROOKLYN ARE A PART
OF THIS PLAN. APPROVAL OF THIS PLAN IS CONTIGENT ON COMPLETION OF
THE REQUIREMENTS OF SAID REGULATIONS, EXCEPTING ANY VARIANCE OR

MODIFICATIONS MADE BY THE COMMISSION. ANY SUCH VARIANCE OR
MODIFICATIONS ARE ON FILE IN THE OFFICE OF THE COMMISSION.

PER SECTION 8-26 OF THE CONNECTICUT GENERAL STATUTES,

AMENDED, APPROVAL AUTOMATICALLY EXPIRES                      IF ALL

PHYSICAL IMPROVEMENTS REQUIRED BY THIS PLAN ARE NOT

COMPLETED BY THAT DATE
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1.  THIS MAP AND SURVEY HAVE BEEN PREPARED IN ACCORDANCE WITH SECTIONS 20-300b-1 THRU
20-300b -20 OF THE REGULATIONS OF CONNECTICUT STATE AGENCIES - "STANDARDS FOR SURVEYS AND
MAPS IN THE STATE OF CONNECTICUT", AS ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND
SURVEYORS, INC.  IT IS A SUBDIVISION MAP BASED ON A DEPENDENT RESURVEY AND ORIGINAL SURVEY
CONFORMING TO HORIZONTAL ACCURACY CLASS A-2.

2.   REFERENCE IS MADE TO THE FOLLOWING MAPS:
      A. SUBDIVISION PLAN PREPARED FOR DAVID BELL - PRINCE HILL ROAD & GORMAN ROAD, BROOKLYN,
CONNECTICUT - SCALE: 1"=40' - DATE: 1/15/1990 - REVISED 7/15/1991 - SHEET 1 OF 4 - BY: KWP ASSOCIATES
      B. PERIMETER SURVEY PREPARED FOR DAVID P. BELL AND NANCY M. BELL - PRINCE HILL ROAD -
BROOKLYN, CONNECTICUT - DATE: JANUARY 2020 - SCALE: 1"=40' - BY: PC SURVEY ASSOCIATES, LLC

3.  TOTAL AREA OF SUBDIVISION = 6.00± ACRES.

4.  ZONING DISTRICT:  RA

5.   THIS SUBDIVISION DOES NOT CONTAIN LAND AREAS WITHIN F.E.M.A.'s 100-YEAR FLOOD HAZARD ZONE.

6.   ALL LOTS REQUIRE ENGINEER DESIGNED SEPTIC SYSTEMS.

7.   WETLANDS SHOWN AS FIELD DELINEATED BY JOSEPH THEROUX, CPSS, NOVEMBER, 2019.

8.   BEARING SYSTEM IS BASED ON REFERENCE MAP "A".

9.   OPEN SPACE REQUIREMENTS ARE TO BE MET BY A FEE IN LIEU OF OPEN SPACE DEDICATION.  A
DOCUMENT STIPULATING THIS REQUIREMENT SHALL BE RECORDED IN THE BROOKLYN LAND RECORDS.  ONE
THIRD OF THE REQUIRED OPEN SPACE FEE SHALL BE PAID AT THE TIME OF THE INITIAL SALE OF EACH OF
THE LOTS.
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THE SUBDIVISION REGULATIONS OF THE TOWN OF BROOKLYN ARE
A PART OF THIS PLAN. APPROVAL OF THIS PLAN IS CONTIGENT ON
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EXCEPTING ANY VARIANCE OR MODIFICATIONS MADE BY THE

COMMISSION. ANY SUCH VARIANCE OR MODIFICATIONS ARE ON
FILE IN THE OFFICE OF THE COMMISSION.

PER SECTION 8-26c OF THE CONNECTICUT GENERAL STATUTES, AMENDED,

APPROVAL AUTOMATICALLY EXPIRES                      IF ALL PHYSICAL IMPROVEMENTS

REQUIRED BY THIS PLAN ARE NOT COMPLETED BY THAT DATE

APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION
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TO THE BEST OF MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
CORRECT AS NOTED HEREON.

PAUL A. TERWILLIGER, L.S. NO. 70155                                                          DATE

NO CERTIFICATION IS EXPRESSED OR IMPLIED UNLESS THIS MAP BEARS THE
EMBOSSED SEAL OF THE LAND SURVEYOR WHOSE SIGNATURE APPEARS HEREON.
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SEPTIC SYSTEM DESIGN CRITERIA

LOT 1
4 BEDROOM HOUSE
PERCOLATION RATE: 10.1-20 MIN./INCH
EFFECTIVE LEACHING AREA REQUIRED = 787.5 SF
DEPTH TO RESTRICTIVE LAYER = 31"
SLOPE = 8.1-10%
H.F=30, F.F=1.75, P.F.=1.25  MLSS REQUIRED = 65.625 LF
USE STANDARD 12" DEEP x 48" WIDE LEACHING TRENCHES
EFFECTIVE LEACHING AREA OF TRENCH = 3.0 SF/LF
LENGTH OF TRENCH REQUIRED = (787.5 SF)/(3.0 SF/LF) = 262.5 LF
USE THREE 88' TRENCHES 8' O/C
SYSTEM SPREAD PROVIDED = 88'
LEACHING AREA PROVIDED = 792 SF

TEST HOLE 7
0-8"       TOPSOIL
8"-22"    FINE SANDY LOAM
22"-66"  MOD. COMPACT GRAVELLY FINE SANDY LOAM, SOME
             LOAMY FINE SAND w/ COBBLES
WATER AT 24"
MOTTLING AT 23"
NO LEDGE

TEST HOLE 8
0-8"       TOPSOIL
8"-24"    SANDY LOAM & FINE SANDY LOAM
24"-96"  MOD. COMPACT GRAVELLY LOAMY FINE SAND, SOME
             FINE SANDY LOAM, SOME FINE/MED. SAND w/ COBBLES
NO WATER
NO MOTTLING
NO LEDGE

PERCOLATION RATE:    16-20 MIN./INCH

TEST HOLE 9
0-8"       TOPSOIL
8"-24"    FINE SANDY LOAM
24"-38"  FINE SANDY LOAM & LOAMY FINE SAND
38"-84"  COMPACT GRAVELLY LOAMY FINE SAND
              & SANDY LOAM w/ COBBLES
WATER AT 68"
MOTTLING AT 31"
NO LEDGE

TEST HOLE 10
0-21"     TOPSOIL
21"-31"  SANDY LOAM
31"-42"  SANDY LOAM & FINE SANDY LOAM
42"-84"  MOD. COMPACT FINE SANDY LOAM, SOME LOAMY SAND
WATER AT 58"
MOTTLING AT 50"
NO LEDGE

PERCOLATION RATE:    16 MIN./INCH

NOTE: ALL LOTS REQUIRE ENGINEER DESIGNED SEPTIC SYSTEMS

NOTES:

1.  THIS MAP AND SURVEY HAVE BEEN PREPARED IN ACCORDANCE WITH SECTIONS 20-300b-1 THRU 20-300b-20 OF THE
REGULATIONS OF CONNECTICUT STATE AGENCIES - "STANDARDS FOR SURVEYS AND MAPS IN THE STATE OF CONNECTICUT", AS
ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND SURVEYORS, INC.  IT IS A GENERAL LOCATION SURVEY BASED ON A
DEPENDENT RESURVEY AND ORIGINAL SURVEY CONFORMING TO HORIZONTAL ACCURACY CLASS B.  SEE SHEET 2 FOR
PROPERTY LINE INFORMATION.  TOPOGRAPHIC FEATURES DEPICTED HEREON WERE TAKEN FROM NOAA LiDAR DATA WITH FIELD
VERIFICATION AND CONFORM TO TOPOGRAPHIC ACCURACY CLASS T-3.
VERTICAL DATUM IS NAVD88.

2.  ZONING DISTRICT:  RA

3.   PROPOSED IMPROVEMENTS ARE CONCEPTUAL LOCATIONS TO SHOW LOT SUITABILITY ONLY.

4.   SOLAR ACCESS WAS CONSIDERED IN THE DESIGN OF THIS SUBDIVISION.

5.   THE INLAND WETLANDS AND WATERCOURSES WERE FIELD DELINEATED IN NOVEMBER 2019 BY JOSEPH R. THEROUX, CPSS.

6.   MAXIMUM DRIVEWAY GRADE PERMITTED IS 12%.  GRADES OF 10% OR GREATER ARE TO BE PAVED.

7.  SEE SHEET 4 FOR EROSION & SEDIMENT CONTROL PLAN.

8.  THERE ARE NO APPARENT EXISTING OR PROPOSED WELLS WITHIN 75 FEET OF THE PROPOSED SEPTIC AREAS DEPICTED.
THERE ARE NO APPARENT SEPTIC AREAS WITHIN 75 FEET OF THE PROPOSED WELL LOCATIONS DEPICTED.

9.   IF UNDERGROUND UTILITIES ARE INSTALLED, NO TRENCH SHALL BE LOCATED WITHIN 25' OF A SEPTIC SYSTEM OR WELL.

LEGEND

CLEARING LIMIT

PROPOSED CONTOUR

EXISTING CONTOUR232

232

TEST PIT

STONE WALL

EROSION CONTROL BARRIER

TO THE BEST OF MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
CORRECT AS NOTED HEREON.

PAUL A. TERWILLIGER, L.S. NO. 70155                                                          DATE

NO CERTIFICATION IS EXPRESSED OR IMPLIED UNLESS THIS MAP BEARS THE
EMBOSSED SEAL OF THE LAND SURVEYOR WHOSE SIGNATURE APPEARS HEREON.

PER SECTION 8-26 OF THE CONNECTICUT GENERAL STATUTES,
AMENDED, APPROVAL AUTOMATICALLY EXPIRES                      IF ALL

PHYSICAL IMPROVEMENTS REQUIRED BY THIS PLAN ARE NOT
COMPLETED BY THAT DATE

APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION

CHAIRMAN                                                                         DATE

APPROVED BY THE BROOKLYN INLAND WETLANDS
AND WATERCOURSES COMMISSION.

CHAIRMAN                           DATE

LOT 3
4 BEDROOM HOUSE
PERCOLATION RATE: 10.1-20 MIN./INCH
EFFECTIVE LEACHING AREA REQUIRED = 787.5 SF
DEPTH TO RESTRICTIVE LAYER = 23"
SLOPE = >15%
H.F=24, F.F=1.75, P.F.=1.25  MLSS REQUIRED = 52.5 LF
USE 12" DEEP x 48" WIDE CONCRETE LEACHING GALLERIES
EFFECTIVE LEACHING AREA OF TRENCH = 5.9 SF/LF
LENGTH OF TRENCH REQUIRED = (787.5 SF)/(5.9 SF/LF) = 133.5 LF
USE TWO ROWS OF 12" CONC. GALLERIES 12' O/C
SYSTEM SPREAD PROVIDED = 72'
LEACHING AREA PROVIDED = 802.4 SF

LOT 2
4 BEDROOM HOUSE
PERCOLATION RATE: 10.1-20 MIN./INCH
EFFECTIVE LEACHING AREA REQUIRED = 787.5 SF
DEPTH TO RESTRICTIVE LAYER = 24"
SLOPE = 10.1-15%
H.F=26, F.F=1.75, P.F.=1.25  MLSS REQUIRED = 56.875 LF
USE STANDARD 12" DEEP x 48" WIDE LEACHING TRENCHES
EFFECTIVE LEACHING AREA OF TRENCH = 3.0 SF/LF
LENGTH OF TRENCH REQUIRED = (787.5 SF)/(3.0 SF/LF) = 262.5 LF
USE THREE 88' TRENCHES 8' O/C
SYSTEM SPREAD PROVIDED = 88'
LEACHING AREA PROVIDED = 792 SF

Dayville, Connecticut 06241
P.O. Box 421

114 Westcott Road

Killingly Engineering
Associates

NORMAND THIBEAULT, JR., P.E.  No. 22834       DATE

860 779 7299

SURVEYING    MAPPING    PLOT PLANS

63 SNAKE MEADOW RD
KILLINGLY, CT 06239
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PREPARED FOR

LOT DEVELOPMENT PLAN

GENERAL LOCATION SURVEY

NANCY M. BELL

DAVID P. BELL
AND

SUBDIVISION OF LAND

TEST HOLE 1
0-8"       TOPSOIL
8"-27"    FINE SANDY LOAM
27"-80"  MOD. COMPACT GRAVELLY LOAMY SAND,
             SANDY LOAM w/ COBBLES
WATER AT 54"
MOTTLING AT 48"
NO LEDGE

TEST HOLE 2
0-8"       TOPSOIL
8"-25"    FINE SANDY LOAM
25"-84"  MOD. COMPACT GRAVELLY LOAMY SAND & SANDY
             LOAM w/ COBBLES, SOME STONES
WATER AT 54"
MOTTLING AT 50"
NO LEDGE

PERCOLATION RATE:    11.4 MIN./INCH

TEST HOLE 3
0-9"       TOPSOIL
9"-23"    SANDY LOAM
23"-42"  FINE SANDY LOAM & SANDY LOAM, SOME FINE/MED. SAND
WATER AT 67"
MOTTLING AT 62"
NO LEDGE

TEST HOLE 4
0-9"         TOPSOIL
9"-21"      SANDY LOAM
21"-36"    LOAMY SAND
36"-100"  MOD. COMPACT GRAVELLY LOAMY SAND & SANDY LOAM
                w/ COBBLES, POCKET LOAMY VERY FINE SAND
WATER AT 60"
MOTTLING AT 40"
NO LEDGE

PERCOLATION RATE:    11.4 MIN./INCH

TEST HOLE 5
0-9"       TOPSOIL
9"-24"    SANDY LOAM
24"-30"  GRAY LOAMY FINE SAND
30"-37"  BROWN LOAMY FINE/MED. SAND
37"-96"  MOD. COMPACT GRAVELLY LOAMY FINE SAND &
             FINE SANDY LOAM w/ COBBLES
WATER AT 79"
MOTTLING AT 64"
NO LEDGE

TEST HOLE 6
0-9"         TOPSOIL
9"-18"      FINE SANDY LOAM
18"-36"    FINE SANDY LOAM & SANDY LOAM
36"-89"   MOD. COMPACT GRAVELLY LOAMY SAND & SANDY LOAM
                w/ COBBLES, SOME FLAT ROCK
WATER AT 65"
MOTTLING AT 60"
NO LEDGE

PERCOLATION RATE:    8.9 MIN./INCH TEST HOLE 11
0-12"       TOPSOIL
12"-32"     FINE SANDY LOAM
32"-80"    MOTTLED GRAVELLY SANDY LOAM
80-84"     GROUNDWATER
WATER AT 80"
MOTTLING AT 32"
NO LEDGE

TEST HOLE 12
0-12"       TOPSOIL
12"-31"    FINE SANDY LOAM
31"-76"   MOTTLED GRAVELLY SANDY LOAM
76-80"    GROUNDWATER
WATER AT 76"
MOTTLING AT 31"
NO LEDGE

TEST HOLE 13
0-11"       TOPSOIL
11"-24"    FINE SANDY LOAM
24"-69"    MOTTLED/WET GRAVELLY SANDY LOAM
69"-73"     GROUNDWATER
WATER AT 69"
MOTTLING AT 24"
NO LEDGE

TEST HOLE 14
0-10"       TOPSOIL
10"-26"    FINE SANDY LOAM
26"-59"   MOTTLED SANDY LOAM w/ GRAVEL
59"-70"   GROUNDWATER
WATER AT 59"
MOTTLING AT 26"
NO LEDGE

PERCOLATION RATE:    10 MIN./INCH

TEST HOLE 15
0-9"       TOPSOIL
9"-23"    FINE SANDY LOAM
23"-81"  MOTTLED GRAVELLY LOAMY SAND
NO WATER
MOTTLING AT 23"
NO LEDGE

TEST HOLE 16
0-12"       TOPSOIL
12"-28"    FINE SANDY LOAM
28"-70"   MOTTLED GRAVELLY LOAMY SAND
NO WATER
MOTTLING AT 28"
NO LEDGE

TEST HOLE 17
0-9"       TOPSOIL
9"-28"    FINE SANDY LOAM
28"-70"  MOTTLED FINE SANDY LOAM w/ GRAVEL
70"-78"  GROUNDWATER
WATER AT 70"
MOTTLING AT 28"
NO LEDGE

PERCOLATION RATE:  10 MIN./INCH

NOTE:

ADDITIONAL PERCOLATION TESTS AT DEPTHS ABOVE RESTRICTIVE LAYER TO BE PERFORMED ON LOTS 1 AND 3
AT THE TIME OF LOT DEVELOPMENT.

THE SUBDIVISION REGULATIONS OF THE TOWN OF BROOKLYN ARE
A PART OF THIS PLAN. APPROVAL OF THIS PLAN IS CONTIGENT ON

COMPLETION OF THE REQUIREMENTS OF SAID REGULATIONS,
EXCEPTING ANY VARIANCE OR MODIFICATIONS MADE BY THE

COMMISSION. ANY SUCH VARIANCE OR MODIFICATIONS ARE ON
FILE IN THE OFFICE OF THE COMMISSION.

7/6/2020 - OPEN SPACE
7/29/2020 - LOT LINES/COMMENTS
8/26/2020 - TOWN COMMENTS

AutoCAD SHX Text��
8/26/2020�



LOT 2 DRIVEWAY SIGHTLINE EAST
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LOT 3 DRIVEWAY SIGHTLINE WEST
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4" MINIMUM

WEDGE LOOSE HAY
BETWEEN BALES

EMBED HAYBALE 4"
MIN. INTO SOIL

PLACE HAYBALE AND STAKE
FIRST STAKE AT ANGLE TOWARDS
PREVIOUS LAID BALE.
STAKES ARE 18" MIN. INTO GROUND

(2)-2"x2"x3' STAKES
OR REBAR PER BALE

EXISTING GRADE

EXCAVATE TRENCH 4" AND
PLACE FILL UP-SLOPE OF TRENCHBACKFILL & COMPACT

EXCAVATED FILL
ALONG HAY BALE

FLOW

SECTION

NOT TO SCALE

HAY BALE BARRIER DETAIL

ELEVATION

CONSTRUCTION SEQUENCE:

1.  INSTALL EROSION AND SEDIMENT CONTROL STRUCTURES ALONG THE PROPOSED
   LIMITS OF DISTURBANCE.

2.  PROVIDE ANTI TRACKING PAD AND TEMPORARY POWER TO THE SITE.

3.  REMOVE AND STOCKPILE TOPSOIL AND INSTALL SEDIMENT BARRIER.

4.  EXCAVATE FOUNDATION AND BEGIN HOUSE CONSTRUCTION.

5.  INSTALL SEPTIC SYSTEM AND WELL.

6.  INSTALL DRIVEWAY AND UTILITIES TO THE RESIDENCE.

7.  LOAM, SEED & MULCH DISTURBED AREAS.

8.  REMOVE EROSION AND SEDIMENT CONTROL.

1.  CONNECTICUT GUIDELINES FOR SOIL EROSION AND SEDIMENT CONTROL, MAY 2002.

2.  SOIL SURVEY OF WINDHAM COUNTY CONNECTICUT, U.S.D.A. SOIL CONSERVATION
    SERVICE 1983.

PROPOSED DEVELOPMENT WILL CREATE THREE 2 ACRE BUILDING LOTS.

REFERENCE IS MADE TO:

DEVELOPMENT

TO BASEMENT
GARAGE

NOT TO SCALE

RESIDENTIAL DRIVEWAY DETAIL

9% MAXIMUM

CREST CURVE IN DRIVE

SIDE SLOPE
VARIES

BOTTOM OF SWALE

C SWALEL

BALED HAY
OR STRAW

EXISTING GRADE

BOTTOM OF
DRAINAGE WAY

2"x2"x3' LONG STAKES
OR REBARS EACH BALE

A

B

POINT A SHALL BE
HIGHER THAN POINT B

HAYBALE CHECK DAM

VARIES
SIDE SLOPE

PLAN VIEW

NOT TO SCALE

A

SILT FENCE SECTION
NOT TO SCALE

25' FLARE (ILLUSTRATED) OR
REGULAR 25' RADIUS

GUTTER

8" HIGHER
THAN GUTTER

8" HIGHER
THAN GUTTER

LC OF ROAD

LL

L

GUTTER

8" HIGHER
THAN GUTTER

C OF ROAD

C OF ROAD P OR R.O.W. LINE

10'10'VARIES

12% MAXIMUM

SAG CURVE IN DRIVE
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2
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'

12" MIN.

2"x2"x48" WOOD STAKE

COMPACTED BACKFILL

FLOW

NATIVE SOIL

FILTER FABRIC WITH WOVEN
WIRE FENCE, INDUSTRIAL NETTING,
OR SNOW FENCE FOR SUPPORT

50'

12'

SPECIAL RIPRAP
( 2" STONE CONFORMING
TO D.O.T. FORM 818 )

ANTI-TRACKING PAD
NOT TO SCALE

PUBLIC ROAD

FILTER FABRIC

PER SECTION 8-26 OF THE CONNECTICUT GENERAL STATUTES, AMENDED,
APPROVAL AUTOMATICALLY EXPIRES                      IF ALL PHYSICAL IMPROVEMENTS

REQUIRED BY THIS PLAN ARE NOT COMPLETED BY THAT DATE

APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION

CHAIRMAN                                                                                                        DATE

APPROVED BY THE BROOKLYN INLAND WETLANDS
AND WATERCOURSES COMMISSION.

CHAIRMAN                           DATE

20' (SHARED DRIVE)

10' 10'VARIES

SILT FENCE INSTALLATION AND MAINTENANCE:

1.  DIG A 6" DEEP TRENCH ON THE UPHILL SIDE OF THE BARRIER LOCATION.

2. POSITION THE POSTS ON THE DOWNHILL SIDE OF THE BARRIER AND DRIVE THE POSTS 1.5
FEET INTO THE GROUND.

3. LAY THE BOTTOM 6" OF THE FABRIC IN THE TRENCH TO PREVENT UNDERMINING AND
BACKFILL.

4. INSPECT AND REPAIR BARRIER AFTER HEAVY RAINFALL.

5. INSPECTIONS WILL BE MADE AT LEAST ONCE PER WEEK AND WITHIN 24 HOURS OF THE END
OF A STORM WITH A RAINFALL AMOUNT OF 0.5 INCH OR GREATER TO DETERMINE
MAINTENANCE NEEDS.

6. SEDIMENT DEPOSITS ARE TO BE REMOVED WHEN THEY REACH A HEIGHT OF 1 FOOT
BEHIND THE BARRIER OR HALF THE HEIGHT OF THE BARRIER AND ARE TO BE DEPOSITED IN
AN AREA WHICH IS NOT REGULATED BY THE INLAND WETLANDS COMMISSION.

7. REPLACE OR REPAIR THE FENCE WITHIN 24 HOURS OF OBSERVED FAILURE.  FAILURE OF
THE FENCE HAS OCCURRED WHEN SEDIMENT FAILS TO BE RETAINED BY THE FENCE
BECAUSE:
- THE FENCE HAS BEEN OVERTOPPED, UNDERCUT OR BYPASSED BY RUNOFF WATER,
- THE FENCE HAS BEEN MOVED OUT OF POSITION, OR
- THE GEOTEXTILE HAS DECOMPOSED OR BEEN DAMAGED.

HAY BALE INSTALLATION AND MAINTENANCE:

1. BALES SHALL BE PLACED AS SHOWN ON THE PLANS WITH THE ENDS OF THE BALES
TIGHTLY ABUTTING EACH OTHER.

2. EACH BALE SHALL BE SECURELY ANCHORED WITH AT LEAST 2 STAKES AND GAPS BETWEEN
BALES SHALL BE WEDGED WITH STRAW TO PREVENT WATER FROM PASSING BETWEEN THE
BALES.

3. INSPECT BALES AT LEAST ONCE PER WEEK AND WITHIN 24 HOURS OF THE END OF A
STORM WITH A RAINFALL AMOUNT OF 0.5 INCHES OR GREATER TO DETERMINE MAINTENANCE
NEEDS.

4. REMOVE SEDIMENT BEHIND THE BALES WHEN IT REACHES HALF THE HEIGHT OF THE BALE
AND DEPOSIT IN AN AREA WHICH IS NOT REGULATED BY THE INLAND WETLANDS COMMISSION.

5. REPLACE OR REPAIR THE BARRIER WITHIN 24 HOURS OF OBSERVED FAILURE.  FAILURE OF
THE BARRIER HAS OCCURRED WHEN SEDIMENT FAILS TO BE RETAINED BY THE BARRIER
BECAUSE:
- THE BARRIER HAS BEEN OVERTOPPED, UNDERCUT OR BYPASSED BY RUNOFF WATER,
- THE BARRIER HAS BEEN MOVED OUT OF POSITION, OR
- THE HAY BALES HAVE DETERIORATED OR BEEN DAMAGED.

   THE RECOMMENDED SEEDING DATES ARE: 

   BEFORE SEEDING.  IF TRAFFIC HAS COMPACTED THE SOIL, RETILL COMPACTED AREAS.  APPLY THE 
   7.5 LBS. PER S.F. WORK LIMESTONE INTO THE SOIL TO A DEPTH OF 4 INCHES.  INSPECT SEEDBED
   PER 1000 S.F.  APPLY 10-10-10 FERTILIZER OR EQUIVALENT AT A RATE OF 300 LBS. PER ACRE OR 

 CUT SLOPES. TOPSOIL WILL BE SPREAD AT A MINIMUM COMPACTED DEPTH OF 4 INCHES.  ONCE THE TOPSOIL

   TOPSOIL WILL BE REPLACED ONCE THE EXCAVATION AND FILL PLACEMENT HAS BEEN COMPLETED AND

   FREE FROM WEEDS AND COARSE MATTER SHALL BE USED AT A RATE OF 70-90 LBS. PER 1000 S.F.
   RATE OF 1 LB. PER 1000 S.F. SHALL PROVIDE THE TEMPORARY VEGETATIVE COVER. STRAW 
   LIMESTONE AT A RATE OF 90 LBS. PER 1000 S.F. SHALL BE USED.  RYE GRASS APPLIED AT A
   SEED IS APPLIED. 10-10-10 FERTILIZER AT A RATE OF 7.5 POUNDS PER 1000 S.F.
   OPERATIONS IT SHALL BE LOOSENED TO A DEPTH OF 2 INCHES BEFORE THE FERTILIZER, LIME AND
   OF STOCKPILES. IF THE SOIL HAS BEEN COMPACTED BY CONSTRUCTION
   A TEMPORARY SEEDING OF RYE GRASS WILL BE COMPLETED WITHIN 15 DAYS OF THE FORMATION

PERMANENT VEGETATIVE COVER

TEMPORARY VEGETATIVE COVER

   SEED MIXTURE

KENTUCKY BLUEGRASS
CREEPING RED FESCUE
PERENNIAL RYEGRASS

   FOLLOWING GRASS SEED MIX: 

   DEBRIS, APPLY AGRICULTURAL GROUND LIMESTONE AT THE RATE OF TWO TONS PER ACRE OR 100 LBS. 
   HAS BEEN SPREAD, ALL STONES TWO INCHES OR LARGER IN ANY DIMENSION WILL BE REMOVED AS WELL AS 

   THE SLOPES ARE GRADED TO A SLOPE NO GREATER THAN 2 TO 1.  PROVIDE SLOPE PROTECTION ON ALL 

   AS A TEMPORARY MULCH.  APPLY A JUTE NETTING COVER TO SLOPES OF 3:1 OR GREATER SLOPE.

 COVER PROVIDED IF NECESSARY.

     BY THE TOWN OF BROOKLYN PLANNING AND ZONING COMMISSION, THE CONTRACTOR SHALL

    A HAY BALE SEDIMENT BARRIER IS TO SURROUND EACH STOCKPILE AND A TEMPORARY VEGETATIVE
     STOCKPILED SO THAT SLOPES DO NOT EXCEED 2 TO 1.  THERE SHALL BE NO BURIAL OF  STUMPS.
     ALL STRIPPING IS TO BE CONFINED TO THE IMMEDIATE CONSTRUCTION AREA. TOPSOIL SHALL BE

     & MAINTENANCE" AND "HAY BALE INSTALLATION & MAINTENANCE" SECTIONS OF THIS NARRATIVE.
     CONTROL DEVICES SHALL BE INSTALLED IN ACCORDANCE WITH THE "SILT FENCE INSTALLATION
     CONTRACTOR MAY COMMENCE OPERATIONS PURSUANT TO THE PERMIT. EROSION AND SEDIMENT
     WITH RESPECT TO THE INSTALLATION OF EROSION AND SEDIMENT CONTROL MEASURES, THE
     CONTROL MEASURES HAVE BEEN INSTALLED IN ACCORDANCE WITH THIS NARRATIVE. UPON APPROVAL

GENERAL DEVELOPMENT PLAN

     ENFORCEMENT OFFICER OR WETLANDS AGENT TO ENSURE THAT ALL EROSION AND SEDIMENT 
     THE CONTRACTOR SHALL OBTAIN A SITE INSPECTION FROM THE TOWN OF BROOKLYN ZONING 

     INSTALL ALL EROSION AND SEDIMENT CONTROL DEVICES. 

     PRIOR TO THE COMMENCEMENT OF OPERATIONS IN ACCORDANCE WITH ANY PERMIT ISSUED

     COVER CAN BE APPLIED.  

     DUST CONTROL WILL BE ACCOMPLISHED BY SPRAYING WITH WATER.

     THE CONTRACTOR.  
     ENFORCEMENT OFFICER, EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED BY
     ONCE STABILIZATION HAS BEEN COMPLETED AND APPROVED BY THE TOWN OF BROOKLYN ZONING 

     IMMEDIATELY REPAIRED, RESEEDED AND RE-ESTABLISHED.
     RESPECT TO THE SITE, ANY EROSION WHICH OCCURS WITHIN DISTURBED AREAS SHALL BE 
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File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the market value of the subject property, as vacant.
The property r ights appraised are the fee simple interest in the site.

In my opinion, the market value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
f inal  opinion of  value, descr ipt ive photographs, l imi t ing condi t ions and appropr iate cert i f icat ions.

20-Prince Hill

Appraisal Report

Platt Associates

Practicing Affiliate of the Appraisal Institute

Certified General Appraiser RCG.0000981

Robert F. Monahan

Respectively submitted,

Forty-Eight Thousand  Dollars

$48,000

September 21, 2020

Brooklyn, CT  06234-1521

Prince Hill Road

20-Prince Hill

63 Snake Meadow Road, Killingly, CT

PC Survey Associates

September 23, 2020

195 Providence Street, P.O. Box 598, Putnam, CT  06260  (860)923-1151  Fax (860)923-1184 Email - 195providence@gmail.com



File No.LAND APPRAISAL REPORT
Property Address Census Tract

City County State Zip Code

Legal Description

Owner/Occupant Map Reference

Sale Price $ Date of Sale

Loan charges/concessions to be paid by seller $

R.E. Taxes $ Tax Year HOA $/Mo.

Lender/Client

LENDER DISCRETIONARY USE

Sale Price $

Date

Mortgage Amount $

Mortgage Type

Discount Points and Other Concessions

Paid by Seller $

Source

Property Rights Appraised

Fee Simple

Leashold

Condominium (HUD/VA)

PUD

S
U

B
J

E
C

T

LOCATION Urban Suburban Rural

BUILT UP Over 75% 25-75% Under 25%

GROWTH RATE Rapid Stable Slow

PROPERTY VALUES Increasing Stable Declining

DEMAND/SUPPLY Shortage In Balance Over Supply

MARKETING TIME Under 3 Mos. 3-6 Mos. Over 6 Mos.

PRESENT LAND USE %

Single Family

2-4 Family

Multi-Family

Commercial

Industrial

Vacant

LAND USE CHANGE

Not Likely

Likely

In process

To:

PREDOMINANT

OCCUPANCY

Owner

Tenant

Vacant (0-5%)

Vacant (over 5%)

SINGLE FAMILY HOUSING

PRICE AGE

$(000) (yrs)

Low

High

Predominant

-

NEIGHBORHOOD ANALYSIS Good Avg. Fair Poor

Employment Stability

Convenience to Employment

Convenience to Shopping

Convenience to Schools

Adequacy of Public Transportation

Recreation Facilities

Adequacy of Facilities

Property Compatibility

Protection from Detrimental Cond.

Police & Fire Protection

General Appearance of Properties

Appeal to Market

Note: Race or the racial composition of the neighborhood are not considered reliable appraisal factors. COMMENTS:

N
E

IG
H

B
O

R
H

O
O

D

Dimensions

Site Area Corner Lot

Zoning Classification Zoning Compliance

HIGHEST & BEST USE: Present Use Other Use

UTILITIES Public Other

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

SITE IMPROVEMENTS Type Public Private

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Landscaping

Driveway

Apparent Easements

FEMA Flood Hazard Yes* No

FEMA* Map/Zone

Comments (Apparent adverse easements, encroachments, special assessments, slide areas, etc.):

S
IT

E

T h e  u n d e r s i g n e d  h a s  r e c i t e d  t h r e e  r e c e n t  s a l e s  o f  p r o p e r t i e s  m o s t  s i m i l i a r  a n d  p r o x i m a t e  t o  s u b j e c t  a n d  h a s  c o n s i d e r e d  t h e s e  i n  t h e  m a r k e t  a n a l y s i s .   T h e  d e s c r i p t i o n  i n c l u d e s  a  d o l l a r
a d j u s t m e n t ,  r e f l e c t i n g  m a r k e t  r e a c t i o n  t o  t h o s e  i t e m s  o f  s i g n i f i c a n t  v a r i a t i o n  b e t w e e n  t h e  s u b j e c t  a n d  c o m p a r a b l e  p r o p e r t i e s .   I f  a  s i g n i f i c a n t  i t e m  i n  t h e  c o m p a r a b l e  p r o p e r t y  i s  s u p e r i o r

t o ,  o r  m o r e  f a v o r a b l e  t h a n ,  t h e  s u b j e c t  p r o p e r t y ,  a  m i n u s  ( - )  a d j u s t m e n t  i s  m a d e ,  t h u s  r e d u c i n g  t h e  i n d i c a t e d  v a l u e  o f  s u b j e c t ;  i f  a  s i g n i f i c a n t  i t e m  i n  t h e  c o m p a r a b l e  i s  i n f e r i o r  t o ,
o r  l e s s  f a v o r a b l e  t h a n ,  t h e  s u b j e c t  p r o p e r t y ,  a  p l u s  ( + )  a d j u s t m e n t  i s  m a d e ,  t h u s  i n c r e a s i n g  t h e  i n d i c a t e d  v a l u e  o f  t h e  s u b j e c t .

ITEM

Address

Proximity to Subject

Sales Price

Price/

Data Source

VALUE ADJUSTMENTS

Sales or Financing

Concessions

Date of Sale/Time

Location

Site/View

Net Adj. (total)

Indicated Value

of Subject

SUBJECT

$

$

DESCRIPTION

COMPARABLE NO. 1

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 2

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 3

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

Comments of Sales Comparison:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
N

A
L

Y
S

IS

Comments and Conditions of Appraisal:

Final Reconciliation:

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF to be $

I (We) certify:  that to the best of my (our) knowledge and belief, the facts and data used herein are true and correct; that I (we) personally inspected the subject property

and inspected all comparable sales cited in this report; and that I (we) have no undisclosed interest, present or prospective therein.

Appraiser(s) Review Appraiser Did Did Not
(if applicable) Inspect Property

R
E

C
O

N
C

IL
IA

T
IO

N

Proprietary Land Form 04/88 Produced using ACI software, 800.234.8727 www.aciweb.com

20-Prince Hill

Appraisal Report

X

63 Snake Meadow Road, Killingly, CT

PC Survey Associates

2019TBD

0.00

NANA

David and Nancy Bell

See Attached Addendum

06234-1521CTWindhamBrooklyn

9051Prince Hill Road

The subject property is located in the 

eastern half of the town just south of Route 6, just east of the junction of Routes 169 and Route 6 and just west of Brooklyn's commercial 

center.  The neighborhood is predominately residential with residents having good access to local shopping and to interstate 395.

X

X

X

X

X

X

X

X

X

X

X

X

30

100+

1

225

500

75

X

X

X

39%

1%

20%

5%

10%

25%

X

X

X

X

X

X

The subject land is described in the addendum.  See 

Addendum

090164 0006 A/C

X

None noted

None

Raw Land

Average

Appears Adequate

Irregular

Adequate

Sloping

None

None

None

None

XAsphalt

None

Septic Necessary

Well Necessary

None

AvailableX

Residential DevelopmentVacant

LegalRural Agricultural

No6+/-acres

895.64+/- feet x Irregular See Addendum

Above AverageSubdivision Pot

WoodedGround Cover

SlopingTopography

AverageWetland

6+/-ac/Average

Average

9/22/2020

TnRec/Survey

Acre

NA

Brooklyn, CT

Prince Hill Road

7,92810.0

10.0

721X

Above Average

Wooded

Sloping

+721Above Average

4.44+/-ac/Average

Average

12/13/2019

None Noted

Cash

Tn Records/MLS/Mappings

7,207

32,000

3.54 miles SW

Brooklyn, CT

Tripp Hollow Road

8,056-30.0

30.0

3,452X

0Avg w Garage

-2,877Open

-575Gentle Slope

Average

5.04+/-ac/Average

Average

2/21/2019

None Noted

Construction Mort

Tn Records/MLS/Mappings

11,508

58,000

1.07 miles SW

Brooklyn, CT

49 Pomfret Road

7,57635.0

35.0

1,964X

+1,403Average

Wooded

Sloping

Average

+5619.80+/-ac/Resid

Average

1/10/2020

None Noted

No Mort Noted

Tn Records/MLS/Mappings

5,612

55,000

1.79 miles NW

Brooklyn, CT

Costello Road

The above sales are considered to be the most comparable sales available.  All the sales are located in 

Brooklyn and closed in a stable market between February of 2019 and January of this year.   See Addendum

Robert F. Monahan

48,000September 21, 2020

The Sales Comparison Approach is considered the best indicator of value as the subject property is vacant land.  The 

Cost and Income Approaches are not applicable.

See Attached Addendum

Platt Associates



ADDENDUM

Borrower: NA File No.: 20-Prince Hill

Property Address: Prince Hill Road Case No.:

City: Brooklyn State: CT Zip: 06234-1521

Lender: PC Survey Associates

Addendum Page 1 of 3

Legal Description

The function of this Appraisal Report is to estimate the Market Value of a property owned by Nancy and David Bell
located on Prince Hill Road, identified as Map 34 Lot 52.  The subject property consists of 6+/-acres in the process of being
split from a larger 8+/-acre parcel.  This appraisal will assist the client with the proposed subdivision of the land.   

There is no formal deed description of the proposed 6+/-acre lot at this time.  The client is PC Survey Associates.  
The intended users are the client and their appointees.   

This Appraisal Report has been completed in accordance with the requirements of the Uniform Standards of
Professional Appraisal Practice.
Site Comments

Map: 34/52 (Portion of)

Size: 6+/-acres

Road Frt: 895.64+/- feet on the south and east side of Prince Hill Road

Shape: Irregular

Topography: Slope down to the northeast, about 60 foot drop in elevation.  The land is mostly wooded

Soil Make up: The majority of the land is made up of Canton and Charlton soils which are sandy well draining soils.  There is  
a small area of wetland near the northeast boundary.   

Utilities: No municipal water or sewer lines in this area.  Onsite well and septic systems are required for development.

Easements:   None Noted  

Remarks:  The subject property is situated in RA Residential Zone, which requires 2.07 acres of land with 150 feet of road
frontage.  Based on the land characteristics and zoning requirements the subject parcel has subdivision potential.   

Comments on Sales Comparison
The sales are adjusted on a peer acre basis.  Sale #3 is adjusted upward for size (+10%) as it is much larger

than the subject.  This adjustment is based on sales data that indicates a larger parcel will typically have a lower per unit
value and vice versa.  Sales #1 and #2 are much more similar in size with no adjustment warranted.   

Sale #1 is adjusted upward (+10%) as the rear of this lot is encumbered by wetland.  The lot has 581 feet of
road frontage with subdivision potential.   

Sale #2 includes the lot which is most similar in size.  This lot was improved with an oversized 2-car garage.  
There was a single family house on the site that burned down in 2014 and demolished in 2015.  The land is less sloping.   

Sale #3 is located on Costello Road in Brooklyn and includes 374+/- feet of road frontage with inferior
subdivision potential.  This property was purchased by an abutter after being on the market for several months.  The original
listing price was $64,900.  

After all the necessary adjustments the adjusted sales indicate a potential market value of $7,576 to $8,056
per acre.  Based on the data a market value of $8,000/acre is estimated for the subject.   

Then: 6 acres x $8,000/ac = $48,000

Exposure time is the estimated length of time prior to the effective date of the appraisal the property being
appraised would have had to be exposed to the open market in order to contract a buyer at market value.  To the appraiser's
knowledge the subject is not currently offered for sale nor has it been on the market in recent months.  If offered for sale at
the appraised market value an exposure time of 3-12 months is estimated.   

Condition of Appraisal Comments
Extraordinary assumptions made are that there are no known legal, structural, environmental or economic

concerns affecting the subject property as of the date of appraisal.  If these assumptions were found to be false, it could alter
the appraiser’s opinion of value.   

The final estimate of value is made based on the hypothetical condition that the subject land is divided as
described.   

Extra Comments
Scope of Work:

As part of the complete appraisal process the following steps were taken:

1.)  I physically inspected the land from the roadside on September 22, 2020.  All available mappings of the proposed lot
were reviewed.  .

2.)  Comparable sales, sales listings, rental data, etc.. was accumulated from in house records, public records from  
the Town of Brooklyn and surrounding towns and in conversations with other real estate professionals, local builders and
town officials.
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Addendum Page 2 of 3

3.)  The three approaches to value i.e. Cost, Income and Sales Comparison, were then considered and those   
deemed applicable were executed.  A final opinion of value was then provided.

4.)  The report was prepared then submitted in accordance with the guidelines of the Uniform Standards of Professional
Appraisal Practice.   
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CERTIFICATION OF THE APPRAISER

I     I have personally inspected the subject property.  I have no present or contemplated future interest in the subject
property or to the parties involved.

2.   I have no personal interests or bias with respect to the subject matter of this appraisal report or to the parties involved.

3.   To the best of this appraiser’s knowledge, the statements of fact contained in this appraisal report upon which the
analyses, opinions and conclusions expressed herein are based, are true and correct.

4.   The compensation obtained for this project is not contingent upon the property analysis, opinions, or conclusions
enclosed in this report.

5.    This appraisal was not based on or requires a minimum or specified valuation, or occurrence of any subsequence event.
 

6.   The reported analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with
the requirements of the Appraisal Institute’s Code of Professional Ethics and Standards of Professional Appraisal Practice,
which include the Uniform Standards of Professional Appraisal Practice.

7.   In addition to the statements required by USPAP, that the assignment was completed in accordance with the Standards
of Professional Practice of the Appraisal Institute.  The use of this report is subject to the requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

8.  The appraiser has completed all continuing educational requirements of the State of Connecticut as well as the
continuing education requirements of the Appraisal Institute.    



File No.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market

under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not

affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised,

and each acting in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment

is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal

consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the

sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions.  No adjustments are necessary for

those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable since the

seller pays these costs in virtually all sales transactions.  Special or creative financing adjustments can be made to the comparable property

by comparisons to financing terms offered by a third party institutional lender that is not already involved in the property or transaction.  Any

adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but the dollar amount of any

adjustment should approximate the market's reaction to the financing or concessions based on the Appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the

following conditions:

1.  The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it.  The

appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is appraised

on the basis of it being under responsible ownership.

2.  The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is

included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3.  The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data

sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.  Because the

appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.

4.  The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific

arrangements to do so have been made beforehand.

5.  The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their

contributory value.  These separate valuations of the land and improvements must not be used in conjunction with any other appraisal and

are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous

wastes, toxic substances, etc. ) observed during the inspection of the subject property or that he or she became aware of during the normal

research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden

or unapparent condit ions of the property or adverse environmental condit ions (including the presence of hazardous wastes, toxic

substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no

guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not be responsible for any such

conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.  Because the

appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment

of the property.

7.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she

considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such

items that were furnished by other parties.

8.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional

Appraisal Practice.

9.  The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion,

repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the

appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to

any professional appraisal organizations or the firm with which the appraiser is associated ) to anyone other than the borrower; the

mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally

approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;

except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s)

without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Vacant Land Page 1 of 2

20-Prince Hill
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APPRAISERS CERTIFICATION: The Appraiser certifies and agrees that:

1.  I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate

to the subject property for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the
market reaction to those items of significant variation.  If a significant item in a comparable property is superior to , or more favorable than,

the subject property, I have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a
comparable property is inferior to, or less favorable than the subject property, I have made a positive adjustment to increase the adjusted

sales price of the comparable.

2.  I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report.  I have not knowingly withheld any significant information from the appraisal report and I believe, to the best of my

knowledge, that all statements and information in the appraisal report are true and correct.

3.  I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the contingent and Limiting Conditions specified in this form.

4.  I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal

interest or bias with respect to the participants in the transaction.  I did not base, either partially or completely, my analysis and/or the
estimate of market value in the appraisal report  on the race, color, religion, sex, handicap, familial status, or national origin of either the

prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the vicinity of the
subject property.

5.  I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my

compensation for performing this appraisal is contingent on the appraised value of the property.

6.  I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my

compensation and/or employment for performing the appraisal.  I did not base the appraisal report on a requested minimum valuation, a
specific valuation, or the need to approve a specific mortgage loan.

7.  I  performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and

promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply.  I acknowledge that an estimate of a reasonable

time for exposure in the open market is a condition in the definition of market value and the estimate I developed is consistent with the
marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the reconciliation section.

8 .   I  h a v e  p e r s o n a l l y  i n s p e c t e d  t h e  s u b j e c t  p r o p e r t y  a n d  t h e  e x t e r i o r  o f  a l l  p r o p e r t i e s  l i s t e d  a s  c o m p a r a b l e s

in the appraisal report.  I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the
subject site, or on any site within the immediate vicinity of the subject property of which I am aware and have made adjustments for these

adverse conditions in my analysis of the property value to the extent that I had market evidence to support them.  I have also commented
about the effect of the adverse conditions on the marketability of the subject property.

9.  I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report.  If I relied on

significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, I have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of this appraisal

report.  I certify that any individual so named is qualified to perform the tasks.  I have not authorized anyone to make a change to any item in
the report; therefore, if an unauthorized change is made to the appraisal report, I will take no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a  supervisory  appraiser  signed the appraisal report, he or she certifies
and agrees that: I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the

statements and conclusions of the appraiser, agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: Signature:
Name: Name:

Date Signed: Date Signed:
State Certification #: State Certification #:

or State License #: or State License #:
State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:
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Invoice # :
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State Sales Tax @ $
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