TOWN OF BROOKLYN
PLANNING AND ZONING COMMISSION
Regular Meeting Agenda
Tuesday, February 21, 2023 6:30 p.m.

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

MEETING LOCATION:
Brooklyn Middle School Auditorium, 119 Gorman Road, Brooklyn, CT

Click link below:

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

or

https://us06web.zoom.us/|/84765564828 | Enter meeting I1D: 847 6556 4828

Dial: 1-646-558-8656
Enter meeting number: 847 6556 4828, then press #, Press # again to enter meeting

.
1.
1.
V.
V.
VI.

VILI.

VIII.
IX.

Call to Order
Roll Call
Seating of Alternates
Adoption of Minutes: Meeting February 1, 2023
Public Commentary
Unfinished Business:
a. Reading of Legal Notices:
b. Continued Public Hearings: None this evening.
c. New Public Hearings:
1. SD 22-004: One lot Resubdivision including 2 acres on Allen Hill
Road/Wauregan Road (Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike.
2. SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road,
Applicants: Nicole and Greg Fisher.
d. Other Unfinished Business:
1. SD 22-004: One lot Resubdivision including 2 acres on Allen Hill
Road/Wauregan Road (Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike.
2. SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road,
Applicants: Nicole and Greg Fisher.
3. SP 22-008: Special Permit Application for Multi-Family Development (50
Condominium units) on south side of Louise Berry Drive (Assessor’s Map 33,
Lot 19), 13.5 acres, R-30 Zone, Applicant: Shane Pollack and Erin Mancuso.
*Public Hearing continued to 3/1/2023*
4. ZRC 23-001: Multiple revisions concerning exceptions to the setbacks including
Secs. 2.B,3.A5.2,3.B5.2,3.C52,4.B.4.2.,,4.C4.2., and 8.A.4. *Public
Hearing 3/1/2023*
5. ZRC 22-009: Multiple revisions to Section 4.F Mill Mixed Use Development
Zone, Applicant: DMP Palmer Associates. *Public Hearing 3/21/2023*
New Business:
a. Applications:
1. ZRC 23-002: Addition to the Zoning Regulations re: Site Plan application
submission requirements, Sec. 9.C.3.6.
b. Other New Business:
1. Pre-application review with Norm Thibeault, P.E. re: residential development on
South Street.
2. Correspondence with ZEO Margaret Washburn re: Brooklyn Sand & Gravel.
3. Discussion with Town Planner Jana Roberson re: Tattoo Parlor.
Reports of Officers and Committees
Public Commentary
Adjourn

Michelle Sigfridson, Chairman
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TOWN OF BROOKLYN
PLANNING AND ZONING COMMISSION
Regular Meeting
Wednesday, February 1, 2023 6:30 p.m.

MEETING LOCATION:
Brooklyn Middle School Auditorium, 119 Gorman Road, Brooklyn, CT

Click link below: Go to https://www.zoom.us/join

https://us06web.zoom.us/|/87925438541

Enter meeting ID: 879 2543 8541

Dial: 1-646-558-8656
Enter meeting number: 879 2543 8541, then press #, Press # again to enter meeting

V.

MINUTES
Call to Order — Michelle Sigfridson, Chair, called the meeting to order at 6:33 p.m.
Roll Call — M. Sigfridson, Carlene Kelleher, Allen Fitzgerald, Lisa Herring, S. Pember, J. Haefele; Gil
Maiato; Sara Deshaies (all were present in person).

Brian Simmons was absent with notice. Karl Avanecean was absent.

Staff Present: Jana Roberson, Town Planner and Director of Community Development; Austin
Tanner, First Selectman (both present in person).

Also Present in Person: Norm Thibeault, P.E., Killingly Engineering Associates; Scott Hesketh, P.E.,
F. A. Hesketh & Associates; Patricia Buell, Brooklyn Schools Superintendent; John Serrell/Kencyn
Corporation; J.S. Perreault, Recording Secretary.

There were nine additional people present in the audience.

Present via Zoom: Attorney Nicholas Mancuso; Aoife Heaslip; Stephanie Hynes; Bob.

Seating of Alternates — No Alternates seated.

Adoption of Minutes: Meeting January 17, 2023

Motion was made by C. Kelleher to approve the Minutes of the Regular Meeting of January 17, 2023, as
presented.

Second by J. Haefele. No discussion.

Motion carried unanimously by voice vote (8-0-0).

V.

VI.

Public Commentary

Debra Karinski introduced herself and informed the Commission that she intends to purchase a
property on Canterbury Road where she would like to have a distillery (similar to one in Putnam) in
the carriage house in the back.

M. Sigfridson commented that it is a beautiful building which she feels is underused.

Unfinished Business:
a. Reading of Legal Notices: J. Roberson read aloud the Legal Notice for SP 22-008 which was
published in the Turnpike Buyer on January 18, 2023 and January 25, 2023.

b. Continued Public Hearings: None.

c. New Public Hearings:
1. 'SP 22-008: Special Permit Application for Multi-Family Development (50 Condominium
units) on south side of Louise Berry Drive (Assessor’s Map 33, Lot 19), 13.5 acres, R-30
Zone, Applicant: Shane Pollack and Erin Mancuso.

Norm Thibeault, P.E., Killingly Engineering Associates, represented the Applicants and
gave an overview of the proposal (plans were displayed as discussed):
e Mr. Thibeault explained that there were 51 units proposed in the previous
application, which had been withdrawn, and they are now proposing 50 units.
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One of the accessible units has been eliminated due to the layout of this type of
unit and it is too tight for the amenities to work correctly with the rest of the
floor plan.

Proposing access from Louise Berry Drive.

Proposing an approximately 1,000” long roadway which will terminate in a cul-

de-sac on the far western end of the property (furthest point down-gradient of

the property).

Clusters of three-to-seven units per building.

Regarding the requirement that facades not be contiguous for more than 40 feet,

the buildings are offset in jogs to give more character.

Reference was made to Section 6.E — Special Permit Criteria:

Minimum of 5 acres required, they have 13.5 acres;

Density requirement for properties having access to water and sewer — A

maximum of 117 units that would be allowed on this property, they are

proposing 50 units taking into account spacing between the buildings, access
and parking. The hope is to make the flow of the development more conforming
and more attractive to potential buyers of the units.

These will be for-sale units and will be operated by a Homeowners” Association.

The road will also be privately owned and maintained by the Homeowners’

Association. The Town will not be expected to maintain it, plow it or clean the

stormwater system.

Reference was made to Section 6.E.2.3 - They exceed the square-footage

requirements for the units.

They are not proposing any living below grade or second story.

They adhere to the minimum 40-feet spacing between buildings.

Reference was made to Section 6.E.3.13 — Buildings should harmonize with the

landscape and each other — They are utilizing the terrain and stepping the

buildings up and down depending on the terrain to try to get them to fit into the
terrain and they to try to minimize the amount of grading required to construct
these units.

Regarding suitably lit parking and walkways — He stated that he received a

comment from Ms. Roberson yesterday and he will need to take a closer look at

this to be sure that they meet this requirement.

Mr. Thibeault stated that all driveways are to be paved.

Mr. Thibeault stated that the streets do meet Section 10 of the Criteria of the

Subdivision Regulations and Public Improvements Specifications.

- They are proposing sidewalks as they are within 1,500 feet of a school.

- Regarding storm drainage design criteria within the Public Improvements
Specifications, he said that the storm drainage system and computations
have been extensively reviewed by Syl Pauley (Town Engineer). Mr.
Thibeault said that it was also reviewed for the previous application by
Steve Trinkas who had been hired as a third-party consultant.

Mr. Thibeault explained that the stormwater layout, the stormwater
detention system and the stormwater treatment were all designed with input
from both Mr. Pauley and Mr. Trinkas. Mr. Pauley’s latest comments
(Dated January 25, 2023), received yesterday by Mr. Thibeault, states that
he has no further comments on the drainage system.

Mr. Thibeault stated that the system is built in conformance with the State
of CT DEEP for quality guidelines and they will exceed it. He explained
that, to alleviate the single-point discharge, they incorporated a second
stormwater basin into the design so that they can split the discharge. He also
explained about an 8-foot-wide wet swale to alleviate excessive velocities
in run-off.

They have received approval from IWWC (late 2022). Mr. Thibeault explained

that they had an existing approval from the previous application (good for five

years), but with the changes incorporated, they went back to the IWWC and
received approval.



e Regarding parking spaces, 100 spaces would be required, but they are proposing
two spaces per unit for the 48 non-accessible units and three spaces per
accessible unit. They are also providing 36 additional parking spaces spread out
in clusters along the roadway and along some of the side driveways. Total of
140 parking spaces (conservatively).

e  Mr. Thibeault explained that the units located on the northern side of the
proposed roadway have a very deep garage unit, but it they do not have quite 40
feet (with the width of the foundation and garage doors) as required. He said that
people with smaller cars could utilize those for additional parking. He said that
if we are a little more lenient with our counts, we could get some more
additional parking within the buildings.

e Recreation Area — They are showing a 40’ x 60’ playscape area as well. A Total
recreation area of 28,000 square feet. Mr. Thibeault stated that they will provide
more detail as requested by Ms. Roberson.

e Building Heights — Mr. Thibeault explained that, depending on how we look at
these, either way we choose to measure it, we do meet the maximum height
criteria as defined by the Regulations.

e Landscaping — Mr. Thibeault indicated the units on the north side of the road
and stated that they are proposing to plant evergreen buffers between the
roadway and the backs of the buildings to screen the deck/patio areas.

Mr. Thibeault explained that, prior to the Applicant purchasing the property, it
had been logged extensively and a lot of the un-usable portion of what was cut,
was left in place making it difficult to maneuver through the property at this
point. There is also a lot of invasive vegetation.

This has been discussed with Joseph Theroux, a Certified Soil Scientist and
Certified Forest Practitioner, who provided a letter for the Record (dated May
10, 2022) in which he suggests cleaning up the ground and planting 250 18-24-
inch tall, white pine seedlings per acre. Within 8-10 years this would a provide a
nice vegetated buffer on the southern side of the property.

They will also be planting additional buffer landscaping along the northern side
of the property where the school is located.

They also will be planting some buffer landscaping to the east where the
accessible units are located.

e Regarding concerns about traffic, Mr. Thibeault explained that in addition to
traffic counts that had been taken for the previous application, Scott Hesketh,
P.E., did some additional counts last week.

Scott Hesketh, P.E., F.A. Hesketh & Associates, explained that his office had, originally,
prepared a Traffic Impact Report dated July 13, 2021. This Report had been reviewed by
Kermit Hua who provided comments to the Commission. Mr. Hesketh stated that his
office was in the process of preparing a response to Mr. Hua’s comments, but the
application was withdrawn and a new Application was subsequently submitted.

Mr. Hesketh explained that the current November 30, 2022 Report is, basically, the same
as the July 13, 2021 Report, but has been updated to reflect some new count information
in an attempt to answer review comments from Mr. Hua.

Ms. Roberson clarified, for the Record, that the information in the Commission
Members’ packets does not reflect data recently collected since the November 30, 2022
Report was submitted.

Mr. Hesketh reviewed and explained his Report (dated November 30, 2022):

e His office visited the site to review the current roadway conditions including
both the Elementary School and the Middle School. In response to Mr. Hua’s
comment that the counts be updated, they collected data on September 21, 2021,
which is the analysis that the November 30, 2022 Report is based on. They used
Land Use Code 2020 which is multi-family housing, low-rise type, as was
recommended by Mr. Hua.
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Mr. Hesketh referred to Table 3R-1 of his Supplemental Report (dated January

26, 2023). The results indicate the following:

Gorman Road approach operates at Level of Service A during all peak
hours for both background and combined traffic conditions.

- Louise Berry Drive approach operates at Level of Service C during peak
hours for both background and combined traffic conditions with the
exception of the afternoon commuter peak hour which operates at Level of
Service D with average delays of 25.4 seconds per vehicle. He noted, for
the Record, the trip line between Level of Service C and D is 25 seconds.

- Per their observation, a significant amount of the traffic occurs during the
15-minute peak period when students are dropped off in the morning and
picked up in the afternoon. Mr. Hesketh explained about the Peak Hour
Factor.

- For the intersection of Louise Berry and the proposed site driveway, all
approaches were operating at Level of Service A or B during peak hours
under the combined traffic conditions.

- Interms of the proposed site driveway, they are recommending that a stop
sign and stop bar be placed at the approach to Louise Berry Drive and
probably should have 50 linear feet of double yellow line to separate
entering and exiting flows.

- Regarding intersection sight distances, Mr. Hesketh stated that some
clearing of vegetation will be needed to maintain the sight distances.

- Based on projected traffic volumes, the parking spaces located opposite to
the proposed site driveway, used by School Faculty, Mr. Hesketh stated that
there should be minimal conflict between the site-generated traffic and the
traffic into and out of those spaces.

- Mr. Hesketh explained that during their initial count, they had made
observations of drop-off and pick-up procedures, but was informed that the
procedure has recently changed. He stated that the recommendations
currently posted on the School’s website are the same as they were in
September 2021. He said that the traffic volume counts indicated that
people are operating in that particular fashion. However, Mr. Hesketh
explained that, to verify, they did additional counts (for intersection of
Louise Berry Drive and Gorman Road) over the last week and the counts
are very similar during the morning and afternoon School peak hours. He
said that the volumes observed were significantly less during the p.m. peak-
hour commuter times than they had projected in their previous Report. Mr.
Hesketh provided copies of Diagrams, Analysis, and Level of Service
Calculations to the Commission Members for review.

Mr. Hesketh stated that during School peak times, the traffic volumes
observed last week are nearly identical to the traffic volumes they observed
in September 2021, which the Report is based upon. So, they are confident
that the analysis in the Report, at least during the School peak hours, is
consistent and, during the afternoon peak hours, they present even better
Levels of Service than what is presented in the Report.

Mr. Hesketh summarized his Report: Based on their review, background
traffic volumes, projected site-generated traffic volumes, and the calculated
Levels of Service at the intersections reviewed, it is his professional opinion
that the local roadway network can accommodate the increase in traffic
associated with this proposed development without significant impact on
traffic operations, that the site access driveway is properly located with
respect to available intersection sight distances, and is designed to
accommodate the anticipated peak-hour volumes.

Mr. Hesketh provided copies of his Supplemental Report (dated January 23,
2023) to Commission Members.
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Mr. Thibeault reviewed Architectural items:

In response to comments received yesterday regarding stories of a building, he
read aloud from the Regulations and he explained that if more than half of a
level is below grade, it is not considered a story. He explained, and provided
copies of, calculations that he did for Units 8-12 as a sample to show
compliance with Section 6.E.3.9 of the Regulations and he offered to do the
same for each building to be sure that they meet the criteria, which he stated that
he believes they do.

Regarding the question of an experienced professional for preparing the plans,
Mr. Thibeault referred to the Regulations and said that they say “experienced
professional” not “licensed professional architect.” He explained that it is their
interpretation that it is not a licensed, but an experienced professional and the
person that has been preparing the plans has over 30 years of experience in
doing design work and preparing plans and they feel that he has the experience
to, at least, provide plans at this juncture of the permitting process. He said that
the Building Official will determine or require the need for stamped,
architectural plans when it is time to obtain building permits. Mr. Thibeault
requested that the Commission take this into consideration and give guidance on
this issue.

Mr. Thibeault reviewed criteria:

Consistent with the purpose of the Regulations because it is an allowed use by
special permit. They are only at 42 percent of the maximum density allowed
and are showing good judgement in designing the site.

Environmental Protection/Conservation — There are no historic or scenic
features on this site. It has been heavily logged and vegetation is scattered.
There are a lot of invasives which will be eliminated as part of this project and
they will replant with a new over-story of vegetation. Ultimately, the planting
plan will improve the wooded canopy.

The stormwater design that this into account as it has been designed in
accordance with the Connecticut Stormwater Quality Guidelines and has been
reviewed extensively by two other licensed professionals. He feels that they
have a good design that addresses water quality and reduces the maximum rate
of discharge from the site for every storm.

Overall Compatibility — He believes it serves a need of the Community for
market-rate housing where property maintenance is not required (first-time
homebuyers/young workforce/empty nesters).

He feels that it is a suitable location for this use as there is access from a Town
road. The roadway is sufficient to meet the access and egress needs. The on-
site circulation allows for the movement of traffic quite easily. They do not feel
that the development will have a detrimental impact on the School. He stated
that, for the previous application, there was testimony from a School
Department Representative that did not have a huge issue with this. They
wanted a crosswalk from the roadway that led to the School. Mr. Thibeault
stated that they added a small section of sidewalk and a crosswalk in that area
which is shown on the plans.

Regarding appropriate improvements, they do not believe that the buildings
would be obtrusive to the area. Because of the terrain, much of the
development is not going to be visible from the roadway.

Not proposing any excessive lighting.

There will be no excessive noise associated with these residential areas.

They are improving the vegetative screening by re-establishing some forested
land.

Regarding traffic and transportation, Mr. Thibeault stated that Mr. Hesketh’s
presentation addressed the ability of the roads to accommodate any traffic that
may be generated as a result of this development.
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Regarding adequate public utilities, they have approval from the Brooklyn
WPCA and from Connecticut Water. He said that there is capacity in both
systems and plenty of water pressure, so public utilities are sufficient.
Regarding long-term viability, Mr. Thibeault stated that the road and drainage
system would be owned and maintained by the Homeowners’ Association, so it
doesn’t present any kind of a burden on the Town when this development goes
in.

Regarding nuisance avoidance, Mr. Thibeault stated that there would be no
excessive light, odors, erosion or stormwater run-off generated as a result of
this development. He explained that during construction is when we have to be
most conscious of stormwater run-off. The five-phase development plan shows
locations of erosion and sedimentation controls during each phase of the
project. There are temporary sedimentation basins and they have incorporated
mechanisms into the drainage design to keep excessive sediment from flowing
off the site.

Regarding the POCD, Mr. Thibeault explained that this is shown as an area of
moderate critical resource value and he feels that, with the higher density
housing clustered, with the water and sewer, it provides a tight footprint for a
lot of housing rather than 50 individual two-acre lots, which would result in a
lot more land being disturbed. He spoke about property owners creeping to the
perimeter of the property by installing sheds/pools/extend garage and the
footprint gets bigger and bigger.

Mr. Thibeault explained that a criteria of the Housing Section of the POCD
requires an adequate, sustainable mix of housing for all income levels and
encourages new development with a small environmental footprint. He feels
that this development gives an option that really isn’t available in Brooklyn, or
very limited, and it provides a much smaller footprint than building fifty
homes.

It is recommended in the POCD, that the Town review zoning densities for
areas served by public utilities. He said that this is what we have here: we have
public utilities; and we meet the zoning densities as allowed by the
Regulations. Mr. Thibeault stated that he has addressed promoting incentives
for developing housing for young professionals, first-time home buyers, critical
sectors of the workforce and empty nesters.

Mr. Thibeault offered to answer questions.

COMMENTS FROM STAFF:

J. Roberson stated that she had prepared a 3-page Zoning Review Report containing her
comments (dated 1/31/2023) which was provided to Commission Members and had been
made available to the Applicant. She stated that her comments largely agree with what
Mr. Thibeault has presented. Items that she has concern about:

It would be nice to have a tabulation of the square footage of all units,
particularly noting living areas.

She referenced Section 6.E.3.8 of the Multi-Family Development Zoning
Regulations which prohibits livings quarters below the finished grade of the
ground surrounding the structures nor above the second story. She thanked Mr.
Thibeault for his demonstration tonight, but she said that this information
regarding the average finished grade surrounding the buildings, based on the
actual plans, has not been officially provided.

First floor elevations have not been provided. She explained that spot elevations
on the ground in front of the units is not first floor elevations. She asked for the
level of the floor so that it can be verified.

She referenced Section 6.E.3.9 regarding a maximum of 35 feet and a maximum
of two stories. She displayed plans which she said look like three stories. She
clarified, for the Commission, that there is a 4-foot retaining wall that is flush
with the front of the facade that is affecting the average finished grade.

She is not certain that the criteria has been met as information has not been
provided to definitively answer that question.
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Dumpster locations are in the setback. She said that they are subject to the
setback. More detail on the dumpster fencing is needed.

Mr. Thibeault explained that he had received Ms. Roberson’s comments
yesterday and has not had the opportunity to address all of them. He said that it
won’t be a problem to move them.

She asked that it be verified that Units 44 and 32 are 40 feet apart.

No information on colors or specific materials has been received (Section 9.D of
the Special Permit requirements).

No specifications have been provided regarding how building clusters will be
externally identified. Signage may be lit and there is a requirement that there be
signage at every driveway intersection.

Regarding Parking — one interior space and one exterior space for every unit.
ADA units have one interior and two exterior spaces. She noted that the exterior
spaces are in front of the garage door, which blocks it. She used Unit 12 as an
example and suggested that, for safe vehicular movement, some spaces
identified as parking spaces might actually be turn-around spots. She said that
they have tried to provide parking for guests and extra vehicles. She explained
that she feels that the parking requirements have been met and exceeded,
although, she is not sure that all parking spaces should be designated as parking
spaces as they look like turn-arounds.

At this time, Stanley Rhodes, Franklin Drive, who was seated in the audience and was
waiting to speak regarding this Application, indicated that he had to leave.

COMMENTS FROM STAFF RESUMED:

Regarding the Recreational Area, Ms. Roberson stated that it would be 7,500 sq.
ft. based on the number of units. She indicated the 2,400 sg. ft. box on the plan
entitled “Proposed Mulched Playscape Area.”

Mr. Thibeault indicated an area to the north of the playscape area designated as
recreational area (which has access to the walking trail) for a total 28,000 sg. ft.
Ms. Roberson stated that it is hard to envision and said that it would be nice to
have more details. She asked Mr. Thibeault if he is suggesting that providing
access to the trail qualifies the area as recreational open space.

Mr. Thibeault stated that he is and he offered that if they need to look at other
areas as potential recreation alternatives, they could do that.

Ms. Roberson made reference to a deed that documents the public access to the
trail which she had sent to Mr. Thibeault as part of the previous application. She
stated that the plans have not been updated to reflect that there is a deed and a
map for the public access, which she said is correctly depicted. She said that the
deed is referenced on Map Reference #6.

Regarding Road Frontage — It was presented as 243 linear feet with four street
trees. The requirement is one street tree for every 50 feet and Ms. Roberson feels
that there should be another tree.

Ms. Roberson explained that she has concerns regarding buffering, most notably
on the northern property line where the clearing comes within ten feet of the
property line. She explained that there should be at least fifteen feet of buffer
and she suggested that it could be addressed with more white pines. The plan
was not labeled for the area north of Units 38 and 25.

Mr. Thibeault stated that they could buffer it a little better. He suggested they
could look at providing a bigger, heartier, emerald green arborvitae to start with
in that area to provide immediate buffering between those buildings and the
School.

Regarding the issue with the Regulations specifying “Qualified Professional,”
Ms. Roberson explained that she believes that the intention is Professional
Architect and she said that the State has licensing guidelines.

Mr. Thibeault explained that these are not construction drawings, at this point,
and the intent of the drawings, at this point, is to give the Commission a flavor



of what these buildings are going to look like. He acknowledged that he still
needs to provide more information regarding finishes, colors, etc.

Ms. Roberson referred to, and read aloud from, Section 20-288 of the
Connecticut General Statutes. She said that this does seem to be an aesthetic
design and a preliminary study of a plan and she still feels that this is the
practice of architecture which should be engaged in by an architect.

Ms. Roberson explained that a proposal, based on the modified Scope of Work,
to hire supplemental consulting services to review the Traffic Report prepared
by F.A. Hesketh & Associates, as allowed by Ordinance and Zoning
Regulations, had been included in packets to the Commission Members. Ms.
Roberson read aloud the items included in the Scope of Work and explained that
the Commission would need to take action to accept the Consultant’s proposal in
order to proceed with hiring that third-party Consultant because the Applicant
would have to pay the Consultant’s fee. She explained that, for the previous
application, in addition to a Traffic Consultant, the Commission had also hired
third-party Consultants regarding stormwater and landscaping. The proposal is
$155/hour, not to exceed $6,000. She feels this would be more than enough for
Mr. Hua to review the Application.

QUESTIONS/COMMENTS FROM THE COMMISSION:

e A Fitzgerald asked when the final draft of the Traffic Report would be
received.
Mr. Hesketh explained that it is not his intent to do an additional report
as he had already provided updated information and the comparison
indicates that the volumes are the same. He offered that he would do it
again, if the Commission wants him to.

Nicholas Mancuso, Attorney for the Applicant, commented on the following:

e  The Traffic Report originally submitted is, for all intensive purposes,
the same Report in front of the Commission now. He said that the only
differences are that Mr. Hua’s comments and the responses from Mr.
Hesketh are incorporated into the Report. Attorney Mancuso said that
the traffic counts are the same or lower than they were initially. He said
that the Applicant does not believe that it is reasonable to have a Traffic
Review Engineer at this point.

e Regarding the issue of “Qualified Professional,” Attorney Mancuso
said that it is unreasonable and not in-line with precedent, to require an
Architectural Stamp for conceptual plans. He spoke of Mr. Skene’s
experience designing numerous plans in Windham County. He said that
if an Architect were required, it would be in the Regulations, but it is
not. He feels that Mr. Skene is a Qualified Professional and they have
satisfied that requirement. Attorney Mancuso explained that there is a
process in place and, if approved, the Building Official would review
the plans and either approve, disapprove or ask for modifications. He
said that it is not within the Commission’s purview to require an
Architect at this point. He said that if the Commission wants to revise
the Regulations to require it, they can, but, as it stands right now it is a
Qualified Professional and we satisfy that standard. He said that Ms.
Sigfridson, at the last public hearing, acknowledged, to some extent,
that we are not required to have an Architect, it was a Qualified
Professional.

Ms. Roberson referred to, and read aloud from, Section 9.D.3.3
(Submission Requirements) and explained about “Qualified
Professional” as appropriate. There are a list of things and they don’t all
relate to architecture. She explained that it is not unusual or
unprecedented in this Town to get plans from actual Architects or to
hire Architects to review them. She said that questions about the design
would have probably been addressed by an Architect. She said that the
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building plans that have been submitted have not been signed by an
Architect, they don’t specify that they conform to the Building Code,
and, right now, we don’t know if they do or not.

QUESTIONS/COMMENTS FROM THE COMMISSION RESUMED:

J. Haefele stated that it is specifically included in the Regulations and
there is also precedent. He said that this is our requirement and we have
required other people to comply with it. To change the requirement for
this Applicant would be the exception, rather than following precedent.
L. Herring asked for clarification regarding traffic counts.

Mr. Hesketh referred to Figure 2R-2, which was included as part of the
information he provided this evening. He explained that this sheet
contains the traffic volumes taken in September 2021 and January
2023. He said that the counts conducted in January 2023 confirm that
the counts conducted in September 2021 are accurate counts. He
explained that although they had not done turning counts during
afternoon peak hours in September 2021, based on the Institute of
Transportation Engineers, they projected a total of 52 left turns
(recently counted 11) and they projected 28 right turns (recently
counted 13). So, those volumes were significantly lower during the
commuter peak hour than their Report is based upon. Therefore, he
explained that he does not see a need to update the Report. He said that
the Capacity Analysis, based upon those numbers, is also included in
the information he provided this evening. He said they have done the
analysis and the analysis indicates that the Levels of Service at that
intersection are substantially similar to the one he presented in his
previous Report: Level of Service “A” at Gorman Road; Level of
Service “C” at Louise Berry Drive coming out.

Ms. Herring stated that, due to concern for the children, she would like
to have it reviewed by a Consultant to be sure that all safety concerns
have been addressed.

Mr. Hesketh explained that if there were Levels of Service of “E” or
“F” and delays of 70 or 80 or 90 seconds it might be appropriate, but he
does not feel that it is that big of a deal with “B” or “C.”

Ms. Roberson asked Mr. Hesketh to explain Level of Service.

He explained that it is based on the average vehicular delay at an
intersection.

S. Pember noted that on Figure 2R-2 the p.m. peak hour for the School
was changed from 3:15 to 2:30 and he asked if the window covered
was from 2:30 to 3:30, instead of 3:15 to 4:15 as was done 2 years ago.
Mr. Hesketh explained that, for the recent counts, they counted from 7
to 9 a.m., from 2 to 3:15 p.m. peak hour during school time, and from
4:45 to 5:45 p.m. during the evening peak. He said that in September
2021, the peak hour observed was from 3:15 to 4:15 p.m. He did not
know why the peak hour was changed to 2:30 to 3:30 p.m.

Mr. Pember stated that since the Elementary School discharges at 3:15
p.m., he is not sure how we could come up with a peak between 2:30
and 3:30 p.m. He explained that the traffic flow/pattern has changed
since September 2021.

Mr. Hesketh stated that the same traffic pattern was followed in
September 2021, as indicated on the School website.

Mr. Pember disagreed and explained that there were not two lanes of
traffic coming out of the back in September 2021, there was only one.
Where the proposed driveway would be (off of Louise Berry Drive) is
exactly where those two lanes of traffic emerge.

Mr. Hesketh agreed that the traffic from the Schools does exit at this
location and he explained that his understanding is that it was operating
that way in September 2021 and that he does not know what was
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happing on the other side of the School and that could not count two
locations simultaneously.

Mr. Pember asked about the location of the proposed crosswalk going
over to the School.

Mr. Thibeault explained.

Patricia Buell, Brooklyn Schools Superintendent, made the following comments:

e  She requested a crosswalk to narrow the walking area with the goal to be able to
monitor the students coming across as opposed to just randomly coming across
the road. She assumes that there will be some children walking from that area.
The intent for the crosswalk was that it would cross to right behind the School
where there is an existing sidewalk.

e Regarding the Traffic Study, from the Schools’ standpoint, Ms. Buell stated that
she had reviewed the document that was posted to the website (November 30,
2022) and there are still some inaccuracies. She explained that the initial Study
was done during COVID and the drop-off time was later, so there was a
schedule change. The initial Study was not accurate because half of the students
were coming to School.

Regarding the September 2021 Study, she said that there was still some decrease

in enrollment at that point.

Regarding the November 30, 2022 Study, she explained that there were still

some inaccurate start and end times. However, she said that on page 5, the start

time had been corrected to 8:15 a.m., but on page 6 it was stated incorrectly

again as 9:30 a.m.

Ms. Buell stated that it is up to the Commission whether they require another

Study, but this document is inaccurate. She said that they may have updated

counts:

- 710 9am. would cover the drop-off time since parents start lining up about
8 a.m. and are usually gone by 8:45 a.m. So, that that would be accurate.

- However, counting from 2 to 3:15 p.m. and from 4 to 5 p.m. would not be
accurate times to count because School is not dismissed until 3:15 p.m.

- There are easily 100 students (60 cars) that are picked up everyday in the
back of the Elementary School.

- She stated that the traffic pattern has changed. She said that, as she had
stated previously, if Mr. Hesketh had reached out to her, she would have
reviewed it with him and would have been able to clarify it before this
evening.

- She confirmed that there are two lanes of traffic that leave the School
property onto Louise Berry Drive which is near the proposed entrance to the
development. She noted that there are employees that will be leaving at the
same time (some at 3:15, some at 3:30 and some at 3:45), so she said that
there is a need to count straight through. There are 175 employees. She
stated that she doesn’t think that there is going to be a problem, but if you
want accurate information, you should probably get another count.

- She said that she would be happy to work with them and to assist in any
way that she can.

QUESTIONS/COMMENTS FROM THE COMMISSION RESUMED:
e Ms. Sigfridson asked Mr. Hesketh to confirm that the afternoon hours
observed were between 2:30 and 3:30 p.m. and again between 4 and 5
p.m.
Mr. Hesketh stated from 2 to 3:30 p.m. and from 4 to 6 p.m. for the
commuter peak times.
Ms. Sigfridson asked how those times were selected.
Mr. Hesketh explained that he had gone to the website and got the
start and stop times. Middle School pick-up times were stated as 2:20
to 2:45 p.m. and the Elementary School let out at 3:15 p.m., so they
thought 2 to 3:30 would be appropriate.
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e Ms. Herring asked School Superintendent, Patricia Buell for her
opinion regarding the additional traffic.
Ms. Buell explained that once the pattern flows get organized, it will
become a normal flow. She feels that the biggest traffic pattern at the
start of every School year is the Gorman Road side. They now have the
parents enter by the Middle School and what happens, at that time of
year, is that Gorman Road backs up in both directions, so there are
definitely traffic pattern issues at that time. She explained that part of it
is parents figuring out which line they need to be in. This lasts for about
two weeks.
Ms. Herring asked if the children are far enough away from that
driveway where it is not a safety issue.
Ms. Buell stated that if there were no students that had to cross Louise
Berry Drive and it were only cars, she feels that it would be a natural
flow. She explained that when the traffic pattern was different, they
used to have significant issues on Louise Berry Drive. She said that she
will look for the incorrect information on the website regarding the
School end time and will correct it. She said that the new traffic pattern
seems to reduce the Gorman Road and Louise Berry Drive traffic.
There are no traffic issues, at this point, on Louise Berry Drive.
Regarding students crossing at the crosswalk, the issue then becomes
how to get those students safely across without adding Staff to cross
them. She said there will be an impact in that sense, it’s just a matter of
making them safe.
Ms. Herring asked if Mr. Buell foresees ever having to change back to
the previous traffic pattern.
Ms. Buell explained that this has been working for about three years
now, although there was a slight change at the Middle School which
reduced the amount of traffic coming out onto Louise Berry Drive.

e Ms. Sigfridson asked about the two lanes of traffic.
Ms. Buell and Mr. Pember explained for both drop-off and pick-up
for parents who have students in one or both schools and also when
there are events such as sports.
Attorney Mancuso asked if the public road, Louise Berry Drive, was
being used to stop and park.
Ms. Sigfridson explained that it is not.
Mr. Thibeault explained that, if approved, the build-out would be over
a number of years. He explained that construction traffic wouldn’t be as
frequent as 50 units going in and out.
Mr. Fitzgerald voiced disagreement.

A.Tanner expressed disappointment with the Traffic Study as the Superintendent of
Schools had previously offered her assistance and they had not made an attempt to
coordinate with her.

Attorney Mancuso commented that Mr. Hua had reviewed the Report and signed off on
it.

There was discussion as there was disagreement expressed among between Attorney
Mancuso, Mr. Tanner, Mr. Haefele, Ms. Roberson and Ms. Sigfridson. Mr. Haefele stated
that the new data collected last week was not included in the November 30, 2022 Report
and the data was collected at a time that was not appropriate. Mr. Hesketh stated that he
checked the website for the School let-out times and that information he used was
incorrect. He acknowledged that he misinterpreted it and stated that he will rectify it with
new information.

There was discussion regarding the information being based off of feedback received
from the previous application, although Ms. Sigfridson explained that it will not be
determinative.

Mr. Thibeault stated, for the Record, that both the Landscaping and the Stormwater
Designs presented as part of this Application are certainly part-and-parcel the result of
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the reviewing parties for the previous application. He feels that it would be foolish not to
take that into consideration while presenting a new application.

ADDITIONAL QUESTIONS/COMMENTS FROM STAFF:

e J. Roberson asked Mr. Thibeault to provide examples of responses to the
Landscape Architect’s comments from the previous application.
Mr. Thibeault stated that they have incorporated turning radii for vehicles on
the plan, they are showing emerald green arborvitae screening between units,
information on the restoration in the report received from Joseph Theroux, they
have added screening between the ADA units and the adjacent property to the
plans.

e Ms. Roberson made the following comments:

e Part of the discussion before the public hearing opened was that the data
collected for the Traffic Report was from 2021.

e There was a strong feeling among several Commissioners that the traffic
had changed both in volume and pattern.

e She and the Commission had specifically requested more contemporary
data/traffic counts which was done on January 26, 2023 and the
information has just now been received at the public hearing.

e Ms. Roberson said that she has received conflicting information from
different members representing the Applicant. Mr. Hesketh stated that it
is a new Report and Attorney Mancuso has repeatedly said that it is the
same Report. The information received tonight may have some issues as
pointed out by Ms. Buell.

e Ms. Roberson feels that the Commission deserves to get accurate,
complete information.

Mr. Thibeault stated that he agrees.

e Ms. Roberson suggested that the official Hesketh Report be revised to
include the latest information with any recommended changes regarding
the start and release times of the School. She requested that the School
Superintendent be contacted, by phone, to discuss the issue.

e Ms. Roberson strongly encouraged the Commission to proceed with the
third-party Consultant/Traffic Engineer.

Ms. Sigfridson stated agreement with proceeding with the third-party
Consultant/Traffic Engineer. She stated that she doesn’t know if an additional
phone call with the Ms. Buell is warranted, since she spoke at this public
hearing.

Ms. Sigfridson commented about a half-hour gap between 3:30 and 4 p.m. She
suggested counting from 2 to 6 p.m.

Mr. Hesketh stated that they will be doing a count tomorrow from 2 to 4:30
p.m. He explained that it is difficult for someone to sit in a vehicle for four hours
and count continuously without the need to take some kind of a break.

Ms. Sigfridson explained that the concern is more for the School peak rather
than the commuter peak.

ADDITIONAL QUESTIONS/COMMENTS FROM THE COMMISSION:

e L. Herring stated concern regarding School and construction traffic taking left
turns.

Mr. Thibeault suggested that, to alleviate potential conflicts, it could be defined
on the plans a construction schedule when construction vehicles could be
prohibited from egressing or accessing the site.

e M. Sigfridson stated that it is a good suggestion, but we would need to give
careful consideration to these restriction as to when it would be because the
traffic lining up may not interfere as much as right upon dismissal.

e J. Haefele asked about Syl Pauley’s comments and if there are still some
unresolved issues.
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Mr. Thibeault explained that most of them are just drafting corrections. He
would like some things clarified in the phasing. They will address those items.
Mr. Haefele asked about the Site Plan Titles and the Architectural Building
Plans.

Mr. Thibeault stated that they have no objection to changing the title of a
drawing if it clarifies things. He said that the Architectural Building Plans issue
had already been discussed.

A.Tanner asked about drainage. Since the development is on the north side, he asked
how the water is going to get to the catch basins on the south side of the driveway.

Mr. Thibeault explained that they have roof leaders going to the catch basins for the
buildings. It is going over land to the private roadway. Everything flows toward the
roadway and they have a catch basin system in the private roadway.

Mr. Thibeault stated that they widened the roadway to 26 feet at the hydrants for access.
It is 24 feet elsewhere.

Ms. Roberson stated that she had reviewed the plans with the Town Fire Marshal and he
was satisfied with the hydrants and the turning radius of the turn-around.

PUBLIC COMMENTS:

Mark Haynes, 71 Gorman Road, commented that his first priority is the

protection of the School children.

- He also spoke about Louise Berry Drive being a public road, but he
explained that it not just an easy thoroughfare back and forth. It has one
way in and one way out.

- He does not believe that restricting times for construction vehicles will
work.

- He also spoke about his concern regarding construction vehicles causing a
lot more traffic on Gorman Road.

- He doesn’t feel that needing a break is a good excuse for not counting the
traffic for four hours.

- He said that Gorman Road and all of the roads that tie-into it are residential.
He asked that this be kept in mind. It is difficult to get in and out of his
driveway.

- He likes the speed signs and would like them to stay, but would like it
placed further up.

- He said that he is not in favor of the Application.

Cindy Scalzi, 36 Franklin Drive, said that she had spoken with a friend of hers

that is an Architect. Ms. Scalzi voiced concern regarding the following:

- Parking, cars, protection of the aquifer from run-off and pollutants.

- Sheread a prepared statement in which she states concerns which include:
That the development will be at the taxpayers’ expense; it will be an
eyesore; wildlife; agriculture; wetlands; climate change; flood plain; the
ravine is perched above her home; noise is like an echo
chamber/amphitheater coming into her home (She asked if there would be
provisions for sound barriers); light pollution; she has sensitivity to noise as
she has fibromyalgia; concerns for children trying to study in school during
construction and how they will be affected; traffic; speeding; aggressive
drivers; emergency services and situations.

- She said that the whole plan is a disaster. It doesn’t fit this area.

- She moved to Brooklyn to be in a quiet place. Her home will be a
completely different place to live.

- She also voiced concern regarding aggressive driving/road rage.

William Purcell, 179 Gorman Road, commented on the following:

- He walks his son to school everyday through his neighbor’s woods because
they have gotten run off the Gorman Road before.

- He likes the speed signs. There is a lot of traffic on the road and people
speed.

- Heis concerned about construction traffic.
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- He noted a correction to the abutters list as David Dumont no longer lives
on Gorman Road. Mr. Purcell feels that Mr. Dumont may not have gotten
notified properly by certified mail.

- Mr. Purcell stated that the Landscape Plan does not match with what Mr.
Theroux put on there. He does not feel that it complies with Section 7.C.6
of the Regulations regarding buffering. He does not see 6-foot-tall
evergreen trees on the plan. He suggested, through his personal experience,
that giant green arborvitaes be planted because the emerald green ones are
just deer candy.

Ms. Sigfridson explained that Section 7.C.6 applies to non-residential
purposes.

Ms. Roberson stated that the wrong Section was referenced. There are
buffering requirements along property line (minimum of 15 feet).

Mr. Thibeault explained that Mr. Purcell’s question regarding the size of
the evergreen trees, Mr. Theroux’s Report is a restoration plan for the areas
that had been logged. They are proposing the larger evergreens for actual
buffering purposes. This will be incorporated into the plans.

- Mr. Purcell asked how much of the thirteen acres is actually buildable.

Mr. Thibeault explained that they have to show the zoning calculations, for
the general area, on the plans to show that they are compliant. He stated that
they could have put 117 units in the dry spots, but they didn’t.

- Mr. Purcell asked Ms. Buell about afterschool activities and the traffic
pattern for those.

Ms. Buell explained that most of those pick-ups are after 5 p.m., but it
varies. She was not sure about the traffic pattern for all of these activities,
but some at the Middle School get picked-up near the gymnasium. For the
Elementary School, picks-up are typically at the Main Entrance.

Ms. Buell asked about the driveway as she is not clear where the driveway for the
development as opposed to the driveway for the School. Mr. Thibeault showed her the
locations on the plans. Mr. Thibeault will prepare something for her to give a better
perspective.

COMMENTS FROM THE ZOOM ON-LINE CHAT:

o Aoife Heaslip asked if right-of-way signs would be added on Louise
Berry Drive and who would have the right-of-way. Ms. Heaslip stated
that the issues of right-of way need to be addressed so that it is clear to
the drivers. She is concerned about accidents and also about school
shootings.

Mr. Thibeault explained that they are proposing a site sign for the
development.

Ms. Roberson stated that signs on the Louise Berry Drive would be the
Town’s responsibility.

Mr. Thibeault suggested a sign at the end of the public right-of-way
defining that you are now on School property.

e Stephanie Hynes commented that afterschool recreations goes until 6
p.m. and follows the traffic pattern behind the School, exiting Louise
Berry Drive.

ADDITIONAL QUESTIONS/COMMENTS FROM THE COMMISSION:
e M. Sigfridson stated that more information is needed and that the public hearing
would need to be continued.
e L. Herring commented about recent legislation requiring that charging station
be installed for residential developments with 30 or more parking spaces.
Ms. Roberson requested that the Applicant consider adding this to the design.
Mr. Thibeault agreed.
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e S. Pember suggested that Mr. Hesketh be given a chance to revise his January
26, 2023 Report, and then, the Commission could consider the proposal for our
own Traffic Study. Ms. Sigfridson stated agreement.

Mr. Thibeault stated the following:

e He has no objections to addressing the written comments that Ms. Roberson had
forwarded to him.

e  Mr. Hesketh will get additional traffic counts and will revise the Report
accordingly.

e Regarding charging stations, they have no objections.

e He asked that the public hearing be continued to the March 1% meeting to allow
time to address these items.
There was discussion regarding location and it was decided to try to reserve the
School Auditorium for the March 1t meeting.

ADDITIONAL PUBLIC COMMENTS/QUESTIONS:

There was discussion with Mr. Purcell regarding noticing requirements.

There was discussion between Ms. Scalzi and Mr. Thibeault regarding drainage/run-off.
Ms. Sigfridson commented that a Drainage Report was submitted with the Application.

ADDITIONAL QUESTIONS/COMMENTS FROM THE COMMISSION:

A Fitzgerald commented that the Architect issue is not resolved.

There was discussion regarding Section 9.D.3.3 which has three subsections and
“Qualified Professional” applies to all three subsections. Ms. Sigfridson explained that
the Commission needs to determine who is a qualified professional for each of the
subsections. Ms. Sigfridson stated agreement with the Applicant’s position and also with
some statements by Commission Members as sometimes the Commission has required an
Architect and sometimes has not.

Discussion continued.

Ms. Roberson made the following comments:

- We don’t know what kind of fire suppression would be between units (Building
Code issue).

- Questions about stories and living quarters and first-floor elevations would be
answered by an Architect, but they haven’t taken the drawings to a level of detail
to answer those questions.

- If the Application were approved, and there was a change to any Zoning Criteria, it
would have to come back before the Commission.

- She feels that it is an issue, but defers to the Commission to make the decision.

Discussion continued. Ms. Sigfridson stated that it is incumbent upon the Applicant to
provide the Commission with the information needed to make a decision.

C. Kelleher stated that she feels that we could get that information without requiring an
Acrchitect.

Mr. Haefele stated that Mr. Thibeault has stated that he is going to provide the
information. Mr. Thibeault stated agreement.

Motion was made by A. Fitzgerald to continue the public hearing for SP 22-008: Special Permit Application for
Multi-Family Development (50 Condominium units) on south side of Louise Berry Drive (Assessor’s Map 33,
Lot 19), 13.5 acres, R-30 Zone, Applicant: Shane Pollack and Erin Mancuso, to the regular meeting of the
Planning and Zoning Commission to be held on March 1, 2023 at 6:30 p.m. at the Brooklyn Middle School
Auditorium, 119 Gorman Road, Brooklyn, CT and via Zoom.

Second by S. Deshaies. No discussion.

Motion carried unanimously by voice vote (8-0-0).

d. Other Unfinished Business:
1. 'SP 22-008: Special Permit Application for Multi-Family Development (50 Condominium
units) on south side of Louise Berry Drive (Assessor’s Map 33, Lot 19), 13.5 acres, R-30
Zone, Applicant: Shane Pollack and Erin Mancuso. Continued — see above.
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2. SD 22-004: One lot Resubdivision including 2 acres on Allen Hill Road/Wauregan Road
(Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike. *Public Hearing 2/21/2023*

3. SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road, Applicants:
Nicole and Greg Fisher. *Public Hearing 2/21/2023*

4. ZRC 22-009: Multiple revisions to Section 4.F Mill Mixed Use Development Zone,
Applicant: DMP Palmer Associates. *Public Hearing 3/21/2023*

VII. New Business:
a. Applications:

1. SPR 23-001: Site Plan Review for a Home Business (Woodstock Rebuilding) at 249
Windham Road, RA Zone, Applicant: Kencyn Corporation/John Serrell.

John Serrell was present and represented himself. He gave an overview:;

He has owned Woodstock Rebuilding since November 2020. He has operated a
home business for 25 years, originating in Woodstock, CT. He would like to
officially set up his business at 249 Windham Road.

He rebuilds starters and alternators. Most of his customers are loggers and
farmers. He also does work for the Town of Brooklyn and the DOT and DEEP.
There are not many people left in the State who do what he does.

It is a one-man shop and will probably continue to be.

On a busy day, four people may show up. Other times, he may not have a
customer for a few days.

He does not work on vehicles on-site and has no intention to. People drop off the
part, he fixes it and they come back to get it.

There is no impact. They are a very green company. No hazardous chemicals.

COMMENTS FROM STAFF:

J. Roberson stated the following:

It doesn’t seem to be a high-traffic use.

He has purchased the shipping container and it is currently in the rear yard
behind the house, well within setbacks. She had explained to Mr. Serrell that we
do not allow shipping containers. He plans to make it look like a building to
make it more compatible with the neighborhood.

The plan is an as-built plan of the home (in packets to Commission Members).
Photos were provided (in packets to Commission Members).

Mr. Serrell explained that if he purchased sheds, they wouldn’t support the
weight of the things that he would need to store. Eventually, he would like to
build a permanent structure in that location. He said that it is not visible to
anyone unless you start coming up the driveway.

Mr. Serrell explained that he needs a safe and secure place to store his inventory
and this is the most cost-effective option.

COMMENTS/QUESTIONS FROM THE COMMISSION:

S. Pember asked how there is no mess/oil. He asked if he does any
sandblasting. He asked if the shipping container is just for storage or if he would
be working out of it.

Mr. Serrell explained that he uses Simple Green to clean the parts. He said that
there is no change for any run-off or spills. It is a pretty contained system. He
doesn’t do restoration work.

Mr. Serrell explained that he does not have sandblasters setup. He has a 1962
lathe, a wire buffer, a drill press, and a grinding wheel. He had an abrasive
machine but does not currently have a compressor wired up.

Mr. Serrell stated that he would not be working out of the shipping container
and that it is just for storage for his car and it will be lined with steel shelves. He
explained that the business would be in his attached, two-car garage.
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e A Fitzgerald asked about the timeline for getting the container cladded and he
asked about dimensions and setbacks.
Mr. Serrell explained that he is working on getting quotes for grading, gravel
for underneath, wood for attaching. He feels that he could have it done in a
weekend.
Ms. Roberson stated that setbacks are depicted and it is definitely not within a
setback.
Mr. Serrell stated that it is 40 feet from the corner of the house and it is all to
scale on the drawing. He offered to put additional buffering if needed. He said
that there is quite a bit of an elevation change from the neighbor across the
street.
Ms. Roberson stated that it is probably more visible from the neighbor’s than
from the street. She displayed a photo.
Mr. Fitzgerald stated that he doesn’t see a problem as long as it gets cladded in
a reasonable amount of time.

Motion was made by C. Kelleher to approve the Site Plan Review Application SPR 23-001: Site Plan Review
for a Home Business (Woodstock Rebuilding) at 249 Windham Road, RA Zone, Applicant: Kencyn
Corporation/John Serrell. in accordance with all final documents and testimony submitted with the application
with the finding that the proposal complies with Sec. 9.C Site Plan Objectives and Sec. 6.A.3. Home Business
Standards of the Brooklyn Zoning Regulations, with the following condition:

e That it be cladded within 60 days.
Second by A. Fitzgerald. No discussion.
Motion carried unanimously by voice vote (8-0-0).

2. ZRC 23-001: Multiple revisions concerning exceptions to the setbacks including Secs.
2.B,3.A52,3B52,3.C52,4B.4.2,4.C.4.2,and 8.A 4.

Motion was made by C. Kelleher to schedule a public hearing for ZRC 23-001: Multiple revisions concerning
exceptions to the setbacks including Secs. 2.B, 3.A.5.2.,3.B.5.2,,3.C.5.2.,,4.B.4.2,,4.C.4.2., and 8.A.4., for
the regular meeting of the Planning and Zoning Commission to be held on March 1, 2023 at 6:30 p.m. at the
Brooklyn Middle School Auditorium, 119 Gorman Road, Brooklyn, CT and via Zoom. Second by J. Haefele.
No discussion.

Motion carried unanimously by voice vote (8-0-0).

b. Other New Business: None.

VIIl.  Reports of Officers and Committees:

a. Staff Reports
Margaret Washburn’s Report (dated 1/30/2023) was included in packets to Commission Members.

b. Budget Update
Draft proposed Budget for FY 23-24 was reviewed (included in packets to Commission
Members).
There was discussion regarding a possible raise in pay for the Recording Secretary. Mr. Tanner
will look at it.

c. Correspondence — None.

d. Chairman’s Report — None.

IX. Public Commentary — None.

X. Adjourn

M. Sigfridson adjourned the meeting at 10:14 p.m.
Respectfully submitted,

J.S. Perreault

Recording Secretary
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TOWN OF BROOKLYN
PLANNING AND ZONING COMMISSION
NOTICE OF PUBLIC HEARING

The Planning and Zoning Commission will hold a public hearing on February 21, 2023, at 6:30

p.m. via Zoom and in-person at the Brooklyn Middle School Auditorium, 119 Gorman Road
Brooklyn, CT on the following:

e SD 22-004: One lot Resubdivision including 2 acres on Allen Hill Road/Wauregan Road
(Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike.

e SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road, Applicants:
Nicole and Greg Fisher.

*Please publish February 8t and 15%*




E @ [E n w E PLANNING AND ZONING COMMISSION

DEC 19 2022 TOWN OF BROOKLYN
CONNECTICUT
Rdceived Date Application # SD Qa QDL’(
LBY Check # (o)
PLICATION FOR SUBDIVISON/RESUBDIVISION .
Name of Applicant AE "ééf’/ //4’ 24’5 Phone 226 _73¢ </

Mailing Address__§2Y _tlavaEtie =D

Applicants Interest in the Property_&anfgw

Property Owner _W Ayl ~foces~/ Phone £2ZE - 73¢ s~
Mailing Address_ 4§27 (/A/MBa— R /) ' " Bwcstecs

Name of Engine urveyor Idéﬁﬁéﬂ_ ;fr‘;ﬁzg Lec

Address_/ et RA

Contact Person fave flnctiorn Phone 1114 - 2240 _ Fax
Name of Attorney

Address
Phone Fax

Subdivision_____ Re subdivision -

Property location fheeny Me 2D / At Edrs 720

Map#_ 31 _ Lot #_F2EL ZoneT2A__ Total Acres___ S 7/~ Acres to be Divided__ 2 Z
Number of Proposed Lots __/ Length of New Road Proposed

Sewage Disposal: Private Public

Note: Hydrological report required by Section 11.6.2
Length of new Sewer proposed: Sanitary. Storm
Water: Private Public

Is parcel located within 500 feet of an adjoining Town? ‘\[0

The following shall accompany the application when required:

422Fee $ State ($60.00) 4.2 3 Sanitary Report 4.2.5, 3 copies of
plans

424 Application/ Report of Decision from the Inland Wetlands Com. & the Conservation Com.
4.2.6 Erosion & Sediment Control Plans

4.2.7 Certificate of Public Convenience and Necessity

4.2.8 Applications filed with other Agencies

The owner and applicant hereby grant the Brooklyn Planning and Zoning Commission, the Board of Selectman,
Authorized Agents of the Planning and Zoning Commission or Board of Selectman, permission to enfer the
property to which the application is requested for the purpose of inspection and enforcement of the Zoning
regulations and the Subdivision regulations of the Town of Brookiyn

Applicant: @(/a-;nq @’&@4 ﬁ)\@U pu& Date /2 - 7 "2 2
Owner: %,( %&ﬁ \“&(ml PUU? Date / 2> 7’;\‘9\

7

i

*Note: All consulting fees shall be paid by the applicant



NORTHEAST DISTRICT DEPARTMENT OF HEALTH

69 SoutH MAIN STREET * UNIT 4 » Brookiyn, CT 06234 e
PHONE (860) 774-7350 » Fax (860) 774-1308 » WEB SITE WWW.NDDH.ORG

December 06, 2022

Lori Pike
PO Box 932
Brooklyn, CT 06234

SUBJECT: FILE #22000150 -- ALLEN HILL ROAD, MAP #31, LOT #97C, BROOKLYN, CT

Dear Lori Pike:

Upon review of the subdivision plan (ARCHER SURVEYING, LLC., PROJ# 2046, PIKE, DRAWN 11/03/2022,
REVISED 11/28/2022 ) submitted to this office on 12/1/2022 for the above referenced Subdivision, The Northeast
District Department of Health concurs with the feasibility of this parcel of land for future development. Additionally,
approval to construct individual subsurface sewage disposal systems may be granted based on compliance with
appropriate regulations and the Technical Standards as they apply to individual building lots with the following notations:

1. Proposed lots are based on 4 bedroom homes at the locations tested. If the number of bedrooms are
increased, septic system sizes will require an increase per the Technical Standards.

2. If the proposed septic area is moved, additional testing may be required.
3. Lot 97C-2 (proposed lot) approved.
4. Unable to approve vacant lot left after lot split as there is no soil testing data on Lot# 97C.

Be advised you must receive approval from the appropriate commissions in the Town of Brooklyn prior to
construction of these lots.

This letter is NOT to be construed as an APPROVAL TO CONSTRUCT the septic system and DOES NOT
indicate that the Northeast District Department of Health endorses approval for issuance of any building permit.

Should you have any questions, please feel free to contact the sanitarian that reviewed your plan.

Sincerely,

Dongun Mee.

Donovan Moe, EHS
Environmental Health Specialist-NDDH

cc: Town of Brooklyn; Archer Surveying, LLC.



TOWN OF BROOKLYN
Land Use Department
69 South Main Street » Suite 22
BROOKLYN, CONNECTICUT 06234

860-779-3411 Ext. 12

WETLANDS PERMIT SUBD 22-002
7022 0410 0002 7292 0857

CERTIFIED#

Lori Pike December 15, 2022
P.O. Box 932

Brooklyn, CT 06234

Re: SUBD 22-002 — Allen Hill Road — Map 31 Lot 97C — Lori Pike. Re-subdivision for single-family
home.

Dear Ms. Pike,

At the regularly scheduled December 13, 2022 meeting of the Brooklyn Inland Wetlands and
Watercourses Commission, your application SUBD 22-002 — Allen Hill Road — Map 31 Lot 97C - Lori
Pike. Re-subdivision for single-family home, was approved with standard conditions and the following
Special Condition:

The westerly limit of Pine Brook and the associated 175° Upland Review Area shall be added to the final
Resubdivision Plan prior to endorsement.

The site plan approved under this permit is titled “1 LOT RE SUBDIVISION PREPARED FOR Wayne
Jolley & Lori Pike Allen Hill Road Brooklyn, Connecticut”, signed and stamped by David A. Smith, P.E.,
and by Paul M. Archer, L.S., of Archer Surveying LLC. The final revision date of the approved plan is
November 28, 2022.

A legal notice of this approval will be published in the Turnpike Buyer on December 21, 2022. Please
note that this action of the Brooklyn Inland Wetlands and Watercourses Commission may be appealed for
fifteen-day period following the publication of the legal notice.

If you have any questions, please contact me.

Issued by:

Wansanst Woakdwun
Margarét Washburn

ZEO/WEO/Blight Enforcement Officer
69 South Main Street, Suite 23
Brooklyn, CT 06234

(860) 779-3411 ext. 31

Mon. — Thurs. 8:00 am — 3:30 pm
m.washburn@brooklynct.org

CC: Paul Archer



BROOKLYN INLAND WETLANDS AND
WATERCOURSES COMMISSION
STANDARD CONDITIONS FOR IWWC
PERMITS 12/13/16

APPLICANT: READ CAREFULLY

IWWC Permit Document. A copy of the IWWC approval motion and the conditions stated herein shall constitute the
IWWC permit for the approved activity when the permit document is signed and dated by the IWWC Agent.

Notice of Start and Finish, Permittee shall notify the IWWC agent at least 48 hours before the approved activity
commences and within 72 hours after completion of the activity.

Permit Duration. This permit is valid for a period in accordance with Section 11.6 of the Brooklyn Inland Wetlands
and Watercourses Regulations and the Connecticut General Statutes. Any request to renew or extend the expiration
date of a permit can be granted only as authorized by the IWWC Regulations. Expired permits may not be renewed.

Erosion and Sedimentation Controls. Permittee is responsible for implementing the approved erosion and sediment
control plan. This responsibility includes the installation and maintenance of control measures, informing all parties
engaged on the construction site of the requirements and objectives of the plan. The permittee shall inspect the erosion
controls weekly and after rains and repair deficiencies within twenty-four hours. The IWWC and its staff may require
additional erosion if needed to prevent erosion and sedimentation. Restabilization of the site shall take place as soon as
possible.

Stockpile locations. During construction, piles of fill, erodible material and debris shall not be created within regulated
areas. The locations of debris and other stockpiled materials shall be shown on the submitted plans. Any material
excavated at the site shall be disposed of at upland or off-site locations reviewed and approved by staff.

Permit Transfer. The permittee shall not transfer this permit without the written permission of the IWWC.

Work in Watercourse to Occur During Low Flow. Work within a watercourse is limited to periods of low flow. Low
flow periods normally occur between August and October. upon request of permittee, wetlands staff can determine if
the activity can occur at other times following an on-site field investigation.

Scope of Permit. This permit is for the approved activity ONLY. Additional activity may require an additional permit.
Note that if an approval or permit is granted by another agency and

(1} the approved activity will affect wetlands and/or watercourses; and/or
(2) the activity occurs within 125 feet of flagged boundaries and 175 feet from watercourses; and such
activities have not been addressed by this permit, then the applicant shall resubmit the application for further

consideration by the Inland Wetlands and Watercourses Commission before any work begins.

Ongoing Compliance with Permit, The permittee shall comply at all times with the permit.

Other Approvals Mav be Required. Other permits may be required from Town, state or federal agencies. An Army
Corps of Engineers permit may be required: U.S. Army Corps of Engineers, 424 Trapelo Rd., Waltham, MA 02254
1-800-362-4367.




PUBLIC HEARING |

DEALING WITH THESE PREMISES
1S TO BE HELD ON |

FEBRUARY 21 @ 6:30PM FOR
MORE INFORMATION CONTACT

THE BROOKLYN
LAND USE DEPARTMENT




Northeastern Appraisals, LLC
Appraisal Report

File No. 23-0005

APPRAISAL OF

Vacant Land

LOCATED AT:

Allen Hill Rd
Brooklyn, CT 06234

FOR:
Archer Surveying

18 Providence Rd
Brooklyn, CT, 06234

AS OF:

February 7, 2023

BY:

Catherine Hebert
RCR.1523

580 Litchfield Avenue, Dayville, CT 06241 860-617-0829 Email - northeasternappraisals@gmail.com




Northeastern Appraisals, LLC
Appraisal Report

File No. 23-0005

February 14, 2023

Archer Surveying
18 Providence Rd
Brooklyn, CT, 06234

File Number: 23-0005

Dear Sirs,
In accordance with your request, | have appraised the real property at:
Allen Hill Rd
Brooklyn, CT 06234
The purpose of this appraisal is to develop an opinion of the market value of the subject property, as vacant.
The property rights appraised are the fee simple interest in the site.
In my opinion, the market value of the property as of February 7, 2023 is:
$62,000

Sixty-Two Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, limiting conditions and appropriate certifications.

Respectfully submitted,

Catherine Hebert
RCR.1523

580 Litchfield Avenue, Dayville, CT 06241 860-617-0829 Email - northeasternappraisals@gmail.com




APPROVED BY THE BROOKLYN
INLAND WETLANDS COMMISSION

CHAIRMAN DATE

Expiration date per section 22A-42A of the Connecticut
General Statutes. Date:

APPROVED BY THE BROOKLYN
PLANNING AND ZONING COMMISSION

CHAIRMAN DATE
Expiration date per section £.26C of the Connecticut
General Statutes. Date:

SU

PREPARED FOR

Lori

Allen Hill Road

Brooklyn, Connecticut

Revised: November 28, 2022
November 3, 2022
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106"

KNOCKOUT INLET AND

EROSION AND SEDIMENT CONTROL PLAN:
REFERENCE 1S MADE TO:

PERMANENT VEGETATIVE COVER:

Refer to Permanent Seeding Measure In the 2002 &uidelines for
speclific applications and detalls related to the installation and
maintenance of a permanent vegetative cover. In general, the following
sequence of operations shall apply:

SEPTIC SYSTEM CONSTRUCTION NOTES

. Connectlcut Guidelines For Soll Erosion and Sediment Control 2002 (2002 Guidelines). . The ‘m*iid%n%;ﬁeptic: system and well shall be accurately staked
2. Soll Survey of Windham County Connecticut, USD.A. Soll C ation Service 1983. in the Field a %%C:&’:%ﬂﬁ@d Land Surveyor in the State of Connecticut,
prior to construction.

DEVELOPMENT SCHEDULE: (Individual Lots): I. Topsoll will be replaced once the excavation and grading has been ) o ' , . ) -
c?mpieted. Topsoll will be spread at a minimum compacted depth of 2. Topsoll shall be removed and In the area of the primary leaching field Y | H % i + |
I. Prior to any work on site, the limits of disturbance shall be clearly flagged In the field by a Land Surveyor, 4" scarified, prior to placement of septic fill. Septic fill specifications are as Follows: ° o =y N
licensed In the State of Connecticut. Once the limits of clearing are Flagged, they shall be reviewed and 2. Once the soll has been spread, all stones 2" or larger in any . . PP P Lo ~ ANGLE 10° UP SLOFE 2
approved by an agent of the Town. dlmenslontv:ﬁ be removed cb well s debris. Max. percent of gravel (material between No. 4 & 3 inch sieves) = 45% FOR STABILITY AND
SELF CLEANING

GRADATION OF FILL (MINUS GRAVEL)

2. Install and maintain erosion and sedimentation control devices as shown on these plans. All erosion control 3.

Apply agricuitural ground limestone at a rate of 2 tons per acre or
devices shall be Inspected by an agent of the Town. Any additional erosion control devices required by

100 lbs. ggr‘ 1000 s.f. Apply IO-10-IO fertlilizer or equivalent at a

the Town's Agent shall be Installed and Inspected prior to any construction on site. (See silt fence rate of 300 lIbs. per acre or 1.5 Ibs. per 1000 s.f. Work lime and SIEVE PERCENT PASSING p PERCENT PASSING i '
Installation notes.) tertllizer Into the soll to a depth of 4". SIZE (WET SIEVE) (DRY SIEVE) \\\/\ -
No. 4 100% 100% 7, by
3. Install construction entrance. 4. Inspect seecbed before seeding. If tralfic has compacted the soll, No. 10 10% - 100% 10% - 100% \\'<\\’<\\/\\\// & § CAST CONCRETE PROVIDE POSITIVE GRADE AWAY FROM
retill compacted areas. No. 40 0% - 50% 0% - T5% PLAN MANHOLE COVER TO PREVENT
No. | - 2 % - - GROUNDWATER FROM ENTERING CHAMBER
4. Construction wWill begin With clearing, grubbing and rough grading of the proposed site. The work willl be 5. Apply the chosen grass seed mix. The recommended seeding dates NO 2%% gﬁ% i 25\:;? 2;2 - 25?%
confined to areas adjacent to the proposed bullding, septic system and drivenay. Topsoll will be stockpiled are: April | to June I5 ¢ August I5 - October . o. “ -
on site and utllized during final grading. . ‘ ) 4" CONCRETE IF MORE THAN [2" OF COVER
6. Following seeding, Firm seedbed with a roller. Mulch Immediately f':m ma;@:ric)i shall be ap;;r‘ca:iecj by thde sanitarian prior go_ placement. COVER (TYP) 15 REQUIRED IN THE FIELD, PROVIDE
5. Begin construction of the house, septic system and well. following seeding. If a permanent vegetative stand cannot be It 5?'1?35 be cos’:ﬂpaatad In 6 lifts and shall agt?nd; a mgmmummt??’ R ACCESS COVERS TO GRADE.
establls?xed by September 30, apply a temporary cover on the ten feet (10') beyond the last leaching trench before tapering off. 6l L.T FEN CE INIGHED GRADE s T INISHED
6. Disturbed areas shall be seeded and stabllized as soon as possible to prevent erosion. topsoll such as netting, mat or organic muich. T oo TS = . RADE
3. Septic tank shall be two compartment precast 1250 gallon tank with NOT 10 SCALE = =20 BLock———+ [*
7. The site will be graded so that all possible trees on site will be saved to provide buffers to adjoining gas deflector and outlet fliter as manvfactured by Jolley Precast, IS S AR EE e T 4
lots. EROSION AND SEDIMENT CONTROL NARRATIVE: nc. or equal. e P~ smr ——— T 5 v — T | oomer
. i
PRINCIPLES OF EROSION AND SEDIMENT CONTROL 4. Distribution boxes shall be 4 hole precast concrete as manvfactured i LiQUD LEVEL —— 7 T
DEVELOPMENT CONTROL PLAN: by Jolley Precast, Inc. or equal. 2 [
The primary function of erosion and sediment controls Is to dbsorb ’ : i CONTINJOUS HOT D 4
l. Development of the site will be performed by the Individual lot onner, who will be responsible for the erosional energies and reduce runoff veloclties that force the 5. All precast structures such as septic tanks, distrioution boxes, etc. Il oL T 4" OUTLET
Installation and maintenance of erosion and sediment control measures reqguired throughout construction. gs;g;l’;n:glt' g;cr"t i;gles be?or?; soll m Znycc;u;r?sglgvtehf:r %eaposltion of shall be set level on six Inches (6"} of compacted gravel base at the = % '\\—4. p W 'P .
they : elevations specified on the plans. - NLET BAFFLE 4
2. The sedimentation control mechanisms shall remain In place from start of construction until permanent KEEP LAND DISTURBANCE TO A MINIMUM P ! - - ! B - %%29 N ®
vegetation has been established. The representative for the Town will be notified when sediment and 6. Solid distribution pipe shall be 4" diameter PVC meeting ASTM D-3034 J_ ; TOR :
er‘iﬁ‘:"Tcontm' l:st""cw" i g‘:'auﬁt!(:'l'; Fﬁace- g’“:l t:?d't'o"a'tf\o" ¢ en oseigndcontlrol e 60&’3?;3" The more land that Is in vegetative cover, the more surface water will SDR 35 with compression gasket joints. It shall be lald true to the oL _ - _
by oWt Or' 5 AgenE, Sha Installed immediately. Once the propos eveiopment, scedng an inflltrate Into the soll, thus minimizing stormwater runoff and potential lines and grades shown on the plans and in no case have a slope less =) s e ey Y
planting have been completed, the representative shall again be notified to Inspect the site. The control eroslon. Keeping land disturbance to a minimum not only Involves than 0.125 Inches per foot. J -0
measures wWill not be removed untll this Inspection Is complete. minimizing the extent of exposure at any one time, but also the duration 4 ] b
of e e. Phasing, sequencing and construction scheduling are 1. Perforated distribution pipe shall be 4" diameter PVC meeting ASTM D-2729
3. All stripping Is to be confined to the immediate construction area. Topsoll shall be stockplled so that interrelated. Phas:rrwg div%es a %rge project Into distinct 5g¢uons or ASTM ‘53_%553() 35?)% %; m%n?m«jm ﬁrvah. o 9 “ CROSS SECTION
slopes do not exceed 2 to |. A hay bale sediment barrier Is to surround each stockpile and a temporary where construction Work over a specific area occurs over distinct ' '
vegetative cover shall be provided. periods of time and each phase is not dependent vpon a subsequent &. Sewer plpe from the foundation wall to the septic tank shall be
phase In order to be functional. A sequence Is the order In which schedule 40 PVC meetinag ASTM D 1185. It shall be laid true to the
4. Dust control wWill be accomplished by spraying with water and It necessary, the application of calcium construction activities are to occur during any particvlar phase. A et 4 howr the olom *(;if,,;_ Wi hall have a slobe les I5OO 6ALLON
chloride. sequence should be developed on the premise of "first things first" and Faces shown on the pians and n no case snall have a slope ese
"last things last" with proper attention given to the inclusion of than 0.25 inches per root. 2 COMP ARTMENT
adequate eroslon and sediment control measures. A construction )
5. p%p’oor;?zgs l:is‘g:m :ftgedu'e Is to be adhered to during the planting of disturbed areas throughout the  “ =0 = = sequence with time lines applied to It and should address 4. Force main pressure pipe from pump chamber to the leaching Field SEPTl CT ANK
) the potential overlap of actions In a sequence which may be in conflict shall be 2" diameter pvc meeting ASTM D 2241 SDR 2I.
ith each other
6. Final stabllization of the site Is to follow the procedures outlined In "Permanent Vegetative Cover®. If W : s Al . . , R NOT TO SCALE
10. Solid footing drain outlet plpe shall be 4" Diameter PVYC meetin
necessary a temporary vegetative cover Is to be provided untll a permanent cover can be applied. - Limit areas of clearing and grading. Protect natural vegetation ASTM D 3034, SDR 35 mit}; i@mpf“eaziaﬂ asketed Joints. Y—'ootmg
ILT FENCE INS TION MAIN f"‘iml clonstr‘ulftlon frq”‘meﬂt With fencing, tree armoring, and drain outlet pipe shall not be backfilled with free draining
retaining walls or iree Wells. material, such as gravel, broken stone, rock fragments, etc.
I. Dig a 6" deep trench on the uphill side of the barrier location. - Route traffic patterns within the site to avoid existing or newly
planted vegetation.
2. Position the posts on the downhill side of the barrier and drive the posts |5 feet into the ground.
- Phase construction so that areas which are actively being
3. Lay the bottom 6" of the fdbric In the trench to prevent undermining and backfill. developed at any one time are minimized and only that area
under construction Is exposed. Clear only those areas essential e
4. Inspect and repair barrier after heawy rainfall. for construction.
- Seqguence the construction of storm drai systems so that they _ e o
5. mtlg?soyglli rzi rgradee%t t:?tsg ggctz rﬁéh; p:neae!:t :nd w;thln 24 hours of the end of a storm with a rainfall are operational as soon as possible during construction. Ensure - R TTETEE ﬁl,.%N FIAE57I'L0TMB7IW SAND
ar RECS neods. all ouvtlets are stable before outletting storm drainage flow into (2)-2'x2"X3' STAKES 4 TR R HF =
6. Sediment deposlts are to be removed when they reach a height of | foot behind the barrier or half the s CON5TRUCTI O N ENTRANCE 4" Eu ‘ ' — F If.TER FABRIC
height of the barrier and are to be deposited In an area which Is not regulated by the Inland wetlands - Schedule construction so that final grading and stabllization is NOT T0 SCALE P I = s 4" DIA. PERF. PVC PIFE
commission. completed as soon as possible. NN 20 — 9]
@ @ o o o o - — F/L ELEVATION
1. Replace or repair the fence within 24 hours of observed fallure. Fallure of the fence has occurred when SLOW THE FLOW B l“
sediment falls to be retained by the fence becavse: \ ;\% 5" = ya EXISTING GRADE
- the fence has been overtopped, undercut or bypassed by runoft water, Detachment and transport of eroded soll must be kept to a minimum by 4% INTO EXISTING GRADE 71
- the fence has been moved out of position (knocked over), or dbsorbing and reducing the erosive energy of water. The erosive TU— R e o ——REMOVE EXISTING TOPSOIL
- the geotextlle has decomposed or been damaged. energy of water Increases as the volume and velocity of runoff B o iy i i o i e ]
Increases. The volume and veloclty of runoff Increases durin i e e e e = e
development as a result of reduced Infiltration rates cauvsed by the SOIL FOR ABSORPTION | 5FF DEEP HOLE
HAY B T TION AND MAIN removal of existing vegetation, removal of topsoll, compaction of soll H AYB ALE B ARRI ER . o TEST EVALUATION
and the construction of Impervious surfaces. il
48" MIN,
I. Bales shall be placed as shown on the plans with the ends of the bales tightly dbutting each other. - Use diversions, stone dikes, siit fences and simiiar medsures to Kot 10 SCALE  GnT
break flow lines and dissipate storm water energy.
2. Each bale shall be securely anchored with at least 2 stakes and gops between bales shall be wedged
with straw to prevent water from passing between the bales. - Avold diverting one drainage system into another without BEDROCK
calevlating the potential for downstream flooding or erosion.
3. Inspect bales at least once per week and within 24 hours of the end of a storm with a rainfall amount of SRS
O5 Inches or greater to determine maintenance needs. KEEP CLEAN RUNOFF SEPARATED ) )
4. Remove sediment behind the bales when It reaches half the height of the bale and deposit in an area Clean runoff should be kept separated from sediment laden water and Y &
which \{5 not regulated by thz Inland Netlmc;:.-', Commission. o shovld not be directed over disturbed areas without additional controls. P‘ CAL LEACH | N
Additionally, prevent the mixing of clean off-site generated runoff with TREN C H SE CT' ON
5. Replace or repair the barrier within 24 hours of observed fallure. Fallure of the barrier has occurred sedment laden.rnoff generated on-site uritll after adequate flitration
of on-site waters has occurred.
when sediment fails to be retained by the barrier becavse: NOT TO SCALE
- the barrier has been overtopped, undercut or bypassed by runoff water, - Segregate construction waters from clean water.
- the barrler has been moved out of position, or
- the hay bales have deterlorated or been damaged. - Divert site runoff to keep It Isolated from wetlands, watercourses  LIMIT OF SELECT FiLL
and drainage that flow thr or near the development until SELECT SEPTIC FILL. SEE-
- e the sediment in that runoff Is trapped or detained. LIMIT OF SELECT FILL —
REDUCE ON SITE POTENTIAL INTERNALLY AND INSTALL PERIMETER
SEED SELECTION CONTROLS
Gr i hall be iate for th d site conditions. late specles are outlined In While It may seem less complicated to collect all waters to one point of . 180
F,gisr: ?—%?; e;: :h: 20020'9@%;33;“6: il naibolahtads ons. Appropr P discharge for treatment and just Install a perimeter control, & can be 180 2
) more effective to ly internal controls to many small sub-drainage
basins within the site. reducing sediment loading from within the site,
TIHIRS GORSIPERATIONS the chance of perimeter control fallure and the potential off-site e N
damage that 1t can cavse Is reduced. It Is generally more expensive to TR Sk
Seed with a temporary seed mixture within T days after the suspension of grading work In disturbed areas correct off-site damage than It Is to Install proper Internal controls. 2 S S&,_::-‘;-_-__
where the suspension of work Is expected to be more than 30 days but less than | year. ,[ IR S S S
- Control erosion and sedimentation in the smallest drainage area 5 —— = IS
SITE PREPARATION possible. It s easler to control eroslon than to contend with EXsTNG | — . I
sediment after it has been carried downstream and deposited in [ ;‘Mﬁ - 5" MIN 1" -
Install needed eroslon control measures such as diversions, grade stabllization structures, sediment basins unwanted areas. genr - 4+—-— "
and grassed waternays. e—-T1"
- Direct runoff from small disturbed areas to adjoining undisturbed e
érade according to plans and allow for the vse of appropriate equipment for seedbed preparation, seeding, vegetated areas to reduce the potential for concentrated flows — =
mulch application, and mulch anchoring. and Increase settlement and filtering of sediments. 7o mo
SEEDBED PREPARATION - Concentrated runoff from development should be safely conveyed
to stable outlets using rip rapped channels, waterways, diversions, ) -0 30 40 50

Loosen the soll to a depth of 3-4 inches with a slightly roughened surface. I the area has been recently
loosened or disturbed, no further roughening Is required. Soll preparation can be accomplished by tracking
With a bulldozer, discing, harrowing, raking or dragging with a section of chaln link fence. Avold excessive
compaction of the surface by equipment traveling back and forth over the surface. If the slope is tracked,
the cleat marks shall be perpendicular to the anticipated direction of the flow of surface water.

If soll testing Is not practical or feasible on small or varidble sites, or where timing Is critical, fertilizer may
be applied at the rate of 300 pounds per acre or 15 pounds per 1,000 square feet of |10-10-10 or
equivalent. Additionally, lime may be applied using rates given In Figure T5-1 In the 2002 Guldelines.

SEEDING

Apply seed uniformly by hand cyclone seeder, drill, cultipacker type seeder or hydroseeder at a minimum rate
for the selected species. Increase seeding rates by 10% when hydroseeding.

MULCHING

Temporary seedings made during optimum seeding dates shall be muiched according to the recommendations
in the 2002 éuidelines. Whhen seeding outside of the recommended dates, increase the application of muich
to provide 45%-100% coverage.

MAINTENANCE

Inspect seeded area at least once a week and within 24 hours of the end of a storm with a rainfall amount
of 05 Inch or greater for seed and muich movement and rill erosion.

Where seed has moved or where soll erosion has occurred, determine the cause of the failure. Repair
eroded areas and Install additional controls IF required to prevent reoccurrence of erosion.

Continve inspections until the grasses are firmly established. Erasses shall not be considered established
untll a ground cover Is achleved which Is mature enough to control soll erosion and to survive severe
weather conditions (approximately 80% vegetative cover).

storm drains or similar measures.

N Determine the need for sediment basins. Sediment basins are
reguired on larger developments where major grading ls planned
where it Is Impossible or Impractical to control erosion at the
source. Sediment basins are needed on large and small sites
when sensitive areas such as wetlands, watercourses, and streets
would be impacted by off-site sediment deposition. Do not locate
sediment basins In wetlands or permanent or intermittent
watercourses. Sediment basins should be located to intercept
runoff prior to its entry into the wetland or watercourse.

- Grade and landscape around bulldings and septic systems to
divert water away from them.
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HISTORICAL DATA
LOT # GRANTOR GRANTEE VOL. PG DATE REMARKS
q7, 97-1 THRU 97-9 | RALPH W. FIsK
dIA ¢ 97C FLORENCE K. FISK FREDERICK F. JOLLEY 37 122 lo/15/1962 80t ACRES
q7 ¢ 97A FREDERICK F. JOLLEY MERCIER AND SONS 64 350 o6/14/197T1 80t ACRES
q7A FREDERICK F. JOLLEY FREDERICK F. JOLLEY 64 350 e/14/149711 EXCEPTION IN DEED
q7-1 THRU 97-7 MERCIER AND SONS - " PINE ACRES SECTION |" /11978 SUBDIVISION
18 MERCIER AND SONS, INC. e e 7 64l 151963
80 +/- AC
q7 ¢ 97C MERCIER AND SONS, INC. BROOKLYN LAND CORPORATION 76 &2l 1/4/1964 NO EXCEPTION
qic BROOKLYN LAND CORPORATION BROOKLYN SAND ¢ GRAVEL, INC 76 qail 1/27/1964 9.1t ACRES
qic BROOKLYN SAND ¢ GRAVEL, INC BROOKLYN LAND CORPORATION 6 994 2/lo/1964 9.1t ACRES
q1c, 97 ¢ 479 | FRED JOLLEY e i 76 862 Vajaes
q7C, 971 ¢ 47-2 | BROOKLYN LAND CORPORATION ok S 74 657 4/5/1985
q7-9 WAYNE L. JOLLEY  LESLIE A. JOLLEY 12/2/1966 SUBDIVISION
\‘\ qic-1 WATYNE L. JOLLEY  LESLIE A. JOLLEY 3/25/200& RESUBDIVISION
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g6 — / Prepared For:
—— /Q / repared For:
’/Y' / NOTES. Wayne Jolley & Lori Pike
/ N This survey has been prepared pursuant to the Regulations of Allen Hill Road _
/ 0 / Connecticit State Agencies Sections 20-300b-| through 20-300b-20 Brooklyn, Connecticut
/ / and the "Standards for Surveys and Maps in the State of Connecticut”
/ Q / as adopted by the Connecticut Assoclation of Land Surveyors, Inc.
; ™ s ™ e ===
/ / on Sepiemper. 26 1596; m DRAWING SCALE: 1"=100" 0 100 200
/ /
/ / - This survey conforms to a Class "D" horizontal accuracy. associates
[~/ - Survey Type:  Compilation Plan 7 SURVEYING ~ ENGINEERING ~ SITE FLANNING
/ / - Intent: Parcel History To m and belief, this map is substantially 18 Providence Road
/ / \l/ his pl led f th corre ‘ Brooklyn, CT 06234
™~ 2. The boundary information on this plan was compiled form other maps, , =
/ l\ // record research or other sources of information. It is not to be RCHER SI.IXVQJII |g LLC
/ construed as having been obtained as the result of a field survey and ’2 /’ /2 @22 —— > =
/ t h change as an accurate field survey may disclose. REVISIONS 18 Provi ce 'Road, Brooklyn,
/ / / / o St 47 I PdliW. Archer, Conn. L.S. #70013 DATE DESCRIPTION (860) 779-2240
/ %/ 3. The property lines depicted do not present a surveyor's property / No certification is expressed or implied unless this map bears the
/ [L/ / boundary opinion. embossed seal of the land surveyor whose signature appears hereon.
/ /
/ 1/ ;
‘ ARCHER Sheet No. sors | Project No. 2046 | Date:  november 2, 2022
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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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Notes

l. This survey has been prepared pursuant to the Regulations of Connecticut
State Agencies Section 20-300b-20 and the "Standards for Surveys and

Maops In State of Connecticut" as adopted by the Connecticut Associations of
Land Surveyors, Inc. on September 26, 1996

- This Survey conforms to a Class "A-2" Horizontal Accuracy on Propose Lot
Class "D" on Remaining Lot

Class "T-2" Vertical Accuracy
- Survey Type: Subdivision Plan

- Boundary Determination: Resurvey on Existing

Original on proposed Lot
- Intent: Residentlial Development

2. Parcels showWn as 97C on Assessors Tax Map 31 of the Brooklyn Assessors
Office

3. Topographic Information obtained from an actval field survey.

4. Wetlands were delineated by Joseph Theroux and field located by Archer
Surveying LLC.

5. This Subdivision does not include land areas within the Federal Emergency
Management Agency's 100 year flood hazard area

6. There are not Known endangered specles or specles of speclal concern on the

subject property nor wWithin | mile of the subject property per the December 202|
Natural Diversity Data Base Mapping

7. The Subdivision Regulations of the Town of Brooklyn are a part of this plan.
Approval of this plan is contingent on completion of the requirements of said

regulations, excepting any variances or modifications are on file in the office of the
commission.

&. North orientation, bearings and coordinate valves shown are based on Map
Reference #|

9. Passive Solar Energy techniques were considered in the design of the subdivision

Map Reterences

l. Re-Subdivision Plan Prepared for Wayne L. Jolley & Leslie A. Jolley,
Wauregan Road (Route 205) & Allen Hill Road, Brooklyn, Connecticut,
Date: March 2008 - Revised May 20049, Prepared by Provost & Robero

Inc.
Area to be granted to the Town
of Brookiy for Highway purposes
Area: |420 +/- 5q. Fi.

S 49°3T7'10" W

33.03'

ReSubdivision Plan
"1 Lot Subdivision"

Prepared For:

Wayne Jolley & Lori Pike
Allen Hill Road

Brooklyn, Connecticut

0 40 80

K W DRAWING SCALE: 1"=40' m— =5 "
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18 Providence Road
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REVISIONS 18 Providence /R;oad, Brooklyn, CT
DATE DESCRIPTION ~ (860) 779-2240
01-30-23 Land granted to Town for Highway
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Rensed 1-3-75

To the town of Brooklyn Planning and Zoning Committee,

We, Nicole Wineland-Thomson Fisher and Gregory Fisher, are asking you to consider granting
our request for a special permit to create an upscale wedding and event venue at 459 Wolf Den
Road which we will name Willow Hill.

For over two years we have been searching for a location that not only has the land, but also

a wonderful town and community...a place where we can raise our family of six. When we found
459 Wolf Den Road and spoke with community members, we were convinced that Brooklyn was
the perfect town for our dream to unfold.

Preserving the land is of the utmost importance to us. Our dream is to utilize the existing spaces
and endless open fields predominantly as a wedding venue as well as a community center for
corporate events, private events, town events, etc. The incredible Sigfridson barn that is already
on site is to be utilized as is. We want to replace the smaller windows with larger, floor to ceiling
windows, to enhance the view 1o the outdoor space, and rolling acres, but otherwise we want to
leave it untouched. The same goes for the rest of the property.

We realize there are specific additions we need to incorporate, such as a parking lot, and
handicap access, but we want to do these in the most minimally invasive way. Keeping the
impact to the environment as low as possible is our goal and our promise to the community of
Brooklyn. When we planned everything with our civil engineer and landscape architect we spent
a lot of time thinking carefully about lighting and materials. For example, we want a sign and a
driveway that echo the beautiful stone walls along Wolf Den and Bush Hill roads. For the
parking lot, we plan fo excavate into the hill side which will hide the parking lot from the road.
We want to plant trees and shrubs, and encase the parking lof so it's not an eyesore. This
speaks again to our goal to preserve what is currently there.

Our plan is to create a positive fiscal impact on the town of Brookiyn, not only by promoting local
businesses, but also hiring local services ourselves. For example, we will need to hire cleaners
to help keep the venue space clean and in immaculate condition between each event,
landscapers to keep the lawn and plants healthy and neat, and to partner with a transportation
company for our guests, etc. All of these services are necessary for our business, so they would
not only create a positive impact for our venue but also a positive impact for the town as we
would be hiring these local businesses directly.

Most importantly, speaking fo the neighborhood and abutters that surround us at 459 Wolf Den
Road, we want to be mindful of the community. Although we are fully aware that a wedding and
event venue is allowed in any zone of town (with the approval of a special permit), we are taking
extra measures when we consider noise and number of events. Our goal is to have no more
than 70 events with amplified noise (community event with speakers or a wedding), and up to
30 events of non-amplified noise (think yoga retreats, for example) in a calendar year. We will
have a strict noise ordinance of 10:00p for any and all events. Transportation services will be
highly encouraged, as we want to minimize traffic by the use of buses from lccal hotels, and o



most importantly, keep our clients’ guests and surrounding neighbors safe. These will be writien
into our contract with our clients. Lastly, we will require that each event has a full service
catering team to dispose of trash at the end of the evening—consider this a “leave no trace”
policy. With these requirements in place, the property will return to its fypical state once the
event is finished. Keep in mind, this is also our home, so we want it to remain as beautiful, if not
more, than how we found it. We believe all of these things will help with the surrounding
community.

We look forward to meeting you in person and answering any questions you may have,

Thank you,
Nicole and Greg



CIVIL
J& D ENGINEERS, LLC

401 Ravenelle Road
N. Grosvenordale, CT 06255
www jdcivilengineers.com
(860} 923-2920

November 30, 2022

Town of Brooklyn

Planning and Zoning Commission
4 Wolf Den Road (PO Box 356)
Brooklyn, CT 06234

RE:  Job #22172
Project Summary for
Proposed Event Venue
At 459 Wolf Den Road

Dear Commissioners:

J&D Civil Engineers is pleased to submit this project summary for the above referenced
project. J&D has been retained by Willow Hill LLC to assist with converting an existing house
and barn into a rustic event venue. My client Nicole Wineland-Thomson Fisher recently
purchased this property, and is proposing to hold weddings, banquets, yoga retreats, and other
similar events at the site. No new buildings are proposed, the only construction will consist of a
gravel parking lot and driveway, a drainage system, retaining walls, improving an existing
driveway, and some landscaping. This project is located in the Residential-Agricultural (RA)
Zone and will require a Special Permit and Public Hearing.

Project Location

The site is located at 459 Wolf Den Road in Brooklyn, approximately 2,000 feet south of
the former Gold Lamb Buttery facility. The property is located on the west side of the street,
and consists of two separate building lots. The original parcel Lot 18A is 4 acres in size, and
contains the existing house and detached garage. The second parcel Lot 18B is 96 acres in size,
and consists of several different portions acquired by the previous owner over a humber of
years. The larger Lot 18B extends all the way west to Blackwell Brook. The major portion of all
events shall occur on Lot 188, in the barn or tent.

Project Description
The historic 5 bedroom house, built in 1790, will not be a permanent residence. This

house will be vacant most of the time and only used during events, primarily for the wedding
party to stay overnight if preferred. The house will have a maximum occupancy of 10 persons.



The existing barn was built in 2008 and has a capacity of 110 persons. This barn will be used to
hold smaller events, or events in inclement weather. A temporary tent will be constructed for
larger events, with a maximum occupancy of 225 persons. The maximum numbers of persons
on site shall not exceed 225 persons. A portable bathroom trailer will be rented for all events,
and the existing septic system in the barn will not be used by guests. No food will be prepared
on site, all events will be professionally catered.

My client intends to preserve the rustic and agricultural character of the site to the
greatest extent possible. All proposed signage, landscaping, and lighting shall be in a rustic
style. Only four residences are located within 1,000 feet of the event site, and no noise or light
pollution is expected to impact these sites. The events will occur approximately 500 feet off the
road, and 30-40 feet lower than the road elevation, providing a significant natural buffer. Please
see the “activity description” and “owner’s statement” attached to this application for more
information.

Wetland Summary

The site contains a significant amount of wetland soils towards the western edge, where
the property borders Blackwell Brook. However, these wetland soils are approximately 1,000
feet downhill of the proposed construction. The area of construction was investigated by
licensed soil scientist Richard Zufick, and his report is included with this submission. He
determined that no wetland soils exist near the area of construction. He did observe a small
pocket of wetland soils at the southeast corner of the site. These wetland soils are at least 500
feet from any proposed construction. Therefore, it is our understanding that a wetland permit is
not required for this project. There are no expected impacts to wetland soils as a result of this
project.

Drainage Summary

According to the soil scientist, the soils on site appear to be Woodbridge fine sandy
loams. This is corroborated by the soils listed on the NRCS website, they describe the soils in
the area as Woodbridge fine sandy loam or Paxton/Montauk fine sandy loam. These soils
belong to hydrologic group C, and have low permeability and below average capacity to absorb
stormwater. The existing land cover is primarily pasture or lawn, with very few trees and no
impervious areas. The site is relatively steep, most of the property is between a 10% and 20%
slope. The total drainage area towards the parking lot is approximately 3 acres.

Approximately a half-acre of gravel roads and parking lots will be constructed for this
project. This will tend to cause a slight increase in the amount of runoff from the site. A
drainage system has been designed to reduce peak flows and provide treatment of stormwater
from the parking lot. A grass swale is proposed uphill of the parking lot, to capture clean runoff
and direct it away from the parking lot. The parking lot itself will drain into two catch basins,
which then discharge to a small stormwater basin across the driveway. This basin will provide a
small amount of storage to attenuate peak flows. The basin will also act as a level spreader, to
reduce the outlet flow velocity and encourage sheet flow. As runoff leaves the basin, it will flow
across 400 feet of lawn, and then 900 feet of mature forest before entering Blackwell Brook.
This will provide a significant amount of treatment for the runoff, removing poliutants and
sediments before it enters any wetlands or watercourses.



The table below provides Peak Flows in cubic feet per second for various storm events:

10 Year 25 Year 100 Year
Existing 4.05 5.57 8.00
Proposed 3.74 5.08 7.33

Please see the attached drainage mode! report, which was created using HyroCAD software to
model the existing and proposed conditions on site.

Conclusion

This project has been designed to involve the smallest possible impact to the
environment and neighborhood, while creating a valuable business opportunity that should
benefit the whole community. The applicant is very interested in preserving the rural and
agricultural character of northeast Connecticut, which we all value so highly. The applicant and
I look forward to working with the town and P&Z Commission to get this project approved.
Please let me know if you have any comments or questions.

Sincerely,

Daniel Blanchette, PE
J&D Civil Engineers LLC



NORTHEASTERN CONNECTICUT COUNCIL OF GOVERNMENTS

ENGINEERING PLAN, DRAINAGE REPORT AND WETLANDS REPORT REVIEW

PERTAINING TO
PROPOSED WiLLOW HitL EVENTS WEDDING/EVENT VENUE
(AssESSOR's MAP 19, BLOcCK 18 - LoTs 18A & 18B)
WoLF DEN ROAD

BROOKLYN, CT
{December 15, 2022)

The comments contained herein pertain to my review of a set of plans, consisting of eleven (11)
sheets, entitled “Special Permit Application for Wedding/Event Venue for Willow Hill LLC, 459
Wolf Den Road, Brooklyn, Connecticut, Dated: November 30, 2022, Revised: N/A,” prepared
by J&D Civil Engineers, LLC. The first six (6) sheets of the plan set were prepared by J&D Civil
Engineers, LLC and the remainder by Verdant Landscape Architecture of Brookline, MA, with
State of Connecticut Landscape Architect license certification seal.

Sheet 3 of 6 ~ Existing Conditions Plan

1.

The “base of levels” for the elevations shown on the plan is missing. This needs to be added
to the plan.

Sheet 4 of 6 — Parking Lot Plan

1.
2.

A north arrow is missing

Dennis Blanchette’s licensed land surveyor seal is missing and needs to be added to the plan
with signature.

Soil erosion and sedimentation system installation at various locations is missing and needs
to be shown on the plan along with its symbol added to the “legend.”

Proposed grading on the north side of the back half of the parking area appears to be drawn
with a slope ratio of 2:1. Recommend a slope to be no less than 3:1 for better success at
establishing a lawn, reduction of soil erosion, and for maintenance purposes.

Proposed grading/disturbance for construction of the new curvilinear retaining wall needs
to be shown on the plan as well as the area where the existing wall is being removed. The
proposed grading in this area needs to be re-examined by the engineer as | believe some
information is missing.

The proposed grading at the new entrance needs to be re-examined because it appears
some contour lines may be missing.

Page 1of4



7.

10.
11.

Recommend extending the swale behind the retaining wall approximately 60’ to the east to
intercept uphill runoff that could possibly impact the grave! driveway connector from the
new driveway to the existing driveway because there is no guarantee that the driveway will
be constructed with the proposed highpoint elevation of 449.0 in that exact spot.

A wood frame guard rail needs to be installed along the south line of parking at the eastern
half of the parking lot to prevent driving off the parking area and onto the landscaped slope
and to protect lamp posts.

Inverts at the flared end outlets at the stormwater basin need to be noted on the plan as
well as the slopes of the pipes.

Riprap is needed at the flared end outlets.

The stormwater basin with level spreader needs to be dimensioned to eliminate any
guesswork during construction and for verification of compliance with the drainage
calculations.

Sheet 5 of 6 — Event Area Plan

10.

A north arrow is missing

Soil erosion and sedimentation system installation at various locations is missing and needs
to be shown on the plan.

Proposed grading on the north side of the back half of the parking area appears to be drawn
with a slope ratio of 2:1. Recommend a slope no less than 3:1 for better success at
establishing a lawn and for maintenance purposes.

“Squiggly outlines” opposite the north side of the existing barn need to be identified. They
do not appear on the landscape architect’s plan.

The line weight of the septic system connected to the existing barn makes it appear that
this will be a new system. However, if it exists, the lineweight should be redrawn less bold
and the system labeled as “existing.”

Do the ADA handicap parking space requirements call for a paved surface rather than plain
gravel?

ts the well “dug” or “artesian” and how will it be serviced since it appears to very close to a
tall wall with no apparent direct access due to a fence that surrounds it?

A paved driveway apron is required by the town Public Improvement Specifications and is
missing on this plan and the architect’s plan. This needs to be added to each plan with a
construction detail added to Sheet 6 of 6.

How is the “Access Drive of Structured Earth” going to be delineated since it will be covered
with grass? What is the basis for the design composition of structured earth described
under “Structured Turf Notes” to understand its durability? A detail drawing needs to be
included on Sheet 6 of 6.

A portion of the “Access Drive of Structured Earth” has a gradient of 10% or greater. The
Public Improvement Specifications require this portion of the driveway be paved with
bituminous concrete (see PIS Reg. 2.38) and have a gradient no steeper than 12%.

Page 2 0f 4



Sheet 6 of 6 -~ Notes and Details Plan

1. The “Type ‘C’ or ‘C-l’ Catch Basin Detail” shows the depth of sump to be 2 feet. Because
the catch basins are to be installed in gravel surface areas, the sump depth should be 4’ to
trap increased amounts of sediment entering it. The detail needs to be revised accordingly.

2. The Redi-Rok retaining wall details on this plan are not actual design details for this project;
they are only representations of how this wall is generally constructed. Is J&D taking
responsibility for the design of the Redi-Rok walls to be constructed for this project or is
there another engineer (with P.E. seal certification with signature required on the plan or
separate standalone design documents} who is going to be responsible for the design? This
needs to be addressed, beside it being an engineering design issue and one of liability.

3. Under “Lighting Notes,” how was it determined that lighting will be less than 1 foot-candle
at the property lines?

4. New underground electric service requires a trench detail to be added to this plan showing
the conduit and bedding material as well as detectable warning tape if the conduit is non-
ferrous. The same applies to any new non-ferrous (PE) water, gas or communications
conduiis.

5. A “grass swale” detail needs to be included on this sheet.

6. This plan calls for a gravel surface parking lot but the Verdant Landscape Architecture plan
{Drawing LP1} calls for crushed stone. Which is it? How will crushed stone perform under
the stress of a snowplow if that is what will be installed?

Drainage Report

1. The Drainage Report needs a Title Page with the professional engineer’s seal, original
signature and date. This information is missing on the report submitted with the Special
Permit Application.

2. The analysis in the report is not arranged by increasing storm events, e.g., 10-yr, 25-yr, 100-
yr. Instead the information is scattered, making it more difficuit and time consuming to
follow. Also, it would be helpful to keep the existing runoff calculations in a section
separate from the post-development analysis. [nshort, the report needs to be reorganized.

3. Why was inside corrugated HDPE pipe chosen for this project rather than inside smooth
double wall HDPE pipe?

4, Over what time frame will water accumulated in the stormwater basin take to percolate
into the underlying ground once flow ceases over the earthen weir? This has not been
addressed in the report. This calculation needs to be submitted for review. And, should the
basin be modified to include at least two suitably sized drywell structures to induce
percolation in order to speed up the time to drain standing water from the basins,
especially during winter freeze-thaw-freeze cycles?

Page 3 of4



Wetlands Report

The report is not specific enough as to where the wetlands lie with respect to the closest
limit of disturbance, e.g., the approximate number of feet of separation. This is because the
land surveyor did not show the locations of flagging on J&D Sheet 2 of 6, “Property Survey”
plan. The report needs to be revised slightly to include this kind of information.

General Comments

By:

Where applicable, Daniel Blanchette, P.E. needs to affix his signature to the plans.

A dumpster location is not shown on any plan. If trash will be picked up from the site by a
commercial hauler, a screened dumpster pad will be needed along with a detail to be
included on Sheet 6 of 6.

How are catch basins to be protected from silt intrusion during construction? This is not
addressed on the plans or a construction detail provided on Sheet 6 of 6.

Is there a plan available with coordinates to layout the proposed work for a contractor to
construct the project as shown on the plans under review?

Syl Pubsy, O, PE

Syl Pauley, Jr., P.E., NECCOG Regional Engineer

Page 4 of 4



J CIVIL
& ENGINEERS, LLC

401 Ravenelle Road
N. Grosvenordale, CT 06255
www jdcivilengineers.com
(860) 923-2620

February 8, 2023

Town of Brookiyn
Planning and Zoning Department

RE:  Job #22172
Response to Engineer’s Review
Special Permit for
459 Wolf Den Road
Brooklyn, CT

To Whom it May Concern:

My office is assisting Nicole Wineland Thomson-Fisher and Greg Fisher with obtaining a
Special Permit to hold weddings or other similar events at their property in Brooklyn. On
January 9, 2023 we received a letter from Syl Pauly at NECCOG, dated December 15, 2022, that
provides comments or gquestions on the application. The following constitutes a response by
J&D to those comments and questions. Thank you very much for your detailed and prompt
attention. We look forward to working with the Town to get this project approved.

Sheet 3 of 6 — Existing Conditions Plan

1. The vertical datum for this project is based off the latest NAVD88 datum. A note has
been added Survey Notes on this sheet.

Sheet 4 of 6 — Parking Lot Plan

A north arrow has been added to this sheet.,

Revised plans will include surveyors stamp in addition to signature

Erosion controls have been added

Grading has been revised to show a 3:1 slope above the parking lot. A small 2:1 slope

still exists at the southwest corner, where the swale discharges. This area will be

covered with mulch or decorative crushed stone, and will not be a lawn area.

5. On review of the proposed circular retaining wall for the turnaround near the barn, we
believe that the proposed grading is correct. The bottom of this retaining wall will be at
elevation 434, and a proposed contour of that elevation is shown. There is no proposed
grading above this retaining wall. The top will be at elevation 446, and the existing 446
contour goes around the wall.

6. Yes, the contour lines for elevations 450 and 452 were missing on the north side of the

proposed driveway. Those lines have been added to the plan.

PN



7.

8.

9.

J&D evaluated extending the swale 60 feet to the east, to intercept runoff from the hill
before it reaches the proposed gravel driveway. To make the grading work, this would
also require an additional retaining wall 60’ long, connecting the two other retaining
walls in this area. Our preference would be to keep the initial design, and not extend
this swale. Erosion of the proposed gravel driveway will be minimal, as any runoff will be
travelling over a grassy area and should not develop any significant velocity. If there is a
concern about erosion, one alternative would be to install a small berm of earth and/or
mulch just above the gravel driveway, to further reduce the velocity of any runoff. The
plans have been revised to specify a temporary erosion control blanket on the small 2:1
slope just above the proposed driveway, which will assist in the establishment of good
turf,

The grading has been revised in the section to show a proposed slope less than 4:1. The
revised grading calls for a drop of approximately 1 foot over a distance of 4 feet, and
then fairly flat terrain. Therefore, as per Chapter 13 of the CT DOT Highway Design
Manual, we do not believe any vehicle barriers are required. Additionally, the proposed
lamp post are approximately 5 feet from the edge of the parking lot, and should not
require protections from vehicles, If the commission feels strongly that some protection
is required, the preference would be to install curb stops in lieu of guard rails.

Invert elevations have been added to the plans.

10. Riprap has been specified at the flared end outlets.
11. Dimensions of the basin have been added to the plans.

Sheet 5 of 6 — Event Area Plan

W N e

A north arrow has been added to the plans.

Silt fence has been added to the plans.

Grading has been revised to propose a slope of 3:1, please see #4 above.

Those lines represent a set of stairs and a stone patio, this information has been added
to the plans.

The septic system is existing, and has been labelled accordingly and redrawn with a
lesser lineweight.

We do not believe the handicap accessible parking spaces need to be paved. The official
ada.gov website specifies that these parking spaces must have a surface which is “firm,
stable, and slip resistant.”

The existing well near the barn is drilled, to the best of our knowledge. The barn and
septic were all constructed circa 2008. Unlike the main house, the barn area is all recent
construction. The well will be separated from the parking lot by a 2’ high retaining wall,
and should still be serviceable from the parking lot, for example if the pump needs to be
replaced. The fence in back could always be removed if more severe repairs are
necessary.

There are no aprons shown on this sheet, we assume this comment refers to the
previous sheet where the proposed gravel driveway connects with Wolf Den Road. The
Parking Lot Plan has been revised to specify a paved apron, and a detail has been added
to Sheet 6. Please note that the existing road has a slope of approximately 11%,
therefore the proposed driveway apron must have a cross slope of 11% also. However,
the slope along the length of the driveway will be 3% for the first 20 feet,

The access drive of structured turf will be delineated by the appearance of the grass
itself. The grass will be much sparser, roughly halfway in between a gravel parking lot



and a typical lawn. Our office has specified something similar on other projects in the
past, and those structured turf parking or driveways areas appear to be functioning well.
We feel the location of this driveway will be fairly evident. Additionally, the property
owner will [ikely be onsite during the delivery of the bathroom trailer, and will point out
the appropriate driving area to the delivery person.

10. The grading on this driveway has been revised to specify a maximum slope of 10%.

Sheet 6 of 6 - Notes and Details

1.
2.

S

Plans have been revised to specify a 4’ sump in the catch basins.

The construction details for the "Redi Rock” modular block retaining walls are generic
and only meant to demonstrate the intent and the feasibility of the proposed design.
The site plans are calling for an 8 feet high retaining wall above the parking lot, and a
12 feet high retaining wall above the turnaround area by the barn. Itis my
understanding that the building code reguires any retaining walls over 4 feet in height to
have their own building permit, and a specific design stamped by a licensed PE. J&D wiill
be performing the final design of these retaining walls. It is our intent to perform the
final design of the retaining walls after receiving approval from the P&Z Commission. It
would be a large expense to perform the final design of these retaining walls, without
knowing if a Special Permit will even be issued.

The estimated light trespass of less than 1 foot-candle at the property line is based on
past experience with similar projects. No photometric studies or lighting diagrams have
been performed. There is at least 160 feet between the property line and the closest
proposed lamp post. Lamps of the proposed height and intensity do not have an
effective range anywhere near 160 feet. If lamps are installed, and they are determined
to be causing light polfution in excess of 1 foot-candle at the eastern boundary, the
Town would have cause to require the instaliation of alternative lamps.

An underground electric trench detail has been added to the plans.

A grass swale detail has been added to the plans.

The existing gravel driveways on site are surfaced with “pea stone gravel.” This is a
material which is somewhere in between processed gravel and crushed stone. Pea stone
gravel is smaller than crushed stone and has a more unform size and rounded shape. It
does not compact as well as gravel or crushed stone, and does not perform well under
high speed traffic or heavy traffic. But for a driveway, with very low traffic volumes and
speeds, it is acceptable. Pea stone gravel will tend to shift and settle slightly over time,
and will have to be raked back into place occasionally. The vast majority of events will
occur in the spring, summer, and fall, and therefore it is unlikely that any events will
occur with snow on the ground. The proposed parking lot will be plowed rarely, if ever.

Drainage Report

1.
2.

A title sheet has been added to the drainage report.

Our firm uses HydroCAD software to perform drainage analyses. This software groups
storm events numerically, meaning in the order of 10, 100, and then 25. The software
has limited options for organizing these reports. However, J&D has attempted to
reorganize the data to the best of our ability.

. A corrugated HDPE pipe material was selected help reduce water velocities inside the

pipes. The proposed drainage pipes are relatively steep, and using a smooth walled pipe



would tend to increase water velocities and the potential for erosion. A corrugated pipe
has almost double the Mannings’ roughness coefficient when compared with a smooth
walls plastic pipe.

4. Our current drainage calculations do not include any infiltration in the stormwater basin.
The soils on site are fairly silty, with limited capacity for infiltration. To be conservative,
we removed any infiltration from our drainage model. Therefore, even in a situation
where the ground is frozen, our drainage model will still be applicable. The primary
purpose of this stormwater basin is to act as a level spreader, and distribute runoff over
a wide area, to replicate the pre-construction condition as much as possible. The basin
also provides a small amount of storage and treatment. Some infiltration will occur, but
that is not the primary purpose.

Wetlands Report

1. We have contacted the soil scientist Rick Zulick and asked him to update his report to be
more specific about the wetland soils on site. Mr. Zulick did observe wetland soils at the
southeast corner of the site, and at the far west side of the existing field. However,
these soils are well over 125 feet from any proposed construction. I will forward you the
revised report as soon as it is available.

General Comments

1. Our office typically provides only an engineer’s stamp or seal on our plans. However, the
latest plans will include both a signature and seal as requested.

2. No commercial dumpsters are proposed. The caterers will be responsible for removing
the majority of trash, when cleaning up after events. A standard residential garage can
will be used by the owners for their personal residence.

3. A note has been added to the Erosion notes on page 6, with some language describing
how to protect catch basin during construction, before the disturbed earth is stabilized.

4. J&D can make our digital DWG drawings available to any contractors upon request. The
drawings are based on the latest NAVD88 vertical and NAD83 horizontal datums.
Anyone with modern GPS surveying equipment would be able to stake out the proposed
construction. Additionally, J&D can set benchmarks or provide construction staking
services upon request.

Please do not hesitate to contact me with any further comments or questions. We look forward
to discussing this project with the commission at the upcoming Public Hearing.

Sincerely, B s

Daniel Blanchette, PE
J&D Civil Engineers, LLC

Fggggantt
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Datum Engineering & Surveying LLC.
Richard Zulick
Certified Forester/ Soil Scientist
400 Nott Highway
Ashford, CT
06278
(860) 429-1918

February 8, 2023

Town of Brooklyn
Inland Wetlands and Watercourses Commission
Brooklyn, CT.

Wetland report for property located at :

459 Wolf Den Road, Brooklyn,CT Plan prepared for Willow Hill Events by J & D Civil Engineers , LLC Job #
22172 and dated November 30, 2022.

[ have field checked the above referenced property for wetland soils. This parcel is located west of Wolf
Den Road in the Town of Brooklyn, CT  No wetland soils or watercourses have been identified on this
parcel within 125 feet of the area of proposed activity .

A small pocket of wetlands was identified in the southeast comer of the property. This pocked exists near the
stone wall at the southwestern perimeter of the existing field. Another very small pocked exists at the northwest

edge of the existing apen field which is located well to the southwest of the proposed activity.

This field delineation has been done in accordance with the standards of the National Cooperative Soil
Survey and the definition of wetlands as found in the Connecticut General Statutes, Chapter 440, Section
22A-38.




Soil observations pits have been conducted by me, the wetter upland soils on this property appear to
primarily consist of the Woodbridge fine sandy loam soil series.

WOODBRIDGE SERIES

The Woodbridge series consists of moderately well drained loamy soils formed in lodgment till. They are
deep to bedrock and moderately deep to a densic contact. They are nearly level to moderately steep soils
on hills, drumilins, till ptains, and ground moraines.

TAXONOMIC CLASS: Coarse-loamy, mixed, active, mesic Aguic Dystrudepts

RIDGEBURY SERIES
The wetland soils identified within the southeast corner of the property consist of Ridgebury soil series.

The Ridgebury series consists of very deep, somewhat poorly and poorly drained soils formed in lodgment
tili derived mainly from granite, gneiss and/or schist. They are commonly shallow to a densic contact. They
are nearly level to gently sloping soils in depressions in uplands. They also occur in drainageways in
uplands, in toeslope positions of hills, drumlins, and ground moraines, and in till plains.

TAXONGMIC CLASS: Loamy, mixed, superactive, acid, mesic, shallow Aeric Endoaquepts

Please feel free to call me at the above phone number if you have any questions.

Sincerely,

A

Richard Zulick
Certified Forester and Soil Scientist
Member SSSSNE

23005
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J& D EII\?ngNEERS, LLC

401 Ravenelle Road
N. Grosvenordale, CT 06255
www.jdcivilengineers.com
{860) 923-2920

February 8, 2023

Town of Brooklyn

Planning and Zoning Commission
4 Wolf Den Road (PO Box 356)
Brooklyn, CT 06234

RE:  Job #22172
Drainage Report for
Proposed Event Venue
At 459 Wolf Den Road

Dear Commissioners:

Please see the description below for a summary of the existing conditions on site and
proposed drainage system. According to the soil scientist, the soils on site appear to be
Woodbridge fine sandy lcams. This is corroborated by the soils listed on the NRCS website, they
describe the soils in the area as Woodbridge fine sandy loam or Paxton/Montauk fine sandy
loam. These soils belong to hydrologic group C, and have low permeability and below average
capacity to absorb stormwater. The existing land cover is primarily pasture or lawn, with very
few trees and no impervious areas. The site is relatively steep, most of the property is between
a 10% and 20% slope. The total drainage area towards the parking lot is approximately 3
acres.

Approximately a half-acre of gravel roads and parking lots will be constructed for this
project. This will tend to cause a slight increase in the amount of runoff from the site. A
drainage system has been designed to reduce peak flows and provide treatment of stormwater
from the parking lot. A grass swale is proposed uphill of the parking lot, to capture clean runoff
and direct it away from the parking lot. The parking lot itself will drain into two catch basins,
which then discharge to a small stormwater basin across the driveway. This basin will provide a
small amount of storage to attenuate peak flows. The basin will also act as a level spreader, to
reduce the outlet flow velocity and encourage sheet flow. As runoff leaves the basin, it will flow
across 400 feet of lawn, and then 900 feet of mature forest before entering Blackwell Brook.
This will provide a significant amount of treatment for the runoff, removing pollutants and
sediments before it enters any wetlands or watercourses.



The table below provides Peak Flows in cubic feet per second for various storm events:

10 Year 25 Year 100 Year
Existing 4.05 5.57 8.00
Proposed 3.74 5.08 7.33

Please see the attached drainage model report, which was created using HyroCAD software to
model the existing and proposed conditions on site.
Sincerely,

Daniel Blanchette, PE
J&D Civil Engineers LLC
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Routing Diagram for 22172 Wineland - Drainage Modle 2022.11-2§
Prepared by J&D Civil Engineers LLC, Printed 12/1/2022
HydroCAD® 10.10-62 s/n 02673 ® 2020 HydroCAD Software Soluticns LLC




Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 Type ill 24-hr CT 10-year Rainfali=5.19"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 1

Summary for Subcatchment E1: Existing Site

Runoff = 4.05¢cfs @ 12.61 hrs, Volume= 0.612 af, Depth= 2.52"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type lll 24-hr CT 10-year Rainfall=5.19"

Area (sfy CN Description
127,071 74 Pasture/grassland/range, Good, HSG C
127,071 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
{min} (feet) (ft/fty (ft/sec) {cfs)

28.7 300 0.0290 0.17 Sheet Flow, lawn
Grass: Dense n=0.240 P2=3.40"
10.2 730 0.0290 1.19 Shallow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv=7.0 fps
4.6 570 0.0880 2.08 Shallow Concenirated Flow, Pasture - Steeper

Short Grass Pasture Kv=7.0 fps

435 1,600 Total



Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 Type il 24-hr CT 25-year Rainfall=6.31"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 1

Summary for Subcatchment E1: Existing Site

Runoff = 557cfs @ 12.61 hrs, Volume= 0.838 af, Depth= 3.45"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Type lll 24-hr CT 25-year Rainfall=6.31"

Area (sf) CN Description
127,071 74  Pasture/grassland/range, Good, HSG C
127,071 100.00% Pervious Area

Te Length Slope Velocity Capacity Description
{min) (feet) (fi/ft)  (ft/sec) (cfs)

28.7 300 0.0290 017 Sheet Flow, lawn
Grass: Dense n=0.240 P2=3.40"
10.2 730 0.0290 1.19 Shallow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv=7.0fps
4.6 570 0.0880 2.08 Shallow Concentrated Flow, Pasture - Steeper

Short Grass Pasture Kv=7.0 fps

435 1,600 Total



Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 Type llf 24-hr CT 100-year Rainfall=8.04"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 & 2020 HydroCAD Software Solutions LLC Page 1

Summary for Subcatchment E1: Existing Site

Runoff = 8.00cfs @ 12.61 hrs, Volume= 1.206 af, Depth= 4.96"

Runoff by SCS TR-20 method, UH=8CS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type Il 24-hr CT 100-year Rainfall=8.04"

Area (sf) CN Description
127,071 74 Pasture/grassland/range, Good, HSG C
127,071 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
{min)  (feet) (ft/it)  (ft/sec) {cis)

28.7 300 0.0220 0.17 Sheet Flow, lawn
Grass: Dense n=0.240 P2= 3.40"
10.2 730 0.0280 1.19 Shallow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv= 7.0 fps
4.6 570 0.0880 2.08 Shallow Concentrated Flow, Pasture - Steeper

Short Grass Pasture Kv=7.0 fps

435 1,600 Total



Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 propfype /il 24-hr CT 10-year Rainfal{=5.19"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 1

Summary for Subcatchment P1: Upper Lawn

Runoff = 3.50cfs @ 12.64 hrs, Volume= 0.544 af, Depth= 2.52"
Routed to Reach C1: 18" CPP

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type Hll 24-hr CT 10-year Rainfall=5.19"

Area{sf) CN Description
112,971 74 Pasture/grassland/range, Good, HSG C

112,971 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
(min}) {feef) (ft/ft)  (ft/sec) (cfs)
28.7 300 0.0280 0.17 Sheet Flow, lawn
Grass; Dense n=0.240 P2= 3.40"
10.2 730 0.0290 1.19 Shaliow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv=7.0fps
4.0 500 0.0880 2.08 Shallow Concentrated Flow, Pasture - Steeper
Short Grass Pasture Kv=7.0 fps
2.8 250 0.0100 1.50 Shallow Concentrated Flow, swale

Grassed Waterway Kv= 15.0 fps

457 1,780 Total
Summary for Subcatchment P2: Western Parking

Runoff = 0.67cfs @ 12.07 hrs, Volume= 0.051 af, Depth= 4.72"
Routed to Reach C1 ;18" CPP

Runoff by SCS TR-20 method, UH=8CS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type Il 24-hr CT 10-year Rainfali=5.19"

Area (sf) CN Description
5,600 96  Gravel surface, HSG C
5,600 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
{min) {feet) (ft/ft)  (ft/sec) {cfs)

5.0 Direct Entry,

Summary for Subcatchment P3: Eastern Parking

Runoff = 1.01cfs @ 12.07 hrs, Volume= 0.077 af, Depth= 4.72"
Routed to Reach C3: 12" CPP

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Type Il 24-hr CT 10-year Rainfall=5,18"



Drainage Model for Wineland
22172 Wineland - Drainage NModel 2022-11-28 prop/ype /il 24-hr CT 10-year Rainfali=5.19"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 2

Area (sf} CN Description
8,500 96 Gravei surface, HSG C

8,500 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
{min) (feet) (ft/ft)  (fi/sec) {cfs)
5.0 Direct Entry, Parking

Summary for Reach C1: 18" CPP

Inflow Area = 2722 ac, 0.00% Impervious, Inflow Depth = 2.62" for CT 10-year event
Inflow = 3.58cfs @ 12.64 hrs, Volume= 0.594 af
Qutflow = 3.58cfs @ 12.64 hrs, Volume= 0.594 af, Atten= 0%, Lag= 0.1 min

Routed to Reach C2 : 18" CPP

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 11.15 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 3.98 fps, Avg. Travel Time= 0.3 min

Peak Storage= 24 ¢f @ 12.64 hrs
Average Depth at Peak Storage= 0.38', Surface Width= 1.28'
Bank-Full Depth= 1.50"' Flow Area= 1.8 sf, Capacity= 28.97 cfs

18.0" Round Pipe

n=0.020 Corrugated PE, corrugated interior
Length=75.0" Slope= 0.1800 "/

Inlet Invert= 442.00", Cullet Invert= 428,50

Summary for Reach C2: 18" CPP

inflow Area = 2722 ac, 0.00% Impervious, Inflow Depth= 262" for CT 10-year event
Inflow = 3.58cfs @ 12.64 hrs, Volume= 0.584 af
Qutflow = 3.58cfs @ 12.65 hrs, Volume= 0.594 af, Atten=0%, Lag=0.1 min

Routed to Pond B1 : Basin

Routing by Stor-Ind methed, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Max. Velocity= 6.97 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.48 fps, Avg. Travel Time= 0.4 min

Peak Storage= 32 cf @ 12.65 hrs
Average Depth at Peak Storage= 0.50', Surface Width= 1.41'
Bank-Full Depth= 1.50' Flow Area= 1.8 sf, Capacity= 15.02 cfs



Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 proplype /il 24-hr CT 10-year Rainfall=5.19"

Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 3

18.0" Round Pipe

n=0.020 Corrugated PE, corrugated interior
Length=82.0" Slope=0.0484"7

Inlet invert= 428.00', Outlet Invert= 425.00

Summary for Reach C3: 12" CPP

Inflow Area = 0.195 ac, 0.00% Impervious, Inflow Depth= 4.72" for CT 10-year event
Inflow = 1.01cfs @ 12.07 hrs, Volume= 0.077 af
Qutflow = 1.01cfs @ 12.07 hrs, Volume= 0.077 af, Atten= 0%, Lag= 0.1 min

Routed to Reach C4 : 12" CPP

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 7.27 fps, Min. Travel Time= 0.2 min
Avg. Velocity = 2.34 fps, Avg. Travel Time= 0.5 min

Peak Storage= 9 ¢f @ 12.07 hrs
Average Depth at Peak Storage= 0.23', Surface Width= 0.85'
Bank-Full Depth= 1.00" Flow Area= 0.8 sf, Capacity= 8.49 cis

12.0" Round Pipe

n=0.020 Corrugated PE, corrugated interior
Length= 67.0' Slope=0.1343"

Inlet Invert= 444.00', Qutlet Inveri= 435.00"

Summary for Reach C4: 12" CPP

inflow Area = 0.195 ac, 0.00% Impervious, Inflow Depth = 4.72" for CT 10-year event
Inflow = 1.01cfs @ 12.07 hrs, Volume= 0.077 af
Outflow = 1.01cfe @ 12.07 hrs, Volume= 0.077 af, Atten= 0%, Lag= 0.1 min

Routed to Pond B1 : Basin

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 7.80 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.51 fps, Avg. Travel Time= 0.4 min



Drainage Model for Wineland
22172 Wineland - Drainage Model 2022-11-28 propfype /Il 24-hr CT 10-year Rainfall=5.19"
Prepared by J&D Civil Engineers LLC Printed 2/8/2023
HydroCAD® 10.10-6a s/n 02673 © 2020 HydroCAD Software Solutions LLC Page 4

Peak Storage= 8 cf @ 12.07 hrs
Average Depth at Peak Storage= 0.22', Surface Width= 0.83
Bank-Full Depth= 1.00" Flow Area= 0.8 sf, Capacity= 9.37 cfs

12.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
Length=58.0' Slope= 0.1638

Inlet Invert= 434.50', Outlet Invert= 425.00'

Summary for Pond B1: Basin

Inflow Area = 2.9417 ac, 0.00% Impervious, Inflow Depth= 2.76" for CT 10-year event
Inflow = 3.69cfs @ 12.64 hrs, Volume= 0.671 af
Qutflow = 3.7d4cfs @ 12.65 hrs, Volume= 0.653 af, Atten= 0%, Lag= 0.3 min
Primary = 3.74cfs @ 12.65 hrs, Volume= 0.653 af

Routing by Stor-Ind methed, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Peak Elev= 424.09' @ 12.65 hrs Surf.Area= 820 sf Storage= 798 cf

Plug-Flow detention time= 26.4 min calculated for 0.653 af (97% of inflow)
Center-of-Mass det. time= 10.4 min { 862.1 - 851.7)

Volume Ir)vert Avail.Storage Storage Description
#1 422.00' 798 ¢f Custom Stage Data {Irregular)listed below (Recalc)
Elevation Surf.Area Perim. inc.Store Cum.Store Wet Area
{feet) {sg-ff) {feet) {cubic-feet) {cubic-feet) (sg-ft)
422.00 96 99.0 0 0 96
424.00 820 140.0 798 798 912
Device Routing Invert Qutlet Devices
#1  Primary 424.00' 60.0'long x 6.0' breadth Broad-Crested Rectangular Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60 1.80 2.00
2.50 3.00 3.50 4.00 4,50 5.00 5.50

Coef. (English) 2,37 2.51 2.70 2.68 2.68 2.67 2.65 2.65 2.65
2.65 266 2.66 267 2.60 272 2.76 2.83

Primary OutFlow Max=3.72 cfs @ 12.65 hrs HW=424.09' (Free Discharge)
1=Broad-Crested Rectangular Weir (Weir Controls 3.72 cfs @ 0.70 fps)
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Summary for Subcatchment P1; Upper Lawn

Runoff = 482cfs @ 12.64 hrs, Volume= 0.745 af, Depth= 3.45"
Routed to Reach C1 : 18" CPP

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type Il 24-hr CT 25-year Rainfall=6.31"

Area(sf) CN Description
112,971 74  Pasture/grassland/range, Good, HSG C
112,971 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min} ({feel) {f/f)  (ft/sec) {cfs)

28.7 300 0.0290 017 Sheet Flow, lawn
Grass: Dense n= 0,240 P2= 3.40"
10.2 730 0.0290 1.19 Shallow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv=7.0 fps
4.0 500 0.0880 2.08 Shallow Concentrated Flow, Pasture - Steeper
Short Grass Pasture Kv= 7.0 fps
2.8 250 0.0100 1.50 Shallow Concentrated Fiow, swale

Grassed Waterway Kv= 15.0 fps

457 1,780 Total

Summary for Subcatchment P2: Western Parking

Runoff = 0.82cfs @ 12.07 hrs, Volume= 0.083 af, Depth= 5.84"
Routed to Reach C1: 18" CPP

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type lll 24-hr CT 25-year Rainfall=6.31"

Area (sf) CN Description
5,600 96 Gravel surface, HSG C

5,600 100.00% Pervious Area
Tc Length Slepe Velocity Capacity Description
{min)  (feat) (ft/ft)  ({ft/sec) {cfs)
5.0 Direct Entry,

Summary for Subcatchment P3: Eastern Parking

Runoff = 1.24 cfs @ 12.07 hrs, Volume= 0.095 af, Depth= 5.84"
Routed to Reach C3 ;12" CPP

Runoff by SCS TR-20 methad, UM=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt=0.01 hrs
Type lll 24-hr CT 25-year Rainfall=6.31"
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Area (sf) CN Description
8,500 96 Gravel surface, HSG C
8,500 100.00% Pervious Area

Te Length Slope Velocity Capacity Description
{min) (feet) (ft/fty  (ft/sec) {cfs)
5.0 Direct Entry, Parking

Summary for Reach C1: 18" CPP

Inflow Area = 2.722 ac, 0.00% Impervious, Inflow Depth = 3.56" for CT 25-year event
Inflow = 492 cfs @ 12.64 hrs, Volume= 0.808 af
Ouiflow = 492 cfs @ 12.64 hrs, Volume= 0.808 af, Atten= 0%, Lag=0.1 min

Routed to Reach C2 : 18" CPP

Routing by Stor-ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 12.21 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 4.32 fps, Avg. Travel Time= 0.3 min

Peak Storage= 30 cf @ 12.64 hrs
Average Depth at Peak Storage= 0.42' , Surface Width= 1.35'
Bank-Full Depth= 1.50" Flow Area= 1.8 sf, Capacity= 28.97 cfs

18.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
Length=75.0' Slope=0.1800"

Inlet Invert= 442,00', Outlet Invert= 428.50'

Summary for Reach C2: 18" CPP

Inflow Area = 2.722ac, 0.00% Impervious, Inflow Depth = 3.56" for CT 25-year event
Inflow = 492 cfs @ 12.64 hrs, Volume= 0.808 af
Qutflow = 491 cfls @ 12.64 hrs, Volume= (0.808 af, Alten= 0%, Lag= 0.1 min

Routed to Pond B1 ; Basin

Routing by Stor-ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 7.61 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.70 fps, Avg. Travel Time= 0.4 min

Peak Storage= 40 cf @ 12.64 hrs
Average Depth at Peak Storage= 0.59', Surface Width= 1.47'
Bank-Full Depth= 1.50" Flow Area= 1.8 sf, Capacity= 15.02 cfs
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18.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
[ength=62.0' Slope=0.0484""

Inlet Invert= 428.00', Qutlet Invert= 425.00"

Summary for Reach C3: 12" CPP

Inflow Area = 0.195 ac, 0.00% Impervious, Inflow Depth = 5.84" for CT 25-year event
inflow = 1.24 cfs @ 12.07 hrs, Volume= 0.095 af
Qutilow = 1.24cfs @ 12.07 hrs, Volume= 0.095 af, Atten=0%, Lag=0.1 min

Routed to Reach C4 : 12" CPP

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 7.71 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.49 fps, Avg. Travei Time= 0.4 min

Peak Storage= 11 cf @ 12.07 hrs
Average Depth at Peak Storage= 0.26' , Surface Width= 0.87'
Bank-Full Depth= 1.00' Flow Area= 0.8 sf, Capacity= 8.49 cfs

12.0" Round Pipe

n=0.020 Corrugated PE, corrugated interior
Length= 67.0' Slope=0.1343 "/

Inlet invert= 444.00', Cutlet Invert= 435.00'

Summary for Reach C4: 12" CPP

Inflow Area = 0.195ac, 0.00% Impervious, Inflow Depth = 5.84" for CT 25-year event
Inflow = 1.2dcfs @ 12.07 hrs, Volume= 0.095 af
Qutflow = 124 cfs @ 12.07 hrs, Volume= 0.095 af, Atten= 0%, Lag= 0.1 min

Routed to Pond B1 : Basin

Routing by Stor-ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 8.27 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.67 fps, Avg. Travel Time= 0.4 min
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Peak Storage= 9 cf @ 12.07 hrs
Average Depth at Peak Storage= 0.25', Surface Width= 0.86'
Bank-Full Depth= 1.00' Flow Area= 0.8 sf, Capacity= 2.37 cfs

12.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
Length= 58.0' Slope= 0.1638 '/

Inlet Invert= 434.50', Outlet Invert= 425.00'

Summary for Pond B1: Basin

Inflow Area = 2.917 ac, 0.00% Impervious, Inflow Depth = 3.71" for CT 25-year event
Inflow = 506 cfs @ 12.64 hrs, Volume= 0.902 af
Outflow = 5.08cfs @ 12.85 hrs, Volume= 0.884 af, Atten= 0%, Lag= 0.6 min
Primary = 508cfs @ 12.65 hrs, Volume= 0.884 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt=0.01 hrs
Peak Elev= 424.11' @ 12.65 hrs Surf.Area= 820 sf Storage= 798 cf

Plug-Flow detention time= 20.7 min calculated for 0.884 af (98% of inflow)
Center-of-Mass det. time= 8.5 min ( 853.6 - 845.1)

Volume Invert Avail.Storage  Storage Description
#1 422.00' 798 cf Custom Stage Data (Irreguiar)Listed below (Recalc)
Elevation Surf.Area Perim, Inc.Store Cum.Store Wet. Area
{feet) {sg-ft) (feet) (cubic-feet) {cubic-feet) {sq-ff)
422.00 96 99.0 0 o 96
424.00 820 140.0 798 798 912
Device Routing invert OQutlet Devices
#1  Primary 424.00' 60.0'long x 6.0' breadth Broad-Crested Rectangular Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60 1.80 2.00
2.50 3.00 3.50 4.00 4.50 5.00 5.50

Coef. (English) 2.37 2.51 2.70 2.68 2.68 2.67 2.65 2.65 2.65
2.65 2.66 2.66 2.67 2.69 2.72 2.76 2.83

Primary OutFlow Max=5.07 cfs @ 12.65 hrs HW=424.11' (Free Discharge)
{1=Broad-Crested Rectangular Weir (Weir Controls 5.07 cfs @ 0.78 fps)
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Summary for Subcatchment P1: Upper Lawn

Runoff = 6.93cfs @ 12.64 hrs, Volume= 1.072 af, Depth= 4.96"
Routed to Reach C1: 18" CPP

Runoff by SCS TR-20 method, UH=8CS, Weighted-CN, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Type Il 24-hr CT 100-year Rainfall=8.04"

Area (sf) CN Description
112,971 74 Pasture/grassland/range, Good, HSG C

112,971 100.00% Pervious Area
Tc Length Slope Velocity Capacity Description
{min)  (feet) (ft/ft}y  (ft/sec) {cfs)
287 300 0.0290 0.17 Sheet Flow, lawn
Grass: Dense n=0.240 P2= 3.40"
10.2 730 0.0290 1.19 Shallow Concentrated Flow, Pasture - Flatter
Short Grass Pasture Kv=7.0 fps
4.0 500 0.0880 2.08 Shallow Concentrated Flow, Pasture - Steeper
Short Grass Pasture Kv=7.0 fps
2.8 250 0.0100 1.50 Shallow Concentrated Flow, swale

Grassed Waterway Kv= 15.0 fps

457 1,780 Total
Summary for Subcatchment P2: Western Parking

Runoff = 1.04cfs @ 12.07 hrs, Volume= 0.081 af, Depth= 7.68"
Routed to Reach C1: 18" CPP

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Type lll 24-hr CT 100-year Rainfall=§.04"

Area {(sf) CN Description
5,600 96 Gravel surface, HSG C

5,600 100.00% Pervious Area
Tc Length  Slope Velocity Capacity Description
{min) {feet) (fi/fty  (ft/sec) (cfs)
5.0 Direct Entry,

Summary for Subcatchment P3: Eastern Parking

Runoff = 1.58cis @ 12.07 hrs, Volume= 0.123 af, Depth= 7.56"
Routed to Reach C3: 12" CPP

Runoff by SCS TR-20 method, UH=8CS, Weighted-CN, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Type lll 24-hr CT 100-year Rainfali=8.04"
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Area{sf} CN Description
8,500 96 Gravel surface, HSG C

8,500 100.00% Pervious Area
Te Length Slope Velocity Capacity Description
{min) {feet) (f/fty  (ft/sec) {cfs)
5.0 Direct Entry, Parking

Summary for Reach C1: 18" CPP

Inflow Area = 2722 ac, 0.00% Impervious, Inflow Depth = 5.08" for CT 100-year event
Inflow = 7.05cfs @ 12.64 hrs, Volume= 1.153 af
Cutflow = 7.05¢cfs @ 12.64 hrs, Volume= 1.153 af, Atten= 0%, Lag= 0.0 min

Routed to Reach C2 : 18" CPP

Routing by Stor-Ind methad, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Max. Velocity= 13.53 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 4.79 fps, Avg. Travel Time= 0.3 min

Peak Storage= 39 cf @ 12.64 hrs
Average Depth at Peak Storage= 0.50' , Surface Width= 1.42'
Bank-Full Depth= 1.50" Flow Area= 1.8 sf, Capacity= 28.97 cfs

18.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
Length= 75.0' Slope=0.1800 "

inlet Invert= 442.00', Outlet Invert= 428,50'

Summary for Reach C2: 18" CPP

Inflow Area = 2.722 ac, 0.00% Impervious, Inflow Depth = 5.08" for CT 100-year event
Inflow = 7.05cfs @ 12.64 hrs, Volume= 1.153 af
QOutflow = 7.05cfs @ 12.64 hrs, Volume= 1.153 af, Atien=0%, Lag= 0.1 min

Routed to Pond B1 : Basin

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Max. Velocity= 8.36 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2,99 fps, Avg. Travel Time= 0.3 min

Peak Storage= 52 cf @ 12.64 hrs
Average Depth at Peak Storage= 0.72', Surface Width= 1.50'
Bank-Full Depth= 1.50' Flow Area= 1.8 sf, Capacity= 15.02 cfs
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18.0" Round Pipe

n= 0.020 Corrugated PE, corrugated interior
Length=62.0" Slope= 0.0484 '/

Inlet Invert= 428.00°, Ouflet Inveri= 425.00

Summary for Reach C3: 12" CPP

Inflow Area = 0.195 ac, 0.00% Impervious, Inflow Depth = 7.56" for CT 100-year event
Inflow = 1.58cfs @ 12.07 hrs, Volume= 0.123 af
Qutflow = 1.68cis @ 12.07 hrs, Volume= 0.123 af, Atten= 0%, Lag= 0.1 min

Routed to Reach C4 : 12" CPP

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, dt= 0.01 hrs
Max. Velocity= 8.27 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.69 fps, Avg. Travel Time= 0.4 min

Peak Storage= 13 cf @ 12.07 hrs
Average Depth at Peak Storage= 0.29', Surface Width= 0.91'
Bank-Full Depth= 1.00' Flow Area= 0.8 sf, Capacity= 8.49 cfs

12.0" Round Pipe

n=0.020 Corrugated FE, corrugated interior
Length= 67.0' Slope= 0.1343 "/

inlet invert= 444.00", Qutlet Invert= 435.00'

Summary for Reach C4: 12" CPP

Inflow Area = 0.195ac, 0.00% Impervious, Inflow Depth = 7.56" for CT 100-year event
Inflow = 1.58 cfs @ 12.07 hrs, Volume= 0.123 af
Qutflow = 1.58 cfs @ 12.07 hrs, Volume= 0.123 af, Aften= 0%, Lag= 0.1 min

Routed to Pond B1 : Basin

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Max. Velocity= 8.88 fps, Min. Travel Time= 0.1 min
Avg. Velocity = 2.88 fps, Avg. Travel Time= 0.3 min
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Peak Storage= 10 cf @ 12.07 hrs
Average Depth at Peak Storage= 0.28', Surface Width= 0.90'
Bank-Full Depth= 1.00" Flow Area= 0.8 sf, Capacity= 2.37 cfs
12.0" Round Pipe
n= 0.020 Coirugated PE, corrugated interior
Length= 58.0' Slope=0.1638"/
Inlet Invert= 434.50', Outlet Invert= 425.00'
Summary for Pond B1: Basin
inflow Area = 2.917 ac, 0.00% Impervious, inflow Depth = 5.25" for CT 100-year event
Inflow = 7.23¢c¢fs @ 12.64 hrs, Volume= 1.276 af
Qutflow = 7.33cfs @ 12.64 hrs, Volume= 1.258 af, Atten= 0%, Lag= 0.2 min
Primary = 7.33cfs @ 12.64 hrs, Volume= 1.258 af

Routing by Stor-Ind method, Time Span= 0.00-48.00 hrs, di= 0.01 hrs
Peak Elev= 424.14' @ 12.64 hrs Surf.Area= 820 sf Storage= 798 cf

Plug-Flow detention time= 15.6 min calculated for 1.258 af (99% of inflow)
Center-of-Mass det. time= 6.7 min ( 843.8-837.0)

Volume fnvert Avail.Storage  Storage Description
#1 422.00 798 ¢f Custom Stage Data (Irregularjlisted below (Recalc)
Elevation Surf.Area Perim. Inc.Store Cum.Store Wet.Area
{feet) {sq-ft) {feet) {cubic-feet) {cubic-feet) (sq-ft)
422.00 95 99.0 0 0 96
424.00 820 140.0 798 798 912
Device Routing Invert Qutlet Devices
#1  Primary 424.00' 60.0' long x 6.0' breadth Broad-Crested Rectangular Weir

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60 1.80 2.00

2.50 3.00 3.50 4.00 4.50 5.00 550

Coef. (Engiish) 2.37 2.51 2.70 2.68 2.88 2.67 2.65 2.65 2.65

2.65 266 266 267 269 2.72 2.76 2.83

Primary QutFlow Max=7.33 cfs @ 12.64 hrs HW=424.14' (Free Discharge)
1=Broad-Crested Rectangular Weir (Weir Controls 7.33 cfs @ 0.88 fps)
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Traffic Impact Study
459 Wolf Den Road
Brooklyn, Connecticut
November 2022

This study examines the traffic impact of a proposed event venue at 459 Wolf Den Road
in Brooklyn, Connecticut. Peak-hour site trips generated by events, roadway traffic
volumes, and traffic capacity at a site driveway were reviewed. For the purpose of this
traffic study, 2023 was assumed to be the year during which improvements are built and
events are held at this location.

l. Summary

= The proposed event venue is estimated to generate approximately 90 trips for
both weekday afternoon and Saturday midday peak hours.

= The traffic impact of this site will be limited. All traffic approaches at a proposed
event driveway will operate at favorable LLOS {levels of service) A with short
delays during the weekday afternoon and Saturday midday peak hours. The
development will not create fraffic hazards and will not block or hamper the
circulation pattern of adjacent roadways.

li. Project Description

The site is located west of Wolf Den Road and about 1,800 feet south of the Bush Hill
Road intersection. Proposed improvemenis will include a wider event driveway,
enfrance identification, new parking areas, and other site features for events. An
existing narrower driveway will be maintained. Next to the site, Wolf Den Road
measures about 19 feet in width for two-way traffic. The posted speed limit on Wolf Den
Road is 25 mph,

lll. Traffic Volumes

Automatic traffic count data were collected on Wolf Den Road on weekdays and on a
Saturday in January 2022. Seasonal adjustment factors based on CTDOT data and an
annual traffic growth rate of 0.7 percent recommended by CTDOT were applied fo the
traffic counts to generate 2023 peak-month traffic volumes for Wolf Den Road.




IV. Future Traffic Conditions

Peak-hour site trips in Table 1 were estimated by considering three traffic components
during events. Guests will arrive and leave on a bus, which will result in about 20 bus
frips (ten entry trips and ten exit trips). There will be about ten delivery vehicles, which
will translate into 20 trips (ten entry trips and ten exit trips). Other vehicular trips will total
about 100 trips for 50 vehicles. It was assumed that the site frips during the weekday
afternoon and Saturday peak hours will consist of exit trips for the bus and delivery
vehicles and all entry trips. This is likely to be a conservative assumption; in reality,
guest arrivals and deliveries can last more than an hour. During the weekday afternoon
peak hour and the Saturday midday peak hour, an event is estimated to generate 90
peak-hour trips (70 entry trips and 20 exit trips).

Table 1 Estimated Site Trips (vph)

Weekday or Saturday Daily
Weekday Aftemoon Peak Hour of Adjacent Road.
Saturday Midday Peak Hour

vph Vehicles per hour

Table 2 details the distribution of the site-generated trips along Wolf Den Road. The
distribution takes into account the existing traffic volumes and the roadway network in
this part of Brooklyn.

Tan _ Trip Distribution
TR SRR “Entry and Exit

North; Wolf Den Road " 35%
South: Wolf Den Road 65%
Total ' 100%

V. Traffic Capacity Analysis

To assess the quality of traffic flow, intersection capacity analysis was conducted for the
future traffic conditions. Capacity analysis provides an indication of how well roadway
facilities serve the traffic demands placed upon them. Synchro 10, a software package
that includes the evaluation criteria of the Highway Capacity Manual, 6th Edition, was
used to analyze the intersections.

Level of service (LOS) is the term used to describe the different operating conditions
that occur on a given roadway segment or intersection under various traffic conditions.
It is a qualitative measure of the effects of a number of factors including roadway
geometry, speed, travel delay, freedom {o maneuver, and safety. Six levels of service
can be defined for each type of facility. Each level of service (LOS) is given a letter
designation from A to F, with LOS A representing the best operating conditions and
LOS F representing the worst.



Table 3 that follows shows the capacity analysis resulis for the event driveway
intersection under the 2023 build traffic conditions. During the two peak hours, all traffic
movements at the event driveway intersection will operate at favorable LOS A with
minimal traffic delays. The detailed output sheets are attached to this report.

Table 3 Capacity Analyses for Build Conditions
2023 Build Conditions

Weekday Afternoon | Saturday Midday
Peak Hour of Peak Hour of

Intersection Adjacent Streets | Adjacent Streets
Delay Delay
(sec) LOS (sec) Hos

NB Wolf Den Road Left Turn

. A . A
NB Wolf Den Road Through 0.0 A 0.0 A
EB Event Driveway 9.0 A 9.0 A
EB Eastbound
WB Westhound
NB Northbound
SB Southbound

LOS Level of Service

VL. Conclusions

Area traffic operation was analyzed for a proposed event venue at 459 Wolf Den Road
under 2023 traffic conditions. When the improvements are built and the facility is in
operation, the event driveway intersection will operate at favorable LOS A during peak
hours. The traffic impact of future events at this site will be limited and will be
adequately and safely accommodated by Wolf Den Road.

Forwit Hha,

Kermit Hua, PE, PTOE
Principal

KWH Enterprise, LLC

(203) 606-3525
kermit.hua@kwhenterprise.com
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CONNECTICUT DEPARTMENT OF TRANSPORTATION
BUREAU OF POLICY & PLANNING - ROADWAY INFORMATION SYSTEMS
TRAFFIC DATA COLLECTION & VERIFICATION SECTION

FACTORS FOR EXPANDING 24-HOUR COUNTS TO
ANNUAL AVERAGE DAILY TRAFFIC VOLUMES
(BASED ON 2018 CONTINUOUS CCUNT STATION DATA)

GROUP -1 ** INTERSTATE * *

STATION(S): 7, 12, 24, 30, 31, 32, 53, 54

AVG.  WEEKDAY

JANUARY
FEBRUARY
MARCH
APRIL
MAY

JUNE
JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
NECEMBER

1.08
1.04
1.05
0.59
0.94
0.95
0.95
0.94
0.99
0.98
0.98
1.00

GROUP -2** RURAL**
STATION(S): 4, 10, 186, 20, 50, 51
AVG.  WEEKDAY

JANUARY
FEBRUARY
MARCH
APRIL

MAY

JUNE

JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
DECEMBER

112
1.08
1.05
0.95
0.91
0.93
0.97
0.98
1.00
1.08

GROUP -3 **INTERSTATE **
STATION(S). 27 (I-84 FROM ROUTE 185 TO MASS. STATE LINE}
AVG.  WEEKDAY

JANUARY
FEBRUARY
MARCH
APRIL
MAY

JUNE
JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
DECEMBER

1.02
0.86
1.46
1.22
1.07
1.04
0.98
0.81
1.11
1.04
1.26
1.14

FRIDAY
1.03
0.96
0.93
0.91
0.83
0.90
0.91
0.86
0.89
0.90
0.98
0.96

FRIDAY
1.08
1.05
1.04
0.95
0.89
0.80
0.84
0.83
0.88
0.88
1.02
1.09

FRIDAY
110
0.81
g.91
0.96
.73
(.84
0.84
0.75
1.09
1.06
1.24
0.33

SATURDAY
121
113
1.05
1.03
0.98
0.99
0.97
0.93
0.99
1.00
1.03
1.04

SATURDAY

1.16
1.06
0.94
0.95
0.87
0.90
0.91
0.97
1.09
1.11

SATURDAY
1.25
1.02
0.94
1.00
0.99
0.96
0.80
0.89
1.13
1.30
115
0.43

SUNDAY
141
1.45
121
117
1.10
1.08
1.08
1.06
1.08
112
113
122

SUNDAY
1.48
1.55
132
1.25
1.04
0.95
0.98
0.93
1.02
1.08
121
1.29

SUNDAY
0.99
1.22
0.93
1.00
0.90
0.71
0.74
0.79
0.81
0.99
0.64
0.79

Al



03/06/2019

CONNECTICUT DEPARTMENT OF TRANSPORTATION

BUREAU OF POLICY & PLANNING - ROADWAY INFORMATION SYSTEMS

TRAFFIC MONITORING & DATA ANALYSIS SECTION

FACTORS FOR EXPANDING 24-HOUR COUNTS TO
ANNUAL AVERAGE DAILY TRAFFIC VOLUMES

{BASED ON 2018 CONTINUOUS COUNT STATION DATA)

GROUP -4 **URBAN*~
STATION(S): 8,9, 11,15, 17, 22, 23, 28, 47, 48, 52

AVG.

JANUARY
FEBRUARY
MARCH
APRIL

MAY

JUNE

JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
DECEMBER

WEEKDAY FRIDAY SATURDAY
1.03 160 118
1.03 0.95 1.14
0.97 0.94 1.07
0.98 0.30 1.03
0.92 0.83 1.01
0.91 0.85 101
0.95 0.89 1.06
0.95 0.89 1.0%
0.96 0.88 1.03
0395 (.86 1.05
0.97 0.97 1.08
0.9% 0.96 1.06

GROUP - 5 **NORTHWEST RECREATIONAL * *

STATION(S):

AVG.

JANUARY
FEBRUARY
MARCH
APRIL
MAY

JUNE
JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
DECEMBER

(Station 18 not available on 2018)

WEEKDAY FRIDAY SATURDAY
1.29 118 1.05
124 1.1¢ 1.02
1.28 1.06 1.14
1.04 0.88 0.96
1.00 .83 0.78
0.96 0.80 0.79
0.81 0.80 0.71
0.94 0.75 0.76
0.99 0.85 0.69
0.95 0.71 0.69
1.15 1.05 1.08
113 i11 1.09

GROUP -6 ** SOUTHEAST RECREATIONAL * *
STATION(S). 5,33, 44,46

AVG.

JANUARY
FEBRUARY
MARCH
APRIL

MAY

JUNE
JULY
AUGUST
SEPTEMBER
OCTOBER
NOVEMBER
DECEMBER

WEEKDAY FRIDAY SATURDAY
1.24 1.08 1.05
117 1.00 0.98
118 0.98 0.93
113 0.91 0.86
1.04 0.85 0.34
1.00 0.80 0.81
0.51 0.77 0.75
0.92 0.75 0.77
1.07 0.89 0.84
1.10 0.89 .93
1.17 0.97 0.93
1.16 1.00 0.7

SUNDAY
1.46
1.49
1.30
1.26
1.21
115
1.22
1.23
1.20
116
1.27
124

SUNDAY
1.21
1.34
1.24
0.85
0.80
0.77
0.61
671
.73
0.68
1.06
1.25

SUNDAY
1.22
121
1.06
1.00
0.92
0.88
0.79
0.80
0.92
0.98
1.04
115

AZ
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From: Syl Pauley <Syl.pauley@neccog.org>
Sent: Wednesday, February 8, 2823 4:35 PM

To: Jana Roberson

Cc: Margaret Washburn

Subject: Willow Hill Events Wedding/Event Venue, 459 Wolf Den Road
Follow Up Flag: Follow up

Flag Status: Flagged

Hi Jana,

I have reviewed all the revised documentation sent to me today (2/8/2823), via
email, from

Daniel Blanchette, P.E. This includes the following items: revised plans (& sheets
- revision date

of February 8, 2023); Daniel Blanchette's letter of February 8, 2023 addressing my
comments of

December 15, 2022; drainage report dated February 8, 2623; and Rick Zulick's revised
wetlands

report dated February 8, 2023,

Mr. Blanchette's letter with his item-by-item response to my previous review
comments is
acceptable. Furthermore, I found the plans and other pertinent documentation to be

modified
as stated in his letter and also acceptable.
I have no further comments regarding this matter.

Syl



NORTHEAST DISTRICT DEPARTMENT OF HEALTH

69 SouTH MAIN STREET * UNIT 4 » BrooOkLYN, CT 06234
PHONE (860) 774-7350 » Fax (860) 774-1308 » WEB SITE WWW.NDDH.ORG

February 14, 2023

Nicole Wineland Thomas-Fisher
68 Forest St, Unit B
Watertown, MA 02472

B100/APPLICATION
SUBJECT: FILE #23000165 -- WOLF DEN ROAD, MAP #18, LOT #18B, BROOKLYN, CT

Dear Nicole Wineland Thomas-Fisher:

On January 30, 2023 this department received an application proposing the change of use from a barn to a
wedding venue. Rented bathroom trailer to be used by guests (not the existing septic system).

Based on the information provided and paperwork in our files this request has been approved under the following
conditions:

Owner to verify exact location of septic.

Bathroom trailer not to be tied into the existing septic system.

Maximum number of guests not to exceed 225 persons; Guests not to use barn restrooms.
Kitchen in barn not to be used to prepare food for events.

PR

Approval is being granted under Section 19-13-B100a of the CT Public Health Code. This approval is
given with the understanding that you will provide proper care and maintenance of the existing system (the
septic tank is to be pumped every 3 years).

THE OWNER IS RESPONSIBLE TO SEEK PROPER AUTHORIZATION FROM ALL TOWN
AGENCIES PRIOR TO START OF CONSTRUCTION.

Should you have any questions, please do not hesitate to contact this office.

Sincerely,

Doneun Mo

Donovan Moe, EHS
Environmental Health Specialist-NDDH

cc: Brooklyn Building Official; J&D Civil Engineers, LLC.
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J & D ENGINEERS, LLC

401 Ravenelle Road
N. Grosvenordale, CT 06255
3 1um - www jdcivilengineers.com
VAN S0 A W A (860) 923-2920

January 26, 2023

Northeast District Dept of Health
69 South Main St, Unit 4
Brooklyn, CT 06340

RE:  Job #22172
Weddings or Events at
459 Wolf Den Road
Brooklyn, CT

To Whom it May Concern:

My office is assisting Nicole Wineland Thomson-Fisher with obtaining a Special Permit to
hold weddings or other similar events at their property in Brooklyn. This project may be
considered a change in use, and therefore require a B100a permit. The site consists of two
separate parcels, which are not depicted accurately on the NECCOG website. The property
known as 459 Wolf Den Road (Lot 18A) is approximately 4 acres in size, and includes a historic
5 bedroom house and detached garage. The property known as 0 Wolf Den Road (Lot 18B) is
approximately 100 acres in size, and includes a large barn that was constructed in 2008. Please
see the attached site plans for more information on the locations of these parcels and
structures.

According to the owner, the barn was constructed with two bedrooms and three full
bathrooms. From NDDH records, the leach field consists of an 84’ long trench of 18" high
concrete galleries, for a total effective leaching area of 520 square feet. The “permit to
discharge” letter from NDDH dated October 2, 2008, states the discharge volume is not to
exceed 100 gallons per bedroom, for three bedrooms. We could not find any information on the
septic system for the 5 bedroom house.

The existing house will remain a private residence. The weddings or other events will
primarily occur outside, in a large portable tent. The maximum number of guests shall not
exceed 225 persons. Those guests will utilize a portable bathroom trailer, and will not be using
the bathrooms inside the barn. The bridal party may use the bathrooms in the barn when
getting dressed, doing makeup, etc. We assume up to 20 people are in the bridal party, and are
in the barn for up to 3 hours. Using an application rate of 15 GPD such as a Bar/Cocktail
lounge, the total design flow would be equivalent to 300 GPD. Therefore, no additional flow will
be imposed on the existing septic system, and no upgrades should be required.

Sincerely,

O LAY S

~/ Vv

Daniel Blanc/hette, PE



Northeast District Department of Health
2 69 South Main Street, Unit 4

D e‘CA (| = M)
NDDH Brooklyn, CT 06234 SCANNED
Y e 48 < 7rPhione — (860) 774-7350 / Fax — (860) 774-1308 FEB 14 2023
H www.nddh.org email@nddh.org

JW20 A S
03 JA20 A B 58100a /Change in Use Application

To conform to PHC 19-13-B100a — Building Conversions/Changes in Use, Building Additions,
Garages/Accessory Structures, Swimming Pools, Sewage Disposal Area Preservation

Street #; 459 Street: Wolf Den Road Town: Brooklyn

Assessor’s Map: _ 18 Block: _n/a Lot: _18A"  Dev. Lot: _n/a Lot Size: 100+ ac

Legal Owner: _Nicole Wineland Thomson-Fisher

Mailing Address: _ 68 Forest St, Unit B

Town: _ Watertown State: _MA Zip: 02472
Contact Phone:_617-955-7734 Email Address: hicole.winelandthomson@gmail.com
Year Built: 2008 No. of Bedrooms: _ 2 (37)

Description of proposed change/addition: _Applicant is proposing to hold weddings or other events at the

subject property. Guest will be using a rented bathroom trailer, not the exsting septic systems. Please

see the attached memo for more information.

Agent for Owner: _Daniel Blanchette, J&D Civil Engineers LLC

Agent’s Mailing Address: 401 Ravenelle Road
Town: North Grosvenordale State: CT Zip: 06255

Agent’s Phone Number: 860-923-2920 Email Address: daniel@jdcivilengineers.com

FRRERERAAAALLALAN LA NAALANLLANLLAN N TR AR AR DA X000 000000 bbbt hibhhbbvdhbndbhhbdbhbihbrtdn

PROPERTY OWNER: By signing above, you certify that the information provided is a true and
accurate description of the addition, accessory structure, or pool. No services will be rendered until
payment is received. This form may be submitted by email, mail, or fax. In the event of application

withdrayral by the applicant, NDDH reserves the right to retain a non-refundable processing fee.
(If working on behalf of owner, please attach signed Letter of Consent)

1/19/23
Signatuﬁ/ of Legal Property Owner Date

B e e e e L e L s

OeELES
NDDH Use Only  File # 239
Date: ‘, b [ Feeﬁ (sS. check# [F3 CC E-Check Cash Receipt# o0 o
Page 2 of 3

Rev.071122
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TOWN OF BROOKLYN

Land Use Department
69 South Main Street * Suite 22
BROOKLYN, CONNECTICUT 06234
860-779-3411 Ext. 12

Town of Brooklyn
Record of Variance

In accordance with the Connecticut General Statutes, this record is to be filed in the land records
of the Town of Brooklyn and indexed by the Town Clerk in the grantor’s index, under the name
of the record owner of the property as of the date when the variance was approved. The record
owner shall pay the cost of such recording and the variance shall not be effective until after this
record is so filed.

1.

2.

Owners: Nicole Wineland-Thomson Fisher and Gregory Fisher

The property for which the variance is granted is recorded in the Brooklyn Land
Records in Volume u 4 4 Page No. l Vi ,?

Brief Description of the Property Location: 459 Wolf Den Road, Map 18 Lot 18B

Zoning District in which property is located: RA
Date of issuance of variance by Zoning Board of Appeals: 12/01/22

Section of the Zoning Regulations varied: Section 6.J.3.3 to use an existing building
as an Events Facility by reducing the property line setbacks from 200 ft to 175 ft
to an abutter’s property line, and from 200 ft to 77 ft to a property line of other
property owned by the applicants.

Normal application of the Zoning Regulations is so varied as to permit the following
use, development, or activity: To use an existing building as an Events Facility
although it is less than 200 feet from two property lines.

Additional Stipulations (if any) of the variance: N/A

Reasons for granting the variance: Hardship exists because the current location of

the existing building affects the ability to obtain a Special Permit from the
Planning & Zoning Commission.

I certify that the above is a true record of the variance granted for the subject property.

Date

2lslaa Devee [onwws a2

Bruce Parsons, Chairman

Zoning Board of Appeal §ECEIVEL TOWH CLERK'S OFFICE
oM FER 07, 2027 AT 10:47 AW
THSTH# 20230116
EATHERIHE BISSON
TOWH CLERK , BROGKLYH CT
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CIVIL
J&D ENGINEERS, LLC

401 Ravenelle Road
N. Grosvenordale, CT 06255
www.jdcivilengineers.com
(860) 923-2920

January 31, 2023

To Whom it May Concern:

The purpose of this letter is to notify you of an upcoming Public Hearing for a Special
Permit on an adjacent property. The zoning regulations require the applicant to notify all
abutters via certified mail of this Public Hearing.

The subject property for this Public Hearing is 459 Wolf Den Road, also know as Map 19,
Block 18, Lots 18A and 18B. The owners of this property, Nicole and Greg Fisher, are seeking
approval from the Planning and Zoning Commission to hold Special Events such as weddings or
retreats at the property. The application number for this Special Permit is SP 22-007.

The Public Hearing is scheduled for February 21, 2023, at 6:30 PM. The hearing will be
held at the Brooklyn Middle School Auditorium at 119 Gorman Road, Brooklyn CT, and also via
Zoom, Please see the town website for a full agenda and link to the Zoom meeting. We
encourage you to attend the P&Z meeting to learn more about this project. You may also
contact me directly with any questions or concerns.

Sincerely,

Daniel Blanchette, PE
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November 28, 2022

Town of Brooklyn

Attn: Michelle Sigfridson
Planning & Zoning Commission
4 Wolf Den Road

Brooklyn CT 06234

Dear Ms. Sigfridson and Planning & Zoning Commission Board,

Please note that we are in full support of our neighbors, Nicole and Greg Fisher of 459 Wolf Den Road,
Brooklyn, who are requesting a special permit for events and weddings on their property.

Our daughter, Katie Bogert, formerly owned the Golden Lamb Buttery and hosted numerous events and
weddings each year. The Golden Lamb was directly across the street from where we live at 529 Wolf
Den Road and property we own at 523 Wolf Den Road, Brooklyn. The events and weddings were a
beautiful asset to the community. In over 25 years of events and weddings, The Golden Lamb Buttery
never received a complaint regarding noise or traffic.

Please consider a special permit for events and weddings at 459 Wolf Den Road, Brooklyn.

Thank you.

Sincerely,

Jim and Jacqueline Booth

860-465-6602



Fanuary 9, 2023

Re: 8P 22-007 Spacial Permis for Evpn-
Greg and Micole Fisher g

459 Wolf Den Road, Ridokiyn, CT 06

Respecthully,
Tudy Hendrickson



Jana Roberson
M

From: Jackie Igliozzi <jackieigliozzi@charter.net>
Sent: Friday, February 10, 2023 1:31 PM

To: Jana Roberson

Subject: 9..6.3. POSTING OF SIGN

Hello Jana,

This email is in regards to:
3P 22-007: Special Permit for an Events Facility at 459 Wolf Den Road, Applicants: Nicole and Greg Fisher,

I wanted to call your attention to the fact that the posted sign is not in compliance with regulations. The lower case
lettering is at most, 1.5" tall and the upper case are about 2" tall. The lettering is written in what looks to be magic
marker and the sign is at ground level.

The result is that the sign is not legible from the street. | could only read it when | was out for a walk. Up till then, |
never actually noticed it. The regulations clearly state that:

2. The sign shall be at least two feet by three feet with letters at least three inches (3”) in height.
3. The sign shall:
c. be clearly legible from the street, and
5. Failure to post and maintain the signs as required by this Section or unclear signage shall constitute grounds for denial
of the application.
Please check this out and inform the applicants that revisions to sign must be made.

Thank you for following through in this matter.

Jackie Igliozzi



Jana Roberson

L — T
From: Jackie Igliozzi <jackieigliozzi@charter.net>

Sent: Saturday, February 11, 2023 6:07 PM

To: Jana Roberson

Subject: RE: 9.1.6.3. POSTING OF SIGN

Attachments: SIGN 1,jpg; SIGN 2.jpg; SIGN from carjpg; SIGN Standing 2-3 ft away.jpg

Hello Jang,

Here are the pics you requested.

You can see pics 1 & 2 show the size of the lettering. Most hand printed letters are 1 - 2.25" tall. The pre-printed letters
are less than 1" about .5" - .75".

From the Car - this one is taken from the driver's seat looking out the open window (which is a much better view than
seeing it through the windshield).

Thank you.
Jackie

From: "Jana Raberson"

To: "Jackie Igliozzi"

Ce:

Sent: Friday February 10 2023 1:39:02PM
Subject: RE: 9.1.6.3. POSTING OF SIGN

Jackie,

I can relay your concerns to the Commission. The sign is legible in these photos provided by the applicant.

If you think these pictures do not reflect current conditions, please take a picture for me and thank you.

Jana Butts Roberson, AICP

Director of Community Development/Town Planner
69 South Main Street, Suite 22

Broaoklyn, CT 06234

{860) 779-3411 x.14
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SURVEY NOTES

1. THIS MAP HAS BEEN PREPARED PURSUANT TO THE
REGULATIONS OF CONNECTICUT STATE AGENCIES SECTIONS
20-300b-1 THROUGH 20-300b-20 AND THE "STANDARD FOR
SURVEYS AND MAPS IN THE STATE OF CONNECTICUT "AS
ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND
SURVEYORS, INC. ON SEPTEMBER 26, 1996.

SURVEY TYPE: GENERAL LOCATION & TOPOGRAPHIC
PURPOSE: TO DEPICT EXISTING CONDITIONS
BOUNDARY DETERMINATION CATEGORY: NONE

HORIZONTAL ACCURACY: CLASS B
VERTICAL ACCURACY: CLASS T-2

HORIZONTAL DATUM: NAD83
VERTICAL DATUM: NAVD88

PROPERTY LINES DO NOT EXPRESS A BOUNDARY OPINION.

THIS MAP WAS PREPARED FROM RECORD RESEARCH, OTHER
MAPS, LIMITED FIELD MEASUREMENTS AND OTHER SOURCES.
ITIS NOT TO BE CONSTRUED AS A PROPERTY/BOUNDARY OR
LIMITED PROPERTY/BOUNDARY SURVEY AND IS SUBJECT TO
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TO MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
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SURVEY NOTES

1. THIS MAP HAS BEEN PREPARED PURSUANT TO THE
REGULATIONS OF CONNECTICUT STATE AGENCIES SECTIONS
20-300b-1 THROUGH 20-300b-20 AND THE "STANDARD FOR
SURVEYS AND MAPS IN THE STATE OF CONNECTICUT "AS
ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND
SURVEYORS, INC. ON SEPTEMBER 26, 1996.

SURVEY TYPE: GENERAL LOCATION

PURPOSE: TO DEPICT EXISTING CONDITIONS

BOUNDARY DETERMINATION CATEGORY: NONE

HORIZONTAL ACCURACY: CLASS B

VERTICAL ACCURACY: CLASS T-2

PROPERTY LINES DO NOT EXPRESS A BOUNDARY OPINION.
THIS MAP WAS PREPARED FROM RECORD RESEARCH, OTHER
MAPS, LIMITED FIELD MEASUREMENTS AND OTHER SOURCES.
ITIS NOT TO BE CONSTRUED AS A PROPERTY/BOUNDARY OR
LIMITED PROPERTY/BOUNDARY SURVEY AND IS SUBJECT TO
SUCH FACTS AS SAID SURVEYS MAY DISCLOSE.

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

12107
DENNIS R. BLANCHETTE DATE LICENSE
NUMBER

THIS MAP IS NOT VALID WITHOUT A LIVE SIGNATURE
© 2022 J&D CIVIL ENGINEERS, LLC
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PROJECT DESCRIPTION:

1.

10.

THE APPLICANT IS PROPOSING TO HOLD WEDDINGS, BANQUETS, AND
OTHER SIMILAR EVENTS AT THE PROPERTY. THE MAXIMUM NUMBER OF

GUESTS SHALL BE LIMITED TO 225 PERSONS.

THE EXISTING FIVE BEDROOM HOUSE SHALL BE USED AS A PRIVATE
RESIDENCE BY THE OWNER AND APPLCANT.
THE EXISTING BARN MAY BE USED TO HOLD SMALLER EVENTS.
ADDITIONALLY, ATEMPORARY TENT OR TENTS MAY BE INSTALLED TO
HOLD LARGER EVENTS.
GUESTS SHALL NOT BE ALLOWED TO USE THE RESTROOMS INSIDE THE

BARN. A PORTABLE RESTROOM TRAILER SHALL BE DELIVERED TO THE SITE

FORALL EVENTS.

NO FOOD SHALL BE PREPARED ON SITE. ALL FOOD SHALL BE
PROFESSIONALLY CATERED AND DELIVERED TO THE SITE.
NO NEW BUILDINGS ARE PROPOSED WITH THIS APPLICATION. THE ONLY
CONSTRUCTION SHALL CONSIST OF DRIVEWAYS, PARKING LOTS, DRAINAGE

STRUCTURES, UTILITIES, AND LANDSCAPING.

THE MAXIMUM NUMBER OF EVENTS TO BE HELD IN A TWELVE MONTH
PERIOD IS ESTIMATED AT 70 EVENTS WITH AMPLIFIED MUSIC, AND 30
EVENTS WITHOUT AMPLIFIED MUSIC.
NO SINGLE EVENT SHALL LAST FOR MORE THAN 3 CONSECUTIVE DAYS.

AMPLIFIED MUSIC, BOTH INDOOR AND OUTDOOR, SHALL BE TURNED OFF

AT 10:00 PM

THE MAXIMUM OCCUPANCY OF THE BARN SHALL BE 110 PERSONS. THE
MAXIMUM OCCUPANCY OF A TEMPORARY TENT SHALL BE 225 PERSONS.

4" PROCESSED
GRAVEL BASE

8"PROCESSED
GRAVEL SUBBASE

GRAVEL PARKING SECTION

1.25" X 1.25" MIN.
HARDWOOD STAKE
MAX. 10'APART

NOT TO SCALE

SELF SUPPORTING

FILTER FABRIC

WITH AOS = .6MM - .9MM

/COMPACTED BACKFILL

/

FLOW

12" MIN.

e 6" x 6" BACKFILLED

TRENCH 6" OF

GEOTEXTILE BURIED IN

TRENCH

NATIVE SOIL

SILT FENCE INSTALLATION

NOT TO SCALE

PARKING NOTES:

1. THE SITE CURRENTLY CONTAINS PARKING FOR APPROXIMATELY 15 CARS.

2. THE APPLICANT IS PROPOSING TO CONSTRUCT AN UPPER PARKING LOT
FOR AN ADDITIONAL 40 CARS.

3. GUESTS WILL BE ENCOURAGED TO PARK OFF SITE AT LOCAL HOTELS, AND
SHALL BE TRANSPORTED TO THE SITE BY BUS OR SHUTTLE.

4. ALARGE 96' DIAMETER CIRCLE IS PROPOSED NEAR THE BARN, TO ALLOW
FOR LARGE BUSES AND FIRETRUCKS TO TURN AROUND.

5. TWO ADDITIONAL PARKING SPACES ARE PROPOSED NEAR THE BARN, FOR
DELIVERIES AND DROP-OFFS.

6. TWO HANDICAP ACCESSIBLE SPACES ARE PROPOSED NEAR THE BARN,
FOR DISABLED GUESTS.

7. THE TOTAL NUMBER OF PROPOSED PARKING SPACES IS 59.

LANDSCAPING NOTES:

ALL LANDSCAPING ON SITE SHALL BE PERFORMED IN ACCORDANCE WITH
THE LATEST APPROVED LANDSCAPING PLANS BY "VERDANT LANDSCAPE
ARCHITECTURE." THESE PLANS HAVE BEEN INCLUDED WITH THE
APPLICATION PACKAGE.

STRUCTURED TURF NOTES:

1. THE PROPOSED ACCESS DRIVE BELOW THE BARN SHALL BE
CONSTRUCTED FOR THE PURPOSE OF DELIVERING A BATHROOM
TRAILER TO THE CEREMONY AND TENT AREA.

2. NO OTHER VEHICLES ARE ANTICIPATED TO USE THIS DRIVEWAY.

3. THE DRIVEWAY SHALL BE CONSTRUCTED WITH A 50-50 MIXTURE OF
PROCESSED GRAVEL AND LOAM, COMPACTED, WITH A MINIMUM
THICKNESS OF 12",

4. THE DRIVEWAY SHALL BE SEEDED AS SOON AS POSSIBLE UPON
COMPLETION.

HI-RES ORANGE
CONSTRUCTION

FENCE
—\ -

N STAKE ON 10

LINEAL SPACING
o
AREA TO BE
/
WATER FLOW PROTECTED
WORK AREA
[=]
PLAN VIEW
NOTES

1.

SILT SOCK MANUFACTURER SHALL BE SILT SOXX OR

WORK AREA

2" X 2" WOODEN STAKE (MAY

SECTION

ENGINEER APPROVED EQUAL

ALL MATERIAL TO MEET MANUFACTURER'S SPECIFICATIONS
SEDIMENT SILT SOCK TO BE FILLED WITH LEAF COMPOST AND/OR
WOODY MULCH PER MANUFACTURER'S REQUIREMENTS.

FOLLOWING CONSTRUCTION AND SITE STABILIZATION, COMPOST
MATERIAL SHALL BE REMOVED OR DISPERSED ON SITE, AS APPROVED

BY THE ENGINEER.

SILT SOCK DETAIL

NOT TO SCALE

ZONING NOTES:

1. THIS PROJECT WILL REQUIRE A VARIANCE FROM THE
BROOKLYN ZONING BOARD OF APPEALS. THIS VARIANCE IS
EXPECTED TO BE APPROVED ON DECEMBER 1, 2022.

2. SECTION 6.J.3 OF THE BROOKLYN ZONING REGULATIONS
REQUIRE THAT ANY STRUCTURE USED FOR SPECIAL EVENTS
MUST BE AT LEAST 200 FEET FROM ALL PROPERTY LINES.

3. THE EXISTING BARN IS 176 FEET FROM LOT 18C, NOW OR
FORMERLY OWNED BY JAMES BOOTH.

4. THE EXISTING BARN IS 77 FEET FROM LOT 18A, WHICH IS
UNDER THE SAME OWNERSHIP AS LOT 18B.

SIGN NOTES

1. THE APPLICANT IS PROPOSING TO INSTALL TWO SIGNS AT THE
NEW ENTRANCE TO THE SITE.

2. EACH SIGN SHALL BE LESS THAN 3 FEET LONG AND LESS THAN 1
FOOT HIGH.

3. SIGNS SHALL BE MOUNTED ON RETAINING WALLS, AT A HEIGHT
OF 2-3 FEET.

4. NO LIGHTING IS PROPOSED FOR THE SIGNS.

5. SIGNAGE SHALL COMPLY WITHALL REQUIREMENTS IN 7.A.3.1 OF
THE BROOKLYN ZONING REGULATIONS.

PROPOSED
GROUND

NOT BE REQUIRED ON
PAVEMENT)
SILT SOCK
(9"-12"TYP) <> SUITABLE NATIVE MATERIALS
THOROUGHLY COMPACTED
AREA TO BE /FILTER FABRIC
Y PROTECTED DEPTH / (WHERE PERFORATED PIPE
VARIES | | _ IS INSTALLED)

12"

O

6" > 6"
<)——3/4"- 1 1/2" CRUSHED STONE
I
%%%o i 8@

6' SOLID PIPE
12" PERFORATED PIPE

GENERAL CONSTRUCTION NOTES:

LOCATIONS OF UNDERGROUND UTILITIES HAVE BEEN DETERMINED FROM THE BEST
INFORMATION AVAILABLE AND ARE GIVEN FOR THE CONVENIENCE OF THE CONTRACTOR. THE
ENGINEER ASSUMES NO RESPONSIBILITY FOR THEIR ACCURACY. THE CONTRACTOR SHALL
NOTIFY CALL BEFORE YOU DIG AND FIELD VERIFY THE LOCATION, DEPTH AND ALIGNMENT OF
ALL EXISTING PIPES, CABLES, ETC.

CONSTRUCTION SHALL BE IN CONFORMANCE WITH CONNDOT FORM 818 UNLESS OTHERWISE
NOTED ON THE PLANS. UTILITY INSTALLATION SHALL BE IN CONFORMANCE WITH THE
APPROPRIATE UTILITY COMPANY.

THE CONTRACTOR IS RESPONSIBLE FOR ALL COORDINATION WITH EACH UTILITY AND ALL
COSTS ASSOCIATED WITH THE PROTECTION OF EXISTING FACILITIES. IT IS THE CONTRACTOR'S

RESPONSIBILITY

TO MAINTAIN IN SERVICE ALL EXISTING PIPING UNLESS OTHERWISE

INDICATED ON THE DRAWINGS.

TYPICAL DETAILS SHOWN ARE TO ILLUSTRATE THE ENGINEER'S INTENT AND ARE NOT
PRESENTED AS A SOLUTION TO ALL CONSTRUCTION PROBLEMS ENCOUNTERED IN THE FIELD.
THE CONTRACTOR MAY SUBMIT PROPOSALS FOR ALTERNATE METHODS TO SUIT FIELD

CONDITIONS.

ALL PIPING SHALL HAVE WARNING TAPE INSTALLED. IN ADDITION, ALL NONMETALLIC PIPE
MUST BE PARALLELED BY AMETALLIC WIRE OR METALLIC DETECTION TAPE FOR EASE OF

LOCATING.

ALL PIPING SHALL BE CLEANED AND TESTED IN ACCORDANCE WITH THE APPLICABLE UTILITY'S

REQUIREMENTS.

COPIES OF ALL TESTS SHALL BE PROVIDED TO THE OWNER PRIOR TO

ACCEPTANCE. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING ALL NECESSARY TESTING

EQUIPMENT.

ALL TRENCHING SHALL BE DONE IN COMPLIANCE WITH OSHA REGULATIONS AND THE
INSTALLATION REQUIREMENTS OF THE PIPE MANUFACTURER. IF SHORING IS REQUIRED, IT
MUST BE DESIGNED BY A LICENSED CT PROFESSIONAL ENGINEER.

BENCHMARKS WILL BE PROVIDED FOR THE CONVENIENCE OF THE CONTRACTOR IN LAYING
OUT THE PROJECT. ANY DISCREPANCIES BETWEEN FIELD MEASUREMENTS AND THE PLANS
SHALL BE BROUGHT TO THE ATTENTION OF THE ENGINEER IMMEDIATELY.

THE CONTRACTOR SHALL PROTECT BENCHMARKS, PROPERTY CORNERS AND SURVEY
MONUMENTS FROM DAMAGE OR DISPLACEMENT. ANY SUCH ITEMS WHICH NEED TO BE
REPLACED SHALL BE AT THE CONTRACTOR'S EXPENSE.

APPROX EXISTING
GROUND

Er

N

FINISHED GRADE\

/'

LINE SWALE BOTTOM WITH
BIODEGRADABLE EROSION
CONTROL BLANKET

——2' MINIMUM

SEED & FERTILIZE SURFACE PRIOR
TO EROSION CONTROL BLANKET
INSTALLATION

STORMWATER BASIN DETAIL

NOT TO SCALE

4" TOPSOIL

——CORRUGATED
POLYETHYLENE PIPE

121:

DRAINAGE PIPE INSTALLATION

30" MIN.

WARNING / ID
TRACER TAPE

§ OF ROAD

8" HIGHER THAN GUTTER

2" BIT CONC
PAVED APRON

PROPERTY OR RO.M. LINE

COMPACTED NATIVE
BACKFILL OR ROAD
SUBBASE & BASE
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DETAIL

Upper leg of strip (Installed at
top of block elevation)

Guardrail Beam

Post and Beam Guardrail

~—3' (1.0 m)—=— YA

Minimum
(From
Back of
Block)

Geogrid installed on block
one layer down (Typical)

/— Geogrid strips

/— Post and beam guardrail

/

Section View

U

P

ost

conditions of the proposed site.

)

Top View

Lower leg of strip (Installed at
bottom of block elevation)

Install 12" (305 mm) diameter
corrugated hdpe sleeve during
wall construction.

Install guardrail posts in sleeve
and grout (min. 4,000 psi (27.6
mpa) compressive strength) in
place after wall construction.

Wrap geogrid strips around
sleeve as needed

(@)

Splay geogrid strips in block to
keep equal tension on all main
reinforcement strands

This drawing is for reference only. Determination of the suitability and/or manner of use of any details contained in this document is the sole responsibility of
the design engineer of record. Final project designs, including all construction details, shall be prepared by a licensed professional engineer using the actual

Note:

One degree or zero degree batter angle

walls are available using blocks with

7 %" (190 mm) or 6 %" (171 mm) knobs

(Specialty items)

Setback = 1 %" (41 mm)

(5° batter angle on wall)

Exposed wall

(Height varies with
design)
(

s
Bury depth -
] =

Leveling pad (As specified by Engineer)

Typical Reinforced Wall Section

— Non-woven geotextile fabric
Grade to drain surface water away from wall

12" (305 mm) wide strip of geogrid wrapped through block
and extending full length (L) back into reinforced fill zone
(Typical)

Reinforced Soil =L

L) |
(Ler#gth of geogrid strip - Typical)

Non-woven geotextile fabric
(If specified by Engineer)

Move blocks forward during
installation to engage shear knobs
(Typical)

Fill vertical core slot and wedge between
adjacent blocks with drainage aggregate
(Typical)

Drainage aggregate

28" (710 mm) PC Middle block (Typical)
28" (710 mm) PC Bottom block

Only use strips of Mirafi geogrid
that have been factory cut and
are certified for width and
strength by TenCate Mirafi.

Drain (As specified by Engineer)

This drawing is for reference only. Determination of the suitability and/or manner of use of any details contained in this document is the sole responsibility of
the design engineer of record. Final project designs, including all construction details, shall be prepared by a licensed professional engineer using the actual

conditions of the proposed site.
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SAG CURVE IN DRIVE

SCHEDULE 40 PVC
CONDUIT

€ OF ROAD
8" HIGHER THAN GUTTER

2" BT CONC PROPERTY OR R.O.W. LINE
PAVED APRON
rD(.'STING ROAD )

SAND BEDDING
AND BACKEFILL

1) NUMBER AND SIZE OF CONDUITS SHALL BE AS REQUIRED BY

OWNER & UTILITY COMPANY

2) CONSTRUCTION METHODS, MATERIALS & DIMENSIONS SHALL
CONFORM TO THE SPECIFICATIONS OF THE APPLICABLE UTILITY

NOTE: FRAME EL. SHOWN ON COMPANIES
PLAN IS GUTTER GRADE AT

CENTER OF CATCHBASIN

CREST CURVE IN DRIVE

NOTE:

1. DETALS SHALL BE USED WHERE A STORM
DRAINAGE SYSTEM IN THE ROAD EXISTS.

RESIDENTIAL DRIVEWAY SECTION DETAIL

NOT TO SCALE

TYPICAL UTILITY TRENCH DETAIL

10 13/16" | 1-8 3/8" | | 10 13/16"
1/2" MIN.— ‘ | ‘
g P o PRECAST CONCRETE
: FRAME & GRATE (STATE
OF CONN. TYPE "CL")
12" | 1-83/8" | 12"
10 13/16" | 1'-8 3/16" | 10" |
2" L 2"
- o - < TOP OF CURB DEPRESSED
&| 8" (SEE (SEE NOTES BELOW)
=| NOTEh
— —— PRECAST CONCRETE
] SN N . FRAME & GRATE (STATE
11172 SO s, - ’\ 1515/16 OF CONN. TYPE "C")

NOTES: 1. 8"HEIGHT IS FOR BITUMINOUS CONCRETE LIP
CURB
2. 7"HEIGHT WILL BE USED FOR CONCRETE CURB.
3. TRANSITION ELEVATION OF TOP OF CURB TO
MATCH
STANDARD GRADE 5' EACH SIDE OF CATCH BASIN.

FRAME AND GRATE FOR
TYPE "C" OR "CL" CATCH
BASIN

N.TS.

SOIL EROSION AND SEDIMENT CONTROL

THE PURPOSE OF THIS PROJECT IS TO CONSTRUCT AN VENUE FOR WEDDINGS AND
OTHER SIMILAR EVENTS. SITE WORK WILL INCLUDE CONSTRUCTION OF ACCESS
DRIVEWAYS, PARKING AREAS, DRAINAGE STRUCTURES, AND NECESSARY UTILITIES.

ATTENTION SHALL BE GIVEN TO THE INSTALLATION AND MAINTENANCE OF EROSION
CONTROL MEASURES. NO ERODED SEDIMENTS SHALL BE PERMITTED TO FLOW OFF THE
SITE. IF FIELD CONDITIONS WARRANT IT OR THE TOWN REQUESTS IT, ADDITIONAL E & S
CONTROL MEASURES, BEYOND WHAT IS SHOWN ON THE PLAN, SHALL BE INSTALLED.

THE SEQUENCE OF MAJOR CONSTRUCTION ACTIVITIES WILL BE APPROXIMATELY AS
FOLLOWS:

INSTALLATION OF EROSION CONTROL DEVICES

CLEARING & GRUBBING

ROUGH SITE GRADING

INSTALLATION OF UTILITIES INCLUDING DRAINAGE PIPES AND CB'S
PREPARATION OF ACCESS DRIVEWAYS AND PARKING LOT BASE
AFTER SITE IS STABILZED, CONSTRUCT DRAINAGE BASIN
PERMANENT STABILIZATION INCLUDING LANDSCAPING

REMOVAL OF EROSION CONTROL MEASURES

PN WON

SEDIMENT AND EROSION CONTROL DEVICES WILL BE INSTALLED AS DETAILED ON THIS
SHEET AND CHECKED REGULARLY FOR REPLACEMENT AND AFTER EVERY RAIN FOR
REMOVAL OF DEPOSITED MATERIALS. RESPONSIBILITY FOR COMPLIANCE WITH THIS
PLAN SHALL BELONG TO THE CONTRACTOR. THE CONTRACTOR SHALL BE THE
DESIGNATED ON-SITE AGENT RESPONSIBLE FOR ENSURING TO THE TOWN THATE & S
CONTROL MEASURES ARE STRICTLY ENFORCED.

CATCH BASINS SHALL BE PROTECTED WITH FILTER FABRIC AND/OR SURROUNDED BY
SILT SOCKS DURING CONSTRUCTION, WHEN DISTURBED AREAS ARE NOT STABILIZED.

OPERATIONS AND MAINTENANCE

1. ALL PROPOSED WORK SHALL CONFORM TO "2002 CONNECTICUT GUIDELINES FOR
SOIL EROSION AND SEDIMENT CONTROL" BY THE CONNECTICUT COUNCIL OF SOIL
AND WATER CONSERVATION AND TOWN REGULATIONS.

2. THE CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT THE GOALS OF THIS
EROSION CONTROL PLAN ARE MET BY WHATEVER MEANS ARE NECESSARY. THE
CONTRACTOR SHALL PLAN ALL LAND DISTURBING ACTIVITIES INA MANNER AS TO
MINIMIZE THE EXTENT OF DISTURBED AREAS.

3. PRIOR TO CONSTRUCTION OR EXCAVATION, SEDIMENT BARRIERS SHALL BE
INSTALLED IN LOCATIONS AS SHOWN ON THE PLAN OR AS REQUIRED BY THE TOWN
AND MAINTAINED THROUGHOUT CONSTRUCTION.

4. UPON FINAL GRADING, DISTURBED AREAS SHALL COVERED WITH A MINIMUM OF 6"
LOAM AND SEEDED WITH PERENNIAL GRASSES AS SPECIFIED FOR THE PROJECT.
IMMEDIATELY AFTER SEEDING, MULCH THE SEEDED AREA WITH HAY OR STRAW AT
THE RATE OF 2 TONS PER ACRE. SEEDING DATES ARE TO BE BETWEEN APRIL 1
THRU JUNE 15 AND AUGUST 15 THRU OCTOBER 15.

5. DAILY INSPECTIONS SHALL BE MADE OF EROSION AND SEDIMENT CONTROL
MEASURES TO INSURE EFFECTIVENESS AND IMMEDIATE CORRECTIVE ACTION SHALL
BE TAKEN IF FAILURE OCCURS. ADDITIONAL EROSION CONTROL MEASURES BEYOND
WHAT IS SHOWN ON THE PLAN MAY BE NECESSARY.

6. EROSION AND SEDIMENT CONTROL MEASURES SHALL REMAIN IN PLACE UNTIL
DISTURBED AREAS HAVE BEEN STABILIZED AND VEGETATIVE COVER HAS BEEN
ESTABLISHED, AT WHICH TIME THEY SHALL BE REMOVED.

7. SITE CONTRACTOR SHALL BE RESPONSIBLE FOR IMPLEMENTATION AND
MAINTENANCE OF THIS EROSION AND SEDIMENT CONTROL PLAN.

LIGHTING NOTES

1. LAMP POSTS SHALL BE INSTALLED SOUTH OF THE PROPOSED 40 CAR
PARKING LOT, AS INDICATED ON THE SITE PLANS.

2. THE SPECIFIC MANUFACTURER AND MODEL OF LIGHT IS TO BE DETERMINED.
LAMP POSTS SHALL BE OF ARURAL OR RUSTIC STYLE.

3. LAMPS SHALL BE INSTALLED ON POLES 10-12 FEET TALL.

4. LAMPS SHALL BE FULL CUTOFF, WITH LED BULBS.

5. LAMP INTENSITY SHALL BE IN THE RANGE OF 8,000 - 12,000 LUMENS, OR 80-120
WATTS.

6. LAMP TEMPERATURE SHALL BE APPROXIMATELY 5,000 K.

7. ALLLAMPS SHALL CONFORM WITH THE REQUIREMENTS IN SECTION 7.G OF
THE BROOKLYN ZONING REGULATIONS.

8. ALLLAMPS SHALL BE INSTALLED INACCORDANCE WITH THE MANFUCTURER'S
INSTRUCTIONS.

9. SUFFICIENT EXTERIOR LIGHTING EXISTS ON ALL OTHER PORTIONS OF THE

SITE, SUCH AS THE BUILDINGS AND DRIVEWAY.

THE PROPOSED LIGHTING IS EXPECTED TO PROVIDE LESS THAN 1

FOOT-CANDLE AT THE PROPERTY LINES.

NOT TO SCALE 10" +/-
APPROX EXISTING - - -
GROUND \
TYPE 'C' OR 'C-L' TOP
TO MATCH CURB CONDITIONS L 4 MINIMUM /
\ LINE SWALE BOTTOM WITH
BIODEGRADABLE EROSION
vl Togm s NN A 4" TOPSOIL CONTROL BLANKET
/ o CONC. BLOCK : .
i it PR [ OR PRECAST SEED & FERTILIZE SURFACE PRIOR
- , - EDUCER 1878 TO EROSION CONTROL BLANKET
! 12 2'-83/ .65 INSTALLATION
R
& GRASS SWALE DETAIL
NOT TO SCALE
A4 v/ A4 A4
75/8" 75/8" CULVERT 7 13/16"
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Remove damaged branches and
second leader(s)
Crown of Rootball 2" higher than FG VER DANT
. y LANDSCAPE ARCHITECTURE
Selh‘ljed licrk mulch 2" min., no mulch - et A ol
within 2" or root flare Verdant Landscape Architecture.com
Create saucer with plant mix 2" min., 617.735.1180
fill saucer with mulch, keep away
from root flare of new tree .
Gently compacted soil below rootball !
Second lift of planting mixture backfill to |
finish grade —
First 6" lift of planting mixture blended - i
into the top 6" of existing subsoil _
CAhA10. \Crushed Stone e — — - B
\\\ T K- ' Parking Area - _ _
\ T Existing subgrade e S / |
) ropes at fop of rootball shall be cut and See Civil _, Repair Lawn A l,/
# +2' each side of rootball removed, remove top 2/3 of burlap, all 7 for Walls \T U gt ditturbed areas Curved Entry Walls and
NOTES: non-biodegradable material including wire T Site |den1ific01}”0n \ I
: Engraved on Stone Wall
1. Gently remove excess soil around roof flare which may have baskst shall be:lotally removed 9 )N /
collected during tree spading/B+B operations /=7 -
2. Provide wooden stakes (3 per tree) and guy wire (rubber hose MD-4 J ﬁf; MD-1 \
cover at trunk) ' N
3. Provide one slow release watering bag per tree e
1 Tree Planting
SCALE: 1/2°= T -0'
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N 454 Py mSgexy Parking Area 7 _
fJ & §&a%  Crushed Stong:. "8 =7 \ |
s remove damaged branches and Entry Drive — '
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biodegradable material shall be Repair Lawn 5 =y
tetally removed at disturbed areas’ /
settled pine mulch 3" min. N
create saucer with topsoil 2" min. ey 446 O
N2 R gently compacted topsoil mixture | /\ . /N \ Y g 0 <
N Planting Mixture, see specifications = e \ — Z -
\ New Stone Steps, - \ | - —_— — ™ ol
~ 1 , Cheekwalls, + \ \ e T — — —
—TT= Prepared Subgrade per specifications » S | Handrails both sides I - —# — 0 Q E
A —A \ I d h | . — Z <
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SECTION 32 30 00

SITE IMPROVEMENTS

PART 1 - GENERAL
GENERAL PROVISIONS

A. Attention is directed to the CONTRACT AND GENERAL CONDITIONS and all Sections
within DIVISION 01 - GENERAL REQUIREMENTS which are hereby made a part of this

Section of the Specifications.

DESCRIPTION OF WORK

The work of this Section consists of all site improvement work as shown on Drawings, and as specified

herein. Work Included but not limited to:
1. Unit Paving
2. Chipseal Paving

3. Irregular Bluestone Paving

4. Stone Walls

5. Stone Steps

6. Metal Hand Railings
DEFINITIONS

The following related items are included herein and shall mean:
A.  ASTM: American Society of Testing Materials
B. ASTM: American Society for Testing and Materials

C. AI011/A1011M Standard Specification for Steel, Sheet and Strip, Hot-Rolled,
Carbon, Structural, High-Strength Low-Allow and High Strength Low-alloy with Improved
Formability

D. A500-99 Standard Specification for Cold-Formed Welded and Seamless Carbon
Steel Structural Tubing in Rounds and Shapes

E. B-6-00 Standard Specification for Zinc
F. B-117-97 Standard Practice for Operating Salt Spray (Fog) Apparatus

G. F1083-97 Standard  Specification  for Pipe, Steel, Hot-Dipped Zinc-Coated
(Galvanized) Welded, for Fence Structures

H.  AASHTO: American Association of State Highway and Transportation Officials
l. American Iron and Steel Institute, applicable standards.

J. American Institute for Steel Construction (AISC): Code of Standard Practice for Steel
Buildings and Bridges: Specifications for the Design, Fabrication and Erection of Structural
Steel for Buildings.

K. Federal Specs: QQ 1 652A, Iron Gray Castings; QQ S741a, Steel Plates, Shapes and
Bars, Carbon, Structural: WW _P521 Malleable Iron.

L. American Welding Society Code: Standard Code for Arc and Gas Welding in Building
Construction.

SUBMITTALS

A. Contractor to submit shop drawings for review by Architect or Structural Engineer as
required. Shop drawings shall show all fasteners, inserts and connections for all elements
as outlined below. Complete Shop drawings for:

1. Handrails at Front Entry Granite Steps

B.  Contractor to submit samples of the following items:
1. Unit Paving
2. lrregular Bluestone Paving

C.  Mockup (maybe incorporated into finished product) of the following items:
1. Stone Wall at Barn
2. Unit Paving at Drop off
3. Stone Steps
4. lrregular Bluestone Paving

PART 2 - PRODUCTS AND INSTALLATION:
CHIPSEAL PAVING

A.  Finished stone to be slate grey or as approved by Owner.

B. Insure 8" Process Base, Fine grade and roll to compact. Add layer of 3/4" clean stone to be
paved down and roll to compact. A layer of hot liquid asphalt will then be applied and
covered by a layer of 1/2" or 3/8" clean stone. Roll to compact. A second layer of hot
liquid asphalt will then be applied and covered with Owner's choice of finished stone. Roll
and compact to finish surface.

IRREGULAR BLUESTONE PAVING

1. lIrregular stone shall be irregular shaped angular natural bluestone, split face or other hard,
durable natural stone approved by Owner

2. 80% of stone pavers shall be larger than 4 square feet - Random sizes and shapes

3. Up to 20% of the stones may be chinking stones of less than 1 sq. ft. each

INSTALLATION

A. Establish compacted subgrade base to dimensions shown on plan and to an elevation no
greater than 10” below finish grade.

Spread 8" Compacted Processed Gravel
C. Spread Sand Setting Bed

The Stone Paving shall be carefully placed by hand. The bedding material may need to be
shaped or hollowed to accommodate the paving piece, which should be consolidated to
the required level using a mall or rubber hammer before moving on the the next piece.
Each piece should be tested to make sure it isn't rocking or moving; if there is any
movement, pack more of the bedding mix beneath the piece until it is firm. Individual
bedding also requires constant checking of levels, either by using taut string lines or
straight-edge timbers, to ensure no hollows or peaks are inadvertently formed.

E.  There shall be no deviation from a true grade greater than one-quarter inch (1/4") in ten
feet (10)). Surface of adjoining finish grade shall be flush.

F.  Confractor is responsible for protecting newly laid Stone Paving at all times. All necessary
precautions shall be taken in order to avoid depressions and protect stone alignment. It
shall be the Contractor's responsibility to re-set any stones that fall out of alignment.

G. Prior to acceptance, paved areas shall be flooded with water to assure there are not
depressions. Remove and reset paving stones as required until surface is true to line and
grade.

STONE WALL

A.  Stone shall be reclaimed stone from on site or obtained from local sources: Weymouth
Seamface-Granite available from Plymouth Quarries, Hingham, 781-335-3686 or
approved equal. Size and weight of stones to range from 25 to 250 lbs. for wall stone to
be consistent in color range and texture.

B. Top course of stones shall be large stones 18" wide by 18" min. length by 6" minimum
depth-- typical top stone course shall be stones weighing from 200-500 lbs. 66% of top of
wall shall consist of stones that extend from font to back of wall and extend at least 18"
running with face of wall.

INSTALLATION STONE WALL

A. Excavate to lines and grades shown on drawings and provide crushed stone foundation.
Place stone courses with overlapping joints such that all joints are covered with stones
above and no vertical joint between stones travels more than 1/2 of the way upward
through the wall and crosses no more than two stones vertically. All stones shall be firmly
placed and shimmed as required to be well locked together. Provide large stones as
rowlocks which tie front and back of wall together.

B. Select stones so that large stones are evenly spread from bottom to the top course
immediately below the top capping stones. No areas shall have excessive numbers of
small stones. Select and evenly distribute split face and seamface stones throughout the
wall. Stack and place stones in a generally ashlar pattern covering joints below a minimum
of 4". All stones shall be placed in a generally horizontal format. No stacking of stones in
a vertical format is acceptable.

C. Mortar shall be placed within the interior of the wall to secure and lock stones together and
preclude their shifting. Mortar shall not be used as an alternative to the careful placement,
overlapping of stones or used in place of rowlock stones to tie the front of the wall together
with the back of the wall.

D. No mortar shall be visible at the front face of the wall. The Contractor shall carefully
convey mortar such that the exposed faces of stones are not stained with mortar.

E.  The top course of capping stones shall consist only of large stones neatly frimmed to meet
the adjacent stones. Top course of stones shall be 18" wide by 18" min. length by 6"
minimum depth. The depth of caping stones shall vary between 4" minimum and 10"
maximum.

F.  Carefully choose stones to weave corners with longer horizontal stones interlaced to front
and to side such that these stones form a right angle with reasonably vertical faces. Corner
stones shall be carefully woven into the stones to the sides and back such that the wall
corners are strong and that corner stones do not slide or fall out of place.

STONE STEPS

GRANITE: Smokey Mountain Blue Granite Steps available from Plymouth Quarries, Hingham,
MA 781-335-3686 or approved equal. Granite shall be sound, durable stone, free from
imperfections such as knot formations, starts, cracks or seams which may impair its structural
integrity. Granite shall be free of minerals that may cause objectionable staining under normal
environments of use. Sizes shall be as indicated on the Drawings.

C. Color shall be according to approved sample colors

D. GRANITE FINISHES [as defined by the National Building Quarries Association, Inc.
a.  Top and side surfaces shall be steeled finished.

b.  Face shall be split.
INSTALLATION

A. At Dry Laid Installations: Place crushed stone base in accordance with Division 31 00 00
Earthwork, to bring base to the sections and elevations shown on the Drawings.

B.  Set all steps accurately in strict accordance with the Drawings. Set each step level with a 1%
“wash”, true to line and grade.

A. For Steps set on concrete base: Concrete base for steps shall be accurately formed so that
the steps accurately meet the design elevations shown on the plans and details. Set all
steps accurately in strict accordance with the Drawings. Set each step level with a 1%
“wash”, true to line and grade. Unless otherwise indicated, set stones in full beds of mortar
with all vertical joints slushed full, and all holes completely filled.

B.  “Back Butter” steps with mortar slurry before setting on mortar setting bed. Tamp and beat
stone to level and embed them in setting bed to full, solid and even bearing. Do not use
pinch bar on exposed face of stone.

C. Stone Joints: Butter vertical joints for full width before setting. Fully fill vertical joints with
mortar, unless otherwise indicated. Neatly point all vertical and horizontal joints
approximately 1/8” recess.

METAL HANDRAILINGS

A. Install according to approved Show Drawings

B.  Uniform load of 50 Ibf/ ft. (0.73 kN/m) applied in any direction.
C. Concentrated load of 200 Ibf (0.89 kN) applied in any direction.

D. Uniform and concentrated loads need not be assumed to act concurrently.
Welding:

A.  All surfaces shall be clean, free of rust, paint, and foreign matter of any kind. Burned edges
to be welded shall be chipped clean and wire brushed before welding.

B.  Weld Metal: Weld metal shall be thoroughly fused with the base metal along surfaces and
edges of the union. Penetration shall be 1/8 inch (4 mm) minimum and shall be into the root of
the joint.

C. Weld Quality: Welds shall present a uniform surface, free of imperfections, without
undercutting or overlapping, and free from excessive oxides, gas pockets, and nonmetallic
inclusions. Welds shall be made with the proper number of beads or passes to secure sound,
thoroughly fused joints. Provide backup bars, temporary backup bars, or backup welds for
full-penetration butt welds. Each deposit shall not exceed 1/2 inch (12 mm) of weld for each
pass of bead. Preceding layers shall be cleaned by wire brushing or preening to remove scale
and slag before placing new weld material.

D. Faulty and Defective Welding: Welding showing cracks, slag inclusion, lack of fusion, bad
undercut, or other defects ascertained by visual or other means of inspection, shall be chipped
out and properly replaced.
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SECTION 32 92 00

LAWNS

PART 1 - GENERAL

1.1

A.

RELATED DOCUMENTS

The General Documents, as listed on the Table of Contents, and applicable parts of Division 1,
GENERAL REQUIREMENTS, shall be included in and made a part of this Section.
Examine Drawings and other Sections of the Specifications for requirements affecting work of this
Section.
SCOPE
Provide labor, materials, equipment, services and transportation required to complete lawn work as
shown on Drawings and specified herein and includes, but is not limited to, the following:
1. Preparation of subgrade in areas to receive topsoil for lawn areas.
2. Place topsoil and finish grade for lawn areas.
3. Seeding fine lawns.
4. Sodding- .
5. Protecting and maintaining lawn areas until Final Acceptance.
EXAMINATION OF SITE AND DOCUMENTS
Areas of lawn work shall be inspected before start of work and correct defects such as incorrect
grading.
Contractor shall be solely responsible for judging full extent of work requirements involved. By
submitting bid, Contractor affirms he has carefully examined the site and conditions affecting work.
No claim for additional costs will be allowed because of lack of knowledge of actual existing
conditions.
Drawings, surveys, measurements, and dimensions under which work is to be performed are
believed to be correct, but Contractor examine them for himself during bidding period, as no
additional compensation will be made for errors or inaccuracies found therein.
PERMITS AND CODES
Work shall conform to Drawings and Specifications and shall comply with applicable codes nd
regulations.
Comply with rules, regulations, laws and ordinances of the Town of Brooklyn, CT and other
authorities having jurisdiction. Labor, materials, equipment and services necessary to make Work
comply with such requirements shall be provided without additional cost to Owner.
Arrange for and obtain permits and licenses required to complete Work. Fees not waived shall be
paid for by Contractor.
Conduct operations to minimize interference with use of roads, driveways, or other facilities near
enough to Work to be affected.
DEFINITIONS
The following related items are included herein and shall mean:
1. ASTM: American Society of Testing Materials.
2. AAN: American Hort.
3. ANSI: American National Standards Institute.
4. AOAC: Association of Official Agricultural Chemists.
5. USDA:United States Department of Agriculture.
SAMPLES/SUBMITTALS
Sample submissions and other submittals shall be in accordance with the requirements of the
General Conditions, Supplementary Conditions and the Submittals Section.
Prior to ordering materials listed below, submit representative samples to Architect for selections and
approval as follows. Do not order material until Architect's approval has been obtained. Delivered
materials shall closely match approved samples.
1. Submit manufacturer's certificates of compliance listing analysis for the following:
a. Fertilizer
b. Lawn Seed
2. Submit manufacturer's certificates of compliance with each shipment of each seed and sod
type. Certificate from seed and sod supplier shall indicate seed is true to variety indicated
on packaging. Certificates shall include guaranteed percentages of purity, weed content
and germination of seed, net weight and date of shipment. No seed may be sown until
certificates have been submitted.
Submittal Schedule
1. Before installation:

a. Manufacturer's Product data

b. Test Reports

c. Seed Certifications
QUALITY ASSURANCE

Work under this Section shall be performed by workmen experienced in lawn installation under full
time supervision of qualified foreman.

DELIVERY AND STORAGE

Deliver material to site in original unopened packages, showing weight, manufacturer's name and
guaranteed analysis.

Store materials in such a manner that their effectiveness and usability will not be diminished or
destroyed and shall be uniform in composition, dry, unfrozen and free flowing. The Architect
reserves the right to reject material which has become caked or otherwise damaged or does not
meet specified requirements.

PART 2 - PRODUCTS

2.1
A.
B.

C.

2.2
A.

TOPSOIL BORROW

Topsoil borrow shall be as described in Section 329300 Planting.

Deficiencies in Topsoil shall be corrected by Contractor as directed by testing agency.

No Topsoil shall be delivered or handled in a frozen or muddy condition.

TOPSOIL ADDITIVES

Organic Fertilizer shall be derived: complete fertilizer and a standard product complying with State
and United States fertilizer laws. Fertilizer shall be delivered to site in original unopened containers
which shall bear manufacturer's name and guaranteed statement of analysis. Fertilizer for
incorporation into lawn areas prior to seeding shall contain 5 percent nitrogen, 10 percent
phosphorus, and 5 percent potash by weight of ingredients or as otherwise indicated by soil test
results. Fertilizer shall have its nitrogen in a water soluble form derived from urea, ammonium
nitrate, or ammonium phosphate.

Superphosphate: finely ground phosphate rock as commonly used for agricultural purposes and
shall contain not less than 18 percent available phosphoric acid.

Ground Limestone: dolomite limestone and contain not less than 85 percent of total carbonates
and magnesium and shall be ground to such fineness that 50 percent will pass a 100 mesh sieve
and 90 percent will pass through a 20 mesh sieve. Coarser material will be accepted provided the
specified rates of application are increased proportionately on the basis of quantities passing the
100-mesh sieve.

MAINTENANCE FERTILIZER

Maintenance fertilizer: shall contain 4 percent nitrogen, 1 percent phosphorus, and 2 percent
potash by weight of ingredients. Fertilizer shall have its nitrogen in water soluble form derived from
urea, ammonium nitrate, or ammonium phosphate.

SEED

Seed mixture: fresh, clean, new crop seed. Seed can be mixed by an approved method on site or
can be mixed by dealer. If seed is mixed on site, each variety shall be delivered in original
containers bearing dealer's guaranteed analysis. If seed is mixed by dealer, Seeding Contractor
shall furnish to the Architect the dealer's guaranteed statement of composition of mixture and
percentage of purity and germination of each variety.

B.

2.6
A.

Seed Mixture Seeded Lawn:

Proportion of mix ~ Minimum
after purity germination
Reliant Hard Fescue 40% 95%
Jamestown Il Chewings Fescue  40% 95%
Palmer Il perennial ryegrass 20% 95%

1. Chewings fescue, hard fescue, tall fescue and rygrass shall contain Acromonium
endophytes. Seed containing endophyte must be kept cool and dry at all times; do not
stockpile in the sun.

2. If cultivars as listed are not available, others can be substituted with Architect's approval.

SOD

Grade 1 Sod shall be a mixture of Kentucky Bluegrass varieties, with a minimum of 10% Red
Fescue or Chewing Fescue. Sod shall be well rooted turf free from disease, insect pests, weeds and
any other harmful matter.

Sod shall be machine cut at a uniform soil thickness of 3/4 inch, plus or minus 1/4 inch, at the
time of cutting. Measurement of thickness shall exclude top growth and thatch. Individual pieces of
sod shall be cut to the supplier's standard width and length. Maximum allowable deviation from
standard widths and lengths shall be 5%. Broken pads and torn or uneven ends will not be
acceptable. Sod shall be at least one year old from time of original seeding.

Standard size sections of sod shall be strong enough to support their own weight and retain their
size and shape when suspended vertically from a firm grasp on the upper 10% of the section.

Sod shall be harvested, delivered and installed within a period of 36 hours. Sod not transplanted
within this period shall be inspected and approved by the Architect prior to its installation. Soil on
sod pads shall be kept moist at all times.

COMPOST

Shall be as described within Section 329000 Planting.

PART 3 - EXECUTION

3.1
A.

3.2
A.

B.

LAWN WORK SCHEDULE

Lawn work shall proceed on schedule in conformance with project phasing as indicated on phasing
drawings and specified under General Conditions. These requirements will be strictly adhered to.
The Contractor is responsible for maintenance work on installed lawn until an acceptable lawn is
established for a minimum of 60 days.

INSTALLATION OF NEW LAWNS

Preparation of subgrade

1. Before beginning work of this Section, Lawns Subcontractor shall inspect the subgrade with
the Architect to ensure that debris remaining from construction of building has been
removed. Coordinate with General Contractor to remove remaining debris. Coordinate
additional work to and adjustment of subgrade with General Contractor. Do not begin
placing Topsoil on subgrade until receipt of Architect's approval.

2. Prior to placing topsoil layer, cultivate subsoil with chisel plow or other approved method to
6" depth. Rake surface of subsoil to remove rocks in excess of 3". Grade subgrade to
evenly file slopes parallel to final finished grade. Note that subgrade must pitch to drain.
Architect shall inspect and approve subgrade before placing the topsoil.

3. Place 2”-3” layer of topsoil and rake or rototill the topsoil into the top 2-3” of the subsoil.
Place the remaining topsoil to meet the finish grade.

4. Provide and set sufficient grade stakes, as determined by Architect, to ensure correct line
and grade of finish grade.

Placing Topsoil

1. Place and spread Topsoil over approved areas to depth sufficiently greater than depth
required so after natural settlement and light rolling, complete work conforms to lines,
grades and elevations indicated, and ensures proper drainage in an uninterrupted pattern
free of hollows and pockets. Topsoil depth after rolling shall be 6".

2. Roll entire surface with roller weighing approximately one hundred pounds per foot of width.
During rolling fill depressions caused by settlement with additional loam borrow and
regrade and roll until surface presents smooth, even and uniform finish and is up to
required grade. Obtain approval from Owner's Representative of finish grading and rolling
of Topsoil borrow.

4. Placing, tilling, rolling and finish grading of Topsoil borrow shall be performed with
agricultural machinery designed for that purpose to prevent over compaction of seed bed.
Heavy construction equipment shall not be permitted for these purposes.

5. No subsoil or Topsoil borrow shall be handled if in a wet or frozen condition.

Application of fertilizers

1. Prior to seeding, apply uniform application of 5-10-5 fertilizer at rate of 440 pounds per

acre. Work into soil with seed application described below.
SEEDING SEASON
Seeding dates are as follows:

1. April 1510 June 1, September 1 to October 15.

Seeding other than within the above season shall be allowed only when ordered by Architect or
when Contractor submits written request for permission to do so and permission is granted. Newly
seeded areas, if seeded out of season, must be continuously watered according to good practice if
seeding is done between June 1 and September 1. Seeding done outside dates established above
shall be solely at Contractor's risk.

SOWING OF SEED

Seeding: Seeding shall consist of soil preparation, seeding, raking, rolling, weeding, watering and
otherwise providing labor and materials necessary to secure establishment of acceptable turf.
Sowing of Seed: Immediately before seed is sown, ground shall be scarified or raked lightly until
surface is smooth, friable, and of uniformly fine texture. No seeding shall be done during windy
weather. Sow seed in two directions right angles to each other, applying 3 Ibs. of seed per 1,000
sq. feet in each direction. Sow seed evenly using a cultipacker or approved seeding device (if
cultipacker is not used, cover seed with thin layer of Topsoil borrow by dragging, light raking or
other approved method). Roll in both directions with hand roller weighing approximately one
hundred pounds per foot of width, and water with fine spray. Provide protective fencing where
required to keep area undisturbed until grass is established.

Hydroseeding is allowed as an alternative to seeding with a cultipacker. Hydroseeding shall
provide an even and uniform coverage of seed at the rates described above. Incorporation of a
starter fertilizer may be included in the hydroseed mixture. Note that spreading of required lime and
fertilizer shall be done by mechanical means as described herein. Provide a cellulose mulch and
include a tackifier on all sloped areas.

SODDING - .

Limit of sodding shall be as shown on the Drawings. All areas on the plan are to be sodded only
after written approval of the placement of topsoil and finished grading or as directed by the
Architect.

Planting season for sod shall be from April 15 to June 1 and from August 15 to November 1. The
actual planting of sod shall be done, however, only during periods within this season which are
normal for such work as determined by weather conditions and by accepted practice in this locality.
At his option and on his responsibility the Contractor, may plant sod under unseasonable conditions
without additional compensation but subject to Architect's approval as to time and methods.
Sodding of lawns shall be done only by experienced workmen under the supervision of a qualified
foreman. Sodding shall consist of soil preparation, sodding, rolling, pegging, weeding, fertilizing,
watering and watering and otherwise providing all labor and materials necessary to secure the
establishment of acceptable turf.

The soil on which the sod is laid shall be reasonable moist and shall be watered, if directed by the
Architect. The sod shall be laid smoothly, edge to edge, and where continuous or solid sodding is
called for on the plans sod shall be laid with the longest dimension parallel to the contours.
Sodding shall start at the base of slopes and progress upward in continuous parallel rows. Vertical

3.7
A.

3.8
A.

joints between sods shall be staggered. Immediately after laying, sod shall be pressed firmly into
contact with the sod bed by tamping, rolling, or by other approved methods so as to eliminate all
air pockets, provide true and even surfaces, insure knitting and protect all exposed sod edges, but
without displacement of the sod or deformation of the sod surface. The sodded areas shall be
watered evenly and at a rate of five gallons per square yard, unless otherwise directed by the
Architect.

In all swales, on all slopes one on three or steeper and elsewhere where specified or as directed by
the Architect, sods shall be held in place by stakes. Pegging shall be done immediately after
tamping. At least one stake shall be driven through each sod to be pegged and the stakes shall be
not more than two feet apart. Stakes shall have their flat sides against the slope and be driven.
WATERING

Watering of Seeded Areas

1. First Week: Provide labor and arrange for watering necessary to establish acceptable lawn.
In absence of adequate rainfall, watering shall be performed daily and as necessary during
first week and in sufficient quantities to maintain moist soil to two inch minimum depth.

2. Second and Subsequent Weeks: Water lawn to maintain adequate moisture in upper 5
inches of soil, necessary for deep root growth promotion.

3. Watering in a manner providing uniform coverage while preventing erosion due to
application of excessive quantities over small areas, and prevent damage to finished surface
by watering equipment. Provide sufficient watering equipment to apply one complete
coverage to seeded areas in eight hour period.

4. If Sodded lawn is included, provide additional watering to keep sod moist without creating
muddy saturated conditions in topsoil below sod.

MAINTENANCE
Maintenance begins immediately after lawn is installed and continues according to the following
requirements:

1. Lawns shall be maintained for a minimum of 60 days and as long as required to establish
uniform, thick, well-developed stand of grass.

2. Mowing: Mow lawns at seven day intervals or more frequently if required. First mowing
when grass has reached 2 1/4"-2 1/2” height, and cut grass to 2" height. Subsequent
mowings shall cut grass to 2" height. Mow in the fall until growth of grass ceases, and
resume in spring when grass reaches 2 1/2" height.

3. Apply uniform application of 4-1-2 soluble nitrogen (urea or ammonium nitrate) fertilizer at
rate of 44 pounds nitrogen per acre throughout maintenance period. Initial application 3 to
4 weeks after seeding. Additional applications shall occur at four week intervals or as
directed Owner's Representative.

Lawn areas shall continue to be watered as described above.

5. After grass has started, areas which fail to show uniform, thick, well-developed stand of
grass shall be immediately re-seeded repeatedly until areas are covered with satisfactory
growth of grass as determined by Architect.

6. Repair damage from erosion, gullies, washouts, or other causes immediately by filling with
loam borrow, tamping, re-fertilizing and re-seeding.

INSPECTION FOR ACCEPTANCE
Conditions of Acceptance

1. Lawn acceptance shall be given for entire lawn area. No partial acceptance shall be given.

2. Lawns shall exhibit uniform, thick, well- developed stand of grass. Lawn areas shall have no
bare spots in excess of four inches in diameter and bare spots shall comprise no more than
two percent of total area of lawn.

3. No lawn areas shall exhibit signs of damage from erosion, washouts, gullies, or other
causes.

4. Pavement surfaces and site improvements adjacent to lawn areas shall be clean and free of
spills or overspray from placing or handling of loam borrow and seeding operations.

Inspection and Acceptance

1. Upon written request of the Contractor, the Architect shall inspect lawn areas to determine
completion of Contract work. This request must be submitted a minimum of five days prior
to anticipated inspection date.

2. If lawn areas are not acceptable, the Architect shall indicate corrective measures to be
taken, and extend maintenance period as necessary for completion of work. Contractor
shall request a second inspection of lawns as described above. This process shall be
repeated until total lawn area being inspected is acceptable.

3. If the lawn areas are acceptable to Architect, he shall arrange meeting of Contractor and
Owner to accept lawn work. Final inspection shall be part of this meeting to insure
acceptability. At this meeting, Contractor shall be furnished with written acceptance of lawn
approval. Contractor shall hand over maintenance of lawn to Owner at this meeting.

4. Following the acceptance of lawns, Contractor shall provide Owner with access to lawn
areas as required for the Owner's maintenance work.

Cleanup

1. Following lawn acceptance, Contractor shall immediately remove materials and equipment
not required for other planting or maintenance work. Materials and equipment remaining
on site shall be stored in locations which do not interfere with Owner's maintenance of
accepted lawns or other construction operations.

2. Contractor shall be responsible for keeping paving and building surfaces clean during
placement of loam and seeding operations. Spills and oversprays shall be cleaned up
immediately. Acceptance shall not be granted until this condition is met.
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SECTION 32 90 00

PLANTING

PART 1 - GENERAL
1.1 GENERAL PROVISIONS

A.  Attention is directed to the CONTRACT AND GENERAL CONDITIONS and all Sections within
DIVISION 01 - GENERAL REQUIREMENTS which are hereby made a part of this Section of the
Specifications.

1.2 DESCRIPTION OF WORK

A.  The work of this Section consists of all Planting work and related items as indicated on the Drawings
and/or as specified herein and includes, but is not limited to, the following:

1. Preparation of Planting Mixture

2. Planting of trees, shrubs, groundcover, and perennials on site.
3. Mulching of all plantings

4. Maintenance

B. Definitions

The following related items are included herein and shall mean:
1. AOAC: Association of Official Agricultural Chemists.
1.3 SUBMITTALS

A.  All sample submissions and other submittals shall be in accordance with the requirements of the
GENERAL CONDITION, SUPPLEMENTARY GENERAL CONDITIONS.

B.  Prior to ordering the below listed materials, submit representative samples to Architect for selection
and approval as follows. Do not order material until Architect's approval has been obtained. Delivered
materials shall closely match the approved samples.

1. Compost: The Contractor shall provide a one (l) cubic foot representative sample from each proposed
source for testing and approval as directed herein. The Contractor shall deliver samples to testing
laboratory prior to delivering of compost to site and pay all costs. Testing report shall be sent directly to
the Architect and the Owner.

2. Topsoil: The Contractor shall provide a one (I) cubic foot representative sample from each proposed
source for testing and approval as directed herein. The Contractor shall deliver samples to testing
laboratory prior to delivering of Topsoil to the site and pay all costs. Testing report shall be sent directly to
the Architect and the Owner. Report shall be submitted at least two weeks before placement of Topsoil.

3. Sand: The Contractor shall provide a one (l) cubic foot representative sample from each proposed source
for testing and approval as directed herein. The Contractor shall deliver samples to testing laboratory
prior to delivering of sand to site and pay all costs. Testing report shall be sent directly to the Architect
and the Owner.

4. Prior to ordering the above listed materials, submit representative test samples of individual components
for planting soil mixes. Tests are as described in Section D below. Delivered materials shall closely match
the approved samples.

After test results for components have been accepted, create sample mixes of each planting soil mix and perform
tests described below.

D.  Test Reports: Submit certified reports for tests as described in this Section to Architect. Contractor
shall pay for costs of testing and review of test results by an independent source if it is deemed necessary
by the Landscape Architect.

1. Mechanical gradation (sieve analysis) shall be performed and compared to the USDA Soil Classification
System. Percent clay (0.002 mm) shall be reported separately in addition to silt (ASTM D-422-63,
hydrometer method).

2. The silt and clay content shall be determined by a Hydrometer Test of soil passing the #270 sieve after
destruction of organic matter by H202.

3. Chemical analysis shall be undertaken for Nitrate Nitrogen, Ammonium, Nitrogen, Phosphorus,
Potassium, Calcium, Magnesium, Lead, Chromium, Aluminum, Soluble Salts, acidity (pH), buffer pH and
micronutrients.

4. Tests shall be conducted in accordance with Recommended Soil Testing Procedures for the Northeastern
United States, 2nd Edition, Northeastern Regional Publication No. 493; Agricultural Experiment Stations
of Connecticut, Delaware, Maine, Maryland, Massachusetts, New Hampshire, New Jersey, New York,
Pennsylvania, Rhode Island, Vermont and West Virginia; Revised - December 15, 1995. Referenced
Document may be obtained on the web at
http://ag.udel.edu/extension/Information/Soil _Testing/title-95.htm. Tests include the following:

a. Test for soil Organic Matter by loss of weight on ignition, as described in Northeastern
Regional Publication No. 493, p. 59.

b. Test for soil CEC by exchangeable acidity method as described in Northeastern Regional
Publication No. 493, p. 64.

c. Test for soil Soluble Salts shall be by the 1:2 (v:v) soil:water Extract Method as described in
Northeastern Regional Publication No. 493, p.74 except 1:5 for Organic Amendment
Material.

d. Test for Buffer pH by the SMP method as described in Northeastern Regional Publication No.
493.

5. Certified reports on analyses from producers of composted organic materials are required, particularly
when sources are changed. Analyses will include all tests for criteria specified for Organic Amendment
Material.

6. Density Tests: ASTM D1556 Density of soil and rock in place using Sand Cone Method" or with Nuclear
Density (e.g. Troxler) equipment. ASTM D698 Test Method for laboratory compaction characteristics of
soil using Standard Effort.

a. In-place density tests shall be carried out at a rate of one test per 2,000 square feet for each
type of material placed.

b. Testing Agencies: The following firms are acceptable testing agencies for the various
components.

i. Leaf Yard Waste Compost Stability Test and Pathogens/ Metals/Vector Attraction: Woods End
Research Laboratory P.O. Box 297, Mt. Vernon, ME, 04352, tel: 201.293.2457 fax:
201.293.2488.

ii. LeafYard Waste Compost/ All other tests except those listed above: University of
Massachusetts, West Experiment Station, Amherst, MA 01003,

tel: 413.545.2311, fax: 413.545.1931.

iii. Mechanical Gradation and Chemical Analysis, All Components and Planting Soil Mixes:
University of Massachusetts West Experiment Station, Amherst, MA 01003 tel: 413.545.2311,
fax: 413.545.1931.

7. Antidesiccant: Submit manufacturer literature.
8. Fertilizer: Submit Certificate of Compliance listing analysis.
9. Unit prices for all plant materials, including installation and one year maintenance.

12. Manufacturer's certificates regarding fertilizers and lime.

E.  Certificates: Provide certificates required by authorities having jurisdiction, especially for any
composted materials containing sewage sludge. Approval as EPA Type 1 “exceptional quality” is required
as well as that of the State of Connecticut.

1.4  CERTIFICATION OF ACCEPTANCE AND GUARANTEE

A.  After the minimum sixty (60) day maintenance period, the Contractor shall request the Architect, in
writing, for an inspection to determine whether the plant material is acceptable. If the plant material and
workmanship are acceptable, written notice will be given by the Architect to the Contractor stating that
the one year maintenance and guarantee period begins from the date of the Certificate of Acceptance.

B.  If any plants are sickly and dead at the time of inspection, acceptance will not be granted, and the

Contractor's responsibility for maintenance of all the plants shall be extended until replacements are
made. All plants unacceptable to the Architect shall be promptly removed from the project. Replacements
shall conform in all respects to the specification for new plants and shall be planted in the same manner.

C.  Plants shall be guaranteed for a period of one year after inspection and issuance of Certificate of
Acceptance, and shall be alive and in satisfactory growth at the end of the guarantee period. The sum of
10% of the total cost of the planting contract shall be retained and paid to the Contractor after
replacements have been made, one year from acceptance of original planting.

D. At the end of the guarantee period, inspection will be made again. Any plant required under this
contract that is dead or unsatisfactory shall be removed from the site. Each plant shall show at least 75%
healthy growth and shall have the natural character of a plant of its species in accordance with the
American Horts. These plants shall be replaced live during the normal planting season. A final inspection
for acceptance will be made after the replacement plantings have lived through one year.

E.  All replacements shall be plants of the same kind, size and quality as specified in the PLANT LIST.
The cost shall be borne by the Contractor, except for possible replacements due to vandalism or neglect
on the part of others.

PART 2 - PRODUCTS
2.1 COMPOST (Organic Amendment Materials)

A. Organic Matter (Compost) for amending planting media shall be a stable, humus-like material
produced from the aerobic decomposition of organic residues. The residues, if biosolids, shall consist of
compost meeting MA DEP Type 1 requirements or approved equal. Leaf or Yard Waste Compost, shall
be composted for a minimum of one year (12 months). Compost shall be free of debris such as plastics,
metal, concrete or other debris and stones larger than 3/8", larger branches and roots and wood chips
over 3/8" in length or diameter. Compost shall be a dark brown to black color and be capable of
supporting plant growth with appropriate management practices in conjunction with addition of fertilizer
and other amendments as applicable, with no visible free water or dust, with no unpleasant odor, and
meeting the following criteria as reported by laboratory tests.
1. The ratio of carbon to nitrogen shall be in the range of 12:1 to 25:1.

2. Stability shall be assessed by the Solvita procedure. Protocols are specified by the Solvita manual (version
4.0). The compost must achieve a maturity index of 6 or more as measured by the Solvita scale. Stability
tests shall be conducted by Woods End Research Laboratory, Mt. Vernon, Maine, Soil Control laboratory
of California, or approved equal.

3. Organic Content shall be at least 20 percent (dry weight). One hundred percent of the material shall
pass a 3/8-inch (or smaller) screen. Debris such as metal, glass, plastic, wood (other than residual chips),
asphalt or masonry shall not be visible and shall not exceed one percent dry weight. Organic content shall
be determined by weight loss on ignition or H2O?2 for particles passing a Number 10 sieve according to
procedures performed by the West Experiment Station at the University of Massachusetts, Amherst or
equal. For loss by ignition, a 50-cc sub-sample of the screened and mixed compost is ground to pass the
number 60 sieve. Two to three grams (+ 0.001g) of ground sample dried to a constant weight at 105
degrees C is placed into a muffle furnace. The temperature is slowly raised (5C/minute) to 450C and
maintained for three hours. The sample is removed to an oven to equilibrate at 105C and the weight is
taken. Organic matter is calculated as loss on ignition.

4. pH: The pH shall be between 6.5 to 7.2 as determined from a 1:1 soil-distilled water suspension using a
glass electrode pH meter American Society of Agronomy Methods of Soil Analysis, Part 2, 1986.

5. Salinity: Electrical conductivity of a one to five soil to water ratio extract shall not exceed 2.0 mmhos/cm
(dS/m).

6. The compost shall be screened to 3/8 inch maximum particle size and shall contain not more that 3
percent material finer that 0.002mm as determined by hydrometer test on ashed material.

2.2 TOPSOIL

A.  Topsoil as required for the work shall be a fine sandy loam that has been thoroughly screened to
remove stones larger than 1, roots or other objectionable, extraneous matter or debris. Topsoil shall be
free of subsoil, earth clods, sticks, stumps, and clay lumps. Topsoil shall also be free of quack-grass
rhizomes, Agropyron Repens, and the nut-like tubers of nutgrass, Cyperus Esculentus, and all other
primary noxious weeds. Topsoil shall not be delivered or used for planting while in a frozen or muddy

condition. Topsoil for mixing shall conform to the following grain size distribution for material passing the
#10 sieve:

B.  The ratio of the particle size for 80% passing (D80) to the particle size for 30% passing (D30) shall
be 6.5 or less. (D80/D30 < 6.5). Maximum size shall be one inch largest  dimension. The maximum
retained on the #10 sieve shall be 20% by weight of the total sample.

C. Tests shall be by combined hydrometer and wet sieving in compliance with ASTM D422 after
destruction of organic matter by H20O2.

D.  The organic content shall be between 4.0 and 8.0 percent.

2.4 PLANTS

A.  The Contractor shall furnish and plant all plants shown on the Drawings, as specified, and in
quantities listed on the PLANT LIST. No substitutions will be permitted. In case of conflict between the
Planting Plan and the Plant List, the Plant List shall prevail. All plants shall be nursery grown:

1. The Contractor is responsible for paying all shipment and shipment related costs for this Contract. If any
plant is damaged by digging or during transit or off loading, it shall be the Contractor's responsibility to
replace the unacceptable plant at his/her expense.

2. It shall be the Contractor's responsibility at the end of the guarantee period to replace any plant at no
additional cost to the Owner that the Architect determines unacceptable. The Contractor shall pay all
replacement costs, maintain the replacement plants for a minimum of thirty (30) days or until acceptance.

B.  Plants shall be in accordance with the American Standard Nursery Stock by American Hort, Latest
edition.

C.  All trees shall exhibit distinctive character and form and shall be well branched and fully covered
with foliage. Trees shall meet the requirements for spread or height stated in the plant list. The
measurements for height are to be taken from the ground level to the average height of the tree not to
the highest branch. The thickness of each shrub shall correspond to the trade classification "No. 1" AAN
standard. The side branches must be generous, well twigged, and the plant as a whole well-branched.
The plants must be in a moist condition, free from dead wood, bruises or other root or branch injuries.
Plants shall not be pruned prior to delivery.

D.  All plants shall be healthy, free of insects and diseases.

E.  Product Delivery, Storage and Handling

1. All plants shall be carefully handled so that the roots are adequately protected and moist at all times.
Plants shall not be pruned prior to planting. The balls of balled and burlapped plants shall be well
protected before, during and upon delivery and until planted. Plants delivered by truck shall be properly
wrapped and covered to prevent wind-drying and desiccation of branches, leaves or buds; plant balls
should be firmly bound, unbroken, reasonably moist to indicate watering prior to delivery and during
storage and tree trunks should be free from fresh scars and damage in handling. Plants shall be delivered
in box trucks or covered with planting tarps. Any plants that are shipped without protection will be rejected
upon arrival. Trees and other plants arriving with dry rootballs shall be rejected. If immediate planting is
not feasible, protect all plants from sun and drying wind by mulching. Balled and burlapped plants shall
not be planted if the ball is cracked or broken either before or during the process of planting.

F.  All Plants shall be typical of their species or variety and shall have a normal habit of growth and be
legibly tagged with the proper name. Only plant stock within the hardiness Zone 1 through 5, as
established by American Hort.

G. The root system of each shall be well provided with fibrous roots. All parts shall be moist and show
active green cambium when cut. They shall be sound, healthy and vigorous, well branched and densely
foliated when in leaf. They shall be free of disease, insect pests, eggs or larvae.

H.  All plants must be moved with the root systems as solid units with balls of earth firmly wrapped with
untreated eight ounce burlap, firmly held in place by a stout cord or may be placed in metal baskets and
that are carefully tightened to firmly hold the roots and soil in place. No "burlap" made of synthetic fibers
will be acceptable. The diameter and depth of the balls of earth must be sufficient to encompass the

fibrous and root feeding system necessary for the healthy development of the plant. No plant shall be
accepted when the ball of earth surrounding its roots has been badly cracked or broken preparatory to or
during the process of planting.

l. At least 75% of the plants furnished for each size range shown on the Plant List shall be at or above
the average between the maximum and minimum size specified. If a nursery supplies material at a
specific height (not a range), then the larger size of the specified range shall be furnished.

J. Plant material which is to be planted after the specified seasons for planting shall be dug during the
normal season for digging of the particular plant material and be stored and maintained in good health
until planting. The Contractor shall assume all costs for maintaining plant material while it is being
stored.

K. The Contractor shall provide a list of suppliers in sufficient time to allow the Architect to inspect the
plants prior to delivery.

1. The Contractor shall request, in writing, that the Landscape Architect provide representative to select and
tag representative stock to be planted under this Section. The Contractor shall pay for time incurred by the
Landscape Architect at standard rates not to exceed $90/hr.; the expense for transportation (mileage at
$.55).

2. Plants shall be selected by the Landscape Architect at the place of growth for conformity to specification
requirements as to quality, size, and variety. Such approval shall not impair the right of inspection and
rejection upon delivery at the site or during the progress of the work. Cost of replacement shall be borne
by the Contractor.

L. Plants shall be dug with care and skill. Special precautions shall be taken to avoid any unnecessary
injury to, or removal of fibrous roots. Each species or variety shall be handled and packed in the
approved manner for that particular plant. All precautions shall be taken to ensure the arrivals of plants
at the project site are in good condition for successful growth.

M. Requests for plant substitutions shall be made at least 5 days before the plants are to be planted
and such requests shall list at least 5 major nursery sources contacted for confirmation of unavailability.

2.6 WATERING

A.  The Contractor shall be responsible to furnish his own supply of water to the site at no extra cost. If
possible, the Owner will furnish the Contractor upon request with an adequate source and supply of
water at no charge. However, if the Owner's water supply is not available or not functioning, the
Contractor will be held responsible to furnish adequate supplies at his own cost. All work injured or
damaged due to the lack of water, or the use of too much water, shall be the Contractor's responsibility
to correct. Water shall be free from impurities injurious to vegetation.

2.7 ANTIDESICCANTS

A.  Antidesiccants shall be emulsions or other materials which will provide a protective film over plant
surfaces permeable enough to permit transpiration and specifically manufactured for that purpose.
Manufacturer of Antidesiccant shall be subject to the Architect approval. Antidesiccant shall be delivered
in containers of the manufacturer and shall be mixed according to the manufacturer's instructions.

2.8 BARK MULCH

A.  Bark mulch shall be shredded bark averaging 1/2 to 2 inches in length and shall be no less than 6
months old nor more than 1 year old. It shall be free of sticks leaves twigs and other debris to the
satisfaction of the Architect. It shall not contain ground up construction debris, shipping palates, or any
toxic materials. It shall not have been subject to anaerobic conditions.

PART 3 - EXECUTION

3.1 TOPSOIL BASED PLANTING MIXTURES

A.  “Planting Mixture”: The Planting Mixture shall consist of a blend of approximately equal parts by
volume of Topsoil, Sand and Compost. Blending of the components shall be carried out with earth
moving equipment to mix components and then the material shall be run through a screening plant to
thoroughly mix together the components prior to placement. The components shall be blended to create
a uniform mixture as determined by the Landscape Architect.

1. The final mix shall have an organic content between 5 and 8 percent and conform to the following
gradation requirements for material passing a Number 10 sieve.

2. Maximum size shall be one inch largest dimension. The maximum retained on the #10 sieve shall be
20% by weight of the total sample.

3. The ratio of the particle size for 80% passing (D80) to the particle size for 30% passing (D30) shall be 5.0
or less. (D80/D30 <5.0)

3.2 PREPARATION FOR PLANTING

A.  Contractor shall carefully review details and specifications with Architect and Owners Representative
before proceeding.

3.3 PLANTING ON SITE

A.  Planting of any plant material includes: Coordination with the nursery, shipment from the nursery,
the digging of the holes, provision of the soil additives and amendments, furnishing the plants of specified
size with roots in the specified manner, the labor of planting and mulching, and the removal of all excess
or debris material created as a result of the work.

B.  Coordination with Existing Conditions: Prior to excavating for plants, the Contractor shall inform
himself fully or existing conditions below grade. Specifically, the Contractor shall verify the location of
underground utilities and, when working over the structure, the depth of waterproofing, drainage and
other utility structures running below grade. The Contractor shall be liable for any damages resulting
from his failure to ascertain subsurface conditions before proceeding with the work.

C.  Planting on site:

1. All planting beds on the site shall have 12” of planting mix installed and graded prior to planting. Prior to
placing planting mix, the Contractor shall excavate the beds to -12” and further excavate subgrade to
loosen the subgrade and eliminate compaction due to construction activities to an additional 127 (-24”
from finish grade). Contractor shall remove debris and stones larger than 6” from the subgrade.

2. The Contractor shall place 4” of planting mix on top of the subgrade and rake this planting mix info the
top 4” of the subgrade. Backfill to finish grade.

3. All shrubs and trees shall be set on the ground by the Contractor in their approximate location for
approval by the Landscape Architect before any excavation. The Contractor shall move plants as
necessary to obtain the Landscape Architect's approval. Each plant location shall be carefully marked and
the planting hole excavated so that the final arrangement of plants conforms to the location of plants as
approved prior o planting. Before beginning any backfilling, the Contractor shall turn and otherwise
correct the plant location as required by the Landscape Architect for his approval. Once final approval
has been given by the Landscape Architect, the Contractor can proceed with the backfilling.

4. Trees shall be planted such that the rootflare is 3” above the surrounding grade. Provide saucers to
contain water as shown on the detail and cover the surface of the saucer with mulch, leaving the actual
rootflare uncovered with mulch.

5. Shrubs shall be planted such that the rootflare is 1” above the surrounding grade. Provide saucers to
contain water as shown on the detail and cover the surface of the saucer with mulch. Note that all potted
plants shall have the sides of the rootball and bottom of the rootball scarified to cut encircling roots.

D.  Planting of Perennials and Groundcovers:

1. After all shrubs and trees have been planted, the planting beds shall be mulched. The Contractor shall
then place all the perennials and groundcovers in locations for the Landscape Architect's approval and
shall adjust the locations as directed to the satisfaction of the Landscape Architect. Each plant location
shall be carefully marked and the mulch moved aside and a planting hole excavated so that the final
arrangement of plants conforms to the location of plants as approved prior to planting.

E.  All plant roots and earth balls must be damp and thoroughly protected from sun and wind from the
beginning of the digging operation, during transportation and on the ground until the final planting. After

plant locations have been approved, and trees are backfilled to within 8” of the surface, remove burlap,
rope, from the tops of root balls. Cut and remove the top of the wire cages for machine dug plants.
Remove all non biodegradable twine. Untie or cut rope and twine that is tied around the root flare. Do
not pull burlap out from under root balls.

F.  The sides of rootballs of potted shrubs and perennials shall be scarified to cut or free encircling
roofs.

3.5 COMPLETION OF PLANTING OPERATIONS

A.  After all trees, shrubs, perennials and groundcovers have been installed. All plants shall be flooded
with water twice within the first 24 hours of the time of planting and all plants during the maintenance
period shall be watered at least twice each week. At each watering the soil around all plants shall be
thoroughly saturated. If sufficient moisture is retained in the soil, as determined by the Landscape
Architect, the required watering may be reduced.

B.  Shredded bark mulch shall be placed over entire planting areas to a settled depth of two inches,
not later than one week after planting. No mulch shall be applied prior to the first watering of plant
materials.

C. Pruning: All dead wood or suckers and all broken or badly bruises branches shall be removed
back to a live bud, branch or stem. Never cut a leader and do not trim back the tips of branches.

D.  Anfidesiccant shall be applied to all evergreen plants before digging at the nursery or as directed by
the Landscape Architect once the plants have been delivered to the site.

E.  Absolutely no debris may be left on site. Excavated material shall be removed as directed by the
Architect. Repair any damage to site or structures to restore them to their original condition as directed by
the Architect, at no cost to the Owner.

F.  The Contractor assumes responsibility for any damage caused to pavements, utilities and other
elements of construction caused by planting operations. Provide all necessary materials and labor to
protect any construction elements which may be endangered by planting installation or maintenance.

3.6 FERTILIZATION

A. Initial fertilization shall consist of the use of dry fertilizer, water-soluble fertilizer, or a combination of
both.
B.  Dry fertilizer, shall be incorporated in the planting mix, including fertilizer for acid-loving plants as

appropriate.

C.  Water-soluble fertilizer shall be dissolved in water at the rate recommended by the manufacturer.
The thoroughly mixed solution shall be applied at the time of initial planting after the water used for back
fill soaking has leached away.

D.  Unless otherwise approved, refertilization shall be by a water-soluble fertilizer applied in conjunction
with watering or by itself. No refertilization will be allowed after July 15th.

E.  All plants shall be liquid-fertilized at least 3 times between May 15 and July 15th with water-soluble
fertilizer mixed and applied as herein specified or as directed when applied with a watering.

F.  The Contractor's guarantee period extends Spring to Spring, all plants shall receive an additional
application of fertilizer in the Spring prior to final acceptance.

3.7 MAINTENANCE

A.  Maintenance shall begin immediately after each plant is planted and shall continue until the
issuance of the Certificate of Acceptance. The Contractor shall maintain all plants and plant beds for a
period of one year after the issuance of the Certificate of Acceptance as part of the base contract. This
maintenance includes providing supplemental watering to establish landscape plantings.

B.  The Contractor shall furnish the Owner with a cost for one year of maintenance of all plantings
along with the unit pricing for plants.

C.  Maintenance shall consist of keeping the plants in a healthy growing condition and shall include
watering, weeding, cultivating, remulching, removal of dead material, and resetting plants to proper
grades or upright position.

D. If an irrigation system is part of the construction, the Contractor shall adjust the irrigation system to
provide adequate water without overwatering any plantings. The Contractor shall reduce the time for
irrigation to ensure that there are no soggy areas. Supplemental hand-watering of some plants may be
required during the first year to preclude overwatering. Providing this supplemental hand watering is a
requirement of the Contract. Ensuring that plantings are not overwatered is a requirement of the
Contract.

E.  If there is no automatic irrigation system, the Contractor shall water the plantings 3 times per week
throughout the growing season during the one year guarantee period. At each watering, the soil around
each tree or shrub shall be thoroughly saturated. If sufficient moisture is retained in the soil, as directed
by the Architect, the required watering may be reduced. Trees will require a minimum of ten gallons of
water each.

F.  Planting beds shall be kept free of weeds and mulch shall be replaced as required to maintain a
proper depth as specified.

G.  Plants that die during the maintenance period shall be replaced as directed by the Architect.
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TOWN OF BROOKLYN
PLANNING AND ZONING COMMISSION

REQUEST FOR CHANGE
IN
ZONING REGULATIONS
Date Check # Application #ZRC_ & 5007
Application Fee: $250 State Fee: $60 Publication Fee: $600
Public Hearing Date Commission Action Effective Date
Name of Applicant JTowN 0F  BReoovivya  FZEC Phone

Mailing Address_ 09 SoMu g ST, E?ﬁoox;u/m, =58

REQUEST TO AMEND ARTICLE(S) SECTION(S) q o 5 : (o

If more than one Article is requested please attach separate sheet for each one

PARAGRAPH TO CHANGE OF THE ZONING REGULATIONS

REQUEST TO CHANGE: Droposen  RENL S1o0S TO Qe PuLAN)
LUPMISSION) REQN REMENTS |
QEE  Arherens

REASON FOR REQUEST:

Note: A petition may be filed at the Hearing by 20% or more of the area lots included in such a change
within 500 ft of the property under Section 16.5 of the Zoning Regulations



DRAFT 2-16-2023 Draft Modifications to Site Plan Submission Requirements Sec. 9.C.3.
Additions in BOLD

1) Explanation: The purpose of this change is to allow the Planning and Zoning
Commission to relax the submission requirements for Site Plan Review applications in
the same manner as they are currently allowed for Special Permit applications.

9.C. SITE PLAN APPLICATION
9.3  SUBMISSION REQUIREMENTS

Existing:

5. The Commission may, in accordance with the requirements of these Regulations and the
Appendix A of these Regulations, require the submission of additional information as
deemed necessary to make a reasonable review of the application.

Proposed Addition:

6. If the Commission finds that certain information is not necessary for review of the
project, they may waive the submission of that information by a three-quarters
affirmative vote of the membership present. All requests for waiver shall be in writing,
indicating why the applicant believes that the application can be reviewed completely
by the Commission without the information to be waived.



TOWN OF BROOKL YN
Land Use Department
69 South Main Street « Suite 22
BROOKLYN, CONNECTICUT 06234
860-779-3411 Ext. 12

Michelle Sigfridson, Chairman February 16, 2023
Brooklyn Planning & Zoning Commission

69 South Main Street

Brooklyn, CT 06234

Re: Brooklyn Sand and Gravel, 530 Wauregan Road (Assessors Map 30, Lots 97, 97-1 and 97-2)
Dear Madam Chairman Sigfridson and Commission Members,
Please refer to the attached correspondence.

The options for the decision regarding grandfathering of the 5 items listed in Wayne Jolley’s
letter received on 1/31/2023 may be handled as suggested below.

1. Planning & Zoning Commission decides that:
a) PZC should make the decisions, or
b) ZEO should make the decisions.

If a), The PZC renders a decision on each of the 5 items. The decision on each item does not
have to be the same.

If'b), The ZEO renders a decision on each of the 5 items. The decision on each item does not
have to be the same.

I'lokk forward to discussing the matter with you.

Respectfully submitted,

Margaret Washburn

ZEO/WEO/Blight Enforcement Officer
69 South Main Street, Suite 23
Brooklyn, CT 06234

(860) 779-3411 ext. 31

Mon. — Thurs. 8:00 am — 3:30 pm
m.washburn@brooklynct.org
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DOCKET NO. LND HHD CV-19-6119135-8: SUPERIOR COURT

BROOKLYN SAND & GRAVEL, LLC, : JUDICIAL DISTRICT OF
ET AL. :
V. : HARTFORD

PLANNING AND ZONING COMMISSION
OF THE TOWN OF BROOKLYN : DECEMBER 2, 2020

MEMORANDUM OF DECISION

The plaintiffs, Brooklyn Sand & Gravel, LLC (“BS&G”), Wayne Jolley and Leslie Jolley,
appeal from the decision of the Brooklyn Planning and Zoning Commission (the “Commission™) on
July 2,2019. That decision approved a special permit, but contained a condition (“Condition 4")
which prohibited the importation of any offsite material. The parties have filed briefs and a remote
hearing occurred on August 25, 2020.!

Statement of Facis

BS&G is a Connecticut limited liability company of which Wayne Jolley and his wife, Leslie
Jolley, are members. The Jolleys own the property on which BS&G operates, which is comprised
of three parcels totaling approximately 64 acres located east of Wauregan Road and west of the
Quinebaug River in Brooklyn, Connecticut, known as 530 Wauregan Road and designated by the

Brooklyn Assessor’s Map 30 Lot 97, Lot 97-1, and Lot 97-2 (collectively, the “subject property”).

FiLED®
DEC -2 2020

HARTRORD J.D.

The time between the filing of the last brief, February 21, 2020, and the date of the
hearing was due to the COVID-19 pandemic and its restrictions on in-person court proceedings.
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The subject property is located in a residential-agricultural (“RA”) zone. Section 3.4.4.4 of the
Brooklyn Zoning Regulations allows gravel banks in the RA zone subject to special permit approval,

ROR 45 at 21.
The Brooklyn Zoning Regulations concerning gravel banks provide:

13.5.4 - The commission may allow the processing of sand and gravel on the site.
Processing shall be restricted to screening, washing, crushing and sorting. Material
processed on site shall be:

13.5.4.1 - Material that is excavated on site, and

13.5.4.2 - Material excavated off-site and transported to the subject site for
processing provided that the annual quantities of same does not exceed that
processed and mined on site.

The subject property has been used for the operation of a sand and gravel bank and

o il

processing facility since the 1950s, before the adoption of zoning regulations in Brooklyn, Afier the

P

town adopted zoning regulations, a special permit was required for sand and gravel operation. Prior
to 2019, BS&G operated under a special permit that required annual renewals and allowed for the
removal of a specified amount of gravel. When the specified amount of material was close to being
exhausted BS&G applied for a new permit on March 5, 2019.

Condition 6b in the 2017 and 2018 permit renewals provided that “[t}he quantity of imported
material may not exceed mined material in accordance with the Brooklyn Zoning Regulations Sec.
13.5.4.2 as measured by truckloads and converted to cubic yards.” ROR 65. The permits required
that BS&G file quarterly reports which indicated the truckloads imported and the record indicates
that BS&G had filed quarterl;} reports in compliance with the permits.

The March 5, 2019 application for a new special permit (the “Application”) requested

continued excavation and processing of both excavated and imported material. The Application



requested removal of 218,000 cubic years of sand and gravel at the subject property in three phases.?

In the same time frame as the Application, BS&G also obtained a Wetland Permit for
“Continuation of gravel excavation and processing operations” with no changes proposed within
regulated areas. ROR 13 at 1; ROR 31 at 7. BS&G also applied to the Brooklyn Zoning Board of
Appeals (“ZBA”) for a number of variances relating to the operation of the sand and gravel bank at
the subject property. One of the variances sought permission to increase the amount of imported
material.

The Commission accepted the Application on March 6, 2019. It was advised by Jana
Roberson, the Town Planner (“Roberson”™), that BS&G had applied for four variances to be heard
by the ZBA on March 26, 2019. The Commission decided to postpone the public hearing on the
Application until after the ZBA had ruled on the variances. In addition, the Commission decided
to submit a memorandum to the ZBA in an attempt to influence the decision on BS&G’s variances.
One member of the Commission, Austin Tanner, opposed the memorandum based on previous
advice by the Town counsel, which had stated that the ZBA and the Commission were two separate
entities and should not interfere with each other’s proceedings. However, the remaining
Commission members including the Commission chair, Michelle Sigfridson (“Sigfridson™), favored
attempting to influence the ZBA’s decision.

Sigfridson labeled the variance concerning the importation of material as an attempt to obtain
a permit for stand-alone processing: “to me, requesting this variance seems like they’re trying to

completely bypass our regulations that we’ve specifically discussed whether or not we want to allow

The amount of cubic feet to be excavated ultimately decreased from the amount sought in
the initial form of the Application.



stand-alone processing facilities and decided as a Board that we don’t.” ROR 81 at 4. Sigfridson
signed the memorandum to the ZBA dated April 23, 2019. The memorandum was six pages long
and advised the ZBA that the variances sought by BS&G were not “in harmony with the general
purpose and intent of the Zoning Regulations,” ROR 83 at 3.

Rather than sending the memorandum to the ZBA, the Commission had one of its members,
Vice Chair, Carlene Kelleher, appear at the ZBA hearing and read the memorandum into the record.
The ZBA listed the memorandum as one of the deciding factors in its denial of all of BS&G’s
variances.

The public hearing on the Application commenced on May 21, 2019. David Held, P.E.,
BS&G’s civil engineer, presented the Application for BS&G. He explained that 112,000 cubic yards
of material could be extracted from the subject property in two phases. Phase one was expected to
be completed in 2019 and phase two would be completed by the end of 2020. Held provided
evidence showing that BS&G had complied with existing permits. It kept all truck traffic off of
Maynard Road and maintained a tree buffer between the adjacent properties. BS&G submitted
quarterly reports which documented the number of truck trips per quarter and the volume of
imported material brought to the site. These reports demonstrated compliance with the previous
permit’s requirement that the average number of truck trips per day not exceed 60, with 80 truck trips
per day as a maximum. Roberson confirmed that BS&G had complied with the truck reporting
requirements and also noted that the “zoning regulations specifically allow the importation of
material for processing.” ROR 41 at 27. Roberson also told the Commission that the Town
Engineer had reviewed the 2019 application and noted only a few questions, which Held addressed.

After Held’s presentation, the public was allowed to comment on the Application. There was



strong neighborhood opposition to the Application. Thirty-two neighbors signed a petition of
opposition. The petition provided, in part, the following:
We the residence[sic] of Rt 205, also known as Wauregan Road Brooklyn
Connecticut, feel that Brooklyn Sand and Gravel LLC has overstayed their welcome.

We are opposed to any continuation of this operation.

Mr Jolly[sic] has totally disregarded the zoning regulation pertaining to the amount
of material that is allowed to be imported.

Allowing Brooklyn Sand and Gravel to continue to operate will diminish our

property values and make it difficult if not impossible to sell our homes for fair

market value. No one will want to purchase a house so close to a commercial
processing gravel operation, and we doubt that the town of Brooklyn would be
willing to compensate the nearby residence[sic] with a tax reduction.

ROR 22.

Several people stated that on certain dates they had counted more truck traffic than the
previous permit allowed. In light of these statements, Held suggested that BS&G would pay for an
outside consultant to count trucks. Town Planner Roberson agreed that truck counters would be a
solution to ascertaining the accurate number of truck trips:

If you really want to know what the truck traffic is, you have to count the trucks and

it maybe something this Commission wants to consider. And I put this on my

guidance document that you could potentially as a condition of approval require

continuous traffic counters at the entrance of the site so we would know for sure
because certainly it’s going to vary considerably from day to day.
ROR 43 at 10, 29.

However, Sigfridson dismissed the option of truck counters during the public hearings and

during deliberation, the Commission declined BS&G’s offer to pay for a formal truck count and

there were no formal truck counts done. The record contains no expert testimony concerning truck

trips and no other evidence to support the claims in the neighbors® petition that the plaintiffs had



“totally disregarded the zoning regulation pertaining to the amount of material that is allowed to be
imported.” See p. 5 infra and ROR 22.

Held was present when a site walk was conducted by the Commission on May 29, 2019.
During the walk, the Commission members observed only one truck enter the BS&G facility. While
several neighbors had testified about noise from the gravel operation, Jana Roberson reported that
during the site walk:

I think there was a general agreement that the sound of the processing equipment

was not very loud, especially from where we were standing. This was the nearest
house.

ROR 42 at 3.

Jean Fleming was one of the neighbors who voiced his opposition to BS&G’s continued
operations and in particular, the continued importation of material. He spoke several times at the
public hearing on May 21,2019. After Mr. Fleming spoke a second time, Sigfridson acknowledged
on the record that Fleming was her father. She went on to assure the audience that the Commission
intended to disallow processing of imported material by BS&G. Sigfridson stated, “I’m thinking
about additional conditions or curtailing the importation somewhat if not entirely.” ROR 43 at 27.

The Commission met on July 2, 2019, to deliberate on the Application. Sigfridson stated:

I just want to mention too, there’s been some discussion amongst the members of this

Commission as to how a motion should be structured if your feeling is that you do

not want to approve an application, whether it’s even appropriate to do a motion to

deny. I think we’ve for the most part been operating under the assumption that a

motion to deny works and is fine. A vote not to approve has the same effect, doesn’t

it?

ROR 44 at 2.

Roberson, the town planner, presented a draft motion to approve a special petmit, which was



based on the 2018 renewal and on a gravel special permit granted to another applicant. Like the
2018 renewal permit, the draft allowed for the importation of material for processing as long as it
did not exceed the amount of excavated material. Condition 4 of the draft provided:

The quantity of imported material may not exceed mined material in accordance with

the Brooklyn Zoning Regulations as measured by truckloads and converted to cubic

yards. Material excavated on-site will be counted in the year that it is excavated.

Imported material will be counted in the year that it is brought on site. Stockpiled

material shall not be counted towards the excavation or importation volume.
ROR 47 at 1. Condition 7 of the draft provided:

A continuous vehicle counter shall be installed along the entrance on Wauregan Road

to monitor vehicle trips. Daily vehicle trip reports shall be included in the quarterly

monitoring reports. The average shall not exceed 60 trips per day and the maximum

daily trips shall not exceed 80 trips per day.

ROR 47 at 2. Roberson explained that the truck counters were a feasible method of ensuring
compliance with the above conditions. Other Commission members began to discuss the
implementation of truck counts. Sigfridson suggested that rather than worry about truck counts, the
Commission merely prohibit the importation of materials.

One Commission member, Tanner, stated that the approval of the permit allowing excavation
of 112,000 cubic yards “would have achieved the goal of giving an end date to the business.” ROR
44 at 6. However, Sigfridson insisted that allowing processing of imported material encouraged
BS&G to continue its business. Commission member D’ Agostino suggested that the Commission
allow phase one fully, prohibit phase two to enable BS&G to sunset its business gently. Sigfridson’s
response to that suggestion was to replace the condition 4 proposed by Roberson:

#4 is the condition that would relate to imported material and how it would be

counted. I would proposed that that be stricken and replaced by something that says
that no material shall be imported to the site . . . .



1d. at 22.

Ultimately, Condition 4 was redrafted to state: “Material excavated on site may be processed,
but no off-site material shall be imported to the site for processing or other uses after August 1,
2019.” ROR 28. The proposed Condition 7 was eliminated.

The Commission voted 5-1 to approve the permit with Condition 4. The Commission did
not accompany its decision with a formal statement of the reasons for imposing Condition 4. The
decision was published in the newspaper on July 12, 2019, and recorded on August 7, 2019, This

appeal was timely commenced by service on the Brooklyn Assistant Town Clerk on July 29, 2019.

Aggrievement and Ruling

The Jolleys own the subject property and BS&G is the applicant for the special permit to
which Condition #4 is attached. Therefore, BS&G and the Jolleys are statutorily aggrieved as a
matter of law under Connecticut General Statutes § 8-8. Goldfield v. Planning & Zoning
Commission,3 Conn. App. 172,176,486 A.2d 646 (1985). Because Condition 4 adversely impacts
the Jolleys® and BS&G’s investment and interest in the property, they are also classically aggrieved.
West Farms Mall, LLC v. West Hartford, 279 Conn. 1, 13, 901 A.2d 649 (2006).

The standard for judicial review of administrative decisions made by municipal planning and
zoning commissions is whether the agency acted illegally, arbitrarily, or in abuse of its discretion.
Gagnon v. Municipal Planning Commission, 10 Conn. App. 54, 56-57, 521 A.2d 589, cert. denied,
203 Conn. 807, 525 A.2d 521 (1987). “When considering an application for a special exception, a
zoning authority acts in an administrative capacity, and its function is to determine whether the
proposed use is expressly permitted under the regulations, and whether the standards set forth in the

regulations and statutes are satisfied.” Daughters of St. Paul, Inc. v. Zoning Board of Appeals, 17



Conn. App. 53, 56, 549 A.2d 1076 (1988).

The plaintiffs have presented a number of reasons why the Commission’s imposition of
Condition 4 was illegal. While the court will address all arguments, it finds that one argument is
sufficient to vitiate the imposition of Condition 4: the Chair of the Commission had a conflict of
interest and not only failed to recuse herself, but used her influence and clear predisposition against
the Application to gain approval of Condition 4 even when there were viable alternatives.

During the public hearing, Sigfridson’s father, Mr. Fleming, who lives across the street from
the BS&G facility, voiced his opinion that the Commission should prohibit the importation part of
the permit. Sigfridson acknowledged that she had grown up across the street from the facility. She
failed to recuse herself. Instead, she continued, not as a passive member of the Commission, but as
the leading proponent of the Commission’s unusual course of influencing the actions of the ZBA
with respect to the plaintiffs’ variance requests. While the BS&G and the Town Planner, Roberson,
as well as various Commission members, suggested that the importation of material could be
effectively monitored by various means such as truck counts, Sigfridson continually steered the
Commission away from compromise and towards her father’s position, which wanted to end
BS&G’s business and saw the prohibition on importing material as the best way to do so.

“[Connecticut General Statutes] Section 8-11 provides that no member, directly or indirectly
interested in a personal or financial sense in ‘any matter’ coming on for a decision or hearing of the
commission may participate in that hearing.” Thorne v. Zoning Commission, 178 Conn. 198, 202,
423 A.2d 861(1979). A personal interest is defined as:

A personal interest is either an interest in the subject matter or a relationship with the

parties before the zoning authority impairing the impartiality expected to characterize
each member of the zoning authority. A personal interest can take the form of



favoritism toward one party or hostility toward the opposing party; it is a personal

bias or prejudice which imperils the open-mindedness and sense of fairness which

a zoning official in our state is required to possess.

Anderson v. Zoning Commission, 157 Conn. 285,290-91, 253 A.2d 16 (1968).

“This prophylactic rule serves the salutary purposes of promoting public confidence in the
fairness of the decision-making process and preventing the public official from placing himself in
a position where he might be tempted to breach the public trust bestowed upon him.” Gaynor-
Stafford Industries, Inc.v. Water Pollution Control A uthority, 192 Conn. 638, 649-50, 474A.2d 752,
cert. denied, 469 U.S. 932, 105 S. Ct. 328, 83 L. Ed. 2d 265 (1984). “It is axiomatic that the
appearance of impropriety created by a public official’s participation in a matter in which he has a
pecuniary or personal interest is alone sufficient to require disqualification.” Brunswick v. Inland
Wetlands Commission, 29 Conn. App. 634, 639, 617 A.2d 466 (1992).

The determination as to whether an interest is sufficient to disqualify is a factual one.
Thorne, supra, at 205. In Thorne, the chair of a zoning commission moderated the public hearing
and voted in favor of the zoning change at issue. The chair’s parents and sister owned and lived in
property adjacent to the plaintiffs’ property and benefitted from the zone change. On appeal, the
defendant claimed that § 8-11 did not apply to zoning changes and that the chair’s interest was t0o
remote to require disqualification under that section. The court disagreed, stating:

There was . . . no error in the judgment of the trial court finding that Byrne was

“directly or indirectly,” in a “personal or financial sense,” interested in the decision

of the commission redesignating the plaintiffs’ property from a business to a

residential zone. Section 8-11 of the General Statutes clearly requires that a member

of the zoning commission or board shall disqualify himself when the decision of the

zoning authority could inure to his benefit, and forbids a member of a zoning

commission or board of appeals from participating in any matter in which he has a

personal interest in the outcome. . . .While we make it clear that there is no evidence
that Byrne exercised any improper influence upon the commission, and we impute

10



no such impropriety to him, we conclude that, in view of the chairman’s interest in

the zone change, as evidenced by the close proximity of his parents’ and sisters’

residences to the plaintiff” property and by his interest on their behalfin maintaining

the residential character of the locality, the court did not err in holding the

commission's action a nullity as to the plaintiffs’ property.
(Emphasis added.) Thorne, supra, at 204-205,

Inthis case, Sigfridson’s personal interest was virtually identical to that of the chair in Thorne
and, by itself, would warrant her disqualification. However, unlike the chair in Thorne, Sigfridson
clearly exercised improper influence upon the Commission, including her encouragement that the
Commission take the extremely unusual and, arguably improper, action to influence the ZBA and
her repeated refusal to even consider measures suggested by other Commission members and the
town planner which would have obviated the need for Condition 4.

The defendant argues that § 8-11 should not disqualify Sigfridson because the plaintiffs did
not demand her disqualification at any hearing. However, Connecticut courts allow raising a conflict
of interest claim for the first time on appeal to the Superior Court. See Nazarko v. Conservation
Commission, 50 Conn. App. 548, 553, 717 A.2d 850, cert. denied, 247 Conn. 941, 723 A.2d 318
(1998); Fruscianti v. Westbrook Zoning Board of Appeals, Superior Court, judicial district of
Middlesex, Docket No. 60825, 1992 WL 91670 (April 7, 1992, Higgins, J.) (6 Conn. L. Rptr. 298):
East Street Residential Partnership v. East Granby Planning & Zoning Commission, Superior Court,
judicial district of Hartford, Docket No. 366173, 1990 WL 284338 (May 22, 1990, Swmith, J.)

(1 Conn. L. Rptr. 653).
As stated above, unlike the chair in Thorne, who had a disqualifying conflict of interest, but

did not seek to improperly influence the Commission, Sigfridson was the chief antagonist with

respect to the Application. The record shows that she had predetermined to prohibit importation
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before the public hearing commenced.

“The law does not require that members of zoning commissions must have no opinion
concerning the proper development of their communities. It would be strange, indeed, if this were
true.” Furiney v. Zoning Commission, 159 Conn. 585, 594, 271 A.2d 319 (1970). The decisive
question in determining whether a commission member was predisposed for or against something
is whether she had actually made up her mind prior to the public hearing without hearing any
arguments. This involves a question of fact as to which the plaintiffs have the burden of proof.
Cioffoletti v. Planning and Zoning Commission, 209 Conn. 544, 555, 552 A.2d 796 (1989).

In Marmah, Inc. v. Greenwich, 176 Conn. 116, 405 A.2d 63 (1978), the Supreme Court
upheld the trial court’s finding that “the commission acted with predisposition and predetermination”
and its “actions were capricious, unreasonable and illegal” when it denied the plaintiff’s site plan
application. In Marmah, the commission initially denied the plaintiff's site plan application to
construct a post office. Shortly thereafier it scheduled a public hearing on a proposed amendment
to the zoning regulations to delete the use sought by the plaintiff. The commission then declined to
consider the site plan application based on a pretext that there was no quorum and then scheduled
the plaintiff’s hearing on the same night as the hearing to amend the regulations. The court further
found:

The commission’s overt consideration of the site plan [was] casual and perfunctory.

The commission appeared to be favoring opponents of the application throughout the

public meeting at which it was discussed. Representatives of the [plaintiff] were not

permitted to question the representative capacity, or the technical credentials, of those

who spoke or wrote in opposition to the application. There was no expert testimony

about traffic, architectural design or building design, other than the approvals of [the

plaintiff’s] application by the defendant town’s traffic department, architectural

review board, and building department. Nonetheless, the commission voted to
disapprove the site plan on the grounds of increased traffic and unsatisfactory parking
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layout, as well as the absence of a request for new facilities by the postal authorities.
Marmah, supra, at 118.

The behavior of the Commission here, under Sigfridson’s leadership was similar to that of
the commission in Marmah. The Commission repeatedly rescheduled the special permit hearing to
await the ZBA’s decision on BS&G’s variance applications. The Commission improperly sought
to influence the decision of the ZBA as set forth above. After the Commission had guided the ZBA
to deny all variances, including the one which requested an increase in imported material, Sigfridson
aggressively promoted the prohibition of importation as part of the special permit.

While this court believes that the conflict of interest discussed above is sufficient to
invalidate Condition 4 of the permit, it will address the other arguments raised by the plaintiffs.
The plaintiffs argue that the imposition of Condition 4 was arbitrary and illegal in that the
Commission violated the prior application rule, the imposition of the Condition was not based on
substantial evidence and the imposition of the Condition terminated a pre-existing, nonconforming
use. The court agrees.

“There is a well-established concept in the administrative law of this state that prohibits an
administrative agency from reversing its prior decision unless the facts and circumstances that
resulted in the decision have sufficiently changed to affect materially the reason that produced and
supported the decision and no vested rights have intervened.” Grace Community Church v.
Planning & Zoning Commission, 42 Conn. Supp. 256, 270-71, 615 A.2d 1092 (1992). An
administrative agency that has acted on a special permit application is not allowed to reverse itself
unless there has been a substantial change of circumstances that affects the merits of the case. Id,,

citing Rocchi v. Zoning Board of Appeals, 157 Conn. 106, 111, 248 A.2d 922 (1953); see also
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Laurel Beach Assn. v. Zoning Board of Appeals, 66 Conn. App. 640, 646, 786 A.2d 1169 (2001),

It appears from the record that the 2019 BS&G application was substantially the same as the
2017 and 2018 applications. The reason why the 2019 application involved a new special permit
was that the limit on the amount of material under the previous permit had been exhausted. In both
the 2017 and 2018 renewals, the Commission allowed BS&G to import the same amount of material
asit excavated. In 2017, BS&G requested removal of 100,000 cubic yards, but removed only 53,000
cubic yards. The 2018 renewal allowed BS&G to remove the remaining 47,000 cubic yards. The
2019 Application requested removal of 112,000 cubic yards over the course of two years,
substantially the same relief as the 2017 and 2018 applications.

The 2017 and 2018 permits allowed importing material at a ratio of one to one, as permitted
in the Regulations (13.5.4.2). The neighbors who spoke against the Application cited truck traffic
and noise. However, notwithstanding the Commission’s arguments to the contrary, there was ample
evidence that BS&G had complied with the truck trip requirements with respect to the 2017 and
2018 permits. Moreover, in the face of purely anecdotal reports of excess truck trips, BS&G and its
engineer offered several times to hire and pay for professional counters, but those offers were
rejected. As the Application proposed removing a substantially similar amount of material as the
previous permits allowed, the truck traffic would not be substantially different from that allowed in
2017 and 2018.

In Mason v. Board of Zoning Appeals, 143 Conn. 634, 124 A.2d 920 (1956), the board
denied the new owner of a car repair business a certificate of premises suitability. A similar
certificate had been issued to a previous owner for the same location. Neighbors® complaints of

noise, smoke and traffic were the reason for the denial. Inreversing the action of the board, the court
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stated:

When a business has been launched and continuously operated on a site officially
declared suitable by a zoning board of appeals, the status of suitability should
normally continue. This conforms to the rule of law that, after an administrative
agency has made a decision related to the use of real property, it is ordinarily
powerless to reverse itself, although it may do so if a change in circumstances has
occurred since its prior decision, or other considerations materially affecting the
merits of the subject matter have intervened and no vested rights have arisen.

Id. at 838-39.

In Grace Community Church, supra, the court noted that “[fJor material changes to exist
since the prior application, there should be some evidence of changed conditions in the immediate
vicinity of the subject property connected with the reason for disapproval of the second application.”
Id. at 271. In Grace Community Church, there was no evidence of a change in traffic conditions
between the time of the first approval and the denial of the second application. The court held that
in “the absence of factual findings by the Commission as to how the application was different from
the previous one, it should not have denied the special permit.... This is particularly true where the
applicant was willing to consider reasonable controls and improvements to prevent traffic problems.”
Id. at 272,

Like Grace Community Church, there was no evidence in this case or findings by the
Commission that there were any changes in conditions between the 2018 permit and the 2019
Application.

The plaintiffs argue that the imposition of Condition 4 was not supported by substantial
evidence. The court agrees. The Commission relied on complaints by neighbors about excessive
truck traffic, but refused the plaintiffs’s repeated offers to verify the number of trucks. The

Commission also gave credence to neighbors’ claims that the plaintiffs had not complied with their
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previous permit applications when the record clearly shows that town officials had found
compliance. Martha Frankel, the Town’s Zoning and Wetlands Agent, noted that “volumes as
reported for the past year are compliant with the permit.” ROR 70. The Town Planner, Roberson,
confirmed that BS&G had complied with the truck reporting requirements. ROR 41 at 27.

The neighbors claimed that allowing BS&G to continue operating would diminish property
values because “no one will want to purchase a house so close to a commercial processing gravel
operation,” Defendant’s Brief at 6-7 and ROR 22. Since these neighbors had all purchased their
properties 8-35 years ago, when the plaintiffs were already operating the gravel pit, it should have
been difficult to credit their testimony that no one would buy a property due to the plaintiffs’
operation. There was nothing that showed that the plaintiffs’ continued operation and importation
would change their property values as the importation amounts requested in 2019 were the same as
in 2017 and 2018.

A special permit may be denied only for failure to meet specific standards in the regulations,
and not for vague and general reasons. Cambodian Buddhist Society of Connecticut, Inc.v. Planning
& Zoning Commission, 285 Conn. 381, 431, 941 A.2d 868 (2008). It is an abuse of discretion to
deny a special permit application based on unsubstantiated evidence. Norwalk Yacht Club Corp. v.
Zoning Commission, Superior Court, judicial district of Stamford, Docket No. CV-06-4008012-S,
2010 WL 1667281, at *7 (March 31, 2010, Adams, J.). In Norwalk Yacht Club, a yacht club applied
for a special permit to remodel its clubhouse. The local homeowner’s association opposed the
application on the grounds that the club’s summer sailing program and increase in the club’s
membership would generate increased traffic. The zoning commission denied the special permit on

the grounds, among other things, that there would be an increase in traffic from the summer sailing
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program.

On appeal, the court found that there was no evidence in the record that the renovation of the
clubhouse would have any effect on traffic. The court stated that most of the traffic complaints from
neighbors involved traffic related to the club’s youth sailing program, which the proposed
renovations would not affect. The court determined that it would be “unfair and arbitrary to deny
a permit when the project applied for would have no adverse effect on the condition complained of.”
Id atp.7.

In Martland v. Zoning Commission, 114 Conn. App. 655, 971 A.2d 53 (2009), the court
affirmed the trial court’s decision that “the requirement of [a] restoration condition was improper,”
because the record did not contain substantial evidence to support the Commission’s imposition of
the condition. /d. at 667. The condition required the applicant to restore an existing berm, which
the Commission found had acted as a noise and physical barrier. The court concluded that the
evidence before the Commission that the berm acted as a noise buffer was not substantial because
“it is not supported by anything other than speculation and conjecture on the part of those objecting
to the plaintiff’s proposed activities.” Jd. at 665-66. The court highlighted the absence of “scientific
data” comparing the noise levels in the area with and without the berm and stated, “Even if we
assume arguendo that the noise level would increase as a result of the changes to the berm, the record
is devoid of any evidence indicating how much of a noise increase would be permissible before the
public health, safety, convenience or property values would be impacted.” Id,

The plaintiffs further argue that the imposition of Condition 4 improperly terminated a valid,
pre-existing, non-conforming use of the property. “Itis a fundamental zoning precept in Connecticut

... that zoning regulations cannot bar uses that existed when the [zoning] regulations were adopted.”
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Cloffoletti v. Planning & Zoning Commission, 24 Conn. App. 5, 8,284 A.2d 1200 (1991). “Once
anonconforming use is established, the only way it can be lost is through abandonment.” Taylor v.
Zoning Board of Appeals, 65 Conn. App. 687, 696, 783 A.2d 526 (2001).

The Brooklyn Zoning Regulations were adopted in 1972. Held, a representative of the
plaintiff BS&G, testified that the gravel operation had existed since the 1950s. ROR 41 at 12. One
of the neighbors, Dessert, testified that over fifty years ago he had attended a hearing where Mr.
Jolley discussed the importation of material for his processing plant. The importation of material
was a pre-existing, non-conforming use. The imposition of Condition 4 interfered with that use
based on insufficient evidence and was unreasonable.

The defendant argues that Condition 4 is an essential component of the special permit and,
therefore, if it is invalidated, the whole permit should be invalidated. This is difficult to accept in
light of the record. Roberson, the Town Planner, presented the Commission with a draft approval
of the Application in which condition 4 provided:

The quantity of imported material may not exceed mined material in accordance with

the Brooklyn Zoning Regulations as measured by truckloads and converted to cubic

yards. Material excavated on-site will be counted in the year that it is excavated.

Imported material will be counted in the year that it is brought on site. Stockpiled

material shall not be counted towards the excavation or importation volume.
ROR 47 at 1.

The defendant has failed to cite any cases to support its argument that Condition 4 is an
essential component of the Application. “The imposition of a void condition. .. does not necessarily
render the whole decision illegal and inefficacious. If the decision is otherwise supported by

sufficient grounds as found by the board, a modification of the decision may be decreed with a view

toward ending further litigation.” Parish of St. Andrew’s Protestant Episcopal Church v. Zoning
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Board of Appeal, 155 Conn. 350, 354-55, 232 A.2d 916 (1967); see also Pecora v. Zoning
Commission, 145 Conn. 435, 443-44, 144 A 2d 48 (1958). Under Connecticut General Statutes §
8-8 (1, the court is allowed to “affirm, wholly or partly, or revise, modify or remand the decision
from which the appeal was taken in a manner consistent with the evidence in the record before the
court,” See also R. Fuller, 9A Connecticut Practice Book Seties: Land Use Law and Practice (4%
Ed. 2015) § 35:1.

For the foregoing reasons the Condition 4 of the special permit is null and void. The court
sustains the plaintiffs’ appeal and directs the Commission to approve the special permit adopting the
Condition 4 contained in the proposed special permit approval (see p. 18 infra), which provides:

The quantity of imported material may not exceed mined material in accordance with

the Brooklyn Zoning Regulations as measured by truckloads and converted to cubic

yards. Material excavated on-site will be counted in the year that it is excavated.

Imported material will be counted in the year that it is brought on site. Stockpiled
material shall not be counted towards the excavation or importation volume.

By the court,

/s/ 402017
Aurigemma, J.
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To all People to Thom thege Pregents shall Come, Sreeting:

¥ Pr. T FREDERICK F. JOLLEY of the Town of Brooklyn,

fame e I R L r 3 W'- oL .'.' ..7‘.__:....1.... -_.--.-...-—:.

County of Windham snd State of Connecticut

' for the contideration of ONE DOLLAR ($1.00) and oéher valuable considerations i

seccivedto my full sstisfaction of MERCIER and SONS, INGIANY = ;
Connecticut corporation with its principal place of business at Brick Yard;

1
! Road in the Town of Brocklym, County of Windham and State of Connecticut

| windly bl S Gkl Guopgeed @205 Bonbdye, b

do  give, grant, bargain, sell apd confirm unto the said MERCIER and SONS s INCUEINAENY ,

4 certain tract or parcel of land with the buildings and improvements

lthereon situated in the Town of Brooklyn, County of Windham, and State of

! Comeeticut, bounded and deseribed as follows
i
i A parcel located at the southeasterly intersection of the Allen Hill
' Road with State Highway Route 205. {
. Beginning at the intériiectibn iof the southerly highway line of the
Allen Hill Road with the easterly Righway line of State Highway Route 205,
this being the northwesterly corner of the within described tract; thence
; Southeasterly 2040 feet, more "tf Iesd, along the easterly highway line of
Route 205; to a cormer of lands of Carl and Viola Leone; thence easterly
508 feet, more or less, to a corner; thence southwesterly 565 feet, more
or less, to a corner; thence westerly 120 feet, more or less, to a corner
on the easterly highway line of Route 205, these last three {3) courses
bounding on lands of Carl and Viola Leone; thence southeasterly 390 feet,
more or less, along the gaid easterly highway line of Route 205, to lands
of the Sacred Heart Church Corporation; thence northeasterly 776 feet,
more ar less, bounding on said Church Corporation, to a corner; thence
southeasterly 900 feet, more or less, bounding on said Church Corporation
to the Quinebaug River; thence northeasterly along the Quinebaug River,
to lands of George Bouthillier; thence westerly 1030 feet, more or less,
,@long a wire fence, to a stone wall; thence northwesterly 470 feet, more
|or less, along the stone wall, these last two (2) lLines bounding on said
: Gaorge Bouthillier, to a wall corner on the southerly highway line of the
j#llen Hill Road; thence westerly 675 feet, more or less, along the said
highway line of Allen Rill Road, to the point or place of beginning.
Containing 80 acres, more or less.

Together with a fencing agreement as contained in a certain deed from
Charles Benham te Frank and Viela Lecne, dated June 25, 1935, and recorded
in Volume 25, Page 48 of the Land Records of the Town of Brooklyn.

Together with a fenging agreement and a reserved right of way, as con-
tained in a certain deed from Charles Beépham to the Church of the Sacred
Heart of Jesus, dated April 16, 1924 and recorded in Volume 21, Page 579
of the Land Records of the Town of Brookiyn..

Being subject to rights of the Connecticut Light and Power Company, to

construet and maintain pole lines across this described tract and as may
lappear of records. )

ERCEPTING THEREFROM the following described parcel of land:
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I A certain tract of land at the southeasterly corner of the inter-
section of Route #205 and Allen Hill Road in the Town of Brocklyn, County
of Windham and State of Connecticut, as shown on a plan entitled "Flan
of Land of Frederick F. Jolley - Allen Hill Road & Route 205 - Brooklyn,
Connecticut - Kieltyka, Woodis & Pike, Land Surveyors - Scale 1"w40' -

April 27, 1977 " bounded and described as follows:

Commencing at a concrete highway bound at the sobutheast cormer of the
intersection of Route #205 and Allen Hill Road; thence S. 19° 00f 02" E.
200.01" along the easterly line of Route #205 to a drill hole in the stone
wall; thence N. 59° 30' 04" E, 325.00' to an irom pin; thence N. 19° 04'
35Y W, 200.10' to an iren pin In the southerly line of Allen Hill Road,
the last two (2) courses being hounded on the south and east by other
land now or formerly of Frederick F. Jolley; thence along the southerly
side of Allen HIIL Road $. 57° 10' 38" W, 59.76' to an irom pin; thence
5. 58° 17' 39" W, 83,78' to an jrom pin; thence §. 59° 12' 26" W, 87.03'
to an iron pin; thenmce S, 62° 13" 59" W. 94,37" to a concrete highway
bound in the easterly line of Route #205 and the point of beginning,

The above deacribed tract contains 1.44 acres and is a portion of
the fourth tract conveyed to Frederick F. Jolley by deed €rom Ralph W.
Fisk and Florence K. Fisk dated October 15, 1962, and recorded in Volume
37, Page 122 and 123, of the Town of Brooklyn Land Records.

SUBJECT TO 2 utility easement from Frederick F. Jolley to the

Connecticut Light and Power Company dated January 19, 1971, recorded in
the’ Brookiyn Land Records, Volume 50, Page 288,

"$ LA 00 Domepmce Tax received
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To Babe and 10 oW  ¢he above granted and bargained premises, with che appartenances
thereof, unto Lt the said grantee 1L5 Successors KBX22 and assigns forever, to !
and theiy own proper use and belioof. And lso, L the said gramter do for mye! £ i [
my heirs, executurs, and administrators, covenant with the said grantes 18 Succegsors : [

hoixncand assigns, that at and il the ensealing of these presents, I am well
seized of the premises, as a good indefeasible estate in FEE SIMPLE; and have good right to bargain \
end sell ehe snme in maneer and form as is above written; atid that the same is free from wll incumbrances

’ wihatsoever, except as abave Stated. :

i

f

I

And :f Nl'ﬂjmt, I the said grantor do by these presents bind my sef £ r N
and my beirs forever to WARRANT AND DEFEND the above granted and bacgained - i
premisesto it the said grantee 1t8 successor sacbexcend xssigns, against el

e b am— R

claims and demtands whatspever, except as above stated.

2 this  14th dayof June 1977

I Witess Bheren!, 1 BAVEe  Bereunto set my hand  and sesl | El:

o e
JREPR CRRP P LW Sy

habot Frederick F. Ji
or . 'Jacl&on, 11X , -
(L.5.)

: 4 (L.S)
% . ' : (L.8)
(L.8,)

(L.5.)

Signed, Sedled and m.-}r red i she presence of
f, Moo '.-‘A-c'/:. ﬁmﬁfﬁ 2 e %ﬁg{é}i{u f o (L5.)
] s le

i ad ot \aavanal LA Y,

i

i

I (L.5.)
J I (L.5)

e

i

Onthisthe l4th dapor  Jume 1977 , before me, Raymond .J, Chabot

I
#ate nf Eounerticet, Gonnty of New London #p.: New London, June 14, 1977
the undersigned officer, personally appeared Frederick F, Jolley i

I

P

known to e {or satisfactorily praven) to be the person whose name 18 subscribed to the within
instrument and acknowledged that  he execoted the same for the purposes therein contained.

n Witness Whereof, I hereunto 1et my hand., *

] o 2
, ' -)
. ]

\ ¢
Brate of Connertient, Gannty nf Bh.: ;

On this the day of i . before me, i

| the undersigned officer, personsally appeared y {

=i who acknowledged himself ta be the of { I 1

\ . , @ corporation, and that he, as such -1

Il : » being anthorized so to do, executed the feregoing instrument for the , 2

|I' purposes thereln contained, by signing the name of the corporation by himself as f

i H In IWitnews Whereof, I hereunto set my Sand, i
; | i [ |
iy I
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To whom it may concern,

As to the question “were they mining at the Jolley property on RT 205 in Brooklyn prior to
zoning” the answer is yes.

I remember as a boy around 1968 going with my dad, Len Albee, to Fred Jolley’s property on Rt
205 to ride along with dad as we moved sand and stone in the building of Fox Tail Campground, and also
move material for use in the concrete plant off Rt 12 in Danielson. This was from a spot on the property
that Fred processed bank run gravel into sand and stone.

Later around 1978 while working for Cliff Green & Sons, | remember going back to the same
place to start to process again for them with a portable plant from Rawson MFG.

We moved from Woodward Rd to Rt 205 in 1976 and | always remember processing at that
property.

Tim Albee
507 Wauregan Rd
Brooklyn CT 06234

860-319-4271

EGEIVE

SEP 15 2022




To whom it may concern,

I'am Ronald Racine, owner of Racine and Sons Excavation. | was born July 6% 1943 and started
my business at around age 19. | purchased stone, for the purposes of installing septic systems, from Fred
Jolley all the way back to 1970. | picked up material from the Brooklyn location on RT 205 entering from
Fox Tail Campground’s main entrance and continued passed the campground and all the way to the
south east side of the property where the screening plant was, in the same vicinity of the current
processing plant that is where Brooklyn Sand and Gravel now resides. | observed the operation of the
screening plant and was aware that the material was being brought in from an outside location to make
the stone | was using for my business.

i >
g Ronald Racine
17 Ware Rd

Dayville CT 06241
860-234-5022




Jolley Concrete & Block Eﬁéﬁrﬁ

A Division of Jolley Concrete Inc.
42 Junior Ave. Danielson CT 06239 | g bl
1-860-774-5000 - 1 800-752-5720 (CT) - Fax 860-774-3872

RECEIVED
To Whom it may concern, 0CT 20 2022

The property listed as 530 Wauregan Rd in Brooklyn on Rt 205 also known today as
Brooklyn Sand & Gravel is land which has been used to process imported material for the purposes
of sale and use in many construction facets since the 1960s when the property was owned by Fred
F. Jolley. Back when Fred purchased the land in the 1960s, he started work on building a
campground, which would eventually become Fox Tail Campground. During the construction of the
campground is when Fred began processing material with a screening plant and at first using it to
make the roads and pads for campers to access the site. Jack Burke remembers using the material to
install the swimming pool which has since been filled in, near the recreation hall which still stands
to this day. Some of the material was sold for use by others as evidenced by Mr. Racine, who
purchased material for septic systems. Processing on the site was observed by many outside the
family as evidence in the many letters that have been previously given to the town and more letters
yet to be procured by those who are still with able to remember that far back. When Mercier & Sons
purchased the property in 1977 they continued to use the property for processing imported
material with the same screening plant, continuing the use of the property as it had been used
previous. In 1985 when we purchased the property from the bank when Mercier defaulted on his
loan with them, we purchased it with the intent to continue using the property in this manner.

For these reasons and many accounts of the properties use before planning and zoning was
even in existence, according to the bylaws of the State, the pre-existing non-conforming use should
be grandfathered to the property as no one has owned it without the purpose of using it in that
manner.

Sincerely,

‘CZ(/% v %
Wayne L folley

President/Owner
Jolley Concrete Inc. and

Brooklyn Sand & Gravel



David Fuss 9/13/2022
Bailey Woods Rd .

Brooklyn Ct.
RECEIVED
0CT20 2022 -
Brookiyn P&Z
Brookdyn Ct.
PRZ Members,

! am writing in regards to Brooklyn Sand and Gravel and the length of time it has
been in the business of producing agaregate.
My father bought the farm | 2am on now in 1966, | recall the local contractors we
hired to do construction improvements purchasing and hauling aggregate material
from the sight B.5 and G. occupies today.
it was common practice for farmers and land owners with good gravel to open a
" gravel pit and sell gravel. The Jolley family put in a2 screening and sizing plant, that
made the product produced there more desirable. With the property being located
on a siate road it made it easy to access from the local towns.
In the 60's and up into the 70's many of the local roads were gravel roads. | recall
as a young bov aggregate material being hauled out of what is now B.S. and G. to
. build and repair local roads. At that time there were simall concrete block plants
that used material from the Rt. 205 Jocation. In the early days of construction, it
was common practice to haul aggregate material to the construction site to mix
and build houses, barns and chicken coops. Brooklyn was a large agricultural
community and to expand people needed aggregate. This is also true today
aggregate products go into the making of the cancrete blocks that rebuild the catch
basins on state roads that are being repaved now. This material is used to make our
lives better in so many ways. S
if you could folfow a truck load of material you would be able to see all the different
lives that material impacts. The people that are émployed from that truck load of
material. This creates a micro economy in our corner of the state. These men and
women that material employs. The person that drives the truck, operates the
loader, the people that make the concrete, make the cancrete blocks. These are
the same materials that build or rebuild our schools, the Brookiyn Middtie School
gym was rebuilt using the block for the wall rebuild, the concrete repoured the
sidewalks. T ’

AR e . . .- BR%EDLLBART IRWMA RIAZ/TR/ITR



Think of all the people that are employed as a result of these products.
These same people use their pay check and shop at the stores that employ local

people, these people are your neighbors, your friends, your refatives, are all
impacted in one way or another,

No one could have known 60 years ago when they started that gravel processing
operation the impact it would make oh all our lives today.

Thank You,
David Fuss

Doz
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To whom it may concern,

I am Wayne Jolley of 524 Wauregan Rd in Brooklyn CT. | am the owner of Brooklyn Sand &
Gravel which is listed as 530 Wauregan Rd. The property that Brooklyn Sand & Gravel now resides is
property my father, Fred F. Jolley, owned from the mid-60s to late-70s, | believe from 1966 to 1977.
During the time my father owned the property, he built and operated what was Fox Tail Campground.
When | was a teenager | helped my father with the construction of the campground by using material
that he was screening on the property and I used that material on the property to make roadways,
trailer pads, and around the various out-buildings on the property. | operated a bull dozer to spread the
material around the various locations on the property. This was all work that was done in the 1960s as |
was born in 1950. | loaded sand from the screening plant to various people in the town, including
Emerson Nutting who delivered material to Donald Francis for his chicken coops. Ernest lolly was
bringing in the bulk of the material that was imported from off site from various locations around town,
including local farmers.

Wayn Jolléy

524 Wauregan Rd
Brooklyn CT 06234
860-208-7364

RECEIVED
0CT25 2012



lIOMETOWN

Dear Wayne,

I'was waiting in the gravel bank a couple times and started o think hack to when
I'was younger. My dad would take me over to the 203 pit to pick up some gravel fora
farm project; back then it would have been for Hillandale. 'm not certain, but T think it
was the early 1970's when the pit first opencd and visitin g it then as a young kid, who
would have thought I'd end up driving concrere trucks for your family and Jolley
Concrete ten years later!

Lcan tell you, when I 'started J. Booth Construction your company and the pits
was a great resource for me. Having the pit so close in proximity and the great qualities
of your materials really helped make my jobs even more successful. Tve truly enjoyed the
working relationship we've shared all these years.

Fven as a little boy watching big loaders fill up trucks; it was just remarkable. Just
thought I would share some very old memories with you.

Yours Truly,

Jim Booth

EGEIVE

0CT 81 7022

!

By

P.0. Box 739 » Brooklyn, CT 06234 » 860.779.2222 « Fax 860.774.1194
www, hometownheatingllc.com
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Qctober 26, 2022

AHJ Hawson
210 Chase Road
PUJLEH". CT {82580

TO: The Town of Brookiyn, CT
Wayne Joiley has asked me to write this letter to recap my experience during the time |
ran iirooxi_,n Sand and Gravel. During the years prier to my iease at Brookiyn, Jo ley
Concrete was a customer for sand and stone used in concrete that : My COmMDany
{(Hawson Sand and Gravel) delivered dady. As Jolley Concrete and our other customers
grew. we needed to increase production to satisty the demand. After discussing the
issue with Wayne, he brought me ta the Brookslyn S8G property where | viewed an
open gravel bank which obviously had been active for many years. Since | had an extra
portable wash plant, we formulated an agreement {lease) whereby Rawson Sang &
Gravel would operate Brooklyn S&G to proguce concrete agaregate for Joiley
Concrete.

In order to justfy the nvesiment necessary 10 estabiish this facility, it was obvious that
ve needed 10 logate raw material close Dy to supplement the gravel remaining on the

' Eﬁ‘mor\fyﬁ property. § naturaily ooked 1o the Langevin property next door- which was

rich n gravel. Since | nad a personal relationship with the Langeving, we quickly came

to an agreement,

Our engineer made application 1o Brooklyn Wetlands anc Zonng for the gravel removal
permit, along with the ability to build a bridge 1o span the stream separating the
propertes,

We worked with Zoning Officer Karen Johnson and the Brookiyn Zonng Commission
and were able 1o secure the necessary permits. This bridge gave us access to the
power ne road that allowed us the ability to secure permits on the Regis, Meimann,
Lehio and Salmon properties. We started product:on tnere in 1987 and these property
permits enabled us to produce materal through 1996 when our agreement ended and
the equipment was sold ta Joliey Concrete.

During this entirg perod working with the Town of Brookiyn, there was never any
mention of the necessty of securing a permit on the Br 0ok yn S'm:* and Gravel
property. Wnen Wayne told me that the Bmuh v Zoning Commis$ion Was questioning
h|5 u;blss..y to procuce matenal on the site, | was surprsed. Al m&se qrau’e! permts
dijring the years we were there surely rem'.crced the 'pre-exsting, non-conforming use

{"grandiathered") status’,
EEEIVE|

oCT 31 2022
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i you have any questions about the aperation of Brooklyn Sand and Grave! from 1987
through 1986, feel free to calt me (860.912.6413).

Regards,

CZ@?’??@(/@U

Allan Rawson




RECEIVED

To whom it may concern, DEC - 7 i1/}

This is David Weaver, long time Brooklyn resident, and longtime employee of Fred Jolley
and then his son Wayne Jolley until my retirement in 2004, | started working for Fred somewhere
around 1964, before he bought the property in Brooklyn he got from old man Fisk, and then started
building Fox Tail Campground. The property that Fred bought was on both sides of Rt 205 going
from the Sacred Heart Church all the Wway passed Allen Hill Rd. I purchased a piece of the that land
to build my own house at 451 Wauregan Rd, that I built in *78 and lived there until I moved to
Florida after retirement, I drove a concrete mixer for about 40 years for both Fred and Wayne and
was involved with many building and construction projects that were done at the Rt 205 property
and the main offices of Jolley Concrete, including the block plant and concrete plant in Danielson.
While working for Fred, back in the early days, ] was cutting down trees off of the property on Rt
205, clearing out the land to make pathways and open areas for the campsites and helped with

- concrete work there for the recreation hall, tennis court and swimming pool. I was there when he
brought in a screening plant in the late 60’s and had a few people bringing in materials that were
put through that plant and were used on site for the campground and some sold to contractors and
shipped off site. Fred used the screening plant there the entire time while the campground was
there, and Mercier continued to process and sell material out of the same property when he bought
the section of land back in the late 70's, where Brooklyn Sand & Gravel is now, When Mercier lost
the property Wayne bought it back in the early 80's and got to work starting up the processing
again, under Brooklyn Sand & Gravel.

L. 2P A7, ,
Z{fﬂ-zv# & Lt

David Weaver

Lake Worth Florida 33467




Jolley Concrete & Block Eﬁv,yi

A Division of Jolley Concrete fnc.

42 Junior Ave. Danielson CT 06239 J el l
1-860-774-5000 - 1 800-752-5720 (CT) - Fax 860-774-3872 T

1/4/2023

To whom it may concern,

To the issue of whether the site was processing off site material prior to 1995, that would be a
definitive yes. The property has been in my name since 1985 and we had been processing there since
not long after | acquired the property and installed a bridge over Pine Brook approved by the town to
transport the off-site material in the late 80's or early 90's. There were many people that we imported
over that bridge immediately following its completion, they were, Dick Regis, Charlie Langevin, Paul
Lehto, Clarence Solomon, Ken Niemann Sr, and Don Dubois, who all owned property on the east side of

Allen Hill Rd and trucked the material to our site where we had 2 plants performing the processing of
that material.

As for the matter of paperwork involving those transactions, we do not have any, as we only
keep records back 7 years as that is what is required for tax reasons. But we should be able to get
testimonials from those remaining living individuals that we did impaortation with prior to zoning
regulations.

There were also many others that we did import material from other sites not over the bridge
on our property over Pine Brook, including Arthur Parent, bringing in material from digging septic
systems to my father Fred Jolley, when he owned the property back in the 60s and 70s. Donald Francis
used us via Emerson Nutting’s trucking company to bring processed material to his chicken coops.

My father owned the property from 1964 to 1977 where he ran a campground and operated a
processing plant until he sold it to Mercier & Sons in 1977. Mercier used the property in much the same
way until he defaulted on the mortgage and the bank foreclosed it. | ended up purchasing the property
from the bank in 1985 at which point | began operating our sand and gravel business,

Sincerely,

Wayne L Jolley |
President
Jolley Concrete Inc.

Brooklyn Sand & Gravel




Jolley Concrete & Block @%

A Division of Jolley Concrete Inc. prm——
42 Junior Ave. Danielson CT 06239 J§ == By
1-860-774-5000 - 1 800-752-5720 (CT) - Fax 860-774-3872
1/12/2023

To Whom it may concern

To the issue of grandfathering rights on the property used by Brooklyn Sand & Gravel, we've
specifically shown that the property has been used prior to planning and zoning’s existence in 1972
dating back to 1964 when Frederick F Jolley owned the property. Here is a list of specific uses that we
have had many people give testimonials to witnessing prior to 1972:

1. Importing raw material to the location.
2. Processing the imported raw material to clean usable material.
3. Selling the processed material to customers.

We will be providing more testimonials that verify these uses of the property in the coming days.

Sincerely,
Sy 7. :
4 v
Wayne L. Jolley

President

Jolley Concrete Inc.

Brooklyn Sand & Gravel



To whom it may concern,

Through the late 60s and many years later my father, my brother Fred and myself helped work
on the campground run by Fred Jolley, We brought equipment to help set up the campground. We
brought raw material from our site on Day St in Brooklyn to the site where the screening plant was used
to make finished sand and stone, that we later purchased the finished materials to use at sites for new
homes and sewer systems. We continued to work on the property even after Fred sold the property to
Mercier and Sons in 1977. We hauled material from Mercier's property on Brickyard Rd in Brooklyn from
their gravel bank to the location on Rt 205 for processing until the time the Mercier lost the property in
the mid 80s.

Sincerely
& LhFFEre ey s

Cliff Green Jr.

119 Clearview Dr

Brooklyn CT 06234




To whom it may concern,

My family ran a dairy farm in Canterbury off RT 169 in the late 60’s and we didn’t have much
money back then, so we would sell material to Fred Jolley that we brought to his property on Rt 205 in
Brooklyn and bought material that was finished in return trips. We would buy the sand from there to
use as bedding sand for the stalls for the dairy cows. | remember seeing the screening plant as a young
man in the late 60’s when my father would go to and from the property that had a campground and you
drove all the way around from the entrance and around to the place where the screening plant was
located and they kept all the raw material and the finished sand and stone.

Wayne Laframboise

P.O. Box 467

Brooklyn Ct 06234




RECEIVED

To whom it may concern, JAN 30 2023

We had a family stone quarry in Sterling that we started back in the 50’s and ran into the mid
80’s on Valley View Rd name Helene Stone Corporation that my father and uncle ran. We would blast for
large slabs stone and the remaining material which we referred to as scrap we sold to Fred Jolley and
brought to his property in Brooklyn on RT 205 where he had his campground. The scrap material was
sand and small stone that we had no use for. We delivered our scrap material there from the late 60s
into the 70s until Fred sold the property.

Susan Strouse

9 Kathleen Dr

Brooklyn CT 06234



Jolley Concrete & Block %
A Division of Jolley Concrete Inc, -
42 Junior Ave. Danielson CT 06239 | -
1-860-774-5000 - 1 800-752-5720 (CT) - Fax 860-774-3872

1/12/2023

To Whom it may concern

To the issue of grandfathering rights on the property used by Brooklyn Sand & Gravel, we've
specifically shown that the property has been used prior to planning and zoning’s existence in 1972
dating back to 1964 when Frederick F Jolley owned the property. Here is a list of specific uses that we
have had many people give testimonials to witnessing prior to 1972;

Importing raw material to the location.

Processing the imported raw material to clean usable material.
Excavating raw material on site for processing.

Processing on site excavated raw material to clean usable material.
Selling the processed material to customers.

LA O o o

We will be providing more testimonials that verify these uses of the property in the coming days.

Sincerely,

Wayne L. Jolley
President
Jolley Concrete Inc.

Brooklyn Sand & Gravel
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TOWN OF BROOKLYN
Land Use Depattment
69 South Main Street » Suite 22
BROOKLYN, CONNECTICUT 06234

860-779-3411 Ext. 12

Wayne L. Jolley January 3, 2023
Jolley Concrete & Block

42 Junior Avenue

Danielson, CT 06239

Dear Mr. Jolley,

It is my understanding that you have requested the Brooklyn Zoning Enforcement Officer to
render a decision as to whether off-site carth products were being imported to the Brooklyn Sand
& Gravel LLC site (Assessor’s Map 30 Lot 97, Lot 97-1, and Lot 97-2, collectively the “subject
property”) and processed on the subject property on a regular basis to establish that use prior to
the adoption of zoning regulations.

Prior to 1995, the zoning regulations had no provision for the importation of off-site earth
material for on-site processing. Your claim of 2 grandfathered use as to importation of off-site
material and on-site processing must pre-date the adoption of zoning regulations.

The Land Use Department is in receipt of ten letters of support for your request, Please refer to
the aftached list of letters, with dates stamped received and names of persons who wrote the
letters. The Land Use Department is also in receipt of the Memorandum of Decision for
Brooklyn Sand & Gravel LLC v. Planning and Zoning Commission of the Town of Brooklyn,
dated December 2, 2020,

I hereby request additional information, such as aerial photographs, invoices, trucking manifests,
and any other evidence documenting the quantities of materials and the off-site mines from
which imported material was regularly brought to the subject property for processing. A listing
of the type of processing equipment that was on-site prior to the adoption of zoning regulations
should also be provided.

The decision you have requested must be made on the basis of evidence and facts that prove to a
reasonable standard that the use was in place before the regulation was adopted, at a level that
indicates the establishment of an ongoing use, rather than the occasional processing of earth
products,



Would you please submit further documentation, if possible, to establish the ongoing use at your
earliest convenience? We will make every effort to render a decision as soon as possible after
we are in receipt of the additional information in support of your claim of a grandfathered use.

Sincerely,

m ardarel Wil
Margaret Washburn

ZEO/WEO/Blight Enforcement Officer

69 South Main Street, Suite 23

Brooklyn, CT 06234

(860) 779-3411 ext. 31

Mon. — Thurs. 8:00 am — 3:30 pm

m.washburn.@brooklynct.org



TOWN OF BROOKLYN
Land Use Department
69 South Main Street » Suite 22
BROOKLYN, CONNECTICUT 06234
860-779-3411 Ext. 12

Wayne L. Jolley January 11, 2023
Jolley Concrete & Block

42 Junior Avenue

Danielson, CT 06239

Dear Mr. Jolley,
I'have received your letter dated 1/4/23.

In regards to grandfathering previously existing, nonconforming use(s), the only timeframe that
matters is prior to 5/24/72, when zoning was adopted. Any further evidence you can supply must
document the use(s) prior to 5/24/72.

I'would like to resolve these matters as quickly as possible. I would like you to fry to address the
specific points described below.

In order for me to render a decision, please submit a formal request specifically listing the use(s)
for which you seek approval as a legally existing, non-conforming use or uses.

It isn’t clear to me when the use of the property went from Fred Jolley mining to build himselfa
campground to a business/commercial use as a mining and processing enterprise. I don’t have
any documentation of if and when Fred’s business had a name.

It would also be helpful to me in rendering a decision if you would please submit a chronological
property history including evidence of any specific use(s) for which you seek a decision. This
chronological property history should list all the related business uses, with dates, if possible,
including the operation of the block plant in Killingly.

You may wish to seek assistance from a land use attorney in the preparation of the formal
request and the property history requested above.

Please bear in mind that any decision I make regarding your request will be heavily dependent on
the facts that you can provide supporting the existence of the use(s) prior to the enactment of
zoning regulations.

It would be helpful to me in rendering my decision if you would please submit written
testimonials from any family member or land owner who can attest to selling unprocessed
material to Fred Jolley from off-site for processing on-site prior to 5/24/72, Specific timeframes
would be most helpful.



Your letter received 10/25/22 mentions that “Ernest Jolly was bringing in the bulk of the material
that was imported from off site from various locations around town, including local farmers.” It
will be important to provide dates of such activity and also the frequency with which such
activity occurred. A testimonial from Emest Jolly would be helpful, if possible.

Your letter received 1/4/23 mentions that Arthur Parent brought material to Fred Jolley. A
testimonial from Arthur Parent would also be helpful, if possible.

Can you provide some quantitative estimates of the proportion of on-site material to off-site
material processed on-site prior to 197279

Questions that could be answered include:
How much material was imported in any given year prior to 5/24/727

Where was the material originally excavated, documented by giving a street address, a map and
lot number, or an aerial photograph?

How often was material imported in any gjven year prior to 5/24/727?
I realize that it must be challenging trying to document events from 50 years ago.
[look forward to hearing from you.

Sincerely,

m W\/gwd; Wablruran -

Margaret Washburn
ZEO/WEO/Blight Enforcement Officer
69 South Main Street, Suite 23
Brooklyn, CT 06234

(860) 779-3411 ext. 31

Mon. — Thurs. 8:00 am — 3:30 pm
m.washburn@brooklynct.org
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Margaret Washburn

From: Wayne Jolley <wjolley@jolleyconcrete.net>
Sent: Monday, February 06, 2023 7:05 AM

To: Margaret Washburn

Subject: Notes

Attachments: BSG Historical Notes.pdf

Margaret,

Here is the transcribed notes from our meeting, and signed to verify their substance.
Thank you

Wayne




Margaret’s Notes FEB - 6 2078

1/30/23 - Wayne Jolley brought in a 12%" letter from Susan Strouse.

Wayne states that the 3 uses listed in his 1/12 letter are wheat he’s asking to have grandfathered. At my
urging he says he wants to add excavation of raw material and processing of on-site material to the list.
Wayne states that he is 72 years old, he is a Vietnam Veteran. Wayne was discharged in 1971. Wayne
states that he wants excavation to be grandfathered.

Wayne states that his dad filled in the raceway at the old mill in '69 or ’70.

Wayne states that they used to exit the property where his house is now and drive down RT 205 to get
to the old raceway.

Wayne looked at the 1970 aerial photo. He states that the old barn and house are gone now. He built a
house for his son there (Christopher). Then the son moved away. The house was sold. Wayne points out
where the old gravel pit was. w o

Wayne does not want to use atty Peter Rydel in his request for grandfathering.
Wayne says he doesn’t have any photographs of the gra-vel pit before 1972,

| asked Wayne to submit a formal request listing all the activities he wants grandfathered. Jana and |
urged him to get assistance from a land use attorney.

Wayne says the campground construction started around 1965, He started selling gravel around the
same time. Foxtail Campground was the only name he used, nothing like Brooklyn Sand & Gravel.

The whole time Fred ran the campground & gravel pit the entrance was where Wayne’s house is now,
There was no other entrance. : '

The used to drive from the campground to the mine.

Wayne states that around 1965 all uses were started around 1) campground 2) on site excavating 3)
processing 4) selling 5) off site importing/processing/selling:

Emerson Nutting bought raw material and came back with cellar hole spoils to process at Foxtail.

Jana located a quarry on Valley View Rd in Sterling that may be the same site that the Strouses owned in
the late 1960s and early 1970s.

Steve Joly is Ernest Joly’s son. Steve is living in FL but in poor health. Wayne says he either already has a
letter from Steve Joly or he will try to get on. | told Wayrie that we do not have a letter from Steve Joly.

1955 Fred F Jolley & Sons opened off Junior Ave. Fred was getting material from Ernest Joly at first.

1955 Fred F Jolley & Sons made ready mix concrete sold. in trucks. Blocks started being produced around
1970. The Jolley blocks (mafia blocks) are also made off Junior Ave.



| asked Wayne about Arthur Parent’s sons. Wayne can try to get a letter from Arthur Parent’s son.

Susan Strouse is 72 years old. Strouse, Emerson Nutting, Arthur Parent, Ernest Joly, Laframoise, would
all bring in material from time to time.

Ernest Joly dug a pond for Fred Jolley at the north end of the property with a dam. The pond was for
swimming. The dam broke but is still visible. Fred traded pond spoils to Ernest to bring processed
material back for campground roads, while Ernest kept some of the material he could use. Fred also
processed material at the campground to make road material and sold or traded other material from
the processing.

Mercier's campground off Brickyard Rd was called “Big Valley” and is now owned by the Greens.
Wayne Laframboise is 71 years old.

Wayne Jolley by signing this document, acknowledges that he read it, understands it and agrees that it is
true.

Sign:%w /Qbﬁt/ Y Dates Z=3~ 23
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Wayne Jolley



Margaret Washburn |

From: Margaret Washburn

Sent: Tuesday, February 07, 2023 1:21 PM
To: Wayne Jolley

Subject: RE: Notes

Received, Wayne. In the interest of concluding the process, will you please submit all related correspondence
by February 15, 2023?

Thank you,

Margaret Washburn

ZEO/WEO/Blight Enforcement Officer
69 South Main Street, Suite 23

Brooklyn, CT 06234

(860) 779-3411 ext. 31

Mon. — Thurs. 8:00 am — 3:30 pm

m.washburn@brooklynct.org

From: Wayne Jolley <wjolley@jolleyconcrete.net>

Sent: Monday, February 06, 2023 7:05 AM

To: Margaret Washburn <M.Washburn@Brooklynct.org>

Subject: Notes

Margaret,

Here is the transcribed notes from our meeting, and signed to verify their substance.

Thank you

Wayne
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