
TOWN OF BROOKLYN  
PLANNING AND ZONING COMMISSION 

Regular Meeting Agenda - REVISED 
Wednesday, January 4, 2023 6:30 p.m. 

 

 

I. Call to Order 

II. Roll Call 
III. Seating of Alternates 

IV. Election of Officers  
V. Adoption of Minutes: Meeting December 20, 2022 
VI. Public Commentary 
VII. Unfinished Business: 

a. Reading of Legal Notices: None. 
b. Continued Public Hearings: None. 
c. New Public Hearings:  

1. ZRC 22-008: Revisions to the Planned Commercial Zone to allow self-storage 
facilities as a Special Permit Use with specific standards, including Sec. 
4.D.2.3.19 Permitted Uses in the PC Zone, and Section 6.T Standards for Self-
Storage Facilities, Applicant: Townsend Development. 

d. Other Unfinished Business:  
1. ZRC 22-008: Revisions to the Planned Commercial Zone to allow self-storage 

facilities as a Special Permit Use with specific standards, including Sec. 
4.D.2.3.19 Permitted Uses in the PC Zone, and Section 6.T Standards for Self-
Storage Facilities, Applicant: Townsend Development.  

2. ZRC 22-007: Revisions to the Residential-Agricultural Zone to allow Glamping 
as a Special Permit Use with specific standards, including Section 2.B 
Definitions, Section 3.C.2.4. Permitted Uses in the RA Zone, and Section 6.T 
Standards for Glamping, Applicant: Little Dipper Farm.  

3. SD 22-003: Two-lot Subdivision including 26 acres at 430 Allen Hill Road (Map 
32, Lot 128), Applicant: Naomi Regis. 

4. SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road, 
Applicants: Nicole and Greg Fisher. *Public Hearing to be rescheduled* 

5. 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 2/1/2023*  

VIII. New Business: 
a. Applications: 

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. ZRC 22-009: Multiple revisions to Section 4.F Mill Mixed Use Development 
Zone, Applicant: DMP Palmer Associates. 

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

a. Staff Reports 
b. Budget Update 
c. Correspondence 
d. Chairman’s Report 

X. Public Commentary 
XI. Adjourn 

Michelle Sigfridson, Chairman 

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

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

Go to https://www.zoom.us/join 
Enter meeting ID: 879 2543 8541 

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

or 

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


















TOWN OF BROOKLYN 

PLANNING AND ZONING COMMISSION 

NOTICE OF PUBLIC HEARING  

 

The Planning and Zoning Commission will hold a public hearing on Wednesday January 4, 

2023, at 6:30 p.m. via Zoom and in-person at the Clifford B. Green Memorial Center, 69 South 

Main Street Brooklyn, CT on the following: 

 

• ZRC 22-008: Revisions to the Planned Commercial Zone to allow self-storage facilities 

as a Special Permit Use with specific standards, including Sec. 4.D.2.3.19 Permitted Uses 

in the PC Zone, and Section 6.T Standards for Self-Storage Facilities, Applicant: 

Townsend Development. 

 

A copy of this proposal is available for review on the Town of Brooklyn website, Town Clerk’s 

office and at the Land Use office. All interested parties may attend the meeting, be heard and 

written correspondence received. Written correspondence may be submitted in advance of the 

meeting to the Town Planner at j.roberson@brooklynct.org or at 69 South Main Street Brooklyn, 

CT 06234. 

 

*Please publish December 21 and December 28* 
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6.S. SEPARATING DISTANCE FOR RETAIL SALE OF CANNABIS 

6.S.1. PURPOSES 

6.S.2. STANDARDS 

6.T. SELF-STORAGE FACILITIES IN THE PLANNED COMMERCIAL ZONE 

6.T.1. PURPOSES 

6.T.2. STANDARDS 

6.S BROOKLYN ZONING REGULATIONS 

USE-RELATED PROVISIONS Effective October 6, 2022 

SEPARATING DISTANCE FOR RETAIL SALE OF CANNABIS 

 

 

 

The intent of this regulation is to control the number and proximity of retail cannabis outlets in a rural community 

of our population as a matter of public safety and convenience, to preserve property values, as a means of 

promoting health and the general welfare of the community, and to preserve the community’s quality of life. 
 

 

Notwithstanding any other Section of these Regulations, retail sale of cannabis by a Cannabis Retailer or a Hybrid 

Retailer may be allowed as a Special Permit use in accordance with the provisions of Sec. 9.D. and further subject 

to the following provision: that any Cannabis Retailer shall be located not less than 6,000 linear feet from another 

Cannabis Retailer or Hybrid Retailer. The separating distance between any two cannabis retail outlets (whether a 

Cannabis Retailer or a Hybrid Retailer) shall be measured from the nearest property line of the lot upon which the 

use is located to the nearest property line of the lot upon which another retail sale of cannabis use is proposed. No 

variance shall be issued by the Zoning Board of Appeals to reduce this separating distance. 

 

 

 

 

The intent of this regulation is to allow self-storage facilities subject to the standards indicated in Section 6.T.2. 

 

 

Notwithstanding any other Section of these Regulations, self-storage facilities may be allowed as a Special Permit 

use in accordance with the provisions of Sec. 9.D. and the following provisions: 

 

1. Self-storage facilities shall only be allowed on rear lots, and shall be located a minimum of 150-feet from any 

street line. 

 

7347
Line
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TOWN OF BROOKLYN 
PLANNING AND ZONING 

COMMISSION 

REQUEST TO CHANGE: 
Modifications – 1/3/23 

 

I. Proposed Text Amendment - Glamping 

[This language in [brackets] shall not be included in the Zoning Regulations and is provided simply to offer 
context and understanding. All other language shall be included in the respective amendments.] 

[The following definitions are proposed to be incorporated into Section 2. Words and Terms, Subsection 2.B. 
Definitions, of the Town of Brooklyn Zoning Regulations.] 

 

Glamping: Glamping describes luxury camping in unique and well-designed lodging structures located in 
areas that offer outdoor camping experiences with amenities such as beds, electricity, heat/ac, indoor 
plumbing, or food and beverage service usually not used when camping traditionally. 

Glamping Site: A site or small unit of land not less than 1,250 square feet and not more than 2,500 
square feet that consists of one (1) and up to three (3) Glamping Units. Glamping Sites must be 
associated with and within an approved Glamp-ground. 

Glamping Unit: A lodging structure designed to be occupied for transient and recreational lodging. Such 
structures may include, but are not limited to, safari tents, yurts, teepees. Such Glamping Units may not 
exceed 600 square feet and must be part of the Glamp-ground operation and located on approved 
Glamping Sites. Glamping Units, like hotels, are not included in the definition of a dwelling, as defined in 
these Regulations. 

Glamp-grounds: An area or facility consisting of two or more Glamping Units, with customary and 
incidental accessory uses. 

Glamp-grounds, Accessory Uses: Customary and incidental uses to Glamp-grounds include, but are not 
limited to, food and beverage service, events, retreats, classes, passive and active recreation and related 
facilities, bath houses, maintenance facilities, and staff accommodations. 
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[Section 3.C. RA Residential-Agricultural Zone, Subsection 3.C.2.4. shall be amended to establish the use by 
including the following in the table of uses:] 

 

 

7. Glamp-grounds and Glamping Special Permit (PZC) 
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[Amend Section 6. Use-Related Provisions to include a new subsection as follows:] 

 
6.T. Glamping 

 

6.T.1 Purposes 

The intent of this regulation is to allow for Glamp-grounds and Glamping as principal uses in the RA Zone. The aim 
is to encourage tourism, agritourism, and economic development, while ensuring the Glamp-grounds and 
Glamping activities and accommodations are of such size and character to protect the public health, safety, and 
welfare of the community. 

6.T.2 Standards 

1. The minimum lot size for a Glamp-ground is 125 acres and not more than and not more than 25% of the 

total parcel area shall be designated as Prime Farmland as determined by the CT DEEP Soil Survey 

Geographic Database Farmland Soils Connecticut and the USDA, Natural Resource Conservation Service. 

2. The Glamp-ground parcel shall have 400 feet of street frontage. 

3. No Glamping Site/Unit shall be located within 300 feet of the fronting street that provides access to the 

Glamp-ground facility. 

4. No Glamping Site/Unit or Glamp-ground related building shall be within 200 feet of any property line or 

250 feet of a property line of a parcel containing a residential dwelling. 

5. The maximum density of Glamp-grounds shall be one Glamping Site per suitable acre. A   suitable acre is 

defined by the Connecticut Department of Public Health regulations for Family Campgrounds as dry 

land available for unit site development—dry land meaning land not designated as  wetlands or 

watercourse. The density of one Glamping Site per acre shall not prevent Glamping Sites or Glamping 

Units from being clustered together. The maximum number of Glamping Units? OR Sites? in a Glamp-

ground shall be fifty (50). 

6. Glamping Sites shall be a minimum of 1,250 square feet and a maximum of 2,500 square feet. Glamping 

Sites designed to accommodate two or three Glamping Units shall provide an additional 250 square feet 

for each additional unit. No more than 25% of Glamping Sites shall be designed to accommodate more 

than one Glamping Unit and no Glamping Site shall be designed to accommodate more than 12 persons. 

7. Glamping Units shall not exceed 15 feet in height, not including the raised permanent platform. No 

Glamping Unit shall have an occupancy greater than eight (8) persons or exceed 600 square feet of 

interior space. 

8. All Glamping Units, at a minimum, shall be designed for three-season use and shall be made of high-

quality        durable materials. 

9. All Glamping Units shall be installed on raised permanent platforms no less than 6 inches off the ground.  

10. Glamp-grounds providing food service shall provide menu-style restaurant food service, including a 

commercial kitchen. 

11. The primary access driveway to the Glamp-ground shall be 22 feet wide for the first 100 feet to provide 

adequate turning for emergency vehicle access. Internal drives shall be a minimum 12 feet wide. 

12. Occupancy for Glamping Units shall be transient, and no Glamping Site or Unit shall be rented to the same 

guest for more than 14-consecutive nights or a total of 60-nights in a 12-month period. 
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13. A Glamp-ground may provide on-site staff accommodations for up to 50% of the total staff. The number, 

size, design, and location of staff accommodations shall be included as part of the application for Site Plan 

(Section 9.C) and Special Permit (Section 9.D). Staff accommodations shall not be considered a glamping 

unit. 

14. Sufficient solid waste facilities shall be provided. All such solid waste facilities shall be screened and 

secured from wildlife access. 

15. Maximum lodging occupancy for the Glamp-ground shall be a total of 150 persons. 

16. The parking requirements for a Glamp-ground shall total of 1.50 parking spaces per Glamping Unit. 

Parking shall be provided in designated areas within 500 feet of Glamping Sites. A minimum of five (5) 

parking spaces shall be provided at the lobby/check-in facility. 

17. All lighting shall be dark sky compliant. 

18. As part of food and beverage service, the service of alcohol is permitted in accordance with permitting and 

service requirements of the Connecticut Department of Consumer Protection, Liquor Control Division. 

19. As part of any application for Site Plan (Section 9.C) and Special Permit (Section 9.D), the applicant shall 

submit architectural information, elevations/renderings (or photographs of similar buildings) of 

proposed  buildings, including the identification of texture, color, and type of building materials to be 

used. 

20. The application for Site Plan (Section 9.C) and Special Permit (Section 9.D) shall locate each Glamping Site, 

noting the size of the Site in square feet, the number and size (square feet) of Glamping Units on each Site, 

and maximum total occupancy for each Site and Unit. In addition, the height of each Glamping Unit shall 

be provided on the plans. 

21. Glamp-grounds shall maintain quiet time between 10:00pm and 8:00am. 
22. No Glamp-ground shall be located less than 5,280 feet from another Glamp-ground, as measured from the 

nearest property lines. 
23. A Glamp-ground seeking to host events for more than fifty (50) persons who are not lodgers at the Glamp- 

ground, shall require a Special Permit in accordance with Section 6.J. (Special Events) of these Zoning 

Regulations. If events are part of the business plan for the Glamp-ground, the Special Events application 

shall be submitted at the time of the application for Site Plan (Section 9.C) and Special Permit (Section 9.D) 

for the Glamp-ground, other said application may be submitted at the time when events may be 

incorporated into the Glamp-ground. 

24. The application for Site Plan (Section 9.C) and Special Permit (Section 9.D), as submitted by the applicant, 

shall employ a context sensitive design approach for the Glamp-grounds. Such an approach shall give due 

consideration to the character of the area, the physical character of the proposed site, proximity of 

neighboring properties and uses, and demonstrate to the Commission that the design of the proposed 

Glamp-ground and the associated uses, structures, facilities, and infrastructures are designed in 

accordance with the applicable provisions Chapter 7 (Basic Standards) of these Zoning Regulations and to 

mitigate off-site impacts. 

25. The application for Site Plan (Section 9.C) shall include all buildings, structures, infrastructures, use areas, 

and activities that are essential and integral to the Glamp-ground and Glamping operation. 

26.  The design of the Glamp-ground facilities shall comply with ADA requirements. 

27.  The design and operation of the Glamp-ground shall comply with the Connecticut Department of Public 

Health regulations for Family Campgrounds (Section 19a-2a-29 of the Regulations of Connecticut State 

Agencies). 

28.  Wastewater systems shall comply with the Connecticut Public Health Code. 

29.  Potable Water Systems shall comply with the Connecticut Public Health Code. 

30.  All construction of buildings, structures, and Glamping Units shall comply with the Connecticut State        

Building Code and Connecticut State Fire Prevention Code. 
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File No.

APPRAISAL OF

LOCATED AT:

FOR:

AS OF:

BY:

22-0141

Appraisal Report

Northeastern Appraisals, LLC

RCR.1523

Catherine Hebert

December 2, 2022

Killingly, CT, 06239

63 Snake Meadow Rd

PC Survey Associates, LLC

Brooklyn, CT  06234

Allen Hill Rd

Vacant Land

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



File No.

File Number:

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

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

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

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

22-0141

Appraisal Report

Northeastern Appraisals, LLC

RCR.1523

Catherine Hebert

Respectfully submitted,

Seventy Thousand  Dollars

$70,000

December 2, 2022

Brooklyn, CT  06234

Allen Hill Rd

Dear Sirs,

22-0141

Killingly, CT, 06239

63 Snake Meadow Rd

PC Survey Associates, LLC

December 6, 2022

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



File No.LAND APPRAISAL REPORT
Property Address Census Tract

City County State Zip Code

Legal Description

Owner/Occupant Map Reference

Sale Price $ Date of Sale

Loan charges/concessions to be paid by seller $

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

Lender/Client

LENDER DISCRETIONARY USE

Sale Price $

Date

Mortgage Amount $

Mortgage Type

Discount Points and Other Concessions

Paid by Seller $

Source

Property Rights Appraised

Fee Simple

Leashold

Condominium (HUD/VA)

PUD

S
U

B
J

E
C

T

LOCATION Urban Suburban Rural

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

GROWTH RATE Rapid Stable Slow

PROPERTY VALUES Increasing Stable Declining

DEMAND/SUPPLY Shortage In Balance Over Supply

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

PRESENT LAND USE %

Single Family

2-4 Family

Multi-Family

Commercial

Industrial

Vacant

LAND USE CHANGE

Not Likely

Likely

In process

To:

PREDOMINANT

OCCUPANCY

Owner

Tenant

Vacant (0-5%)

Vacant (over 5%)

SINGLE FAMILY HOUSING

PRICE AGE

$(000) (yrs)

Low

High

Predominant

-

NEIGHBORHOOD ANALYSIS Good Avg. Fair Poor

Employment Stability

Convenience to Employment

Convenience to Shopping

Convenience to Schools

Adequacy of Public Transportation

Recreation Facilities

Adequacy of Facilities

Property Compatibility

Protection from Detrimental Cond.

Police & Fire Protection

General Appearance of Properties

Appeal to Market

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

N
E

IG
H

B
O

R
H

O
O

D

Dimensions

Site Area Corner Lot

Zoning Classification Zoning Compliance

HIGHEST & BEST USE: Present Use Other Use

UTILITIES Public Other

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

SITE IMPROVEMENTS Type Public Private

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Landscaping

Driveway

Apparent Easements

FEMA Flood Hazard Yes* No

FEMA* Map/Zone

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

S
IT

E

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

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

ITEM

Address

Proximity to Subject

Sales Price

Price/

Data Source

VALUE ADJUSTMENTS

Sales or Financing

Concessions

Date of Sale/Time

Location

Site/View

Net Adj. (total)

Indicated Value

of Subject

SUBJECT

$

$

DESCRIPTION

COMPARABLE NO. 1

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 2

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 3

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

Comments of Sales Comparison:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
N

A
L

Y
S

IS

Comments and Conditions of Appraisal:

Final Reconciliation:

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

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

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

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

R
E

C
O

N
C

IL
IA

T
IO

N

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

22-0141

Appraisal Report

X

63 Snake Meadow Rd, Killingly, CT 06239

PC Survey Associates, LLC

0.002022TBD

NA

NANA

32 128Naomi Regis

Volume 700 Page 68

06234CTWindhamBrooklyn

9051.00Allen Hill Rd

See Attached Addendum

X

X

X

X

X

X

X

X

X

X

X

X

50

300

0

300

400

150

X

X

X

35%

5%

60%

X

X

X

X

X

X

The subject property is located in an area that is not 

served by municipal water or sewers.  Therefore, onsite wells and septic systems are required.  This is typical of the area and does not 

adversely affect values.

X

X

None noted.

None

Average

Residential

Appears adequate

Irregular

Larger than typical

Sloping

None

None

None

None

XAsphalt

None

Septic

Well

Bottled

X

X

YesResidential Agricultural

No12.25 Acres

348' x Irregular

Not ApprovedApprovals

Mostly OpenGround Cover

12.25 AcresLot Size

Residential

Average

NA

Brooklyn

Allen Hill Rd

78,75012.5

12.5

8,750X

Not Approved

3,500Wooded

+5,2507.0 Acres

Residential

Average

10/28/2022

Conv;0

ArmLth

Roadside Inspection, MLS

70,000

6.99 miles NW

Pomfret, CT  06259

128 Murdock Rd

73,990-13.0

27.0

11,010X

-17,000Approved Lot

Mostly Open

+5,9906.26 Acres

Residential

Average

11/15/2022

Conv;0

ArmLth

Roadside Inspection, MLS

85,000

5.35 miles NW

Pomfret, CT  06259

111 Youngs Rd

65,550-22.9

32.9

19,450X

-17,000Approved Lot

4,250Wooded

-6,70018.95 Acres

Residential

Average

07/14/2022

Conv;0

ArmLth

Roadside Inspection, MLS

85,000

6.63 miles SW

Canterbury, CT  06331

63 Brooklyn Rd

See Attached Addendum

Catherine Hebert

70,000December 2, 2022

The Sales Comparison Approach is considered to be the most reliable indicator of value.

Northeastern Appraisals, LLC



ADDENDUM

Borrower: File No.: 22-0141

Property Address: Allen Hill Rd Case No.:

City: Brooklyn State: CT Zip: 06234

Lender: PC Survey Associates, LLC

Addendum Page 1 of 1

Neighborhood Comments

The site is located in the southeastern quadrant of the town of Brooklyn.  The property appraised is located
within one mile  of Route 169 which travels N/S and is within two miles of Route 6 which is an E/W traffic artery through the
town.  Students in grades Pre K through grade 8 attend school nearby on Gorman Hill Road.  Students in high school have
the option of attending school in the nearby towns of Killingly or Woodstock.  Shopping is available on a limited basis at
convenience stores located within Brooklyn, however, more extensive shopping can be found in Killingly or in the nearby
town of Putnam 10-12 miles north.  Employment is available in the industrial parks of Killingly and Putnam as well as in the
job markets of Webster and Dudley, MA  20-25 miles north.  This Allen Hill Tree Farm is located in the subject immediate
neighborhood.

In general the area has an average appeal to the market.

Comments on Sales Comparison

All recent sales in the Town of Brooklyn were reviewed for this appraisal report.  The search was extended
beyond the recommended one mile banking guideline into the Towns of Pomfret and Canterbury.  Pomfret and Canterbury
are located in the same marketing area as Brooklyn and values are considered similar.  All of the sales utilized have
transferred in the past six months time.  Time adjustments were not warranted.   

Extra Comments
Purpose and Intended Use of the Appraisal

This Appraisal Report is being prepared for PC Survey Associates to determine current market value for a
town meeting.   

Scope of the Report

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

1.)  I physically inspected the subject lot and mappings of the lot on December 2, 2022.

2.)  The Brooklyn Town Hall was visited and all available date on the property being appraised was obtained.  This includes
a copy of the latest deed that describes the property, the assessments and real estate taxes on the property and the zoning
regulations that cover the property.

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

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

5.)  The report was prepared and then submitted in accordance with the guidelines of the Appraisal Institute and the Uniform
Standards of Professional Appraisal Practice.

6.) The appraiser has met continuing education requirements for the State of CT.



File No.

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

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

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

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

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

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

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

sale.

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

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

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

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

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

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

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

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

following conditions:

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

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

on the basis of it being under responsible ownership.

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

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

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

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

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

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

arrangements to do so have been made beforehand.

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

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

are invalid if they are so used.

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

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

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

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

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

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

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

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

of the property.

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

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

items that were furnished by other parties.

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

Appraisal Practice.

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

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

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

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

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

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

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

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

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

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.
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File No.

APPRAISERS CERTIFICATION: The Appraiser certifies and agrees that:

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

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

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

sales price of the comparable.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: Signature:
Name: Name:

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

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

Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property
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NORTHEASTERN CONNECTICUT COUNCIL OF GOVERNMENTS 
 

ENGINEERING PLAN REVIEW 
PERTAINING TO A 

SITE DEVELOPMENT PLAN IN A 2-LOT SUBDIVISION 
(ASSESSOR'S MAP 32, LOT 128) 

ALLEN HILL ROAD 
BROOKLYN, CT 
(December 6, 2022) 

 
 
The comments contained herein pertain to my review of plans, consisting of four sheets, entitled 
“Subdivision of Naomi L. Regis, Allen Hill Road, Brooklyn, Connecticut, October 2022,” Prepared for Naomi L. 
Regis, prepared by PC Survey Associates, LLC, and Killingly Engineering Associates, dated October 2022 with 
most recent revision date of December 5, 2022. 
 
Sheet 3 of 4 – Subdivision Lot Development Plan 
 
1. Proposed development on Lots 128-1 & 128-2 have been reviewed. 

 
2. The proposed berm and shallow swale along the south property line of the Barrette property is designed 

to divert stormwater flow from higher elevations on Lot 128-2 and prevent it from crossing the Barrette 
property.  This arrangement should direct sheet flow to lower elevations on Lot 128-2 thus avoiding any 
impact to the Barrettes. 
 

3. A construction detail is needed for the construction of the berm indicating the material to be used for its 
core, topsoil cover, height/width, and slope ratio not to exceed 3:1.  The detail needs to be added to 
Sheet 4 of 4, “Erosion Control Plan and Construction Details.” 

 
4. The erosion control barrier drawn along the Barrette’s south property line must be extended along a fifty 

(50) foot, more or less, portion of Barrette’s east property line and then angled toward the northeast to 
meet the erosion control barrier drawn at the outlet of the foundation/curtain drain.  This is to address 
possible erosion/sedimentation concerns below the area of disturbance at and below elevation +320. 

 
5. On Lot 128-1, a new drinking water well is proposed within fifteen (15) feet of the existing barn.  Has the 

soil been tested in a radius around the proposed well to determine if there is any contamination present 
(the existing “dug well” is not nearly as deep as a drilled well)?  This question is the result of viewing a 
1934 aerial photograph available on UCONN’s ECO website, which shows that the existing barn is 
surrounded by many structures seen in the historic photograph that appear to support a fairly large farm.  
Also, in the photograph an orchard appears to be located there, too, which raises a concern of the 
possible use of chemicals and pesticides in the operation of the farm and possibly stored on the 
property.  This needs further evaluation on the part of the Applicant to see if the proposed well location 
is viable. 

 
 

By:      Syl Pauley, Jr., P.E.                

       Syl Pauley, Jr., P.E., NECCOG Regional Engineer 
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TO THE BEST OF MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
CORRECT AS NOTED HEREON.

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

NO CERTIFICATION IS EXPRESSED OR IMPLIED UNLESS THIS MAP BEARS THE
EMBOSSED SEAL OF THE LAND SURVEYOR WHOSE SIGNATURE APPEARS HEREON.
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NOT TO BE CONSIDERED A BUILDING LOT
WITHOUT APPROVAL OF THE TOWN OF BROOKLYN

AND THE DEPARTMENT OF HEALTH

NOTES:

1.    THIS MAP AND SURVEY HAVE BEEN PREPARED IN ACCORDANCE WITH
SECTIONS 20-300b-1 THRU 20-300b-20 OF THE REGULATIONS OF CONNECTICUT
STATE AGENCIES -"STANDARDS FOR SURVEYS AND MAPS IN THE STATE OF
CONNECTICUT" AS ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND
SURVEYORS, INC.  IT IS A SUBDIVISION MAP BASED ON A DEPENDENT RESURVEY
& ORIGINAL SURVEY CONFORMING TO HORIZONTAL ACCURACY CLASS "A2".

2.    REFERENCE IS MADE TO THE FOLLOWING MAPS:
       A.   "PLAN SHOWING PROPERTY OF RICHARD R. RAGIS - ALLEN HILL ROAD,
BROOKLYN, CONNECTICUT - SCALE: 1"=20' - MARCH 27, 1987 - PREPARED BY:
EDWARD K. BEALE, L.S."
       B.   "MONUMENTED PROPERTY SURVEY PLAN PREPARED FOR STATE OF
CONNECTICUT DEPARTMENT OF AGRICULTURE FARMLAND PRESERVATION
PROGRAM - PROPERTY OF LANGEVIN LIMITED PARTNERSHIP - ALLEN HILL ROAD
& CREAMERY BROOK ROAD , BROOKLYN, CONNECTICUT - 346.45 TOTAL ACRES
OWNED - 330.50 TOTAL RESTRICTED FARMLAND ACRES - DATE: 10/28/2010 -
SCALE: 1"=100' - SHEETS 1 & 2 OF 5 - BY: PROVOST & ROVERO, INC."

3.   SUBJECT PARCEL IS SHOWN AS MAP 32, LOT 128 OF THE BROOKLYN
ASSESSOR'S RECORDS.

4.   REFERENCE DEED:  VOL. 700, PG. 68 OF THE BROOKLYN LAND RECORDS.

5.   PARCELS "A" & "B" ARE TO BE GRANTED TO THE TOWN OF BROOKLYN FOR
ROADWAY PURPOSES.

6.  INLAND WETLANDS DEPICTED AS FIELD DELINEATED BY JOSEPH THEROUX,
CPSS ON DECEMBER 20, 2021.

7.  LOCATION OF OFF SITE IMPROVEMENTS ARE APPROXIMATE.

8.  SUBDIVIDED LOTS ARE NOT LOCATED WITHIN FEMA 100-YEAR FLOOD ZONE.

9.  OPEN SPACE REQUIREMENTS SHALL BE MET BY A FEE IN LIEU OF LAND
DEDICATION.  LOT 128-1 IS TO BE CONVEYED TO A FAMILY MEMBER AND IS
THEREBY EXEMPT FROM THE OPEN SPACE REQUIREMENT.  AN APPRAISAL OF
THE RAW LAND VALUE OF LOT 128-2 SHALL BE USED TO DETERMINE THE
AMOUNT OF OPEN SPACE FEE TO BE PAID TO THE TOWN OF BROOKLYN AT THE
TIME OF CONVEYANCE.
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TO THE BEST OF MY KNOWLEDGE AND BELIEF, THIS MAP IS SUBSTANTIALLY
CORRECT AS NOTED HEREON.

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

NO CERTIFICATION IS EXPRESSED OR IMPLIED UNLESS THIS MAP BEARS THE
EMBOSSED SEAL OF THE LAND SURVEYOR WHOSE SIGNATURE APPEARS HEREON.
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EXISTING CONTOUR202

PROPOSED CONTOUR202

UNDERGROUND UTILITY LOCATIONS ARE TO BE

"CALL BEFORE YOU DIG"  1 800 922 4455
MARKED IN THE FIELD PRIOR TO ANY EXCAVATION

TEST PIT

DEVELOPMENT PLAN

EROSION CONTROL BARRIER

TP 3

0-11"         TOPSOIL
11-18"       BROWN SANDY LOAM
18-41"       GRAY VERY COMPACT SANDY LOAM
41-64"      GROUNDWATER

MOTTLING AT 18"
WATER AT 16-41"
NO LEDGE

TP 4

0-10"        TOPSOIL
10-16"       BROWN SANDY LOAM
16-48"      GRAY VERY COMPACT SANDY LOAM
48-66"      GROUNDWATER

MOTTLING AT 16"
WATER AT 48"
NO LEDGE

SOIL TESTING PERFORMED 8/9/2022

TP 5

0-8"           TOPSOIL
8-18"         BROWN FINE SANDY LOAM
18-78"       MOTTLED GRAY COMPACT SANDY LOAM

MOTTLING AT 18"
NO WATER
NO LEDGE

TP 6

0-10"         TOPSOIL
10-20"       BROWN FINE SANDY LOAM
20-69"      MOTTLED GRAY COMPACT SANDY LOAM

MOTTLING AT 20"
NO WATER
NO LEDGE

PERCOLATION RATE:   10.1-20 MIN./INCH

LEGEND

IRON PIN / DRILL HOLE FOUND

IRON ROD SET

SEPTIC SYSTEM NOTES - LOT 128-1

2 BEDROOM DWELLING UNIT
PERCOLATION RATE:  16 MIN./INCH
EFFECTIVE LEACHING AREA REQUIRED = 500 SF
MLSS CALCULATION
DEPTH TO RESTRICTIVE LAYER = 40" (18")
SLOPE = 1-2%
H.F= 62 x F.F=1.0 x P.F.=1.25  MLSS REQUIRED = 77.5 LF
MAXIMUM DEPTH INTO GRADE: 22" (REMOVE FILL/TOPSOIL)
PUMPED SYSTEM REQUIRED
INSTALL ELJEN MANTIS 536-8 LOW-PRO LEACHING UNITS OR
12" CONC. GALLERIES w/ 4" PERF. PVC IN STONE
EFFECTIVE LEACHING AREA OF TRENCH = 6.5 SF/LF
LENGTH OF TRENCH REQUIRED = (500 SF)/(6.5 SF/LF) = 77 LF
USE ONE 80' TRENCH
MLSS PROVIDED = 80'
LEACHING AREA PROVIDED = 520 SF
SEPTIC TANK:  1000 GALLON
PUMP CHAMBER:  1000 GALLON

SEPTIC SYSTEM NOTES - LOT 128-2

4 BEDROOM HOUSE
PERCOLATION RATE:  10.1-20 MIN./INCH
EFFECTIVE LEACHING AREA REQUIRED = 787.5 SF
MLSS CALCULATION
DEPTH TO RESTRICTIVE LAYER = 18"
SLOPE = 3.1-4%
H.F= 48 x F.F=1.75 x P.F.=1.25  MLSS REQUIRED = 105 LF
USE STANDARD 12" DEEP x 48" WIDE LEACHING TRENCHES
MAXIMUM DEPTH INTO GRADE: 0"
EFFECTIVE LEACHING AREA OF TRENCH = 3.0 SF/LF
LENGTH OF TRENCH REQUIRED = (787.5 SF)/(3.0 SF/LF) = 262.5 LF
USE TWO 132' TRENCHES 8' O/C
MLSS PROVIDED = 132'
LEACHING AREA PROVIDED = 792 SF
SEPTIC TANK:  1500 GALLON

SOIL TEST DATA

SOIL TESTING PERFORMED 2/23/2022

TP1

0-22"         FILL
22-25"       ORIGINAL TOPSOIL
25-40"       LIGHT BROWN SANDY LOAM
40-60"      GRAY VERY COMPACT SANDY LOAM
60-69"      GROUNDWATER

MOTTLING AT 40" (18")
WATER AT 60"
NO LEDGE

TP2

0-10"       TOPSOIL
10-22"     FILL
22-23"     ORIGINAL TOPSOIL
23-28"     DARK BROWN SANDY LOAM
28-40"     TAN FINE SANDY LOAM
40-68"    GRAY VERY COMPACT SANDY LOAM
68-76"    GROUNDWATER

MOTTLING AT 40" (18")
WATER AT 50-68"
NO LEDGE

PERCOLATION RATE:   16 MIN./INCH

NOTES:

1.  THIS MAP AND SURVEY HAVE BEEN PREPARED IN ACCORDANCE WITH SECTIONS 20-300b-1 THRU
20-300b-20 OF THE REGULATIONS OF CONNECTICUT STATE AGENCIES - "STANDARDS FOR SURVEYS AND MAPS
IN THE STATE OF CONNECTICUT", AS ADOPTED BY THE CONNECTICUT ASSOCIATION OF LAND SURVEYORS,
INC.  IT IS A GENERAL LOCATION SURVEY BASED ON A RESURVEY AND ORIGINAL SURVEY CONFORMING TO
HORIZONTAL ACCURACY CLASS C.  SEE SHEET 2 FOR PROPERTY LINE INFORMATION.  TOPOGRAPHIC
FEATURES WERE TAKEN FROM NOAA LIDAR DATA AND CONFORM TO TOPOGRAPHIC ACCURACY CLASS T-D.
VERTICAL DATUM IS NAVD88.
THIS MAP HAS BEEN PREPARED FROM OTHER MAPS, RECORD RESEARCH, LIMITED FIELD MEASUREMENTS
AND OTHER SOURCES.  IT IS NOT TO BE CONSTRUED AS A PROPERTY/BOUNDARY OR LIMITED
PROPERTY/BOUNDARY SURVEY AND IS SUBJECT TO SUCH FACTS AS SAID SURVEYS MAY DISCLOSE.

2.  ZONING DISTRICT:  R-30

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

4.   SOLAR ACCESS WAS CONSIDERED IN THE DESIGN OF THIS SUBDIVISION.  THE HOUSE LOCATIONS
DEPICTED ARE ONLY CONCEPTUAL IN NATURE AND IT IS UP TO THE LOT DEVELOPER TO TAKE ADVANTAGE OF
THE PASSIVE SOLAR OPPORTUNITIES PRESENTED BY THESE LOTS AT THE TIME OF ACTUAL HOUSE
CONSTRUCTION.   THE DEVELOPER IS ENCOURAGED TO UTILIZE PASSIVE SOLAR TECHNIQUES AND IT IS
RECOMMENDED THAT SUCH FACTORS AS HOUSE ORIENTATION, WINDOW LOCATION AND STYLE, CLEARING
LIMITS AND POSITION ON THE LOT BE TAKEN INTO CONSIDERATION WHEN DEVELOPMENT OCCURS.

5.   THE INLAND WETLANDS & WATERCOURSES WERE FIELD DELINEATED IN AUGUST 2016 BY JOSEPH R.
THEROUX, SOIL SCIENTIST.

6.   MAXIMUM DRIVEWAY GRADE PERMITTED IS 12%.  GRADES OF 10% OR GREATER ARE TO BE PAVED.
PROPOSED DRIVEWAY GRADES DEPICTED ARE AT LESS THAN 10%.

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

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

9.  SEE SHEET 2 FOR PROPERTY BOUNDARY INFORMATION.

10.  LOCATION OF OFF SITE IMPROVEMENTS ARE APPROXIMATE.

11.  EACH LOT WILL REQUIRE AN ENGINEER DESIGNED PLAN TO BE SUBMITTED TO THE NORTHEAST DISTRICT
DEPARTMENT OF HEALTH FOR APPROVAL AT THE TIME OF LOT DEVELOPMENT.

SUBDIVISION LOT

NAOMI L. REGIS

EDGE OF WETLAND

202.5 PROPOSED SPOT GRADE

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

REQUIRED BY THIS PLAN ARE NOT COMPLETED BY THAT DATE

APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION

CHAIRMAN                                                                                                DATE

APPROVED BY THE BROOKLYN INLAND WETLANDS

CHAIRMAN                                                                                                DATE

& WATERCOURSES COMMISSION

Dayville, Connecticut 06241
P.O. Box 421

114 Westcott Road

Killingly Engineering
Associates

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

860 779 7299

N/F
LANGEVIN LIMITED PARTNERSHIP

N/F
GARY M. & LAURIE BARRETTE

STANDPIPE MONITORING BY NDDH

SP1 - TOP OF PIPE TO GRD. = 15"

DATE                      READING              DEPTH TO WATER

3/11/2022                  19.5"                              4.5"
3/15/2022                  29"                                14"
3/21/2022                  34"                                19"
3/29/2022                  38"                                23"
4/4/2022                    33"                                18"
4/11/2022                  30"                                15"
4/22/2022                  38"                                23"
4/29/2022                  40"                                25"
5/12/2022                  41.5"                             26.5"

SP2 - TOP OF PIPE TO GRD. = 14.5"

DATE                      READING              DEPTH TO WATER

3/11/2022                  19"                                4.5"
3/15/2022                  28"                                13.5"
3/21/2022                  32"                                17.5"
3/29/2022                  35"                                20.5"
4/4/2022                    31.75"                           17.25"
4/11/2022                  29"                                14.5"
4/22/2022                  36.5"                             21.5"
4/29/2022                  39"                                24.5"
5/12/2022                  42"                                27.5"

STANDPIPE

MLSS PER HYDRAULIC ANALYSIS PERFORMED
BY KILLINGLY ENGINEERING ASSOCIATES ON
10/5/2022 = 65.2'

11/16/2022
11/28/2022 - DRAINAGE
12/5/2022 - DRAINAGE

12/7/2022 - ENG. COMMENTS

AutoCAD SHX Text
12/5/2022
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EROSION CONTROL PLAN 

& CONSTRUCTION DETAILS

 

SILT FENCE INSTALLATION AND MAINTENANCE:

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

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

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

4. INSPECT AND REPAIR BARRIER AFTER HEAVY RAINFALL.

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

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

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

HAY BALE INSTALLATION AND MAINTENANCE:

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

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

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

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

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

18' (SHARED DRIVE)

FILTER FABRIC

PUBLIC ROAD

NOT TO SCALE

ANTI-TRACKING PAD

WASHED 2" BROKEN OR

15'

50'

OR SNOW FENCE FOR SUPPORT
WIRE FENCE, INDUSTRIAL NETTING,
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NATIVE SOIL

FLOW
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2"x2"x48" WOOD STAKE
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SILT FENCE DETAIL
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     APRIL 1 - JUNE 15   AND   AUGUST 1 - SEPTEMBER 15    THE RECOMMENDED SEEDING DATES ARE: 

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

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

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

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

PERMANENT VEGETATIVE COVER

TEMPORARY VEGETATIVE COVER

   SEED MIXTURE

KENTUCKY BLUEGRASS
CREEPING RED FESCUE
PERENNIAL RYEGRASS

LBS./ACRE

20
20
 5

LBS./1000 S.F.

0.45
0.45
0.10

45 1.00

   FOLLOWING GRASS SEED MIX: 

DEVELOPMENT

PROPOSED DEVELOPMENT WILL CREATE 2 NEW BUILDING LOTS.
ACTIVITIES TO INCLUDE CONSTRUCTION OF DRIVEWAYS, HOUSES, SEPTIC
SYSTEMS, WELLS, AND SITE GRADING.  THE PRIMARY CONCERN OF THIS
EROSION & SEDIMENT CONTROL PLAN IS TO PREVENT EXCESSIVE EROSION
AND KEEP ERODED SEDIMENT FROM RUNNING OFF SITE OR INTO
WETLAND AREAS.  NO MATERIAL SHALL BE PLACED WITHIN A REGULATED
WETLAND AREA EITHER ON OR OFF SITE.

ALL EROSION AND SEDIMENT CONTROL MEASURES AND PROCEDURES SHALL CONFORM TO
CONNECTICUT GUIDELINES FOR SOIL EROSION AND SEDIMENT CONTROL, MAY 2002.

CONSTRUCTION SEQUENCE:  (INDIVIDUAL LOT DEVELOPMENT)

1.  INSTALL EROSION AND SEDIMENT CONTROL MEASURES ALONG
     DOWN SLOPE SIDE OF THE PROPOSED LIMITS OF DISTURBANCE.

2.  STRIP & STOCKPILE TOPSOIL.

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

4.  EXCAVATE FOUNDATION AND BEGIN CONSTRUCTION OF RESIDENCE.

5.  INSTALL SEPTIC SYSTEM AND WELL.

6.  PROVIDE DRIVEWAY AND UTILITIES TO THE RESIDENCE.

7.  LOAM, SEED & MULCH DISTURBED AREAS.

8.  REMOVE EROSION AND SEDIMENT CONTROL WHEN VEGETATIVE COVER HAS
BEEN ESTABLISHED.

ELEVATION

HAY BALE BARRIER DETAIL
NOT TO SCALE

SECTION

FLOW

BACKFILL & COMPACT
EXCAVATED FILL

ALONG HAY BALE

EXCAVATE TRENCH 4" AND
PLACE FILL UP-SLOPE OF TRENCH

EXISTING GRADE

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

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

EMBED HAYBALE 4"
MIN. INTO SOIL

WEDGE LOOSE HAY
BETWEEN BALES

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

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

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

4" MINIMUM

 COVER PROVIDED IF NECESSARY.

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

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

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

GENERAL DEVELOPMENT PLAN

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

     INSTALL ALL EROSION AND SEDIMENT CONTROL DEVICES. 

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

     COVER CAN BE APPLIED.  

     DUST CONTROL WILL BE ACCOMPLISHED BY SPRAYING WITH WATER.

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

     IMMEDIATELY REPAIRED, RESEEDED AND RE-ESTABLISHED.
     RESPECT TO THE SITE, ANY EROSION WHICH OCCURS WITHIN DISTURBED AREAS SHALL BE 
     STABILIZATION PERIOD AND AFTER EACH STORM EVENT. DURING THE STABILIZATION PERIOD WITH
     ALL EROSION AND SEDIMENT CONTROL ON A TWICE-WEEKLY BASIS DURING THE
     MAINTAINED IN PROPER WORKING ORDER. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING
     DURING THE STABILIZATION PERIOD, ALL EROSION AND SEDIMENT CONTROL MEASURES SHALL BE 

     COVER.  IF NECESSARY A TEMPORARY VEGETATIVE COVER IS TO BE PROVIDED UNTIL A PERMANENT
     FINAL STABILIZATION OF THE SITE IS TO FOLLOW THE PROCEDURES OUTLINED IN PERMANENT VEGETATIVE

ALL DISTURBED SLOPES SHALL BE STABILIZED WITHIN ONE SEASON (SPRING OR FALL) OF THE 
COMPLETION OF THE PROJECT BEFORE A CERTIFICATE OF COMPLIANCE WILL BE ISSUED.

EXISTING GRADE

EXCAVATE TRENCH 4"

HAY BALE BACKED SILT FENCE DETAIL
NOT TO SCALE

12"-18"

2"x2"x48" WOOD STAKE

COMPACTED BACKFILL

FLOW

NATIVE SOIL

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

CONTINUOUS HAY BALE BARRIER

2"x2"x36" WOOD STAKE
( 2 PER BALE)

(MAX. 8' o/c)

(MAX. 10' o/c)

(SEE DETAIL)

6"

FOLLOWING SEEDING MULCH WITH WEED FREE STRAW AND APPLY A JUTE NETTING COVER TO AREAS
OF 3:1 OR GREATER SLOPE

SUBDIVISION OF LAND

3" MIN. CONDUIT

7" BEDDING

12"

CAUTION TAPE

24" MIN.
36" MAX. OR

SUITABLE
BACKFILL

FINISHED GRADE

6"

MATERIAL

NOTES:

1.  OSHA STANDARDS REQUIRE THAT SPOILS BE PLACED 24"
MIN. FROM EDGE OF TRENCH.
2.  SUITABLE BACKFILL SHALL NOT CONTAIN ASH, CINDER,
SHELL, FROZEN MATERIAL, LOOSE DEBRIS OR STONES LARGER
THAN 2" MAX. DIMENSION.
3.  FUEL OR WATER LINES SHALL BE NO CLOSER THAN 18" IN
ANY DIRECTION.

UTILITY TRENCH DETAIL
NOT TO SCALE

6"

(ELEC. , TELE. , CTV)
12"

AS REQ'D BY
UTILITY CO.

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

REQUIRED BY THIS PLAN ARE NOT COMPLETED BY THAT DATE

APPROVED BY THE BROOKLYN PLANNING & ZONING COMMISSION

CHAIRMAN                                                                                                DATE

APPROVED BY THE BROOKLYN INLAND WETLANDS

CHAIRMAN                                                                                                DATE

& WATERCOURSES COMMISSION

DETECTABLE

CRUSHED STONE

Dayville, Connecticut 06241
P.O. Box 421

114 Westcott Road

Killingly Engineering
Associates

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

860 779 7299

NAOMI L. REGIS

12/5/2022

1
3

1
3

NATIVE MATERIAL

4" TOPSOIL, SEEDED

EXISTING GRADE

DEPTH VARIES ( NOT TO EXCEED 12" )

NOT TO SCALE

BERM SECTION

15'±

6'

12/7/2022 - ENG. COMMENTS

2'
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Margaret’s Report 12/29/2022  

 

Zoning Permits issued: 

 

361 Day Street – Jeffrey Weaver. New single-family dwelling with attached garage and front 

porch. 

 

8 Wauregan Road – A. Kausch & Sons. In the VC Zone: Remove and replace flat roof and 

shingles facade. New shingles will be black. 

 

404 South Street – Matthew Ploof. Change of use in a non-residential building. 

 

119 Day Street – CNG Holdings. New single-family dwelling with attached garage.  

 

339 Day Street – Steven H. Johnson. After-the-fact zoning permit for new 8' x 18' shed on a 

gravel base. 

 

57 Lasalette Drive – Craig Dunlop. Attached Accessory Dwelling Unit with covered porch. 

The Special Permit has been recorded. 

 

57 Lasalette Drive – Craig Dunlop. Detached garage with no living quarters and no toilet 

facilities. The Special Permit has been recorded. 

 

22 River Farm Drive – Anthony Pellachia. New 22’ x 26’ addition to existing garage. 

 

26 Appell Road – Brian Nolan. New 8' x 8' chicken coop & 10' x 20' run-in shed for sheep. 

 

72 Fairway Drive – Kristen and James Elliott. New 30' long rear porch with roof. Total size is 

394 square feet. 

 

184 Tatnic Road – Mary Jane Jensen. Temporary aluminum handicapped ramp. 

 

Final Certificates of Zoning Compliance issued: 

 

Home Office Permits Issued: None. 

 

Sign Permits issued:  

 

 

 



Planning & Zoning-Wages PT1005.41.4153.51620 0.00%$0.00$0.00$0.00$0.00$0.00$0.00

Planning & Zoning-Wages-Rec. 
Secretary

1005.41.4153.51900 0.00%$0.00$2,450.00$2,450.00$1,750.00$1,750.00$4,200.00

Planning & Zoning-Legal Services1005.41.4153.53020 95.42%$9,541.75$0.00$9,541.75$458.25$458.25$10,000.00

Planning & Zoning-Professional 
Affiliations

1005.41.4153.53200 100.00%$110.00$0.00$110.00$0.00$0.00$110.00

Planning & Zoning-In Service 
Training

1005.41.4153.53220 100.00%$500.00$0.00$500.00$0.00$0.00$500.00

Planning & Zoning-Other 
Professional Services

1005.41.4153.53400 100.00%$1,000.00$0.00$1,000.00$0.00$0.00$1,000.00

Planning & Zoning-Advertising & 
Legal Notices

1005.41.4153.55400 100.00%$1,000.00$0.00$1,000.00$0.00$0.00$1,000.00

Planning & Zoning-Printing & 
Publications

1005.41.4153.55500 100.00%$1,000.00$0.00$1,000.00$0.00$0.00$1,000.00

Planning & Zoning-Transportation1005.41.4153.55800 0.00%$0.00$0.00$0.00$0.00$0.00$0.00

Planning & Zoning-Other Supplies1005.41.4153.56900 0.00%$0.00$0.00$0.00$0.00$0.00$0.00

Planning & Zoning-State Marshal 
Surveyor/Support

1005.41.4153.56950 0.00%$0.00$0.00$0.00$0.00$0.00$0.00

Grand Total:

End of Report

73.84%$13,151.75$2,450.00$15,601.75$2,208.25$2,208.25$17,810.00

DescriptionAccount Number

To Date: 12/31/20227/1/2022From Date:

Fiscal Year: 2022 - 2023

P&Z Budget FY23
TOWN OF BROOKLYN

%BudBudget BalEncumbranceBalanceYTDCurrentAdj. Budget

Printed: 12/30/2022  9:58:49 AM Report: rptGLGenRpt.NET Page: 1



Planning & Zoning Fees1005.00.0000.42203 5.41%($379.00)$0.00($379.00)($6,621.00)($6,621.00)($7,000.00)

Grand Total:

End of Report

5.41%($379.00)$0.00($379.00)($6,621.00)($6,621.00)($7,000.00)

DescriptionAccount Number

To Date: 12/31/20227/1/2022From Date:

Fiscal Year: 2022 - 2023

Revenue Report
TOWN OF BROOKLYN

%BudBudget BalEncumbranceBalanceYTDCurrentAdj. Budget

Printed: 12/30/2022  9:58:32 AM Report: rptGLGenRpt.NET Page: 1
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Procedure for Election of Officers 

1) Open nominations for Chair position, move to nominate, second, move to close nominations. 

2) Open nominations for Vice Chair position, move to nominate, second, move to close 

nominations. 

3) Vote on Chair, Vote on Vice Chair (or vote on slate). 

 

ZRC 22-008: Revisions to the Planned Commercial Zone to allow self-storage facilities as a 

Special Permit Use with specific standards, including Sec. 4.D.2.3.19 Permitted Uses in the 

PC Zone, and Section 6.T Standards for Self-Storage Facilities, Applicant: Townsend 

Development. 

• Tonight, you are holding the public hearing on this proposed zone change. If you close 

the public hearing, you may take action or continue to discuss. 

 

Sample motion to approve 

Move to approve the proposal to allow self-storage facilities as a Special Permit Use with 

specific standards, including Sec. 4.D.2.3.19 Permitted Uses in the PC Zone, and Section 6.T 

Standards for Self-Storage Facilities with the finding that the changes will aid in the protection 

of public health, safety, welfare, and property values and are consistent with the Plan of 

Conservation and Development and the intent of the Zoning Regulations. The regulations shall 

become effective 15 days from the date of publication. 

 

Sample motion to deny – To eliminate confusion, I have not included a motion to deny. If you 

are not in favor, simply vote “nay” to the preceding motion. Because all reasons for this decision 

must be documented, you will be asked to state your reasons for voting nay. (Ex. I do not believe 

the changes will aid in the protection of public health, safety, welfare, and property values and 

are not consistent with the Plan of Conservation and Development nor with the intent of the 

Zoning Regulations.) 
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ZRC 22-007: Revisions to the Residential-Agricultural Zone to allow Glamping as a Special 

Permit Use with specific standards, including Section 2.B Definitions, Section 3.C.2.4. 

Permitted Uses in the RA Zone, and Section 6.T Standards for Glamping, Applicant: Little 

Dipper Farm. 

There is a new version of the draft proposal dated 1/3/2023. This includes changes discussed at 

the last meeting. You may continue to make changes if the topic was discussed during the public 

hearing. 

You must consider the factors below in making your decision. You may consider public 

comments, but you do not have to vote based on public opinion. When it comes to changing the 

Zoning Regulations, you are the experts! 

Below is some guidance on zoning regulation changes (i.e. text amendments): 

1. In making its decision the Commission shall: 

a. consider whether the text amendment will be in accordance with a comprehensive plan 

(the overall scheme of the zoning map and these Regulations), and 

b. take into consideration the Plan of Conservation and Development, prepared pursuant to 

CGS Section 8-23. 

2. Before approving any Text Amendment application, the Commission shall determine that the 

proposed regulation change will aid in: 

a. protecting the public health, safety, welfare, or property values, and 

b. attaining the purposes of these Regulations. 

3. In accordance with CGS Section 8-3(b), such text change(s) shall be established, changed or 

repealed only by a majority vote of all the members of the Commission (5 of 8). 

4. Whenever the Commission acts upon a Text Amendment application, it shall state upon the 

record the reason(s) for its decision. 

5. In accordance with CGS Section 8-3a(a), the Commission shall state on the record its 

findings on consistency of a proposed zoning regulation or text change with the Plan of 

Conservation and Development, as may be amended. 
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Sample motion to approve 

Move to approve the proposal to allow Glamping as a Special Permit Use in the RA Zone with 

specific standards, including revisions to Section 2.B-Definitions and Section 3.C.2.4.-Permitted 

Uses in the RA Zone and the addition of Section 6.T-Standards for Glamping to the Zoning 

Regulations with the finding that the changes will aid in the protection of public health, safety, 

welfare, and property values and are consistent with the Plan of Conservation and Development 

and the intent of the Zoning Regulations. The regulations shall become effective 15 days from 

the date of publication. 

 

Sample motion to deny – To eliminate confusion, I have not included a motion to deny. If you 

are not in favor, simply vote “nay” to the preceding motion. Because all reasons for this decision 

must be documented, you will be asked to state your reasons for voting nay. (Ex. I do not believe 

the changes will aid in the protection of public health, safety, welfare, and property values and 

are not consistent with the Plan of Conservation and Development nor with the intent of the 

Zoning Regulations.) 

 

SD 22-003: Two-lot Subdivision including 26 acres at 430 Allen Hill Road (Map 32, Lot 

128), Applicant: Naomi Regis. 

Sample Motion 

 

Move to approve the application SD 22-003 : Two-lot Subdivision, Applicant: Naomi Regis, 26 

acres at 430 Allen Hill Road (Map 32, Lot 128) in the RA Zone, creating two residential building 

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

and including the following conditions: 
 

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

office of the Town Clerk: 

a. The approval and/or review letters from the Inland Wetlands and Watercourses 

Commission, the Northeast District Department of Health, and the Planning and Zoning 

Commission shall be added to the Final Subdivision Plan(s).  

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

  

2) At the time of sale of a building lot: 

a. At the time of sale of the building lot qualifying for an open space dedication, a payment 

in lieu of open space dedication shall be paid by the applicant to the Town in the amount 

of $7,000 in accordance with the requirements of CT General Statutes 8-25 and Brooklyn 

Subdivision Regulation Sec. 8. An open space lien may be placed on the building lots to 

ensure that the fee-in-lieu of open space is paid at the time of sale. 
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3) Prior to the issuance of a Zoning Permit on any lot: 

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

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

b. Prior to any lots being developed, driveway permits must be obtained from the Road 

Foreman in accordance with the adopted policy concerning driveways. No stonewalls, 

mature trees, or ledge within the r.o.w. shall be removed or modified unless necessary for 

safety. The responsibility of clearing, grubbing, blasting, and earthmoving with the Town 

of Brooklyn r.o.w. shall be the responsibility of the individual lot developer. Any cutting 

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

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

adequate driveway sightlines. 

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

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

This shall include but is not limited to the preservation of stonewalls, the protection of 

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

d. Stonewalls that have been modified by development activities must be repaired or rebuilt 

prior to the issuance of a Certificate of Zoning Compliance on any lot containing a stone 

wall. 

 

SD 22-004: One lot Resubdivision including 2 acres on Allen Hill Road/Wauregan Road 

(Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike. 

Move to schedule the public hearing for SD 22-004: One lot Resubdivision including 2 acres on 

Allen Hill Road/Wauregan Road (Map 31, Lot 97C), Applicant: Wayne Jolley/Lori Pike for the 

regular meeting of the Planning and Zoning Commission to be held on March 1, 2023 at 6:30 

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

Zoom. 

 

ZRC 22-009: Multiple revisions to Section 4.F Mill Mixed Use Development Zone, 

Applicant: DMP Palmer Associates. 

Move to schedule the public hearing for ZRC 22-009: Multiple revisions to Section 4.F Mill 

Mixed Use Development Zone, Applicant: DMP Palmer Associates for the regular meeting of 

the Planning and Zoning Commission to be held on March 1, 2023 at 6:30 p.m. at the Clifford B. 

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

 

 

 


