
TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting Agenda 

Tuesday, December 20, 2022 6:30 p.m. 

 

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

 

I. Call to Order 

II. Roll Call 

III. Seating of Alternates 

IV. Adoption of Minutes: Meeting December 7, 2022 

V. Public Commentary 

VI. Unfinished Business: 

a. Reading of Legal Notices: None. 

b. Continued Public Hearings: None.  

c. New Public Hearings: None. 

d. Other Unfinished Business:  

1. 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. 

2. 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. *Public 

Hearing 1/4/2023 * 

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 1/17/2023 * 

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* 

VII. New Business: 

a. Applications: None. 

b. Other New Business:  

1. Pre-application discussion with Brooklyn 405, LLC. 

2. Potential Executive Session to discuss ongoing litigation 

3. Possible action regarding ongoing litigation 

VIII. Reports of Officers and Committees 

IX. Public Commentary 

X. 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/84765564828 

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

Enter meeting ID: 847 6556 4828 

Dial: 1-646-558-8656 

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

or 

https://us06web.zoom.us/j/84765564828
https://www.zoom.us/join


TOWN OF BROOKLYN  

PLANNING AND ZONING COMMISSION 

Regular Meeting  

Wednesday, December 7, 2022 6:30 p.m. 

 

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

 

 

MINUTES 

 
I. Call to Order – Michelle Sigfridson, Chair, called the meeting to order at 6:34 p.m.  

 

II. Roll Call – Michelle Sigfridson, Carlene Kelleher, Allen Fitzgerald, Lisa Herring, Seth Pember, Gill 

Maiato; Brian Simmons and Karl Avanecean (all were present in person).  

Sara Deshaies was present via Zoom. 

John Haefele 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: Attorney Kathleen Cerrone, The Northeast Law Center; Dr. Donald J. 

Poland, PhD, AICP, Goman+York Property Advisers, LLC; Diane Wimmer, Brooklyn Conservation 

Commission; Mindy Delp; J.S. Perreault, Recording Secretary. 

There were approximately twenty-five additional people present in the audience. 

 

Present via Zoom: Lori Corriveau; Mary Kalencik; Carrie Juhasz Horton; Dalia Belliveau; Jenn 

Nemeth; Amy Clark; Galaxy A50. 

 

III. Seating of Alternates 

 

Motion was made by A. Fitzgerald to seat Brian Simmons as a Regular Member for this meeting (December 7, 

2022), in the absence of J. Haefele. 

Second by C. Kelleher. No discussion. 

Motion carried unanimously by voice vote (6-0-0). 

 

IV. Adoption of Minutes: Meeting November 15, 2022 

 

Motion was made by C. Kelleher to approve the Minutes of the Regular Meeting of November 15, 2022, as 

presented.  

Second by S. Pember. No discussion. 

Motion carried by voice vote (6-0-1). S. Deshaies abstained due to losing power at her home (while attending 

that meeting via Zoom) prior to the public hearing being continued.  

 

V. Public Commentary 

 

Tina Russo purchased a property on Pomfret Center Road in the Village Center Zone thinking that she 

could have backyard chickens and goats and some other things. She said that the previous owner had 

chickens and that there is a chicken coop on the property. She said that people can have chickens five 

blocks away. She explained that she wants to have a garden and to teach her children responsibility and 

sustainability.  

 

MEETING LOCATION: 

Brooklyn Middle School Auditorium, 119 Gorman Road, 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
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J. Roberson stated that agriculture is a permitted use in the VCZ and that non-commercial agriculture 

is by site plan review. She explained that Ms. Russo does not have a site plan for her property and that 

there is no relief from that requirement in the Zoning Regulations. She said that it would probably cost 

a few thousand dollars to have a site plan prepared. She had suggested to Ms. Russo that she come 

before the PZC and present the situation that could be described as backyard agriculture.  

 

There was discussion and the consensus of the Commission was for Ms. Roberson to draft language, 

for review by the Commission, to go through the proper process to amend the Zoning Regulations. 

 

VI. Unfinished Business: 

a. Reading of Legal Notices: None. 

b. Continued Public Hearings: 
1. 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.  

 

Attorney Kathleen Cerrone explained that the questions of the Commission had been 

taken into consideration regarding modifications to the Application to be addressed by 

Dr. Donald Poland who was present. Lori Corriveau, Applicant/Owner of Little Dipper 

Farm, was present via Zoom. Attorney Cerrone asked that she be allowed to speak again 

after public comments. 

 

Dr. Donald Poland had submitted two documents regarding modifications (both dated 

November 29, 2022 and were included in packets to Commission Members). Dr. Poland 

stated that although he had not attended the public hearing on November 15th, he had 

reviewed the record including comments by the Commission during discussions. He 

explained that this is an effort to continually work with the Community to try to find a 

path forward with a workable regulation. Dr. Poland reviewed the modifications, he 

addressed additional related matters and he offered to answer any additional questions 

from the Commission: 

 Regarding the Commission’s concern that the 200-foot setback from property 

lines may not be enough, they proposed a modification that the setback be 

increased to 250 feet where there are residential dwellings on neighboring 

parcels. He noted that the other large 200-foot setback in the Regulations relates 

to mining and gravel operations. 

 Regarding the Commission’s comment that farmland is important, Dr. Poland 

explained that both he and the Applicant agree. He explained that he did some 

research into Prime Farmland soils and he has put forth a provision (Standard #1 

in his memo dated 11/9/22) that no more than 25 percent of the total parcel area 

to be designated as Prime Farmland.  

 Regarding comments from the Conservation Commission, Dr. Poland 

commented that their recommendation that glamp-grounds not be permitted to 

do any damage to resources identified in the co-occurring resource inventory in 

the POCD is unreasonable for a number of reasons: 1) It is a standard that does 

not exist in the Regulations; 2) Has that standard been applied to other 

applications for either zone changes or site plan?; 3) Would it be the policy of 

this Commission to apply that standard to a single-family, residential lot? He 

said that the approach for “no impact” becomes a bit high and is inconsistent 

with the current Regulations. 

Dr. Poland stated that they had submitted, for the record, a Map (dated July 

2022) - “Natural Diversities Data Base” which, he explained, is the State’s 

(DEEP) gold standard for natural, cultural and archeological resources and is 

often utilized in the creation of POCD’s to highlight those areas, ecosystems and 

locations that are of concern and sensitive to the community. He clarified that, 

although it is referenced in the POCD in the context of the co-occurring 

resources, on the Map, the contemplated parcel associated with Little Dipper 

Farm does not have any resources identified by the State’s “Natural Diversities 

Data Base.” He said that the idea of doing a comprehensive inventory also goes 
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a bit far because we already have the comprehensive inventory which is 

maintained by the State and the Map (available online) is updated on a yearly 

basis by the State. 

 In response to the Commission’s question regarding the overall maximum 

number of sites on a glamp-ground, Dr. Poland explained that the maximum 

number of glamping sites is controlled by the total acreage of the parcel. He 

explained the following controls which are in the proposed text amendment: 

- One glamping site per acre. 

- Maximum of three glamping units per glamping site. There are a limited 

number of sites that can have more than one unit. 

- Maximum number of occupants per glamping site is twelve occupants. 

- Maximum occupancy for the entire glamp-ground, including events, is 225 

persons. 

 Regarding the Commission’s request for quite time restriction between 10:00 

p.m. and 9:00 a.m., they added a provision between 10:00 p.m. and 8:00 a.m. as 

they feel that 9:00 a.m. is a little bit late. 

 Regarding the Commission’s question about changing from a 15-foot height 

requirement to an 18-foot height requirement, Dr. Poland explained that they did 

it mainly because of complaints by residents and what had been discussed with 

the Commission. He explained that they have put forth another modification to 

address height for the units which will vary in size depending on their utilization 

(he referred to photos in his memo dated 1129/22). He explained that the height 

of the platform may be more than the minimum of 6-inches high depending on 

topography. The new proposed modification is to maintain the 15 feet, measured 

based on the height of the tent, not including the platform that it may sit on. 

 Regarding the Commission’s concern about the 1,250 sq. ft. glamping-site 

minimum and suggestion to have a maximum, that a site could not exceed a 

certain size, Dr. Poland explained that under the original proposal, an additional 

250 sq. ft. would need to be added for each a second and a third unit, if added to 

the site (three-unit site would be a 1,750 sq. ft. minimum). He explained that, to 

provide a maximum, they added a provision to establish a maximum of a 2,500 

sq. ft. site. He referred to the last photo provided in his memo to demonstrate 

that the unit will occupy a portion of the site, but you still need exterior space 

for things such as a campfire and seating space. 

 Regarding the Commission’s concerns about glamping unit size and number of 

people per glamping unit, Dr. Poland explained that he did some research and 

sizes ranged from 150 sq. ft. to 700 sq. ft. They propose two provisions: 1) No 

more than twelve occupants on a glamping site; added 2) Maximum of eight 

persons in a glamping unit and the size of a glamping unit is not to exceed a 

maximum of 600 sq. ft. in size. 

Dr. Poland referred to the photos in his memo again and explained that the 

glamping units should not be considered static as hotel rooms and he explained 

that the units would be adaptable and may be set up differently based on need 

and demand for what the reservations are. He explained that the square footage 

is not directly related to the number of people renting the unit.  

 Regarding the Commission’s concern about density, Dr. Poland explained that 

they added a provision that makes it clear that the units can be dispersed or 

clustered together. He said that the glamping model is the clustering model. He 

said that the site-per-acre is just a density calculation, it doesn’t prohibit them 

from being closer together. 

 Regarding concerns raised by the public about someone with a three-hundred 

acre parcel applying for two separate glamp-grounds, Dr. Poland explained that 

they are proposing a separation distance of one mile (5,280 feet). He noted that 

there could never be more than one glamp-ground at the Little Dipper Farm 

location (even with a 1,500-foot separation distance). 

 Regarding the Commission’s question about why accessory 

structures/temporary worker dwellings were called out and not other structures, 

Dr. Poland explained that residents were concerned about the residential 
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occupancy of staff on the site, so they felt that that was the biggest accessory 

concern and, therefore, called it out. He said that they had gone from five 

structures to three structures and he said that he has done more research. He 

found that certain labor markets have significant shortages and, in certain 

locations, the hospitality industry, overall, has not been able to find enough 

staffing in the local labor market. He said that it is the hope that the labor market 

here would have enough and that such units would not be needed. But, they 

don’t want to go into this assuming that. The Commission would have final 

discretion through the special permit process. They are providing a provision 

that no more than 50 percent of the staff of such a facility could be housed on 

site. He is hopeful that this would imply that no more than 50 percent of the staff 

would not come from the community. 

 Regarding the Commission’s concern about interplay between events and 

glamp-ground operations and approval of events, Dr. Poland explained that they 

added a standard to tie certain events or size of events to the existing Zoning 

Regulations for special events in Section 6.J. There is a Town Ordinance for 

large events (250 or more persons). Because there is a 225 person limit, this 

would never be applicable for a glamp-ground. 

It has to be clear as to what is an event vs. what is a glamping lodger.  

Dr. Poland explained that they are proposing that an event for more than 50 

persons, who are not lodgers at the glamp-ground, shall require special permit in 

accordance with Section 6.J. The intent is to differentiate between the activities 

associated with the lodgers and activities or events aimed at persons who are not 

lodgers. He explained that lodging activities are self-contained until you start 

attracting people to the site and get to the level of the larger trip generation, then 

the special event provision would kick in. 

 

Dr. Poland offered to answer questions. 

 

QUESTIONS/COMMENTS FROM THE COMMISSION: 

 L. Herring asked about different styles of units and about live music events. 

Dr. Poland explained that, while tents would be more easily removed, the 

wooden platforms that either tents or cabins would be attached to would have a 

level of permanence.  

He explained that the Commission would have discretion regarding the units and 

entertainment through the special permit process. 

 C. Kelleher asked about how the maximum number of people allowed relates to 

the sites and units. She voiced concern regarding how to enforce it. 

Dr. Poland explained that each maximum stands on its own: no individual site 

can have more than three units; no unit can have more than eight occupants; and 

no site can have more than twelve persons. Sites with a minimum of 1,250 sq. 

ft., no more than 2,500 sq. ft. and only a percentage of the sites can have more 

than one glamping unit it them. These would all have to be laid out as part of the 

site plan. Total site occupancy, between lodgers and event goers, is 225 people.  

He said that you would enact you typical enforcement policies and procedures, 

there is nothing different here. 

He suggested that conditions of special permit approval could be placed to 

require that a yearly affidavit be submitted based on maximum occupancy or a 

provision to require renewal of the special permit after a number of years. He 

suggested that, for an enforcement provision if persistent known violations exist, 

they could be required to come back before the PZC for a public hearing. 

Dr. Poland advised that the more you try and constrain something on the 

regulatory side for worst-case scenarios, the more likely you’re just going to 

undermine the regulatory provision and make it non-functionable. He explained 

that the PZC has a lot of discretion to influence the application when it comes in. 

 M. Sigfridson indicated that, since the units/sites are dynamic and flexible, more 

clarification was needed regarding C. Kelleher’s question about the number of 

people in the units/sites.  
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Dr. Poland stated that during the special permit application process, the 

Commission should be sure to get an explanation of what the program is for 

each site/unit, require them to show their formats for each unit size and for each 

site so that it will be known what the total potential is. The applicant will be 

bound to whatever the PZC approves. He suggested that there could be a 

condition of approval that the Town is able to make an on-site inspection twice 

per year with a 24-hour notice. 

Dr. Poland stated that, at this point, we are considering the suitability of a use 

within a zoning district that lays out 24 specific standards from the start. They 

have put a lot of regulatory restrictions on this use to address the concerns. 

Special permit would provide protection later. 

Ms. Sigfridson stated her appreciation for the proposed modifications, 

specifically addressing events. However, she explained that she still has 

concerns regarding scope because, if an event (e.g. concert or wedding) is going 

to be held, we already have a regulation for that and it should be used, but she 

feels that there may be other impacts besides traffic. 

Dr. Poland said that the Regulations have performance standards and he referred 

to, and read aloud from, Section 7.F. He explained that there is a fine line to 

allow the glamping activities to exist while not overburdening the other 

activities. He explained that events have been held at the Farm forever and he 

feels that more events will continue to be held in association with the Farm and 

maybe not directly in association with the glamp-ground itself. The primary use 

at the glamp-ground will be glamping and it will have a degree of activities 

associated with it and some of them may attract persons who are not glampers. 

He noted that there are already 6-12 glamp-grounds in Connecticut (in 

communities were campgrounds were already permissible). He said that there 

aren’t any news stories about them because they are a non-issue. They are not 

proposing a campground as the community has expressed the desire not to have 

campgrounds, what they are proposing is a high-end glamping use. 

Ms. Sigfridson explained that the concern is not only with the Little Dipper 

Farm, but for any applicant because the Commission has to consider this 

provision as a whole. She explained that, if a glamp-ground is primarily going to 

be a glamp-ground, it may be appropriate and not overly burdensome to expect 

that a glamp-ground that intends to hold events, apply for a special event permit 

at the same time. 

Dr. Poland suggested that the Commission make the provision state that, if there 

is intention to do any kind of events on the site, at the time of special permit they 

apply for the 6.J, 5-year event permit. Dr. Poland stated concern regarding the 

requirement to provide a 12-month schedule of events at the time of applying 

because it may not be known at that time. He said he had some concerns about 

ambiguity, but he thinks that it is fine to require a 6.J permit as an additional 

special permit through the process. 

 A.Fitzgerald asked Dr. Poland for his professional opinion as a Planner, what 

benefit this would be to the Town. 

Dr. Poland stated that he feels there would be a lot of benefits. He referred to the 

POCD and said that the Community wants more businesses and tourism (he 

thinks it was 72 percent that want tourism-style businesses in the Community). 

He reiterated from beginning discussions that if you want to save the farm, if 

you want the rest of this cherished corner of the Town to be viable as, primarily, 

scenic land to the benefit of its neighbors, then you have to provide for viable 

economic opportunities to fund them. Neighbors don’t pay for those views, the 

farm itself has to. He feels that there are a lot of benefits, such as: economic 

development benefits; agriculture benefits; open space benefits; scenic resource 

benefits; and tourism benefits. He explained that there is a unique resource that 

makes Brooklyn ideally situated for this – dark skies. 

 

There were no further questions from the Commission at this time. Dr. Poland asked that 

questions for him from the public go through the Chair rather than directly to him. 
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COMMENTS FROM STAFF: 

 J. Roberson addressed Dr. Poland’s comments regarding the recommendations 

of the Conservation Commission (Letter dated December 5, 2022, included in 

packets to Commission Members). Ms. Roberson noted that Diane Wimmer will 

be speaking during public comments.  

Ms. Roberson voiced disagreement with Dr. Poland regarding the “Natural 

Diversity Data Base” as being a comprehensive inventory of natural resources. 

She noted that there is a long list of things that are not included, such as: 

archeological resources; a consideration of soils; and it does not consider forest 

fragmentation. The Map contains generalized circles that are a half-mile in 

diameter and a very short list of critical habitats. Ms. Roberson referred to a 

series of Maps (known as the Town of Brooklyn Community Resource 

Inventory) which are included in the Brooklyn POCD. This includes the 

following: scenic views; trailheads and rock outcrops; historic and archeological 

resources or the potential thereof; open space; wetland and water resources; 

aquifer potential; habitat resources including forest fragmentation in the Natural 

Diversity Data Base which is also in there (as a layer among many), the Co-

occurring Resource Inventory which is the map referenced by the Conservation 

Commission’s letter. Ms. Roberson explained that it is a set of four layers: 

Potential Wildlife Corridor Linkages; Active Agricultural Clusters; Permanently 

Protected and Municipal Open Space; and the fourth layer called Co-occurring 

Resources (she explained about this layer which is made up of six different 

layers and is parcel based). She read aloud a portion from the Map regarding 

strategically minimizing impacts to natural and cultural resources. Ms. Roberson 

stated that she had attended the Conservation Commission meeting when this 

Application was discussed. She noted that they had not asked to be included in 

this process and that it had been referred to them. Ms. Roberson referred to the 

letter from the Conservation Commission in which they refer to the “co-

occurring resource inventory as stated in the Plan of Conservation and 

Development,” Ms. Roberson thinks that, perhaps, what they meant was the 

Community Resource Inventory, which is all of the resource-based (she 

explained natural and cultural) maps in the POCD. 

Ms. Roberson stated that a point of agreement that “not do any damage” could 

be replaced with better language. She suggested, “Strategically minimize 

impacts to natural and cultural resources including, but not limited to, those 

identified in the Community Resource Inventory included in the Plan of 

Conservation and Development.” She then stated that current Zoning 

Regulations, Special Permit Criteria, Section 9.D is reviewed by the 

Commission for every special permit (she read aloud a portions of Section 9.D 

regarding factors that may be considered). Ms. Roberson stated that the Special 

Permit Criteria already address what was raised by the Conservation 

Commission in their letter. 

Ms. Roberson commented that an incredible natural resource in our Community 

is the Route 169 Corridor which is a nationally designated scenic byway a mile 

away from Little Dipper Farm. She spoke of efforts in the past to promote 

heritage road based tourism along the Route 169 Corridor. There is a “Route 169 

Management Plan” (a Regional effort) which talks about increasing tourism as 

one of only four goals. It also mentions agri-tourism. She will share the “Route 

169 Management Plan.” She said that it does not have the weight of the POCD, 

but she feels that it is relevant to the conversation of economic development and 

tourism as a State Regional goal. 

 

COMMENTS FROM THE CONSERVATION COMMISSION: 

 Diane Wimmer, Vice Chair, represented the Conservation Commission. She 

explained that they normally work with the PZC on subdivision reviews and that 

this is the first time that they had ever been asked to weigh-in on a zoning 

amendment. 

Ms. Wimmer explained that they reviewed the documents including the map of 

potential properties that would qualify if the Application were approved. She 
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explained that they had used the POCD and the Co-occurring Resources 

together with the map of the potential properties to conduct their review. She 

explained that they found from the maps that most of the parcels had some 

significance and that is why they made the recommendations. 

Ms. Wimmer explained that the Conservation Commission would like it to be 

taken into consideration that they feel that the natural resources must be 

protected, so there has to be a vetting process for any permit process if the 

Application is approved. 

 

COMMENTS FROM THE PUBLIC: 

 Jim Doherty, Bush Hill Road, spoke in opposition and he stated that he 

attended the meeting of the Conservation Commission last night and that he had 

submitted written comments to them for consideration. He provided copies to 

PZC Members and stated that he would like the PZC to also give consideration 

to his comments. He read aloud his concerns/comments.  

Mr. Doherty also commented about statements made by Attorney Cerrone and 

Dr. Poland at the previous public hearing(s). He feels that the process should 

continue as there are still too many unanswered questions. He asked the 

following questions: 

- How Commission Members and other residents would feel if one of these 

large scale, commercial, luxury camping operations was placed in close 

proximity to their own homes. 

- How does the amendment benefit anyone other than the Applicants? 

- What compelling reason would warrant approval of this Application? He 

said that he has not heard one. 

Mr. Doherty asked that the Application be denied. 

 Jacqueline Igliozzi, Woodward Road, submitted her written comments to the 

Commission. She spoke of the need to alert the NDDH so that they would 

perform annual inspections if the Application is approved and before a special 

permit is applied for. 

A.Tanner stated that he would look into this. 

M. Sigfridson explained that the Zoning Regulations don’t refer to the NDDH 

inspection requirement.  

C. Kelleher suggested that, if the Application is approved, the NDDH would be 

made aware.  

 Norman Berman, Bush Hill Road, stated that he remains opposed. He had 

submitted written comments (Letter dated December 6, 2022, included in 

packets to Commission Members). Mr. Berman explained his concerns that 

there are ambiguities, vagueness and lack of specificity in the proposal. He 

provided copies of a written statement to Commission Members, in which, he 

addresses his concerns regarding modifications dated November 29, 2022. He 

referred to Section 6.T.2 regarding standards: 

- Why limit to 25 percent? 

- He voiced concern regarding clustering of glamping sites/units. 

- How will “high-quality and durable” materials be determined? 

- He suggests that language be added regarding the primary access drive be 

situated some distance from a sharp curve or a hill. 

- He suggests that dark-sky compliant be defined. 

- Regarding #19, he feels that “photographs of similar buildings” is 

inadequate and that the applicant should be required to provide a drawing of 

what is intended. 

- He feels that “quite time” should be defined. 

- Regarding #23, he does not know what the second sentence means. He 

asked how events get incorporated into a glamp-ground.  

- Regarding what needs to accompany a special permit application, he 

suggests that the following should also be included: certificate of insurance; 

a comprehensive fire prevention plan which includes plans for infrastructure 

designed to facilitate fire control as may be prescribed by the Fire Marshal; 

a trash containment and removal plan; a provision for filing and reporting 
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complaints for violations of Regulations; a comprehensive neighborhood 

impact and security plan designed to eliminate noise, nuisance and other 

things; the plan should prohibit parking on roadways surrounding the 

glamp-ground; plan must prohibit noise or other nuisance that disturbs the 

comfort and convenience of the neighbors; the application for a special 

permit should be accompanied by a printed code of conduct that glampers 

will receive when they register and agree to in writing (an enforcement 

mechanism); the application should accompanied by an approval by 

Brooklyn Boards and Committees. 

- Regarding security/enforcement, Mr. Berman referred to Section 6.T.2 

Standards. He feels that there should be annual review. 

 David Loughlin, Wolf Den Road, read from a prepared statement in response to 

comments made by Counsel for the Applicant at the November 15th public 

hearing. He feels that none of the concerns have been substantially addressed 

and that no tangible benefit to the Town has been credibly described. Mr. 

Loughlin feels that that this Application is a poorly conceived, potentially 

destructive proposal that will have a negative impact on the Town forever. 

Without demonstrable benefit to the Town, with serious negative consequences 

for the character of the Town and its budget, he asked that the Application not 

be approved. 

 J. Perreault, St. Regis Drive, stated that she is in favor of the Application as she 

feels that it will be good for the Town of Brooklyn and surrounding 

communities. 

 Maria Gandy Winslow, resident and business owner in Brooklyn, read a 

prepared statement in opposition. She explained that she has attended all 

meetings for the proposed RA Zone change including the Affordable Housing, 

Agriculture Commission and Conservation Commission meetings and she said 

that there have been many meetings that have had Little Dipper Farm within the 

meeting which, she said, taxpayers would not be aware of so many meetings 

pertaining to L.D.F. (even if a small part). Ms. Winslow said that she has done a 

lot of research on glamping and resulting impacts and she feels that the 

glamping industry is a new venture capitalist venue with hopes of making 

money hand over fist. She spoke about a similar property in Massachusetts 

(Dream Away Lodge) where a glamping application was denied. She said that 

this Application should be denied for lack of proper knowledge. 

 Debbie Cornman, read from a prepared statement and said that there is no 

agreed-upon definition or standards for glamping in the State of CT which, she 

said, makes it difficult to evaluate this Application. The modified Application 

still leave too much to the imagination and is open to interpretation. She 

researched glamp-grounds in CT and found between 9-21 sites and she gave 

examples of types of accommodations and prices. She said that she is not sure 

how a platform equates with luxury. She spoke of different scenarios regarding 

number of units/people. She feels that, although the Applicants may have good 

intentions, it is irrelevant. She would prefer to have homes there. She said that if 

the PZC allows all RA Zone parcels of sufficient size to become commercial 

zones, you are agreeing to change the very character of Brooklyn. She urged that 

the Application be denied. 

 

ONLINE PUBLIC COMMENTS: 

 Lori Corriveau, stated that they had neighborhood meetings with numerous 

neighbors including Mr. Doherty, Ms. Igliozzi and Mr. Berman who spoke 

earlier in this meeting. She explained that they suggested a high-end inn with a 

spa in lieu of the glamping, but that the Applicant’s propensity is toward what is 

proposed. 

 Mary Kalencik, a small business owner in Brooklyn, spoke in favor of the 

Application and she asked that the public hearing not be continued any longer. 

 Carrie Juhasz Horton, resident and business owner in Brooklyn, spoke in 

favor and stated that she feels that the Applicant intends to fully appreciate the 
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beautiful land that we have and she feels that other local businesses will benefit 

from this.  

 Dalia Belliveau, stated that she is a resident of Brooklyn and is still opposed to 

the RA Zone change, she is not being represented by an attorney and that she 

had submitted a letter. She said that she, as well as others, like Brooklyn the way 

that it is.  

- Ms. Belliveau suggested that some Commission Members may have a 

conflict of interest. She stated that M. Sigfridson’s company should have no 

contract because that would create a problem. She commented that A. 

Tanner’s farm could potentially become a glamp-ground.  

- Ms. Belliveau stated that she had asked about a referendum and was told 

that she could not, but she said that she has since found out that people can 

petition.  

- Ms. Belliveau stated that she believes that motorcyclists will cause noise. 

- Ms. Belliveau believes that one Applicant is being given a lot of power and 

she feels that public comment should be given weight. 

- Ms. Belliveau stated agreement with a comment that had been made by the 

Applicant’s Attorney about how the RA Zone could be converted entirely to 

low-density, residential uses. Ms. Belliveau stated that she would welcome 

new members to share the same values that she came here with—RA. It 

would be less stress on the entire Community and you could request high-

end restrictions on what homes are built. 

- Ms. Belliveau said that she questions the transparency and hopes that the 

Board has no gain in this proposal to hire or contract work because she sees 

a conflict of interest. 

- Ms. Belliveau suggested that the Applicant consider the history of the land, 

588 acres. She said that a high-end realtor could easily be attracted and she 

offered that she would gladly help with the process. 

- Ms. Belliveau suggested figuring out a baseline of current traffic. 

- Ms. Belliveau spoke of how she picks up trash. 

- Ms. Belliveau spoke about crime in Brooklyn. 

- Ms. Belliveau stated that the Commission should have requested the 

extensive academic research done by Dr. Poland. She suggested a B&B 

rather than glamping to test if the need exists. 

- Ms. Belliveau stated that she is resisting the change of her RA status and 

she feels that it has been totally disregarded. She wonders if the Town is 

being manipulated or perhaps discriminated. She asked if that is a threat that 

this group is trying to say. It concerns her that one application has that much 

power. 

- Ms. Belliveau suggested that if the Applicant truly wants to change the RA 

status of this Community, they should get the definition changed at the State 

level and then come back to the PZC. She does not feel that Brooklyn 

should be used as a pilot project.  

 

M. Sigfridson asked Ms. Belliveau what she meant when she said that she 

saw a conflict of interest.  

Ms. Belliveau stated that if they are going to use high-end quality to build 

high-end platforms, where is that wood coming from? 

M. Sigfridson asked Ms. Belliveau if she is accusing her of having a 

conflict of interest in this matter. 

Ms. Belliveau stated that she feels that M. Sigfridson should expressly state 

that she has no interest or any gain in this to the entire Community so that 

we are all aware. 

M. Sigfridson stated that she does not sell wood, if that is what Ms. 

Belliveau is asking. 

Ms. Belliveau stated, “You don’t sell wood, but your company does.” 

M. Sigfridson stated, “No, ma’am.” 
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ADDITIONAL COMMENTS FROM STAFF: 

 J. Roberson stated that, in light of the recent revisions to dimensional criteria 

that were submitted November 29, 2022, she re-did her GIS analysis of 

qualifying parcels, eligible for glamping. The eastern side of Town is where 

most of the farmland soils are (Quinebaug River Valley / Historic Flood Plain) 

She submitted, for the record, a revision to her earlier Map. She was able to 

calculate the percentage of prime farmland soils on each of the qualifying 

parcels. There are three parcels that are greater than 25 percent prime farmland 

soils, so they are eliminated from the list. There are four remaining parcels (two 

have frontage on Route 169 and two that are reasonably proximate to Route 169 

which is why she had mentioned the National Scenic By-Way and the Route 169 

Corridor Management Plan).  

 

ADDITIONAL QUESTIONS/COMMENTS FROM THE COMMISSION: 

 M. Sigfridson commented that one of the earlier suggestions that the permit be 

revoked based on repeated violations seems like an interesting concept to her. 

She thinks it may be helpful for other permits also. She asked if this is within the 

PZC’s jurisdiction. 

J. Roberson explained that the Commission had revoked a gravel special permit, 

for gross violations, in the past. 

Ms. Sigfridson stated that providing that a special permit be revaluated 

periodically is within the PZC’s jurisdiction. 

 C. Kelleher commented that it would be difficult to act on this Application 

tonight. She stated that there were some good suggestions from Mr. Berman. 

The Commission reviewed Mr. Berman’s comments which he had provided. 

Ms. Kelleher stated agreement with Mr. Berman’s suggestion about being more 

specific regarding the wording “may include, but not limited to” rather than 

leaving it open ended. 

Attorney Cerrone called a Point of Order and she stated that Dr. Poland would 

be able to provide helpful information. 

Ms. Sigfridson commented that she thinks that dark-sky compliant is defined. 

A.Tanner stated agreement with Ms. Kelleher that Mr. Berman brought up a lot 

of good points, some already covered under our Regulations. Mr. Tanner 

explained that he feels that it is better to not try to put everything into the zone 

change and to require the special permit. We have the ability to hire consultants. 

Mr. Tanner clarified that his land would not qualify for a glamp-ground. 

Mr. Tanner commented that words like luxury can’t really be described further. 

He said that we should clarify what we can, but it’s not possible to clarify 

everything. 

Mr. Tanner explained that, as Town Officials, we have to take everything 

seriously, we cannot pick and choose. We have to give due process to 

everything that comes before us. 

Ms. Sigfridson stated agreement with Mr. Tanner that a lot of things are already 

covered under the Regulations. She explained that it would not be cohesive with 

our other Regulations to require that ten other 

Boards/Commissions/Departments look at an application before it comes before 

the PZC. 

Ms. Sigfridson stated that she agrees with Ms. Kelleher that it would be difficult 

to act on this Application tonight, although she feels that the Commission is 

ready to try to bring the public hearing to a close unless an extension is granted.  

 

ADDITIONAL COMMENTS FROM DR. POLAND: 

 Regarding a statement that he was designing a model regulation on glamp-

grounds to be used throughout the country and the industry. 

This is not what he is doing. Dr. Poland explained that it was the Attorney 

representing the neighbors that implied that. 

 Dr. Poland clarified that they are not pushing things off to special permit. 

Regulations establish uses. Special permits establish specific provisions and 
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approaches and considerations for specific kinds of uses (the uses that require 

special permits). It is a normal process within the zoning process.  

 Regarding the attack on wording being arbitrary and undefined (luxury, high-

end). For the record, he explained that the PZC determines these things and gets 

the final say in how you interpret your Regulations. He referred to, and read 

aloud from, Section 2.A.1. - Rules and Terms. He said that things were not left 

open-ended. 

 Dr. Poland referred to testimony that glampers would litter the streets and make 

a mess out of their neighborhood, but they also talk about the litter that already 

exists on the road and how they have to pick up the litter. The fact is, there is 

litter and the glampers aren’t here yet. He said that this is a metaphor for the rest 

of the things that are thrown out there. 

 Regarding a question from C. Kelleher about building codes, Dr. Poland 

explained that all applications/uses are subject to all of the other codes: public 

health code; building code; fire prevention code.  

 Regarding the question about inspections, Dr. Poland explained that under the 

State Campground Regulations, the State will consider this a campground 

regardless of how we define it. #1 - The local director of the Public Health 

District has to annually inspect the campground; #2 – The campground has to 

re-register on a yearly basis; #3 – Regarding the issue of capacity and 

enforcement, they have to maintain a registry of all occupants in all units at the 

campground and under the Campground Regulations, they are subject to reveal. 

You can work with the State Department of Health to get access to those records 

if you have an occupancy issue. 

 Dr. Poland feels that this is a workable Regulation. 

 

ADDITIONAL QUESTIONS/COMMENTS FROM THE COMMISSION: 

 Regarding the special event issue - M. Sigfridson stated that, if this Application 

were approved, she would not want events being called out as an accessory use 

to glamp-grounds. The Special Events Regulation specifically excludes events 

held at a hotel as those events are accessory to hotel uses. She does not feel that 

it would be appropriate for the PZC to consider events held at a glamp-ground to 

automatically be accessory to a glamp-ground. She feels it would be more 

appropriate to require a special event permit if that was contemplated. She 

suggested incorporating (into proposed Section 6.T.2.23) some of the special 

event language (from Section 6.J) into any glamping text amendment. Suggested  

language: “A glamp-ground seeking to host events such as banquets, wedding 

receptions, parties, performances and similar gatherings, shall require a special 

permit in accordance with Section 6.J.” 

 

Attorney Cerrone thanked the Commission Members for their patience and referred to the 

Staff Guidance and she stated that the Commission is not to be told what to do but to 

decide what to do by following certain standards. She noted the amount of scrutiny that 

the Applicant has been under, the lengths they have gone to, the time and cost to bring 

the Application before the PZC. Attorney Cerrone asked, that when the Commission 

thinks about the overall Zoning scheme, to keep in mind the way they are treating the 

other commercial activities in the RA Zone. She said that she does not see the level of 

detail on a utility facility (allowed in the RA Zone by special permit) that you do on 

glamping. She questions the wisdom of adding any more onerous requirements on this 

particular Application. She noted the lengths that this Applicant is going to propose a 

commercial use that can be integrated into a farm. Why not allow a glamping option for 

the owners of these large parcels in the RA Zone? She said that when someone comes in 

with a glamping application, they have to provide architectural design data, an 

environmental impact statement is required (which she feels would answer the questions 

raised by the Conservation Commission). She referred to Section 9.D.3.4 of the 

Regulations and explained that the Commission has wide discretion under special permit. 

An applicant is required to show on a site plan, the locations of all of the primary and 

accessory uses. She said that this Application fits into the scheme of allowing in the RA 



Brooklyn Planning and Zoning Commission Regular Meeting Minutes - Hybrid 12 
    Wednesday, December 7, 2022 

 

Zone, the compatibility between the agricultural uses, the light residential and some 

commercial use. Attorney Cerrone thanked the Commission for its consideration and 

stated that the Applicant asks that the public hearing be closed. 

 

M. Sigfridson explained that any information to be debated or considered during the 

deliberation process would have to be included as part of the record during the public 

hearing. 

 

Motion was made by A. Fitzgerald to close the public hearing for 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.  

Discussion: C. Kelleher stated that she would find it more palatable if there were a maximum number of 

glamping units. It was stated that this could be considered during deliberations because it had been mentioned 

before the close of the public hearing. 

Second by B. Simmons. There was no further discussion regarding the motion to close the public hearing. 

Motion carried unanimously by voice vote (7-0-0). 

 

 

c. New Public Hearings: None. 

d. Other Unfinished Business:  

1. 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. 

 

J. Roberson stated that the Commission has sixty-five days to act on this Application. 

 

Motion was made by C. Kelleher to table 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. 

Second by S. Pember. No discussion.  

Motion carried unanimously by voice vote (7-0-0).  

 

There was discussion following the vote regarding date and location: To be held at the next regular meeting of 

the Planning and Zoning Commission to be held on December 20, 2022, at 6:30 p.m., at the Clifford B. Green 

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

 

 

Motion was made by C. Kelleher to add the following to the Agenda: 

 VII.a.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. 

Second by S. Pember. No discussion.  

Motion carried unanimously by voice vote (7-0-0).  

 

VII. New Business: 

a. Applications: 
1. SP 22-006: Special Permit for State Route Business Enterprise (Craftsperson) at 481 

Pomfret Road, Applicant: Mindy Delp. 

 

J. Roberson explained that the current Regulations would not permit the sale of other 

craftspersons’ items at the store. Therefore, if the Regulations were changed, it would not 

apply to an application received tonight. She explained that an option would be to 

withdraw this application so that the Commission can have the discussion about 

additional crafters.  
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Mindy Delp explained that the main reason for the application was to help the artisan 

community in the area by allowing them an additional venue to show their work. She said 

that she is surprised at the restrictive nature of the Regulation.  

 

M. Sigfridson explained that it is a residential zone, not a commercial district. There was 

discussion. Ms. Roberson stated that there is more than one thing to look at and she 

explained that there is no relief from the site plan requirement for low-level uses and 

there is also no signage regulations for State Route Business Enterprise. She explained 

that when we re-wrote the Regulations in 2019, it was anticipated that these types of 

things would be found that were wrong. Ms. Roberson recommended that the application 

be withdrawn to address revisions to the Zoning Regulations prior to submitting an 

application.  

 

Ms. Sigfridson asked that the application fee be refunded. Ms. Roberson stated that in 

light of this scenario, that would be practical. 

 

Ms. Delp provided photos for viewing by the Commission. Ms. Sigfridson stated that this 

is what we were hoping for when crafting the Regulation. 

 

Ms. Delp stated that she will withdraw the application and re-submit. 

 

 

2. 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. 

 

Motion was made by A. Fitzgerald to schedule the public hearing for 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 for the regular meeting of the Planning and Zoning Commission to be held on January 

4, 2023, at 6:30 p.m., at the Clifford B. Green Memorial Building, 69 South Main Street, Brooklyn, CT and via 

Zoom. 

Second by S. Deshaies. No discussion.  

Motion carried unanimously by voice vote (7-0-0).  

 

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

128), Applicant: Naomi Regis. 

 

J. Roberson explained that the Application is being reviewed by the IWWC and there is a 

lot of plan review going on right now. She asked that the Commission consider:  

- Site walk. There was a consensus of the Commission not to have a site walk. 

- Public Hearing 

- Open Space Dedication (fee-in-lieu or land dedication). There was a consensus of the 

Commission to refer to the Conservation Commission. 

 

Ms. Roberson stated that comments had been received from a neighbor. She said that 

there are drainage issues and water table issues which are being reviewed by the IWWC 

and Regional Engineer, Syl Pauley to be sure the water is flowing the appropriate way. 

She explained that there is a lot of run-off in front of the grassy field. There is some water 

leaving the property in an uncontrolled fashion. 

 

Ms. Sigfridson stated don’t schedule a site walk or public hearing and it will come back 

on the agenda after it goes to the IWWC. 
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4. SP 22-007: Special Permit for an Events Facility at 459 Wolf Den Road, Applicants: 

Nicole and Greg Fisher. 

 

M. Sigfridson recused herself and took a seat in the audience. She stated that members of 

her family have business dealings with the Applicant.  

 

Ms. Roberson asked if the Commission would like to consider hiring third party 

consultants as an option for traffic and potentially drainage. The Applicant has 

voluntarily submitted a traffic study, drainage study and report from a wildlife biologist 

(digital version in packet has the full studies), but the Commission can also require a 

traffic study to compare the two (expert cross-checking process). Ms. Roberson explained 

that this decision would need to be made in the early stages. No decision was made 

regarding third-party consultants. 

 

 

Motion was made by A. Fitzgerald to schedule the public hearing for SP 22-007: Special Permit for an Events 

Facility at 459 Wolf Den Road, Applicants: Nicole and Greg Fisher for the regular meeting of the Planning and 

Zoning Commission to be held on January 17, 2023, at 6:30 p.m., at the Clifford B. Green Memorial Building, 

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

Second by B. Simmons.  

There was discussion about Bed & Breakfast/overnight stays. 

Motion carried by voice vote (6-0-0). M. Sigfridson had recused herself and took a seat in the audience. 

 

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. 

 

M. Sigfridson returned and resume the position of Chair. 

 

There was discussion and S. Pember recommended that third-party consultants be hired 

to do both a traffic study and a drainage study, independently. C. Kelleher agreed. 

Discussion continued. C. Kelleher stated that there was an issue with the previous traffic 

study that had been done because of the time of year. There was discussion about 

drainage and A. Fitzgerald stated that he didn’t think that the drainage was an issue at all. 

Ms. Roberson stated that previous studies are included in the revised plans.  

 

Ms. Sigfridson stated that we would at least want somebody to look at the traffic and 

possibly a hydrogeologist. She suggested using the same consultant as last time. Scope of 

work could change. 

 

Motion was made by A. Fitzgerald to schedule 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 for the regular meeting of the 

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

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

Second by S. Pember. No discussion.  

Motion carried unanimously by voice vote (7-0-0).  

 

b. Other New Business:  
1. Review of 2023 Regular Meeting dates.  

 

There was discussion and it was decided that there would not be a meeting on April 5, 

2023 (Passover). 

 

VIII. Reports of Officers and Committees: 

a. Staff Reports – Margaret Washburn’s Report dated 12/1/2022 was included in packets to 

Commission Members. No discussion. 

 

b. Budget Update (included in packets to Commission Members). No discussion. 
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c. Correspondence – None. 

 

d. Chairman’s Report – None. 

 

IX. Public Commentary – None. 

 

X. Adjourn 
 

M. Sigfridson adjourned the meeting at 10:41 p.m. 

 



12-20-2022      Record Documents and Written Testimony pertaining to ZRC 22-007 

A. Application documents pertaining to ZRC 22-007 

 

1. Request for Change in Zoning Regulations Form to amend Sec. 2.B, 3.C.2.4.new7, and new 6.T 

(3X), received 9-1-22, 3 pages 

2. Proposed revised Zoning Regulations Sec. 2.B, 3.C.2.4.new7, and New 6.T, received 9-1-22, 4 

pages 

3. Owner acknowledgement, received 9-1-22, 1 page 

4. Proposed revised Zoning Regulations narrative including cover letter by Don Poland, AICP of 

Goman & York, received 9-1-2022, 10 pages 

5. Proposed modifications to submitted application including cover letter by Don Poland, AICP of 

Goman & York, received 11-10-2022, 5 pages 

6. Proposed modifications to submitted application including memo by Don Poland, AICP of 

Goman & York, received 11-30-2022, 10 pages 

 

B. Applicant/Agent testimony 

 

1. Letter to Chair Sigfridson from Atty. Kate Cerrone of Northeast Law Center, received 10-28-

2022, 2 pages 

2. Testimony re: Turnpike Buyer Advertisement prepared by Don Poland, AICP of Goman & York, 

received 11-15-2022, 5 pages  

3. Curriculum Vitae of Donald J. Poland, PhD, AICP, received 11-15-2022, 19 pages 

4. Natural Diversity Data Base Areas Brooklyn CT, June 2022, Received 12-7-2022, 1 page 

 

C. Staff testimony 

 

1. List of applicable parcels prepared by Town Planner Jana Roberson, AICP, dated 11-1-2022, 1 

page, superseded 

2. Color map and table of applicable parcels *revised* prepared by Town Planner Jana Roberson, 

AICP, dated 11-10-2022, revised 12-6-2022, 1 page 

3. Staff Guidance to PZC dated 11-2-2022, 11-15-2022, 12-7-2022, 12-20-2022 

 

D. Public testimony 

 

1. Letter to PZC from Gilly Gordon Hay, received 9-28-2022, 1 page 

2. Email to Jana Roberson from Dante Hernandez, received 10-25-2022, 1 page 

3. Letter to Jana Roberson from Migdalia Belliveau, received 10-27-2022, 4 pages 

4. Open letter from Mary Kalencik (TLC Yard Care), received 10-28-2022, 1 page 

5. Email to Jana Roberson from William Gaspar, received 10-31-2022, 1 page 

6. Email to PZC from Daniel Blanchette, P.E., received 11-1-2022, 1 page 

7. Email to Jana Roberson from Maria Gandy-Winslow, GRI, with attachments, received 11-2-2022, 

22 pages 

8. Letter to PZC from Elizabeth Cracco, Ph.D., received 11-2-2022, 1 page 

9. Letter to PZC from Jennifer Nemeth, received 11-2-2022, 2 pages 

10. Letter to PZC from Karen Johnson, AICP, received 11-2-2022, 3 pages 

11. Handwritten note to PZC from Nathaniel Aarons, received 11-2-2022, 2 pages 

12. Written testimony to PZC from Debbie Cornman, received 11-2-2022, 2 pages 
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13. Written testimony to PZC from Norman Berman with attachment, received 11-2-2022, 3 pages 

14. Written testimony to PZC from Jim and Kathy Doherty, received 11-2-2022, 3 pages 

15. Public Hearing meeting chat, received 11-2-2022, 1 page 

16. Three statements to PZC from Jackie Igliozzi, received 11-10-2022, 5 pages 

17. Letter to PZC from Mark Olivo with attachments, received 11-10-2022, 13 pages 

18. Letter to PZC and copy of verbal testimony from Mark Kalencik (TLC Yard Care), received 11-11-

2022, 3 pages, 

19. Letter to PZC from Dalia Belliveau, received 11-14-2022, 2 pages 

20. Email to Jana Roberson from William Green, received 11-14-2022, 1 page 

21. Letter to PZC from Deborah Cornman, received 11-15-2022, 1 page 

22. Email to PZC from Joseph Igliozzi, received 11-15-2022, 1 page 

23. Letter to PZC from David Loughlin, received 11-15-2022, 4 pages 

24. Email to Jana Roberson from Henry Moses, received 11-15-2022, 1 page 

25. Letter to PZC from Conservation Commission, received 12-6-2022, 1 page 

26. Letter to PZC from Norman Berman, received 12-6-2022, 4 pages 

27. Email to Jana Roberson from Joe Voccio, received 12-7-2022, 1 page 

28. Letter to Jana Roberson/PZC from Dalia Belliveau, received 12-7-2022, 3 pages 

29. Letter to PZC from David Loughlin, received 12-7-2022, 2 pages 

30. Comments on text amendment from Norman Berman, received 12-7-2022, 3 pages 

31. Letter to PZC from Jacqueline Igliozzi, received 12-7-2022, 1 page 

32. Testimony to Conservation Commission from Jim Doherty, received 12-7-2022, 3 pages 

33. Letter to Jana Roberson/PZC from Maria Gandy-Winslow, received 12-7-2022, 10 pages 

 

E. Minutes of Public Hearings 

 

1. PZC Meeting Minutes 11-2-2022 

2. PZC Meeting Minutes 11-15-2022 

3. PZC Meeting Minutes 12-7-2022 

 

F. Applicable Regulatory and Planning Documents 

 

1. Brooklyn Zoning Regulations effective 10-6-2022 

2. Brooklyn Zoning Map effective 3-30-2021 

3. Brooklyn Plan of Conservation and Development 2011 

 

 









































































































































































































































































































































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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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.
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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
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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.

Vacant Land Page 1 of 2

22-0141
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APPRAISERS CERTIFICATION: The Appraiser certifies and agrees that:

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

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

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

sales price of the comparable.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: Signature:
Name: Name:

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

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

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

Did Did Not Inspect Property

Vacant Land Page 2 of 2

RCR.1523

04/30/2023

CT

RCR-0001523

12/06/2022

Catherine Hebert

Allen Hill Rd, Brooklyn, CT, 06234

22-0141
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SUBJECT PROPERTY PHOTO ADDENDUM

View of Lot

Street Scene



COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: State: Zip:
Lender:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

PC Survey Associates, LLC
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Allen Hill Rd

22-0141

70,000

10/28/2022

Pomfret, CT  06259

128 Murdock Rd

85,000

11/15/2022

Pomfret, CT  06259

111 Youngs Rd

85,000

07/14/2022

Canterbury, CT  06331

63 Brooklyn Rd
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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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60'
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ALLEN HILL ROAD

BROOKLYN, CONNECTICUT

30'
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120' 180'

OCTOBER 2022

NAOMI L. REGIS

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

LOT LAYOUT PLAN

0.38' 0.18'

LOT CORNER

I.R.
FND.

0.36'
0.27'

LOT CORNER

I.R.
FND.

DETAIL "A"
NOT TO SCALE

DETAIL "B"
NOT TO SCALE

(DISTURBED)

(DISTURBED)

SEE
DETAIL "A" SEE

DETAIL "B"

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.

N/F
LANGEVIN LIMITED PARTNERSHIP

VOL. 483 , PG. 53

N/F
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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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40'
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20'
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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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ALLEN HILL ROAD

BROOKLYN , CONNECTICUT
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OCTOBER  2022

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.
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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'



Soil Map—State of Connecticut
(430 ALLEN HILL ROAD)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

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

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

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

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

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

Soil Survey Area: State of Connecticut
Survey Area Data: Version 21, Sep 7, 2021

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

Date(s) aerial images were photographed: Mar 30, 2011—May 
21, 2020

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

Soil Map—State of Connecticut
(430 ALLEN HILL ROAD)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/11/2022
Page 2 of 4



Map Unit Legend

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

2 Ridgebury fine sandy loam, 0 
to 3 percent slopes

20.6 8.2%

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

9.2 3.7%

15 Scarboro muck, 0 to 3 percent 
slopes

4.0 1.6%

17 Timakwa and Natchaug soils, 0 
to 2 percent slopes

23.2 9.2%

23A Sudbury sandy loam, 0 to 5 
percent slopes

7.0 2.8%

34A Merrimac fine sandy loam, 0 to 
3 percent slopes

14.5 5.8%

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

7.0 2.8%

36A Windsor loamy sand, 0 to 3 
percent slopes

20.1 8.0%

38C Hinckley loamy sand, 3 to 15 
percent slopes

37.3 14.9%

38E Hinckley loamy sand, 15 to 45 
percent slopes

18.2 7.3%

45A Woodbridge fine sandy loam, 0 
to 3 percent slopes

16.5 6.6%

45B Woodbridge fine sandy loam, 3 
to 8 percent slopes

31.2 12.4%

46B Woodbridge fine sandy loam, 0 
to 8 percent slopes, very 
stony

4.4 1.7%

50B Sutton fine sandy loam, 3 to 8 
percent slopes

0.1 0.0%

61B Canton and Charlton fine 
sandy loams, 0 to 8 percent 
slopes, very stony

1.1 0.4%

62D Canton and Charlton fine 
sandy loams, 15 to 35 
percent slopes, extremely 
stony

3.4 1.4%

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

3.3 1.3%

84B Paxton and Montauk fine 
sandy loams, 3 to 8 percent 
slopes

15.5 6.2%

Soil Map—State of Connecticut 430 ALLEN HILL ROAD

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/11/2022
Page 3 of 4
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Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

84C Paxton and Montauk fine 
sandy loams, 8 to 15 percent 
slopes

7.7 3.1%

85B Paxton and Montauk fine 
sandy loams, 3 to 8 percent 
slopes, very stony

0.0 0.0%

86D Paxton and Montauk fine 
sandy loams, 15 to 35 
percent slopes, extremely 
stony

0.1 0.0%

108 Saco silt loam 5.9 2.3%

W Water 0.5 0.2%

Totals for Area of Interest 250.6 100.0%

Soil Map—State of Connecticut 430 ALLEN HILL ROAD

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/11/2022
Page 4 of 4
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Additions to the Agenda 

1) Please seat alternates as necessary. 

 

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. 

The basic rule to remember is: If it didn’t come up during the public hearing, it is off the table. 

That said, revisions to the draft proposal that were discussed during the public hearing can still 

be included after the public hearing closes.  

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. 

- The application has been approved by IWWC. 

- You have referred this application to the Conservation Commission for review. 

- The applicant has also submitted an appraisal. 

 


