
AGENDA
MANSFIELD PLANNING AND ZONING COMMISSION

Regular Meeting, Tuesday September 8, 2009, 7:30 p.m.
Or upon completion of Inland Wetland Agency Meeting
Council Chambers, Audrey P. Beck Municipal Building

Minutes
8/03/09; 8/19/09 field trip

Scheduled Business

7:45 p.m. Public Hearing
Special Permit Application, Proposed Conversion from one to two family, 1620 Storrs Road,
Y. Ghiaei o/a, File #1276-2
Report from Director of Planning

8:00 p.m. Zoning Agent's Report
A. Monthly Activity Report
B. Enforcement Update
C. Request for bond release, Healey Property, 476 Storrs Rd, PZC File #819
D. Hall Property Old Mansfield Hollow Rd; DeBoer Property, Storrs Rd
E. Other

Old Business
1. Application to Amend the Zoning Map and Special Permit Application for a Proposed 35 Unit

Multi-Family Development, Whispering Glen, LLC, 73 Meadowbrook Lane, PZC Files #1283
and #1284 M.A.D. 10/7/09

2. Potential Re-Zoning of the "Industrial Park" zone on Pleasant Valley Road and Mansfield
Avenue
Report from Director ofPlanning

3. Other

New Business
1. Site Modification Request: Proposed driveway, parking, wallovay and other site work, B'nai

B'rith Hillel property, 54 North Eagleville Rd. File #1289
Reports from Director of Planning, Assistant Town Engineer

2. Site Modification Request: Proposed Weddings/Temporary outing liquor permits at The
Gardens At Bassetts Bridge Farm, 552 Bassetts Bridge Rd. PZC File # 1217
Reports from Director of Planning, EHHD, Mansfield Resident Trooper

3. Request to continue work on Amphitheater Stage, Dog Lane, Hellenic Society Paideia o/a PZC
File #1049-7
Report from Director of Planning

4. Updates from Director of Planning
A. Four Comers Sewer Committee (see attached Design Guideline Comments)
B. Community Quality of Life Committee (see 9/3/09 Communication from Town Manager)
C. Storrs Center Downtown Project
D. Fall Bonding Referendum Re: Open Space Acquisition and Management, the Hunting Lodge

Road walkway bikeway, the replacement of the Laurel Lane and Stone Mill Road bridges and a
salt storage facility.

E. Agricultural Zoning Regulations
F. WINCOG Regional Plan Update

5. Other



Reports from Officers and Committees
1. Chainnan's Report
2. Regional Planning Commission
3. Other

Communications and Bills
1. 9/09/09 ZBA Public Hearing Notice
2. New listing on National register of Historic Places: Mansfield Hollow Dam
3. Summer 2009 CFPZA Newsletter
4. Summer 2009 Planning Commissioners Journal
5. Planning, Acquisition Management Guidelines (revised to 8/24/09)
6. 7/31/09 UConn Landfill Quarterly Report
7. Other



Members present:

Members absent:
Alternates present:
Staff Present:

DRAFT MINUTES

MANSFIELD PLANNING AND ZONING COMMISSION
Regular Meeting, Monday, August 3, 2009

Council Chamber, Audrey P. Beck Municipal Building

R. Favretti (Chairman), B. Gardner, R. Hall, K. Holt, P. Kochenburger, P. Plante,
B. Pociask, B. Ryan
J. Goodwin
M. Beal, G. Lewis, L. Lombard
Gregory Padick, Director ofPlanning

Chairman Favretti called the meeting to order at 8:01 p.m. Alternate Lombard was appointed to act in .
Goodwin's place.

Minutes:
7/20/09-Gardner MOVED, Plante seconded, to approve the 7/20/09 Minutes as written. MOTION PASSED
with all in favor except Ryan and HaH who disqualified themselves. Beal and Lombard noted that they listened
to the tapes.

Zoning Agent's Report:
Noted.

Public Hearing:
Application to Amend the Zoning Map and Special Permit Application for a Proposed 35 Unit Multi­
Family Development, Whispering Glen, LLC, 73 Meadowbrook Lane, PZC Files #1283 and #1284
Chairman Favretti opened the continued Public Hearing at 8:04 p.m. Members present were Favretti, Gardner,
Hall, Holt, Kochenburger, Plante, Pociask, Ryan and alternates Beal, Lewis and Lombard. Lombard was
appointed to act. G. Padick, Director ofPlanning noted a previously distributed 6-30-09 set ofplans; a 7-28-09
memo from G. Meitzler, Assistant Town Engineer; a 7-30-09 memo from G. Padick, Director ofPlanning; and
"Bylaws of [named crossed out] Condominium Owners' Association, Inc." from a similar development that was
distributed this evening.

Patrick Lafayette, P.E., Development Solutions, agreed to have the testimony from the Inland Wetlands Hearing
of this evening entered into the record of this Planning and Zoning Commission Hearing. Lafayette reviewed
the changes to the plans and comments raised in Padick's report. Lafayette indicated that he can easily address
and accommodate all issues raised.

Holt asked about the issues raised in John Lenard's memo, including size of recreation area, maintenance of
rain gardens, certain units are below street grade; and Lafayette told her they would be addressed.

Favretti expressed concern with the close proximity ofbuildings 22 and 23 and the lack of solar orientation of
these buildings. He urged Lafayette to re-evaluate their positioning. After a brief discussion, Padick indicated
that if the hearing is closed tlns evening, the 6-30-09 plans before the PZC would be those referenced in a
motion, and any identified changes would have to be referenced as conditions of the motion. Favretti noted no
comments or questions from the public or the Comnllssion. Plante MOVED, Holt seconded, to close the Public
Hearing at 8:29 p.m. MOTION PASSED UNANIMOUSLY.

Old Business
1. Gravel Permit RenewallModification Request, Green Property, 1090 Stafford Road PZC File #1258

Kochenburger MOVED, Holt seconded, to approve with conditions the application ofK. Green (File #
1258) for a special permit modification and permit renewal for gravel removal activity at 1090 Stafford
Road. The approved area for new excavation is shown on maps dated 7/2/09 and authorized work is



described in a 6/15/09 letter from the applicant, other application submissions and testimony at a Public
Hearing on 7/20/09. This approval is granted because the application as hereby approved is considered to
be in compliance with Article XI, Section D, Article V, Section B and Article X, Section H of the Mansfield
Zoning Regulations, and is granted with the following conditions:

1. All disturbed areas shall be covered with a minimum of 4 inches of topsoil and revegetated as per
regulatory requirements and application submissions. No topsoil shall be removed from site without
prior authorization.

2. The haul route indicated on the 7/2/09 plans and approved by the Assistant Town Engineer shall be
utilized. An anti-tracking pad shall be installed at the Route 32 intersection of the haul route.

3. Erosion and sedimentation controls shall be installed where necessary as determined by the Assistant
Town Engineer/Inland Wetlands Agent. Particular attention shall be given to tlle area where a haul road
culvert will be placed.

4. Due to the agricultural nature of the subject application, the distance of the site activity from
wetland/watercourse areas and tile adequacy of submitted plans, no site development bonding shall be
required at this time. The PZC reserves the right to require bonding if site development problems arise.

5. This permit shall not become valid until tile applicant obtains tile permit form from the Planning Office
and files it on tile Land Records. If tile subject excavation and site restoration work for botll tile original
and new areas of excavation are not completed by 7/1/2010, renewal oftllis Special Permit shall be
required.

6. This approval accepts tile applicant's requested waivers of map subnlission requirements. The
information provided is adequate to address all applicable approval requirements.

MOTION PASSED UNANIMOUSLY.
2. Potential Re-Zoning of the "Industrial Park" zone on Pleasant Valley Road and Mansfield Avenue

Lombard disqualified himself. Padick reviewed IDS 7-30-09 memo at lengfu. After extensive discussion, tile
consensus of the Commission was to proceed with Option 2a presented in Padick's 7-30-09 memo. This
option would to rezone tile land east of Conantville Brook to a refined PVRA zone and re-zone Industrial
Park land west of Conantville Brook to a refined Pleasant Valley Commercial Agriculture. Padick noted that
if tile entire area designated for rezoning to PVRA is developed in multi-fanlily projects, tile maxinmm
number of units would be about 200. Padicle agreed to work witil members to present tills for a fall public
hearing.

3. Special Permit Conversion, 1620 Storrs Road, Y. Ghiaei o/a, File #1276-2
Tabled, Public Hearing scheduled for 9/8/09.

Reports of Officers and Committees:
Favretti noted an 8/19/09 Field Trip at 2:00 p.m. There were no otiler reports.

Communications and Bills:
Noted.

Adjournment:
Favretti declared tile meeting adjourned at 9:22 p.m.

Respectfully submitted,

Katherine K. Holt, Secretary



MINUTES

MANSFIELD INLAND WETLAND AGENCY/PLANNING AND ZONING COMMISSION
FIELD TRIP

Special Meeting
Wednesday,August19,2009

Members present:
Staff present:

R. Favretti, M. Beal, B. Gardner, K. Holt, B. Ryan,
G. Meitzler, Wetlands Agent, Assistant Town Engineer
G. Padick, Director of Planning
S. Lehmann- Conservation Commission

The field Trip began at 2:10 p.m.

1. B'NAI BRITH, HILLEL PROPERTY, 54 N. Eagleville Road, Proposed driveway, parking, patio and
landscaping work. IWA File #1437
Members were met by the Director of Hillel who briefly explained the proposed plans. It was
noted that some plan revisions may be submitted prior tothe September 8th IWA meeting. Site
and neighbor.hood characteristics were observed. No decisions were made.

The field trip ended at approximately 2:30 p.m.

Respectfully submitted,

K. Holt, Secretary
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Town of Mansfield
, 0

CURT B. HIRSCH
ZONING AGENT
HIRSCHCB@MANSFIELDCT.ORG

AUDREY P. BECK BUILDING
4 SOUTI1 EAGLEVILLE ROAD

MANSFIELD, CT 06268-2599
(860) 429-3341

Memo to:
From:
Date:

Planning and Zoning~~i~bn
Curt Hirsch, Zoning ~r;/v-.\. .
August 31, 2009

MONTHLY ACTIVITY for August - 2009

ZONING PERMITS

Address

Forand 17 Cedar Swamp Rd.
Woodmansee 70 Jonathan la.
Mazzarella 120 Meadowbrook La.
Bocbiochi 78 Mansfield Hollow Rd.
Ballas 370 Woodland Rd.
Hemingway 143 Fern Rd.
Canadian national railway 57 Middle Tpke.
Mitlitsky 62 Kaya La.
Crossen lot 15 Windwood Acres
Town of Mansfield Commonfields
Evans 67 Circle Dr.
Ouimette Lot 4 Crane Hill Rd.
Mansfield Nursing Ctr. lOa Warren cir.
Bagwell Lot 3 Chaffeeville Rd.
Salari Separatist!l-Iunting Lodge Rds.

CERTIFICATES OF COMPLIANCE

Pumose

bonse addition
eolarge deck
above pool
in-grd pool
house addition
above pool & deck
new lot
lot line revision
I fin dw
bird blind
10 x 14 shed
I fin dw
pavilion
1 fin dw
Lnt split

Chovnick
Block
Bryant
McCann
Gates
Crossen
Beaudoin Canst.
Gile

213 Stafford Rd.
8 Hanks HilI Rd.
16 Old keot Rd.
979 Warrenville Rd.
14 Ridge Cir.
237 Baxter Rd.
42-45 Liberty Sq.
140 Wormwood Hill Rd.

motorcycle shmVToom
house add & site work
garage add & shed
barn
sunroom
I fm dw (last house in subdivision)
4 multi-fam units
I fmdw
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To:
From:
Date:

Town Council/Pj<UjH':1'
Curt Hirsch, Zo ·ng 1\\fJi~

AUgUst 20, 2009

ing Commission

Re: Monthly Report ofZoning Enforcement Activity
For the month ofJuly, 2009

Activity This Last Same month Th is fiscal Lastfiscat

month month 18st ear ear to da Ie e adod ate

Zo its 1 a 1 8 21 1 a 21

9 21 1 9 9 19

47 58 48 47 48

6 9 9 6 9

4 6 5 4 5

3 3 5 3 5

1 1 10 7 1 1 7

3 a a

2 2

Z0 ning~G ita. liOns
issUed a 2 a a a

Zoning permits issued this month for single family homes = 0, multi-fin = 3
2009/10 fiscal year total: s-fin = 0, multi-fin = 3
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Town of Mansfield

CURT B. HIRSCH
ZONING AGENT
HIRSCHCB@MANSFIELDCT.ORG

AUDREY P. BECK BUILDING
4 SOUTH EAGLEVILLE ROAD

MANSI'IELD, CT 06268-2599
(860) 429-3341

To:
From:
Date:

Re:

Planning & Zoning CommilsihQ~
Curt Hirsch, Zoning Agent 'I.]0,rjU,\
August 31, 2009

Healey, 476 Storrs Road, PZC # 819
Request for bond release

On 2/2/09, the PZC authorized the execution of a $7000 bond with bond agreement from
Michael Healey, for the completion ofPZC-approved site work. In a 8/28/09 letter, Mr. Healey
states that "all work was done in accordance with the approved plans" and requests a release of
the bond. The bonded site work included completion of the parking area, handicap parking
signage and installation ofremaining landscaping.

I conducted an inspection of the site today and determined that the required site work has been
completed in substantial compliance with the approved plans. The only item remaining to
complete is the pavement striping of the parking lot. Mr. Healy is doing the pavement striping
himself and expects it to be completed very soon. I recommend that the PZC authorize the
staff to release the $7000 site development bond to Michael Healey for site work at 476
Storrs Road, because the authorized wt:!~k has been completed per PZC-approved plans
with the following condition. The bond shall not be released until the staff verifies that the
required parking lot pavement striping has been completed per approved plans.



Land planning, Consulting & Surveying P.O. Box 557 Mansfield Cen'er, CT 06250-0557 (860) 456-4500

HEALEY & ASSOCIATES, LLC

August 28, 2009

Mr. Curt Hirsch, Zoning Agent
Town ofMansfield
4 South Eagleville Road
Storrs, Connecticut 06268

Re: Michael C. Healey and Mary C. Healey
476 Storrs Road, Mansfield, Connecticut
PZC File #819

Dear Mr. Fjrsch:

On March 4, 2009, a Bond Agreement was executed by me and delivered to the
Mansfield Planning Office along with a cash bond in the amount of Seven Thousand and
no/IOO ($7,000.00) Dollars. All required site work has been completed and all work was
done in accordance with the approved plans. Therefore, I am formally requesting that the
Town ofMansfield release the site bond on the property.

Ifyou have any questions, please do not hesitate to contact me at (860) 456-4500. Thank
you for your attention to this matter and I look forward to hearing from you.

Sincerely,
Healey & Associates, LLC

l/7/.1f--Ltlt'! (I. ,f-k/iLt1j--
Michael C. Healey, ef.?~aging Member

MCR/ljI



TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to:
From:
Date:
Re:

Mansfield Planning and Zoning commission}j?
Gregory Padick, Director of Planning Q
9/2/09 ~
Special Permit Application, Proposed Conversion from one to two family, 1620 Storrs
Road, Y. Ghiaei a/a, File #1276-2

Attached please find a request to extend the Public Hearing period on the subject Special Permit
applications by an additional 35days.

A public hearing continuation to October 5th is recommended. With the applicant's extension, the
hearing can be further continued by the Commission. The following motion has been drafted for the
PZC's 'consideration:

That the Commission accept the applicant's request for an additional thirty (35) day extension of
the Public Hearing period for the proposed Conversion from one to two family, located at 1620
Storrs Road, Y. Ghiaei o/a, File #1276-2. Furthermore, that the Public Hearings on this application
be continued until October 5, 2009.



11onday, i\ugust31, 2009

I, Yadollah Ghiaei respectfully request that the Public Hearing on September 8, 2009 for
the application for a conversion to a two-family residence at 1620 Storrs Road, be
extended by 35 days to allow more time to adequately prepare plans,

........ :/"...~

/. /············~.;<4d
( 8---1-'-.'_'-_'-- ..-:1;31/ c; '1



TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNlNG

Memo to:
From:
Date:
Re:

Mansfield Planning and Zoning Commission~
Gregory Padick, Director of Planning .
September 3, 2009
Potential Rezoning: Industrial Park area south of Pleasant Valley Road

At the August 3rd meeting, PZC members discussed various options for rezoning the existing Industrial
Park Zone. Based on this discussion, I have begun working on a draft revision to the Zoning Map and
Zoning Regulations. Due to vacation schedules and other work commitments, the draft is not ready for
PZC review, but, hopefully, will be available for the October 5th meeting. On August 3rd members
expressed a preference for option 2A as presented in my 7/30/09 memo with a noted interest in rezoning
land west of Mansfield Avenue to RAR-90. The following outline indicates the primary elements of the
proposed revisions. It would be helpful if this direction is confirmed at the September 8'h meeting.

I. Rezone current Industrial Park zoned land south of Pleasant Valley Road and east of Conantville
Brook to a refined Pleasant Valley Residence Agriculture Zone.. This revision would essentially
extend the current PVRA Zone along Mansfield City Road westerly to Conantville Brook.
Refinement would include clarification of open space/recreational requirements and more specific
locational and phasing provisions for agricultural land preservation, which would remain at 50%
ofprime agricultural soils on the subject property. Residential density would be one unit per
5,000 square feet after netting out wetland and slopes over 15%. Connection to public sewer and
water would be required. Other than residential, only agricultural uses would be authorized.

2. Rezone current Industrial Park zoned land between Conantville Brook and Mansfield Avenue to a
new Pleasant Valley Commercial Agriculture Zone. Preliminarily, this new zone would allow
Office and Research and Development uses (emphasis on research and specialized products),
commercial agricultural uses including retail sales, repair services for farm eql\ipment and
machinery with accessory truck/auto repair, commercial recreation uses, and veterinary
hospitals/commercial kennels. A 50% agricultural land preservation requirement and 25 acre
minimum lot requirement (similar to PVRA Zone) would be included. Non-agricultural uses
would need to connect to public sewer and water unless otherwise authorized by the PZc.

3. Rezone current Industrial Park zoned land west of Mansfield Avenue to RAR-90. Note this was
not recommended in Option 2A of my 7/30/09 report, but numerous PZC members noted support
for not including this area in new Pleasant Valley Commercial Agriculture Zone.

Please be prepared to discuss these primary elements of a planned Industrial Park re-zoning.
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PZC liIe {Z- 8 '1

REQUEST FOR SITE/BUILDING MODIFICATIONS
(see Article XI, Section D of the Mansfield Zoning Regulations)

APPLICANT/OWNER SECTION

1. Owner(s) B'nai B'rith Hillel Foundation of CT Telephone 860-727-5702
(please PRINT)

Address 40 Woodland Street Town Hartford, CT Zip 06105

2. Applicant(s) same as above
(please PRINT)

Address _

3. Site Location 54 North Eagleville Road

Telephone _

Town Zip _

4. Reference any approved map(s) that would be superseded if this request is approved:

5. Reference any new map(s) submitted as part of this request:
1) "Site Plan for Proposed Entrance Modifications Prepared for B'nai B'rith Hillel Foundation of Conn.

54 North Eagleville Road Storrs, Connecticut 06268 Scale: 1" = 20' Date: July 28, 2009."

2) "Proposed Renovations To: Hillel At UConn" prepared by Smyth Associates-Architects.

6. Itemize and describe the modification(s) being requested, using separate sheet where necessary. The description
must be adequate to determine compliance with all applicable iand use regulations: -
1) See submitted architectural plans for proposed renovations to existing building.

2) See submitted site plan for proposed site improvements consisting of sidewalks, new vestibule
on east side of bUilding, new entrance in rear of building, new handicap parking area in rear of
building and proposed temporary curtain drain to correct water ponding problem at northwest
corner of building.

7. ------c---:c,----,---,--------­
Applicant's signature

date _

(over)



ZONING AGENT'S SECTION

Aller reviewing this application with respect to provisions of the Mansfield Zoning Regulations, including Article
XI, Section D and Article V, Sections A.S and B.9, the following determination has been made:

1. The subject modification request does not contain adequate infomlation and is therefore denied. Applicable
comments are listed below.

2. The subject modification is denied for reasons listed below.

3. The subject modilication request has been reviewed with the PZC Chairman and we have concurred that the
requested modification is minor in nature. Subject to any special conditions or comments noted below, the
sUbject modification request is approved.

4. The subject modification request has been reviewed with the PZC and, in accordance with PZC action on
___-,---__:-:-..,- .1 the subject modification request is approved, subject to any special conditions or
comments noted below.

5. The subject modification request has been reviewcd with the PZC and, in accordance with PZC action on
---..,--,------;.,---c--' the subject modification request is considered a significant alteration of the
approved plans and/or site, and shall require the submittal and processing ofa new site plan or special permit
application.

6. Other (see comments below) ~6 ree t;.:d (D"-tu ,,,- ["'0-" '6'~30

Special conditions/comments/reasons for denial:

Zoning Agent's signature

PZC Chairman's signature (items 3 and 4 above)

Posted: 2006 11 15

date _

date _
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TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to:
From:
Date:
Re:

Planning and Zoning Commission
Gregory Padick, Director of Planning
9/3/09
Modification request: B'nai B'rith Hillel Foundation ofCT, 54 North Eagleville Road, File #1289

Modification Request
The subject modification request seeks PZC approval for various site improvements, including a new sidewalk,
entry drive to access rear yard areas and a new handicap parking space at 54 N. Eagleville Road. These site
modifications are depicted on a 7/28/09 site plan prepared by Datum Engineering and Surveying, LLC. The subject
site is zoned Institutional and is adjacent to other religious or University of Connecticut facilities. The subject
religious use was established prior to existing zoning regulations. The building alterations shown on the current
plans were authorized on 6/22/09. The property owner also is planning to add parking in rear yard areas but this
work will require a subsequent PZC review and approval. The subject modifications and planned stumping activity
are pending before the Inland Wetland Agency.

Analysis
The provisions ofArt. V, Sec. E.9 and Art. XI, Sec. D authorize the PZC to approve site modifications without the
submission of a new special permit application, provided the proposed revisions are not considered a significant
alteration having potential land use impacts that must be evaluated through a new special permit process. I have
reviewed the proposed revisions with respect applicable regulatory requirements and the following review
comments are presented for the PZC's consideration.
• The subject plans necessitate IWA approval. Subject to this approval, the proposal is not considered a

significant alteration or intensification ofuse and no significant environmental or neighborhood impacts are
expected.

• The subject proposal has been reviewed by the Assistant Town Engineer (see 9/2/09 report). Any approval
should address the map revisions and approval conditions cited in this report.

• The attached 7/22/09 letter from S. Schrager to Father Gregory Mullaney has been submitted to the Planning
Office. This letter, which indicates support from the staff of the adjacent St. Thomas Aquines Church, is
oriented toward future parking plans and not tl,e pending modification. It does indicate acceptance of the
proposed new driveway to the rear areas. St. Thomas Aquines Church also is considering parking revisions
which will necessitate review and approval by the PZC.

• The proposed handicap parking is within the 50-ft. sideline setbacks for the Institutional zone. Since the
subject property and adjacent properties are within a Design Development District, the PZC has the right to
waive setback provisions pursuant to Art. X, Sec. A.4.d. It is noted that the existing structure, as well as
adjacent and nearby structures, do not meet the 50-ft. setback requirements. A similar waiver for a new entry
vestibule was authorized in June. This reviewer supports the needed setback waiver.

• All drainage, driveway and walkway worle must be coordinated with the University of Connecticut Facilities
Department.



Summary
My review indicates that the proposed work is not expected to have significant land use impact and therefore,
pursuant to Art. V, Sec. B.9 and Art. XI, Sec. D, can be authorized through the modification process. Conditions
may be included in a modification approval. The following motion has been prepared for the PZC's consideration:

That the PZC Chairmau aud Zoning Agent be authorized to approve tbe modification request of B'nai
B'rith Hillel Foundation of CT for site improvements at 54 N. Eagleville Road, as depicted on a 7/28/09 site
plan as prepared by Datum Engineering and Surveying, LLC, and as described in other application
submissions, subject to the following conditions:

1. All work, including the new driveway, new sidewalk, new handicap parldng space and drainage
improvements, shall be approved by the University of Connecticut. This modificatiou approval shall not
become effective until UConn acceptauce of this work has been provided in writing.

2, Silt fencing shall be provided in accordance with the recommendation contained in the 9/2/09 report
from Mansfield's Assistant Town Engineer.

3. This approval is limited to the work shown ou the 7/28/09 plan, the addition of silt fenciug and the
removal of stumps from presently cleared areas. Other work, including grading and parldng alterations
necessitate additional PZC review and approval.

4. This action waives sideline setback provisions for the new handicap parldng, pursuant to the provisious
of Article X, Section A.4,d. This waiver is based on existing site and neighborhood characteristics.



Memorandum: September 2, 2009
To: Planning & Zoning Commission
From: Grant Meitzler, Assistant Town Engineer
Re: B'nai Brith (Hillel) - N.Eagleville Rd - parking and site work

plan reference: map dated 7.28.2009
with sediment and erosion
protection added.

This is a revision of the earlier plan we had that did not have
sediment & erosion protection, shown. Sil t fence protection has now
been added.

As was discussed earlier, parking lot add~tions are in the planning
stage now for the area to the rear of the Hillel House and on
additional land farther to the rear. This other work for parking
additions and regrading will be the subject of a future application and
is not included in this present submission.

Sediment & Erosion:

Silt fencing has been added along the south side of the wetlands area
located near the northwest corner of the site. This silt fence should
be extended along the west side of this wetlands to stand between the
presently cleared area and the wetlands.

A tracking pad has been added where equipment will be running to and
from the Hillel site to work in the cleared area behind the building.
The present tree line is indicated on the plan.

Protection has been placed around a catch basin located at the west
corner of the entrance drive at North Eagleville Rd.

Scope of Work:

The proposal indicates cosmetic improvements in and around the present
building with exterior changes including:

1. a 40·foot section of curtain drain to deal with a groundwater
problem along the west end of the building.

2. a rear patio area is to be added.
3. stumps are to be removed from the presently cleared area.
4. walkway modifications to repair existing and to provide a rear

access walk, and a pedestrian way along the shared drive between
Hillel House and St. Thomas Aquinas.

5. a new handicapped space with appropriate drive access is to be
placed at the rear of the building with connection to the UConn
owned drive between Hillel House and St. Thomas Aquinas. Ramp
access to the door nearest this space is indicated.

Traffic:

The driveway is placed such that the handicapped space being added is
adjacent to ramped building access. It is also placed opposite a
"walkout" sideway location on the st. Thomas site. The site chosen



seems appropriate to me. The only other alternative is at the rear of
the site opposite a drive for parking at the rear of St. Thomas' site.
This would place the drive quite near the wetlands on the Hillel House
site and increase the potential for conflict between pedestrian and
vehicle traffic along the shared UConn driveway. The access drive at
this rear location narrows to 18 feet in width.

Portions of the new drive work and sidewalk proposed are on state
property lying between Hillel House and the st. Thomas Aquinas site.
Approval for this work should not become effective until the University
has indicated their approval.

Summary Comments:

I recommend the following conditions:

1. the silt fencing shown on the plan is to be extended along the
west side of the wetlands placing it between the presently
cleared areas and the wetland. This involves a distance of about
75 feet.

2. this approval is limited to the work shown on the 7.28.2009 plan,
the additional silt fencing, and the removal of stumps from the
presently cleared area behind the building. Other work including
grading for future parking areas will require additional
Commission approvals.

3. portions of the sidewalk and the proposed drive area are on UConn
property. Approval for this work should not become effective
until UConn acceptance of this work has been provided.



•

THE LAW OFFICE OF
SAMUEL L. SCHRAGER & ASSOCIATES, LLC

1733 Storrs Road, P.O: Box 534, Storrs, Connecticut 06268
860-487-0350/ FAX 860-487-0030

July 22, 2009

Father Gregory Mullaney
St. Thomas Aquinas Church
46 North Eagleville Road
Storrs; Connecticut 06268

Re: B'nai B'rith Hillel Foundation - St. Thoma!> Aquinas

Dear Father Mullaney:

This letter is to memorialize the understanding that was
reached in our meeting earlier this month with members of the
bUilding ,committee of the UConn Hillel and Richard Long.

UConn Hillel will construct a gravel-based parking lot to
the north of its building. A walkway will be built along the
easterly portion of the Hillel property in order to accommodate
pedestrian traffic from the Towers dormitory complex in order
to remove foot-traffic from the current common
driveway/parking area between Hillel and St. Thomas. The

',new walkway will require the removal of parking spaces to the
west of the St. Thomas community building. Fencing will be
installed in order to keep pedestrif's out of the
driveway/parkingi area.

,I

In order to ptrovide parking for St. Thomas staff and
parishioners that Will be lost by the construction of the
walkway, Hillel will provide St. Thomas with twenty (20%)
percent of the parking spaces to be constructed up to a
maximum of ten (10) spaces. Hillel intends to have the new



,

Father Gregory Mullaney
UConn Hillel - St. Thomas Aquinas
7/28/2009
Page 2 of3

SAMUELL.SCHRAGER

parking area gated with electronic entry cards. Cards will be
issued to St. Thomas for those parking in the new lot.

UConn Hillel will be working with the Univer::fity of '
Connecticut to acquire additional land to the nortl1 of Hillel's
property, to execute easements in favor of the University for its
storm drainage lines currently within the Hillel land and the

, new walkway,and'an easemerttby the University in favor of
Hillel and St. Thomas for the existing driveway/parking areas.

The foregoing proposal is contingent upon the University
conveying an additional 1.7 acres to Hillel and the approval by
the appropriate s1Ja.te and local governmental authorities for
the construction of the parking area in a configuration which
is commercially practical. We intend to proceed forthwith to
obtain these approvals.

As we indicated at our meeting, the University requires
an indication from St. Thomas that there is consent with
respect to the proposed development as hereinbefore outlined.
I respectfully request that you, on,behalf of St. Thqmas,
execute a copy of this letter. I

Samuel L. Schrager, Esquire s.5ch~ger@schrngerlnw.com



• Father Gregory Mullaney
UConn Hillel.,.. St. Thomas Aquinas
7/28/2009
Page 3 0[3

SAMUEL L. SCHRAGER

,--' ,

Should you have any questions concerning the provisions
of this letter, please feel free to contact me.

TERMS DEEMED ACCEPTABLE: ,

Snrpuel L. Schrager, Esquire s.schrnger@schragerlaw.com

I '

i
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PZC file [z.. ~ r

REQUEST FOR SITE/BUILDING MODIFICATIONS
(see Article XI, Section D of the Mansfield Zoning Regnlations)

APPLICANT/OWNER SECTION

1. Owner(s) ..;1""""$ tJe.Ir~13e11 'I".:k"", E. /3,,1/ Telephone [Nt:' - ;/s..,-- OS-"!.r
(please PR'INT)

Address !S'S"~ l3a.<$C"h's t3~/J1 f.J Town tr1£.t1s.[},.Jc1 Zip C;t,:l..S-O

2. Applicant(s) :1,.".., ... t<Jcs IRk.,-§"'" E. &;; Telephone I?~(J- ;/$';-- o.r~.j""
(please P T)

Address .ssg l3.ssc#s- I3r,j~t Town 4"'#5 g~/J Zip CI~.:I..So

3. Site Location S-Sot. l'8assc#s /3"')3,(, ;2",J. ll'/_sC",/J, (! r O&.:l.S'O

4. Reference any approved map(s) that would be superseded if this request is approved:

5. Reference any new map(s) submitted as part of this request:

res /.r~Q'"

6. Itemize and describe the modification(s) being requested, using separate sheet where necessary. The description
must be adequate to determine compliance with all applicahle land use regulations: -

date 'O-;/'-lI..L;-/-/.-=O,,L-5'_

(over)



ZONING AGENT'S SECTION

After reviewing this application with respect to provisions of the Mansfield Zoning Regulations, including Article
XI, Section D and Article V, Sections A.8 and E.9, the following detennination has been made:

1. The subject modification request does not contain adequate infonnation and is therefore denied. Applicable
comments are listed below.

2.· The subject modification is denied for reasons listed below. '

3. The subjeci modification request has been reviewed withthePZC Chainnan and we have concurred that the
requested modification is minor in nature. Subject to any special conditions or comments noted below, the
subject modification request is approved.

4. The subject modification request has been reviewed with the PZC and, in accordance with PZC action on
______---=----=- " the subject modification request is approved, subject to any special conditions or
comments noted below.

5. The subject modification request has been reviewed with the PZC and, in accordance with PZC action on
___-,--,-__--,-,--"--__-'-., the subject modification request is considered a significant alteration of the
approved plans and/or site, and shilll require the submittal and processing of a new site plan or special pennit
application.

. 6. Other (see comments below)

, Special conditions/comments/reaso.ns for denial:

Zoning Agent's signature

PZC Chairman's signature (items 3 and 4 above)

date _

date -------



James Wesley and JeanE. Bell
The Gardens at Bassetts Bridge Road
552 Bassetts Bridge Road
Mansfield Center, Connecticut 06250
Phone/Fax (860) 455-0545
Email: thegardensatbbfarm@att.net

The Gardens At Bassetts Bridge Farm proposes to modify its Special Permit to provide
wedding ceremonies and wedding receptions. The proposed modifications include the
following.

• 40ft x 60ft tent erected between the house and barn to accommodate a
maximum of 100 people. Tent to be inspected by both fire marshal and
bni1ding inspector prior to each event.

• 17ft x 12ft two-stall royal restroom trailer positioned at the back ofthe
barn for each event.

• Food and beverage to be prepared and provided by a licensed caterer. If
alcohol is served, all necessary permits will be obtained from the State
Liquor Commission prior to the event.

• Event parking to be located in the large grassy field in front of the house.
Parking area., two-stall restroom trailer, and tent are indicated on attached
map.

The maximum guest count for weddings at the Gardens At Bassetts Bridge Farm will be
limited to 100. Weddings will take place during the Farm's regular season, May through
October. Weddings will take place during the Farm's regular days ofoperation. These
days are Friday, Saturday, and Sunday. The farm will maximize the wedding ceremony
and reception time to five (5) hours with all events ending by 11:00 PM
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.RoyalRestrQOms.co,rit ,
.' .,' ... - '. ........ " .. ' ', ... ,', '.;T"""

Two-Stall Unit

ii~i.f§I~~~~i~?~>;;;'.!;.·, ",.!,',' ',' "\
Length: 16' 6" (including trailer tongue) , '
Width: 12~ (stairs down)
Heig,ht:10' 6': (from ground to top of Aje unit)

3~:it~~'jii~~~~}~i~:f~f~~i\)~~'V~;~',!'hi~~~ij_:~~;';~W8_-:J~_~:4-f@::~~/:J,ti:ji::\;-.{~;};_;5~"·):~,t:Y:i·~'.: ::~





TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to:
From:
Date:
Re:

Mansfield Planning and Zoning commissi~n
Gregory Padick, Director of Planning
September 3,2009
Re: Proposed Weddings at The Gardens at Bassetts Bridge Farm, 552 Bassetts Bridge
Road, File #1217

Background
On 8/2/04 the PZC granted to Jean and James Wesley Bell a Special Permit for an agricultural and
recreational garden center. A number of conditions were imposed and remain in effect. Subsequently in
2006, the PZC modified its approval to authorize a food cart or food vendor use on the property.
Approvals also have been granted to erect a 20 by 40 foot tent and to conduct hayrides.

Modification Request
The attached 8/17/09 modification request seeks approval to host wedding ceremonies and wedding
receptions on the property. This modification includes erecting a 40 by 60 foot tent, utilizing a restroom
trailer and providing event parking in an existing grassy field. The proposed wedding events would be
limited to one-hundred guests and all weddings would take place during the current May to October
regular season on Fridays, Saturday's or Sundays. Food and beverage would be provided by a licensed
caterer. As proposed, events would last up to five (5) hours and end by 11 pm. The attached narrative and
maps provide more details.

Analysis
The provisions of Art. V, Sec. B.9 and Art. XI, Sec. D authorize the PZC to approve site modifications
without the submission of a new special permit application, provided the proposed revisions are not
considered a significant alteration having potential land use impacts that must be evaluated through a new
special permit process. I have reviewed the proposed revisions with respect applicable regulatory
requirements and the following review comments are presented for the PZC's consideration.
• The proposed wedding use likely will include obtaining temporary special outing facility permits from

the State Liquor Control Authority. This form ofliquor permit is authorized in all zones in Mansfield
(see Article VII, Section D.15 and Article X, Section I) subject to obtaining site plan approval and
subject to comments from the Mansfield Police Department and Mansfield Health Officer. In this
reviewer's opinion, obtaining a Special Permit modification is tlle equivalent of obtaining site plan
approval.

• The attached letter from Sergeant James Kodzis reports no objections from the Police Department
subject to compliance with applicable State Statutes and Town Ordinances. A report from Eastern
Highlands Health District is expected prior to the 9/8/09 meeting.

• I have discussed the proposal with the Assistant Town Engineer. While Mr. Meitzler has no issue
with the interior lot aspects of the modification, he has raised a potential traffic safety issue involving
the intersection of the site driveway and Bassetts Bridge Road, particularly if frequent wedding events
were held. The current proposal does not linlit the number of weddings or propose any signage or
traffic controls. Bassetts Bridge Road is somewhat winding and the sightline for the existing
driveway and signage is somewhat limited. Consideration could be given to limiting the number of
weddings for an interim period with the right to reevaluate the situation after a year or two, requiring



temporary event signage or otherwise managing access to the site. These issues should be discussed
with the applicant.

• The proposal does not address live music. Current Zoning Regulations require live music pennits
(either through a Special Pennit or Zoning Permit process) for commercial uses (hotel, motel,
commercial recreation facility, restaurant) but do not address live music in residential zones. The
subject property is in an RAR-90 zone. With appropriate restrictions and controls, the PZC could
consider limited live music to be an accessory use to the approved agricultural and recreational garden
center. This issue should be reviewed with the applicant.

• The subject site is approximately 40 acres in size and the garden center area is significantly distant
from Bassetis Bridge Road and neighboring residents. I am not aware ifneighboring property owners
have been notified. Notification is not specifically required for all modification requests but may be
considered appropriate for tlle subject modification which could result in noise and traffic impacts for
neighbors. Tins issue should be reviewed witil tile applicant.

• I have not visited tile site in conjunction witil tile preparation oftilis report. The PZC may want to
include tlris site on a field trip agenda before acting.

• If managed carefully as an accessory use, allowing wedding events on tile subject site could be
considered a minor use revision and not a significant alteration or intensification of use tlmt would
necessitate special permit review and approval. To properly review tilis proposal and detennine tile
appropriate approvalprocess, more information is needed, particularly witil respect to tile number of
potential wedding events.

Summary
My review indicates tilat tile subject proposal has merit but more information is needed to suitably review
potential impacts and to determine whetiler modification or special permit approval is appropriate. Witil
restrictions, particularly on tile number of events, access to tile site, and use oflive music, modification
approval could be supported. Comments from Eastern Highlands Healtil District also need to be obtained
and before taking action, consideration should be given to notifying neighboring property owners and
visiting tile site. These issues need to be discussed witil tile applicant.



TOWN OF MANSFIELD

To:
From:
Date:

RE:

Mansfield Planning and Zoning Commission
Sergeant James Kodzis ~<.n£2-.~.#l;:,q
August 19, 2009 .

J. & J. Bell Modification Request
552 Bassetts Bridge Road

Reside"t State Trooper's Office
4 SOl/tit Eagleville Road
Ma"sfield, CT 06268
(860) 429-6024 Teleplto"e
(860) 429-4090 Facsimile

I have reviewed the above referenced application with the Town Manager, who
serves as the Chief of Public Safety. Upon reviewing the application we find no
issues with regard to the proposal, providing that all activities that take place on
the property are in compliance with applicable State Statutes and Town
Ordinances.

\\th-file-ol.mnnsfieldmansfieldctnet\townhnll\PoliccLPolice_Secy_\Memos\Bell Bnssens Bridge Rd modifreq 8-19-09.doc
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TOWN OF MANSFIELD
OFFICE OF PLANNING AND DEVELOPMENT

GREGORY J. PADICK, DIRECTOR OF PLANNING

Memo to:
From:
Date:
Re:

Mansfield Planning and Zoning commissioS£n
Gregory Padick, Director of Planning
9/3/09 .
Paideia Amphitheater/Exhibit Hall Project, 28 Dog Lane, File #1049-7

On 3/3/08, the PZC authorized revisions to this project subject to 3 conditions (see attached motion). This
action limited work that could take place until architectural plans for the altered exhibit area structure
have been approved by the PZC. These plans still have not been submitted but staff has been informed
that revised plans should be snbmitted before the end of2009. The attached project update, which was
inclnded in a Town Manager's report, provides additional background information and a project status
report.

Recently, staff determined that work being done on the stage had not been authorized. Architectural plans
for the stage area have been approved but completion of the stage was not authorized by the 3/3/08 PZC
modification approval. The attached 8120/09 letter from the Building Official, authorized completion of
the stage but this work cannot be authorized by Planning and Zoning staff unless the PZC modifies its
3/3/08 action.

It is recommended that the PZC authorize work to continue on the stage. This element of the project was
not altered from the original approval and allowing work to continue on the stage will facilitate
completion of the entire project. Mr. Elias Tomazos has infonned staff that exhibit hall plans will be
submitted in the next few months. Completion of the stage will assist the Hellenic Society Paideia in their
ongoing fund raising efforts. The following motion has been prepared for the PZC's consideration:

That the Planning and Zoning Commission modify their 3/3/08 action regarding the Greek
Amphitheater/Exhibit area project on Dog Lane to revise condition #1 to read as follows:

The only work authorized at this time is the placement of fill and stone within the theater, the
installation of theater seating, the completion of the stage, the completion of a ramp to the stage
area and associated drainage and sediment and erosion control work. No additional work shall
take place until architectural plans for the altered exhibit area structure have been approved by
thePZC.
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Project Update: Greek Amphitheater Project, Dog Lane

The subject project includes the construction of a 500 seat classic Greek
Amphitheater, Exhibit Hall/Area ofRefuge and associated plaza and site
landscaping. The amphitheater seating and associated stage are being constructed
with marble imported from Greece. The Hellenic Society Paideia and the efforts
ofmany volunteers are financing the project. Based on Planning and Zoning
Commission approval conditions and the submitted application, the use of the
amphitheater is limited to five performances per year where attendance is
expected to exceed 150 persons.
The Inland Wetlands Agency and Planning and Zoning Commission conditionally
approved the amphitlleater project in 2002. Zoning and building permits were
issued in 2006. Stop work orders were issued in 2007 due to unauthorized work
involving revisions to approved plans. In 2008, the PZC and Building
Department approved certain plan revisions and work was reauthorized for
installation of amphitheater seating. Lower seating levels have been installed and
portions of the stage area have been constructed. The applicant has verbally
related that revised architectural plans for the Exhibit Hall/Area ofrefuge are
expected to be ready in the next few months. The revised plans will need to be
approved by the PlaIllling and Zoning Commission and Building Official. It is
anticipated that project completion remains years away.



Certified Mail Return Receipt
#9171082133393452290949

TOWN OF MANSFIELD
PLANNING AND ZONING COMMISSION

AUDREY P. BECK BUILDING
FOUR SOUTH EAGLEVILL ROAD
STORRS, CT 06268
(860) 429-3330

Wednesday; March 05,2008

Hellenic Society Paideia
TIlias Tomazos, President
P.O. Box 818
28 Dog Lane
Storrs, CT 06268-0818

Dear M:r. Tomazos,

r~~.:"

ll.- ..

At a meetiogheld on 3/3/08, the Mansfield Planning and Zoning Commission adopted the following motion:

"That the PZC Chairroan and Zoniog Agent be authorized to approve revisions to the Greek AlnphitheaterlExhibit
area project at 28 Dog Lane as described io 1217107 and 12/8/07 communications from 1. Tomazos and as descnlJed
on a site plan revised to 12/12/07, a landscape plan revised to 12111107 and elevation plans dated 2/28/08. This
authorization is subject to the following conditions: .

1. The only work authorized at this time is the placement of fill and stone within the theatr:r, Je installation of
theater seatiog, the completion of a ramp to the stage area and associated drainage and sediment and
erosion control work. No additional work shall take place until architectural plans for the altered exhibit
area structure have been approved by the PZC.

2. Except for the modification revisions and the specific work requested and authorized by this approval,
plans and conditions of approval cited io the PZC's 9/3/02 Special Pennit approval and subsequent 7/21/03
action shall remaio io effect.

3. All applicable Buildiog and Fire Code requirements shall be met."

lfyou have any questions regardiog this action, please call the Planning Office at 429-3330.

Very truly yours,

j:.~ /t-lle/./{"
Katherine K. Holt, Secretary
Mansfield Planning & Zoniog Commission



TOWN OF MANSFIELD
OFFICE OF THE BUILDING OFFICIAL

Michael E. Ninteau, Building Official

August 20, 2009

Hellenic Society Paideia Inc.
Ilias Tomazos
28 Dog Lane
Mansfield, cr 06268

AUDREY P. BECK BUILDING
FOUR SOUTH EAGLEVILLE ROAD
MANSFIELD, CONNECTICUT 06268-2599
(860) 429·3324 TELEPHONE
(860) 429-3388 FACSIMILE

First Class Mail

RE: Stop Work Order Update, Greek Theater, Mansfield, CT

Dear Mr. Tomazos:

This letter shall serve to document our discussion today regarding the referenced
construction project.

Pursuant to §117.1 of the 1996 BOCA Building Code, please be advised that the stop
work order issued on February 1, 2007 remains in effect with the following exceptions:

1) Placement of ground fill and stone within the theater area.

2) Installation of theater seating.

3) Completion of the stage pursuant to the original plans approved by
this office if approval to proceed is first obtained from the Mansfield
Planning and Zoning Commission

Also be advised that this work proceeds at your own risk pursuant to section 106.3.3 of
the State Building code.

Once again I would like to reiterate the importance of maintaining communication with
this department. Upon review of the property file I noted this document represents the
sixth correspondence regarding this issue. I wish to make it very plain that this is the
last extension that will be granted by this office until new plans are submitted and
approved by all Town departments haVing jurisdiction over your construction project.

28 Dog Lane Stop Work 2009.doc



Also I have received no reports from the special inspector to date as I had requested in
my letter to you dated October 2, 2006. As stated then, reports must be forwarded to
me on a regular basis for review and no Certificate of Occupancy will be issued until all
reports required pursuant to section 1705 of the Building code are submitted and
approved.

Feel free to contact me if you wish to discuss this matter further.

Sincerely

Michael E. Ninteau

CC: Matt Hart, Town Manager
Greg Padick, Town Planner
Curt Hirsch, Zoning Agent
John Jackman, Fire Marshal

28 Dog Lane Stop Work 2009.doc



PRELIMINARY COMMENTS REGARDING DESIGN STANDARDS
FOR 4 CORNERS

8/27/09 Notes from Gregory Padick, Mansfield Director of Planning

General Comments
o State Statutes give PZC clear zoning authority to address health and safety issues, aesthetic

standards, particularly with generic criteria, can be legally vulnerable.
o Design Standards are only I component of Zoning Regulations.

- Also need to address permitted uses, parking, stormwater.
- Also need to coordinate with signage, landscaping and dimensional requirements.

o Need to address other regulatory requirements and approval processes.
IWA, DOT/STC, DEP, DPH (sewer/ water)

- Preliminary Review Processes and help from Design Review PanellDowntown Partnership can
expedite approvals.

o Generic vs. Comprehensive/Specific Design Standards
Generic: give direction, more flexibility but less certainty.
Comprehensive/Specific: less flexibility, more certainty, difficult to implement unless all or
most properties are under control and there is a comprehensive plan

- Generic example (Article X.S), comprehensive example (SCSDD-Design Standards)
o Design Standards for a specific area

1. Need to implement a vision that is consistent with the Town's Plan of Conservation and
Development.

2. Promote cohesiveness, compatibility not uniformity.
3. Need to promote a place where people want to go.

o UConn is completing (October) a Storrs Campus Landscape Plan which will include some new
design standard components (lighting, landscaping, etc.)

Noteworthy 4 Corners Characteristics
o Wide Roads, heavy vehicular traffic, not pedestrian friendly
o Numerous property owners, many small lots
o No outstanding historic, cultural or scenic features to build upon
o No outstanding architectural character to build upon
o No outstanding developments to model after
o Little new investroent, many poorly maintained sites, many vacancies
o With sewer and water- many tear down opportunities
o One of few areas identified in local, regional and state land use plans for higher density development
o Important gateway to UConn

Preliminary Recommendations/Findings
o Due to the number ofproperty owners, variation in size of properties, etc., a comprehensive Special

Design District similar to Storrs Center is not likely. Expect some variation of Mansfield' s existing
site-by-site special permit approval process.

o Auto oriented/national chain businesses need to be accommodated (specialty stores will compete
with Downtown)

o Residential and commercial uses need to be planned for in the Four Corners area. This is one of a
limited number of Mansfield locations where higher density residential could be accommodated.



• A mix of comprehensive/specific and generic design standards should be considered. Important
elements should include:

Provisions to minimize curb cuts and promote interior connections between properties.
A strong pedestrian/landscaped streetscape along Routes 44, 195 and North Hillside Road
(pedestrian benches, street trees, bus stops, pedestrian gathering spaces, bicycle racks)
A strong building orientation to the Route 44, 195, North Hillside Road streetscape (build to
lines not setbacks); (parking to rear/side)
Gateway features (particularly on 195 north of4 Corners, Route 44 west of 4 Corners) North
Hillside Road, 195 south of Four Corners
Emphasis on common building elements (such as size of windows, building materials, roof
pitches etc to promote compatibility) (Don't try to replicate "New England Village")
Special attention to building height provisions (to accommodate increase density taller buildings
will be necessary but these taller buildings need to be sited in a manner that is in scale with a
lower profile streetscape.
Other design elements to be added.



MEMORANDUM Town ofl\'Innsficld
Town :Mnnnger's Office

4 So. Engleville Rd., 1\.fnnsficld, cr 06268
860-429·3336

Hnnmw@mansfieldct.org

To: Committee on Community Qunlity of Life

CC: IvIichncl Nintenu, Director oEBuilding nod Housing InspectioDj G.regory Pndiclt, Director of
Plnnning

From: Matt Hart, TowoMaongerA'~fi'
Date: September 3,2009

Rc: Inventory ofVnciollS Mensures to Address Off-campus I-lousing nnd Quality cEUEe Issues

Over the past sevc.rnl months the committee. hils been looking nt vn.r:ious measw:cs to addrcss issues related
to off-campus housing and community quality aElife. In no. effort to produce n consolidated inventory of
the approllchcs that we have discussed, I have nsked smfE to prepare the ntt:lcbed spreadsheet We have
compiled the inventory from severn1 sources, inducling committee discussion, the Mansfield 2020 strntegic

.plnn and neighborhood resources.

Our re.commendation is that the committe.e utilize the invento.r:y as a st:u:ting point to prepnre un action plao
listing vwious short-term nnd longer term objectives to address oEf~cn.mpus housing nod related qunlit)' of
life issues. Please review the spreadsheet nnd let us koow what ndclitions or revisions might be nppropriate.
We can treat the invento.r:y as n somewhat dyonmic document, which we enn adjust nod modify as we move
forward.

We trust this document will prove useful to the committee.

T:\IV1nnug~r\_AuminAlislsL\_Hnrt Corl"!:s(lDlulcncc\MEMOS\CQOL Cover Memo,uoc
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STORRS. NEIGHBORHOOD ORGANIZATION
S~1EGIES FOR ADDRESSING

NEIGHBORHOOD STUDENT RENTAL

University Town Neighhorhood
PREVENTATIVE .. Olfering incentives to . .... Taxing rental properties as ~usiness .... Neighborhood association formation.

faculty/staffto purchase entities. .. Establish neigbborbood(s) covenants
homes in designated ~ Lower tU1~related occupancy limit to 3/27 )... IndentifylUse 'friendly' realtors
neighborboods. .. Include lUllelated terms as part of . .. Work with town/developer

.. Work with town/developer ('rental') bnuslng cnde (v. zoning) Ineighbors to desigoatel develop
Ineighbors to designat,el .. Change one-time rental reg. fee to w:munl planned higber-density high-quality,
develop planned higher-. .... Increase rental reg. fee. off-campus student housing
deosity higb-quality. off- .. Working to establish funds/org. to .. Mare? ..
campus student housing purchase tat-risk' properties.. More?.. .. Assigoiog property value based on usc.

.... Work with Univ.ldeveloper Ineighbors to
designatel develop planned higher-density
high-quality. off-campus student bousing

REACTIVE .. Require landlords listing ~ Taxing rental properties as business .. Regular communication with
properties with University to' entities. town/university officials
include certain language in .... Lower un-related occupancy .... Establish efficient communication
lease. .. .. Require parlting passes/limit? . channels (rotemal/external) reo

.. Meeting with tenant .... Require annual house inspections. student rental problems (e.g. police,
inunediatety. ... Creation oftenantlrental housing codes Univ.lTown Officials.. Requiring tenant training of .... Zoning enforcement by police (not just .. More?'"
Students zoning agent)

.. Strong(er)lswifter disciplinary I> More? ..
steps for violators.. Creating/sharing tenant dhase

JIo: Regula:r: meetings with
neighborhood representatives

I> More...?
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Legal Notice:

The Mansfield Zoning Board of Appeals will hold a public hearing on September 9, 2009
at 7:00 p.m. in the Council Chamber of the Audrey P. Beck Municipal Building, 4 South
Eagleville Road, to hear comments on the following application:

7:00 P.M. - Dan Britton, Sunlight Solar Energy, for a Variance of Art VIII A to erect an
11 ' x 55' solar panel array requiring a 47' rear yard and 32' side yard variance at 920
Storrs Rd.

At this public hearing, interested parties may appear and written communications may be
received. No information shall be received after the close of the public hearing.
Additional information is available in the Mansfield Town Clerk's Office. Dated August
20,2009.

Carol Pellegrine
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New Listings on the National Register, conr'd from I

Designed to express Commercial
Trust's 'strength, s~ability, and good taste,
the building employed expensive materi­
als such as limestone, marble and bron1.e,
along with careful attention to weU-coor­
dinated details, such as classical moldings
and repeated lise of the company's logo,
a blacksmith's anvn, all employing a mix
of stylistic influences that includes neo­
classical, Venetian Gothic, and Italian
Renaissance Revival. The banking hall
was described as "early Florentine Classic."
The seven-story building is the tallest in
its streetscape, providing in addition to
the ban,king facilities, rcntal offices qn the
upper floors.

Less than tWO years after the new
building opened, the smck market crash
decimated financial markers as panicked
depOSitors ~ushed to withdraw their money_
Commercial Trust closed.its doors on
December 13, 1930. In 1938 the property
was acquired by New Britain National
Bank, and it continued to serve as a bank
until 1996.

The building sat vacanr for over (en
years, until Aron Eisenberg, a developer
from New York, secured equity and debt
financing to convert it to 28 apartments
for senior citizens, along with ground-floor
retail in the banking hall. which still con­
tains the original sconces and chanddiers,
and marble walls, as well as much of its
brass trim at the doors, bank vault and
ele.vator. A seven-story elevator tower at the
back of the building will allow it to meet
modern code requirements.

More than one-third of the project's
cost will come from Federal and State
Historic Rehabilitation Tax Credits, which
has meam that the work must meet the
Secretary of the Imerior's Standards for
Rehabilitation. The balance of the financ­
ing is coming from Bank ofAmerica debt
financing, Housing Credits, Connecticut
Housing Finance Aurhority, owner equity
and the City of New Britain. Residential
occupancy is scheduled for April 2010.

The Mansfield Hollow Dam, in
Mansfield, was the first flood comrol proj­
ect constructed by the U. S. Army Corps of
Engineers in ConneCticuL After severe floods
paralyzed New Eoglaod in 1936, Congress
passed rhe Flood Control Act of 1936, which
gave the Corps the responsibiliry for carry­
ing out a national policy on floor control.
Additional flooding caused by the hurricane
of 1938 led to the creation of a flood control
plan for the Thames River basin, to protect
communities and industrial facilities, which
had suffered extensive damage. The plan
called for seven reservoirs, four located in the
upper Quinebaug basin in Massachusetts,
and three in the upper Shetudcet basin in
Connecticut.

The Mansfield Hollow Dam Was autho­
ri1.ed in 1941, but civil wOI:ks projects not
din:ctly related to World War II ceased
in 1943 and did not resume until 1947.
Construction at Mansfield di~ not start until
1949, after· the Corps modified its plan to
reduce the amount of property taken and the
number of houses to be relocated or demol­
ished and eliminated· the relocation of two
cemeteries-all in response to'vocal commu­
nity opposition in Mansfield. Further delays
resulted when bids carne in substamially
above government estimates.

The dam was completed in 1952 and
showed its worth in 1955, when torrential
rains from Hurricane Diane feU across south
em New England. While flooding still was
extensive, the Mansfid~Hollow reservoir
filled to 67 percent ofits capacity and'was
estimated to have reduced damage by more
than $3 million.

The dam is located on the Natchaug
River about five miles abDve its confluence
with the Shetuclcec River at Willimamic. It
consists of a rolled-filled earth dam approxi~

mately 14,000 feet long and 15 feet wide,
a spillway with a co~crete ogee weir, and
mechanical works to control ourflow. Six
earth-fill dikes extend the dam, and provide
storage capacity for recreation and floDd
control. Other related structures consist Df<
control hDuse, and administration buildingl
garage. and an early 20lh-cemury house use.,
as darn operator's quarters until 2002.

The dam actUally was listed on the
National Register in 2003, but due tD the
Army's signoff procedures the listing was m
publicly announced June of this year. -$
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CONNECTICUT FEDERATION OF
PLANNING AND ZONING AGENCIES

QUARTERLY NEWSLETTER
\summer 2009 Volume XIII, Issue 31

WETLANDS COMMISSIONS CAN
.REGULATE EXEMPT USES

In reviewing the case, the court
disagreed with the property owner's
defense that because his use of the land
was for a fann, he was exempt, under
General Statute Sec. 22a-40, from
regulation by the inland wetlands
commiSSion. Instead, the court found
that an inland wetlands commission can
require that before any activity takes
place within a regulated area, an
application be filed and the commission
giving it the opportunity to determine
whether these activities constitute
farming. Since this was not done here,
the court granted the requested
injunction until the owner complied with
its decision. See Canterbury v. Deojay,
114 Conn. App. 695 (2009).

In another case, the concept of
what is an exempt activity was further
explored. Just because a property owner
and a commission agree that an activity
is farming does not end the inquiry.
General Statute Sec. 22a-40 provides
that exemptions come with limitations.
For example, with a farm, the planned
activity must be directly related to
farming. In addition, if the activity
would involve the filing of a watercourse
or wetland with continual flow, then a
commission could regulate and even
prohibit the activity. Such was the case
in Taylor v. Fairfield Conservation &
Inland Wetlands Commission, 47 Conn.

L. Rptr 237 (2009) where a
commission's decision to deny a request

Written and Edited by

Attorney Steven E. Byrne
790 Farmington Ave., Farmington CT 06032

(860) 617-7355

Two recent decisions by
Connecticut courts have stated
sometiIing that is well accepted by
municipal conservation and inland
wetlands commissions but appears to
come as a surprise to property owners.
This is that while a particular use, most
often farming, is listed as being an
exempt use by the inland wetland and
watercourses act, this does not mean that
a person using her property as a farm
does not have to bother herself with the
local inland wetlands commission.

In one case, a purchaser of what
had become an overgrown and neglected
piece of property set about removing
weeds, shrubs and trees. Excavation of a
pond and removal of derelict buildings
followed with the ultimate goal being the
establishment of a blueberry fann.
During this transformative process, the
local inland wetlands officer visited the
property and noticed several wetland and
watercourse areas on the parcel.

Letters were sent to the property
owner instructing him to appear before
the inland wetlands commission to
inform the commission of his plans for
the property so that a determination
could be made whether permits were
needed. This was never fully complied
with, thus requiring an enforcement
action in court
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QUARTERLY NEWSLETTER
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to construct a road on a farm was upheld
because .said construction required the
filing ofa wetland area.

BENEFIT TO NEIGHBORHOOD
DOES NOT JUSTIFY VARlANCE

A property owner, characterized
by the zoning board of appeals as a good
corporate citizen for his efforts to make
his planned business expansion more
compatible with an adjoining residential
neighborhood, received a variance so
that a sideyard requirement could be
reduced. The zoning regulations stated
that a 100' sideyard was needed for an
industrial use which abutted a
residentially zoned area. Such was the
case here. The variance, which
requested that this sideyardbe reduced
to 55', was sought in order to lessen the
impact of the use on the residential
neighborhood.

The variance would allow for a
reconfiguration of traffic patterns and
lighting, which the applicant said would
make his use fit in better and also benefit
the neighboring residences.

On appeal, the court found this to
be an inadequate reason for granting a
variance. Proof of hardship is needed.
The applicant's admission that he could
accomplish his expansion without the
variance doomed his appeal. See
Swiconek v. Glastonbury ZBA, 47 Conn.

L. Rptr. 492 (2009).

Volume XIII, Issue 31

A ZEO OPINION LETTER IS NOT
ALWAYS AN APPEALABLE

DECISION

Quite often, a developer or
property owner asks for an opinion from
a land use officer whether a proposed
use for a parcel of property is permitted
by the zoning regulations. Naively, the
officer often complies and is rewarded
by having his opinion appealed to the
ZBA with a lawsuit often following.

In Holt v. ZBA, 114 Conn. App.
13 (2009), the Appellate Court of this
state has provided some protection to
these underpaid and underappreciated
public servants. Basically, the rule
announced by the court is that if the
opinion requested would not be a final
decision regarding the use of land, then
it is not appealable to a ZBA.

For example, in the situation
cited here, even if a ZEO wrote a letter
stating that a use ofland was a permitted
use, this is not a final decision. A
property owner so informed would still
need to apply for a zoning permit, and
later, a certificate of compliance. Thus,
in the Holt case, no appeal could be

. taken to a ZBA where a property owner
was so informed by letter that he could
build a house on an UJidersized lot. Only
when a zoning permit request was
granted or denied conld an appeal
follow.

Written and Edited by
Attorney Steven E. Byrne

790 Fannington Ave., Fannington CT 06032
(860) 677-7355
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ABOUT THE EDITOR

AJ{NO~CE~NTS

Workshops
If your land nse agency recently

had an influx of new members or could
use a refresher course in land use law,
contact us to arrange for a workshop. At
the price of $175.00 per session for the
whole commission, it is an affordable
way for your commission or board to
keep informed. Valuable materials are
included with each workshop.

Membership Dues
Notices for this year's annual

membership dues will be mailed June 1,
2009. The Federation is a nonprofit
organization which operates solely on
the funds provided by its members. So
that we can continue to offer the services
you enjoy, please pay promptly.

Steven Byrne is an attomey with an
office in Farmington, Connecticut. A
principle in the firm of Byrne & Byrne, he
maintains a strongfocus in the area ofland
use law and is available for consultation
and representation in all land lise matters
both at the administrative mId court levels.

invalid as it was not supported by
substantial evidence. See Martland v.
Zoning Commission, 114 Conn. App.
655 (2009).

SPECULATION IS NOT THE SAME
AS SUBSTANTIAL EVIDENCE

In order for a land use agency to
pass judicial review, its decision must be
based upon substantial evidence in the
administrative record. Where the only
evidence in the record in support of the
agency's reasons for decision is
conjecture and speculation, the decision
does not have the support it needs.

Such was the case where a
property owner appealed a condition
attached to the approval of his special
permit by a zoning commission. The
special permit would have allowed the
property owner to use the material that
was currently used as a berm for the
construction of a new driveway. The
condition required: that the berm be left
in place.

Neighbors had objected to this
special permit because they believed the
berm provided noise protection from a
distant quarry. In addition, the
neighbors believed that the berm would
provide a base for vegetative cover
which would also support noise and
visual protection from the offending
nearby quarry use. No other evidence
regarding the berm's effectiveness as a
noise barrier was presented.

On, appeal,th~ court found this
evidence to be mere speculation, stating
that "a mere worry is not substantial
evidence." Thus, the condition was

Written and Edited by
Attorney Steven E. Byrne

790 Fannington Ave., Fannington CT 06032
(860) 677-7355
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by Wayne Senville

There's been a dramatic change in the mission
of a growing number of libraries across the
country. No longer just static repOSitories of
bool{5 and reference materials, libraries are
increasingly at the heart of our communities,
providing a broad range of services and
activities. They are also becoming important
""economic engines" of downtowns and neigh­
borhood districts.

1':1 Circle the USA

PC] Editor Wayne Senville is hitting the road
to report on local planning and land use
issues. Three reports [TOm the first leg of his
travels:

• how the adaptive reuse of an old factory is
key to a Vennont town's future.
• why a city in upstate New York has elimi­
nated downtown parldng requirements.
• a look at the connections between college.
and community in a small western Pennsyl­
vania city.

m1 Planetizen Update

The Editors of Planetizen highlight six books
of special interest to citizen planners.

CONTENTS

D Are We There Yet?
byJim Segcdy and Lisa Hollingswortlt-Scgedy

Talting on the tasks identified in your com­
munity's plan may be a little like riding in the
back seat of a car for a road trip where you
don't Imow the landmarks. Thats where
benchmarks and indicators show their value.

IE Libraries at the Heart of
Our Communities

D Learn to Speak So People
Will Listen
by Elaine Cogan

Planning commissioners can be of great ser­
vice in speaking to community groups and
organizations. Some tips to help you become
a more effective speaker.

mThe Nine Circles of Planning
Commission Hell
by Ric Stepllef15

Planning commission hearings can sometimes
bear an uncomfortable resemblance to the
descriptions in Dante's epic poem. But there
are ways to escape, ex-plains PCl columnist
Ric Stephens.

aJrJJ./~
Wayne M. Senville,

Editor

Libraries Bring Value
to Our Communities

FROM THE EDITOR

Sometimes the key to a vibrant, healthy
community can lie right under our nose.
hidden in plain sight, so to speak.

That's the sense I got after researching
and writing the artiele about public libraries
that starts on page 12. For too long,
libraries have been under-appreciated, often
drawing less interest and attention than a
new sports arena, shopping complex, office
tower, or theater. But the good new is that
this has begun to change, as more commu­
nities are recognizing the value that having
a strong library brings.

Not only do libraries provide valuable
services for residents of all ages, incomes,
and ethnic backgrounds, but they can
also inject a healthy dose of vitality into
downtowns, main streets, anq neighbor­
hood centers.

In times of economic stress like we're
currently experiencing, libraries provide
especially important services to those trying
to find a job, or residents just looking for a
place to read a book, listen to a CD, or go
online, without raelting up a bill.

But the most interesting thing I discov­
ered is that libraries in cities big and small
are becoming dynamic places, actively
seeking to engage the community. Instead
of Simply providing a place to read or take
out a book (as important as these services
are), libraries are expanding their mission.

There's one troublesome cloud over this

bright picture. In almost every state (the
most notable exception being Ohio),
libraries receive dose to no stale financial
assistance. Yet our states lavish support on
many "economic development" projects, of
sometimes questionable value.

Visit your public library, and help it
become the hub of your community.

Please feel free to
share a copy of our arti­
cle with your local
librarian.

PLANNING COMMISSIONERS JOURNAL I NUMBER 75 I SUMMER 2009



THE EFFECTIVE PLANNING COMMISSIONER

Learn to Speak So People Will Listen

e you spoken to a commu­
group or organization lately?

There are many benefits when
you seek and welcome opportunities to
give speeches and presentations. First,
you are honing a skill that will hold you
in good stead in many other business and
professional endeavors. Second, you will
get away from the confining environ­
ment of the board room and out to where
the people meet and congregate. Third,
you can make friends for community
planning that may carry over into
public acceptance of specific policies
or projects.

Ask your staff to get out the word that
planning commissioners are available
and you will find local service, profes­
sional, and citizen organizations are
hungry for speakers. With the right
approach, you c~n make planning an
appealing subject.

Generally, it is best not to focus pre­
sentations on burning issues on which
people already are taking sides. You need
to be especially careful if the issues relate
to projects or applications before your
commission. A well prepared talk on the
value of planning for your community,
with specific examples of its efficacy, can
be enlightening and interesting. Staff can
help you with details, but the style and
content should be yours.

The following tips can help assuage
anxiety and give you the tools you need
to be an effective speaker.

Know your audience. Parents of
school-age children at a PTA meeting
have different concerns about planning
issues than businesspeople at a Chamber
of Commerce luncheon; likewise seniors'
interests may differ from those of envi­
ronmentalists. For each presentation, ask
your host beforehand what aspects of
planning are most likely to interest that
specific group and tailor your remarks
appropriately.

by Elaine Cagan

Choose and use visual aids carefully.
Among planners, alas, Powerpoint pre­
sentations are ubiquitous and often mis­
used. They can be helpful at commission
meetings when staff are explaining a
report or recommendation, but inappro­
priate and boring when the focal point of
a speech to a group of citizens. If you do
use them, make sure to eliminate or
explain all the planning jargon. When
referring to boards or charts, never tum
your back on the audience.

Tell stories and anecdotes. Build
bridges to your audience by being a
friendly and open citizen planner. Share
personal experiences. Avoid the tempta­
tion to tell jokes that obviously came
from a standup comic you heard on TV
the night before.

Never readfram a prepared sClipt. Out­
line your presentation with bullet points
or short sentences, but do not bury your
nose in a many-paged document that is
written by you or someone else. While it
is important to be organized, it is just as
important to be somewhat informal and
fleXible. Be careful about expressing an
opinion on any issue on which the Com­
mission is likely to hold a public hearing
and/or vote in the near future.

Understand the importance of nonver­
bal CDmnlll11ication. The audience will
size you up as soon as they see you and
before you say anything. Before the
event, ask yourself how they expect a
planning commissioner to look, and
dress appropriately. Likewise, be aware of
facial expressions, how you use your

hands, and other ways that communicate
nonverbally to your andience.

Deal with stage flight. A modicum of
nervousness before your speech is to be
expected, and even welcome, but do not
let it disable you. Be prepared by having
an outlined text, rehearsing beforehand,
knowing your audience, and arriving
early to meet and greet your hosts and
others. Take a deep breath, count to ten,
sip a glass of cold water, and you will do
fine. If they like you, the audience will
never lmow if you inadvertently skip a
point or two and will forgive minor
glitches.

Fallaw the schedule. Ask beforehand
if you are the main speaker or one of
several. Do not exceed the allotted time.
Always try to set aside a few minutes for
questions.

Answer questions honestly and franhly.
Some people may take this opportunity
to air their pet peeve about local govern­
ment that has nothing to do with your
subject. Hear them out politely, but do
not be shy about saying that is not why
you are here today. Never be embarrassed
to say, "I don't know," but follow up with
"See me afterwards and I'll tell you where
to find the information." If a disgruntled
questioner persists, say "We will have to
agree to disagree on this," and move On.

Always remember that people are
convinced by people, not by information.
If you have taken all this seriously and
are a credible carrier of information, you

'vill be welcomed, listened to, and even
invited back! •

Elaine Cogan, partner ill
the Portland, Oregon, plan­
ning ancl communications
Jinn oj Cogan Owens
Cogan LLC, has worhed
Jor more than thirty years
witlt communities under­

tailing strategic planning
ancl visioning processes.
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1 In this column we use the tenn "communiry plan"
[0 encompass the kind of local comprehensive plan
common in many parts of the country. We recognize
that the local planning process, and what plans cover,
varies from state [0 state. In some states, review of
plan implementation is highly structured. For exam­
pic, in Florida, as we learned from PC] Assistant Edi·
tor Larry Pnueger, community·wide ucomprehensive
plans" are reviewed every 7 years by the state Depart­
ment of Community Affairs, which then issues an
"evaluation and appraisal report." The main point,
however, is universal: the importance of measuring
progress towards implementation ofplans.

THE PLANNING COMMISSION AT WORK

Are We There Yet?
by Jim Segedy, FAlCP and Lisa Hollingsworth-Segedy, AlCP

, ember family vacations? indicators, regular reviews, and plan goals. They break each goal down into
I cJurs were like ours, you and accountability, and we believe that some specific steps assigned to responsible
your siblings sat in tbe back seat combination of all of these will help keep parties; when each step is complete,
of the car and periodically whined the the implementation of your community's there's a box that can be checked off or a
universal utterance heard on family Vaca- plan on track result measured.
tions certain to set the parents' teeth on Identifying multiple, small steps
edge: "Are we there yet?" along the way is much more effective

Traveling to a new place was always than waiting for a long time to see if a
exciting yet frustrating to Lisa as a child. policy or program is working.
There were new sights to see, but no A good indicator system also helps
familiar landmarks. Finally, after hearing overcome the discouragement that may
the vexing whine for the umpteenth arise in the community when a large pro-
time, Lisa's father handed her a map and ject is underway and it seems like noth-
said, "I don't know. Why don't you tell ing is happening. As a planning
me?" commission, you can call attention to all

Taking on the tasks identified in your the checked boxes to show thatthere are
community's plan may be a little like rid- successes - even if the task is long and
ing in the back seat of a car for a road trip 1. BcnchmarItS and Indicators the way difficult.
where you don't know the landmarks.' Developing a community plan is an There are several important points to
50 how do you Imow ifyou're "there" yet? exercise in forward-thinking. As a com- remember about using benchmarks and

Some plan implementation tasltS are munity, you've decided who you are, indicators. First, there are no universally
easy: planting trees along your boulevard where you are going to go, and how you correct answers. Benchmarks and indica-
or installing a "Welcome to Our Town" are going to get there. Your plan sets the tors come out of your community's
sign are the kinds of tasks that have a course, and it contains tasks your city or understanding of "Where are we now
definite start and finish. When they're town has probably undertaken before, as and where are we going?" Second, it is
done, you can check them off of the to- well as new activities to address new cir- tempting to tum an indicator into a goal
do list. But other plan implementation cumstances. - don't. Indicators are measurements of
projects are not so clear-cut, and it may In looking at the community's agenda progress towards a goal, they are not
be difficult to tell if you've achieved in the plan, you may feel like Captain themselves goals.
them. Kirk, "boldly going where no one has Take a look at one example of the use

We intend this column to help you gone before." This is where benchmarltS of benchmarks and indicators. As the
find the right road map so you can tell and indicators come in handy. Lincoln and Lancaster County, Nebraska,
not only when your community is A benchmark is a reference point, a Benchmark Indicators Report notes:
"there," but more importantly, that landmark that your community estab- This Report is designed to evaluate
you're making progress. The techniques lishes for itself along the way to a com- and monitor changes in the comnlll11ity,
we find helpful are benchmarking, pleted task. It will help you Imow when and assess whether. the assumptiollS in

you're making progress, like looking for the [Lincoln-Lancaster County 2030]
the big tree on the way to Grandma's Comprehensive Plan are valid and its
house or seeing that familiar e>.it sigo on goals are being achieved ... Community
the highway. indicators are bits oj in[ollnation that,

An indicator is what you're measur- when combined, generate a picture oj
ing. Indicators can be specific and mea- what is happening in a local system.
surable. They can take the form of They provide insight into the overall
something as simple as a checklist of direction oj a community: whether it is
tasks accomplished. Indicators help improving, declining, or staying the
make sure that your plans are specific, same, or is some mix ojall three.
rather than just a collection of broad A combination oj indicators can
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just some of tile bendunarhs and indicators that are morefully described
in the Lincoln-Lancaster County Community Indicators Report; available
at:www,lincoln.ne.gov/CitylplanJcpanrevlbenchrpUbenc1J09.pdj

elements, such as landscaping in
downtown, are portioned out to
groups (for example, the local
garden club). Delegation of plan
implementation tasks to citizen
groups - somethIng we discussed
in our previous column - is
important because it fosters plan
ownership and community
involvement. However, just
because a group outside of gov­
ernment is taking responsibility
for a project doesn't mean you
can forget about accountability.

Because of the planning com­
mission's unique status as a
Teviewing and recommending
body, you are in a position to help
make things happen. For policy
changes that may not result in
physical community alterations,
or for longer-term projects that
don't create immediately visible
results, the planning commission
can be invaluable for checking
those benchmarks and validating

to citizens that indeed the community is
making progress.

Just as Lisa's dad handed her the map
and introduced her to navigation, you as
a planning commissioner can facilitate
the community's recognition and cele­
bration of progress.

In oUr next column, we'll look at
ways that a planning commission can
keep the community focused on the plan
when the going gets tough.•

Jint Segecly is Director ojCommunity PlanningJor
Pennsylvania Environmental Council and Chair oj

the EnVironment, Natural Resources, and Energy
Division oj the American Planning Association.
Lisa Hollingsworth-Segedy is Associate Director oj

River Restoration Jor American Rivers' P1ttsbrlrgh
Fieid Office.

Though some people would argue that a
plan is simply a set of goals that mayor
may not be reached by a community, we
believe that an accountable plan is the
best way to build a strong community.
When citizens invest their time, knowl­
edge, and effort in participating in the
development of a plan, they want the sat­
isfaction of seeing it put into action.

Not carrying out the actions called for
in your plan is the same as a broken
promise, and you may be sending the
message that the citizens aren't impor­
tant. As a planning commissioner, one of
the most empowering things you can do
is make certain the community keeps the
promises it makes to itself as reflected in
the plan.

Doing "what we said we were going to
do" is different than "getting what we
thought we'd geL" It's not a negative
reflection on you or the plan if things
don't tum out the way you had hoped
they would. But it is a problem if you do
nothing about it. That's accountability.

As a planning commission you also
need to provide oversight when plan

Housing Indicators
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therefore proVide a measuring
system to provide infoll11ation
about past trends, aUTeJ!t reali­
ties, and future direction in
order to aid decision l11ahing...
If updated on an annual basis,
comnmnity indicators can show
progress, or the lach ofprogress,
in accomplishing community
plionties.

2. Regular Reviews

We were driving through the
Laurel Highlands a couple of
weekends ago, and the landscape
was alive with the colors, tex­
tures, and aromas of spring. It
was a delightful journey, but after
an hour of being on the road, we
realized that there was so much to
look at along the way we'd forgot­
ten where we were going. We
weren't even certain we were
going in the right direction.

A community's plan can end
up this way too, particularly
when economic conditions and
opportunities change. If your communi­
ty loses its major employer, then the
basic assumptions on which your plan
was built may no longer be valid. If the
state highway department builds a new
road, your community may experience
growth pressure that tempts you to Tedi­
rect your infrastructure service area.

A regular review of your plan will
help your community determine if any
mid-course corrections are needed to
make sure that your plan continues to
answer the questions, "Who are we? ,"
"Where are we going? ," and "How will
we get there?"

As the planning commission, you are
in an ideal position to facilitate this
review, and to make sure that any addi­
tions to or deletions from the plan find
their way into the plan amendment
process. Plan progress should be identi­
fied regularly and often and presented to
the elected body on a periodic basis. It's
all part of the planning process.

3. Plan Accountability

That "A" word, Accountability, has
been highly visible the past few years.
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Circle the USA -+ Vermont -+ NewYork -+ Pennsylvania
Note from PC] Editor Wayne Senville. On the next fottT pages you'll find three oj the more than one dozen reports

I posted dUring the first leg ojmy "Circle the USA" travel. To access all ofthe trip reports, and toJollow future legs, go to: www.CirdeTheU5A.com

went nowhere, efforts shifted to

a strategy to boost local tourism

(primarily to draw in Canadian
visitors) and provide needed

local services. The mill building

would become a core element of

both efforts.
One of the initial challenges,

as Perry explains, was the exist­

ing condition of the mill build­

ings, making redevelopment a

daunting prospect. With $1 mil­
lion in Community Develop­

ment Block Grant funds, the
Richford Main Street Mill Devel­

opment Corporation spent the

good part of four years (2000­
2004) working through building

stabilization, demolition of

unsafe structures on the site,

and substantial environmental
clean-up, including the removal

of asbestos.

But it was essential that ten­
ants be found for the $7.4 mil­

lion dollar project to move

forward. What emerged was part

good planning and part
serendipity. The results: three

very different, but equally
important, uses for the building.

As Kenn Sassarossi of Housing

Vermont (one of the partners in

the redevelopment) put it, Rich­
ford "hit the perfect trifecta."

Through its part­

nership with Hous­

ing Vermont, the

third iloor of the Mill

has been converted

into twelve afford­

able apartments.

This has already

enabled some local

residents to stay in

town.

On the ground

floor, Mac's Market a

regional grocer based

in Rutland, Vermont,

ing is both the mix of uses that

now occupy the mill, and the

creative way in which the rede­
velopment came together­

involving the combined efforts

of the town, a statewide housing

non-profit organization, and a

private developer.
For many years, whatis now

the Main Street Mill (built in

1919 and containing some
47,000 square feet of space) had

been part of a compiex of build­

ings owned by the Sweat-Com­

ings Company. For much of the
twentieth century the company

- which manufactured hard­

wood furniture - had been the

towns largest employer, paying
the wages of hundreds of local

mill workers. BUl the picture
started to change in the 19605 as

area mills began to close. When

Sweat-Comings finally ceased all

operations in 1996, a major gap
was left in the local economy.

As Perry describes it, the town
badly wanted to replace those

lost jobs. The initial focus was

on trying to re-establish the

local wood products industry­
not surprising given the heavily

forested part of Vermont that

Richford is located in. But after
business recruitment efforts

rately; it is a fonner mill town

that has been struggling eco­
nomically over the past twenty

years. And that's where the re­

development project comes in.
It has involved "recycling" a

former mill building along the

Missisquoi River, right in the
middle of Richfords small,

struggling downtown.

What makes the Main Street

Mill project especially interest-

Ricliford' Al Perry

in Street Mill:
i he Perfect
Irifecta"

Al Perry grew up in Richford,

next to the Town Hall.

Perhaps that explains why after
many years away - including

service as a U.S. Navy
submarine commander - he

returned to Richford to a life of

community involvement.

Besides serving as the area's rep­
resentative in the Vermont Leg­

islature, Perry has helped

shepherd through a complex

redevelopment project in the
heart of town.

Richford is a mill town (pop.

2,321) along Vermont's northern
border with Quebec. More aCCll-

The Main Street Mill is located on the Missisquoi River in Richford, Vermont. Pl1otos sllDW Jront and rear oj the Mill.

View ofRichford. Tile Main Street Mill is visible 011 tileJar right.
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AIDng Broadway.

Brad Birge

enthusiasts, and its many other
attractions). Van Wagner views
this as a positive, noting that the
City benefits from tax revenues

continued on page 8

• The Hartland Group:
www.hartlandgroup.biz
Richford Health Center:
www.richfordhealth.com
• New Market Tax Credits:
www.cdfifund.gov/

s

• Housing Vermont: www.hvt.org
contact: Kenn Sassarossi,
Kenn@hvLorg

Broadway still loohs much as it it did early in the 20th century.

The residents and busr~ess
owners of Saratoga Springs,

New York, treasure their down­
town. With its wide sidewalks,
Broadway is lined with stores,
restaurants, banks, historic
hotels, and a wonderful parle

During meetings with Sarato­
ga Community Development
Director Brad Birge and staff
planners, one common refrain I
heard was that downtown was
the city's "economic engine" and
the top priority for local plan­
ning and development efforts.

One of the focal points is to
increase the amount of housing
downtown. Interestingly,
according to Planning Commis­
sion Chair Clifford Van Wagner,
as much as half of the new
downtown housing is for second
homes (not altogether surpris­
ing given Saratoga's long history
as a destination for horse racing

Related Links:

town, the Main Street Mill devel­
opment is surely a very important
step in that direction.

Pulling all the pieces of the
project together required the
assistance of financial and devel­
opment experts from the Hart­
land Group based in Burlington.
This helped lead to the first use
of federal "new market" tax .
credits in Vermont, an essential
component of the financing
package for the project.

As Kenn Sassarossi told me,
what really made the Richford
project work out was the collab­
oration between local officials
and citizens "who know what's
needed in their town," and out­
side experts who "can help
shape what's actually possible."

Why did Housing Vennont, a
statewide provider of affordable
housing, take a key part in the
Main Street Mill project? Sas­
sarossi explains that his organi­
zation increasingly sees the
value of mixed-use, downtown
projects. Having the develop­
ment downtown makes the
housing more attractive, as ten­
ants also have essential services
nearby, and there's no need for
them to have to own a car.

There are also some practical
benefits to mixed-use. One
example Sassarossi pointed to
was the fact that the cost of
putting in the needed elevator
was shared hy the key partici­
pants, and not solely borne by
Housing Vermont.

The Mill provides vivid evi­
dence that Richford is coming
back. As planning commissioner
Eric Collins noted, "the project
is the stepping off point for
other economic development
efforts." To that, Al Perry added
the reminder that "it took the
determination of the community
for the Mill project to get done,
and some outside help," also
reflecting that "the limiting fac­
tor in small town redevelopment
is not financial capital, but
human capitaL"

While Richford still has a
ways to go to return to its hey­
day as an economically thriving

has opened a 10,000 square foot
market - the only grocery in

town. Part of this involved
serendipity, as Al Perry recalls a
trip to Stowe with his wife a few
years ago where they happened
on the Mac's Market there. Perry
immediately thought Mac's might
be a good fit for the Richford

project. But making this happen
required considerable follow-up,
and the market's own retail
analysis, before the store became
a reality last year.

The third major tenant also
provides an essential service - in
this case, health care. The Rich­
ford Health Center moved om of
its existing overcrowded quarters

down the street into the Main
Street Mill. This move also
enabled it to expand its opera­
tions.

The result is 40 employees now
working in the Mill (the Health

Center also operates health care
clinics in four other communi­
ties, and has consolidated its
administrative functions in the
Mill). The Health Center is

already considering expanding to
the top fioor of the Mill, and
adding a dentist to its practice.

Counter cloc1nvise from top left
Pam Parsons and Rosaire BissDn oj
the Ric1JjDrd Health Center, and
Kenll Sassarossi Dj HDtlSing VemlOnt.
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respect.ed liberal arts school,

with an enrollment. of 2,100.

Meadville is a city with a strong

indusUial heritage. Count.y

Commissioner Morris Waid

described to me how t.he area

was stunned back in the mid­

1980's when two of its largest
manufact.urers closed down,

pu·tting over 2,000 people out
ofwork.

Over the past decade, t.he

paths taken by the city and

county in t.heir efforts at eco­

nomic recovery and by the col­

lege in its focus on student

"service learning," have become

increasingly int.ertwined.

Amara Geffen is an artist and

professor of art at AlIegheny
College. Twelve years ago she

became involved in the creat.ion

of an int.erdisciplinary environ­

mental studies program. And,

town convention and confer­

ence cent.er). But despite t.his,

there's a strong consensus that.
downtown must. continue as

the economic engine that drives

the city.

Related Links:

• City of Saratoga Springs:
www.saratoga-springs.org con­

t.act: Brad Birge,

bbirge@saratoga-springs.org

AlIcgJICllY Collcgc\ Brook, Hall.

s;'·you
hear about frictions between

colleges and the communities

they're located in. But. my visit

to Allegheny College in the
northwestern Pennsylvania city
of Meadville (population
13,253) proved this doesn't have
to be the case. Indeed, the rela­

t.ionship between Meadville,

Crawford County,

and Allegheny

College is best

viewed as a part­

nership that

brings benefits

to alI.

let. me back

up first. AlIeghe­

ny ColIege is
a small, well-

the "high cost of land in Saratoga
takes affordability out of the
question. n This is compounded

by the fact that a lot of housing is
leased out during "t.he season,"

as it generates very high rents.

As with any city, there are
areas of local controversy in

Saratoga when it comes to land

use and development. issues (for

example, a storm is brewing
over the design of a major

planned addition to the down-

that the business
community has sup­

ported this zoning
change. He added
that business owners

are a strong con­
stituency; with the

Chamber of Com­
merce having some

3,000 members, a
remarkably large

number for a city ofjust 30,000.
While the parking require­

ment has been eliminated from

the zoning ordinance, Birge
noted that developers of new

housing are still huilding park­
ing. It's just that the amount is

based on what they feel they
need to market the project, not

on a city requirement.

2. Ground Floor Commercial.
While the City has taken a mar­

ket-oriented approach to down­

town parking, it's gone the other

way in requiring that the first
floor of new downtown develop­

ments be set aside for commer­

cial use (much of it retail). As
Birge explained, the impetus for
this also lies in the desire to cre­

ate a walkable, pedestrian-ori­

ented environment. Having

commercial uses, especially
retail, on the street level of all

neW downtown buildings is one

important way of achieving this.
Not everything is rosy down­

town. While some affordable

housing has been buill down­
town, efforts have encountered

difficulties, and there are no

inclusionary zoning require­
ments. As Planning Commission

Chair Van Wagner also noted,

Much oj die new housing in downtown Saratoga Springs is being built a bloch behind Broadway.

Broadway serves as Saratoga Springs' retail hub.

and spending from part-time

residents, without much in the
way of additional demands on

schools and other municipal ser­

vices.

Much of the new housing is
being built just a block off
Broadway, Saratoga's historic
main downtown thoroughfare.

In some ways, what is happen­

ing in Saratoga reminded me of

the Country Cluh Plaza district
in Kansas City, where famous

developer].c. Nichols huilt a
substantial amount of housing

close by the central retail.

Saratoga Springs has taken a
different-than-usual approach to

downtown development in at

least t.wo int.eresting ways.

1. Downtown Parking. As part
of its new "fonn-based" zoning,

the City has eliminated parking
requirements for downt.own

developmenL That's right, devel­
opers don't need to put in any

parking.
The aim is t.o make investing

in development. downtown more

attractive by reducing the cost of

building on-site parlting, while

also malting for a more walkable

environment. (downtown is very

compact). Van Wagner indicated
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Follow PC] Editor Wayne
Senvilles travels, and view all his
trip reports at:

Related Links:

• Allegheny College CEED pro­
gram: contact Amara Geffen,
ageffen@allegheny.edu

• American Viscose plant rehab:
www.economicprogressaUiance.
com/COP.pdf
• Pennsylvania KIl program:
wwvl.newpa.com (search KIl)

Eligible businesses in desig­
nated KIl's can gain valuable tax
credits and small grants. They
also gain access to paid interns,
such as students at Allegheny
and other area colleges.

One point that nearly every­
one I met with in Meadville
made is that the community
has a strong "sense of place."
Indeed, the CEED program and
Allegheny Colleges commit­
ment to the city and county is
evidence of the value it puts on
this place. As Crawford County
Planning DirectorJack Lynch
added, "this is also a pretty pro­
active place, with strong collab­
oration between government,
business, and the academic
community."

Allegheny students last year
put in a remarkable 25,000
hours of time on service learn­
ing projects. Some 60 percent of
students participate in commu­
nity service and/or community­
centered learning activities.

But at Allegheny College it's
not just students who are active­

ly involved
with the com­

munity, it's
also faculty.
Twenty-four
faculty mem­
bers have par­
ticipated in
the Colleges
"'Community

Based Research"

program. One of several exam­
ples that Geffen related to me
involved a faculty member who
recently worked with the City to
write up a grant proposal for a
greenhouse gas inventory of the
city. Another faculty member
has worked \vith the Crawford
County Head Start program on
developing and conducting a
community survey.

Another key element in
cementing the working partner­
ship between city (and county)
and college has been through
Pennsylvanias Keystone Innova­

tion Zone ("KIZ") program. As

County Commissioner Morris
Waid explained, the goal of the
KIZ is for "faculty to have a way
to bring their research into the
marketplace."

. According to Alicc
Sjolandc/; tIle Marllct
House Master, 60 vcndors sell products there, primarily locally grown food.
The Marhet H;ouse AutIlOrity rents tile buildingfor $1/yearfrom tlte Cily.
Its open 6 dayslwee1~, year-round. Last year, il generated $188,000 in sales,
and is on pacc to reach S200,000 this year.

Allegheny students
prepared the mural
in tlte entry lobby
to tIle plant. It
recounts tlte plants
history.

Amara Geffen and Elise Swanclwmp

political participation programs.
She's particularly interested in
working with area farmers and
finding ways of helping them ouL

Right now, she's involved in
assisting the downtown farmers'
market. In fact, Geffen took a
ten minute time-out from her
meeting with me to go over the
design and contents of a
brochure Swanel<amp has been
working on [or the downtown
Meadville Market House - the
oldest continuously operating
market house in Pennsylvania
(since 1870).

As Swanekamp told me, work­
ing on projects like this will
help her gain valuable experi­
ence. "Volunteering at a soup
kitchen is great, but I wanted to
extend my effectiveness into the
community."

The 1JUge 0.4 million square fooO American Viscose plant in Meadville was
Pennsylvanias first brownfields restoration project. It now houses over 20

bnsinesses employ­
ing 900 in 900,000
square feet of
space.

before you ask the question, the
answer is "yes, there's a link
between art and the environ­
menL" Many of the faculty par­
ticipating in the environmental
studies program were interested
in applied learning opportuni­
ties. This led, in turn, to the
creation of the Center for Envi­
ronmental and Economic
Development, or "CEED" as its
called, which GeITen now directs.

As Geffen explained, the
CEED program is aimed at link­
ing students with the Meadville
community, with a focus On pro­
jects involving "sustainability."
"CEED has provided a mecha­
nism for place-based education
tied to the educational curricu­
Inm," she told me. When Geffen
saw my puzzled look, she
added, "think of it as an applied
liberal arts education where stu­
dents learn by being engaged
with the community while
working on different projects."

Elise Swanel{amp is an
Allegheny College freshman,
already active in CEED. Shes
from West Seneca, New York,
and was drawn to Allegheny in
large part by the schools reputa­
tion for service learning and its
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itive way, of defining a city. ,

Measured and tllOughtful, this
.b99~'_~ ,~~i~t~lFg~~~:~,?~~,~~;~-; .
guide, Like a,good textbook, the
':IJrpcipl~ ~el ,9utiI!-tl;iis-:l~9'~lf
build upon each pther sri'that
yo~_,tet,f1ve a',th9~ugh iI1trlJdl1~~'
don to how form-basedcqdes

PLAN-31S: Online Planning Commissioner Training PI.ANETIZEN

Registration Information:

Registration starts at only $129 for six months.
PC] subscribers receive a 10% discount on regis~

tration. Group registration discounts are also
available. Just use discount code PCl10Q3 when
you register online.

PLANNING
CO;'1J1tISSIONER5

u:=I!J.iiE1J
Instructor:

Ric Stephens is a
Principal with the
Portland, Oregon firm of Alpha Community
Development where he is responsible for com­
munity design services. He is also a columnist
for me Planning Commissioners]otlmal, and
serves on the Beaverton, Oregon, City Planning
Commission.
With 28 years eA1Jcricnce as a planning

consultant, educator and commissioner,
Ric Stephens offers a wealth of knowledge
on planning concepts and day-to~day issues
facing planning commissions.

Topics covered include:
• Citizen Participation & the Decision

Making Process
• Community Planning, Zoning, and

Subdivision Regulation
• Environmental Management
• Land Use & Development
• Site Planning
• Planning Law
• Current Trends
• Visit <ww\v'planetizen.comlcourses/commis
sioner> for complete list of topics.

Planetizen online courses afTer:

• Convenient access to course materials from
any computer

• Self-paced learning
• Expert instructor available to answer

questions
• Gain knowledge and share advice with

your peers

• Feel overwhelmed?

• Need more lmawledge?

• Want to better understand planning
issues and trends?

Planning commissioners are faced with the

key responsibility of helping guide the devel­

opment of their community. A new, affordable,

and convenient online course offers a compre­

hensive overview of planning principles and
practices to help planning commissioners

become more effective. PLA.N-315 is offered by

Planetizen, the leading online resource for the

planning &: development community, using

materials from the Planning Commissioners

Journal.

PC] subscribers receive a 10% discount on

registration. To learn more about PLAN-31S, or

to register for the course, visit <www.planetizen.

com/courscs/commissioneD.
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function. Pictures and charts are
plentiful, and along with the

case studies, demonstrate that
fonn-based codes aren't same

wacky new theory, but the con­

tinuing expression of solid prin­
ciples of urban design.

HUNGRY CITY

by Camlyn Sted (Clwtto &
Windus, 383 Pages)

With fewer people farming,

the food we eat often comes

from far away, and this is espe­

cially true in urban areas. The

connection between food pro­

duction, urban development,

and land Use is unavoidable.

HWlgry City closely examines

this connection and lays out

exactly how our food gets from

where it's grown (or made or

engineered) to where we eat it.

The book emphasizes why this

division between us and our

food is a problem. Steel cogently

argues that if we want to create

sustainable cities for the future,

we'll need to think harder about

meeting our food needs closer to

home.

Urban agriculture and back­

yard gardening have taken off in

recent years. Though not as

ubiquitous as the green lawns of

the suborbs, food plauts like

tomatoes and lettuce are pop­

ping up in yards across the

country. HtUlgJY City provides

the argument that this trend

needs to continue, and that local

officials should lay down a poli­

cy framework to enable and

even encourage it

GROWING GREENER
CITIES: URBAN
SUSTAINABILITY IN THE
TWENTY-FIRST CENTURY

by Eugmie L. Birch and
Susan M. Wacllter (University oj
Pennsylvania PI~SS, 416 pages)

Turning "green" is on the

agenda of nearly every city. How

cities get there is largely up in

the air, but

. they all
know they

want to.

Growing

Greener
Cities offers

case studies

and com­

mentaries on

how some

cities have

done it. Co­

editors Birch

and Wachter

are also co­

directors of

the Penn,,<;::;' '
Institutefor U~1J~1~¥~~rc:1l1;

and their~,~rtisesatl.~..~••. fpu~cl
within the pagespf this essay

compilatiorL··.. ·.•...• '·, .•.·.·· ..• ·•·..·.·

Same, ess~yssl1gg~tT~thods

Ulat revoly~arol1r~s:eemingly
simpleideas th~t are.actu~lly

really hard to achieve, like mim­

iclting New York City's pnblic

ttansportation system or imple­

menting regional scale changes.

Other essays focus on smaller­

scale green measures like com­

munity-based urban fanns or

green roofs that can be encour­

aged through minor policy

amendments.

Together, the essays included

in Gro\ving Greener Cities offer

long-term strategies, ideas, and

hest of al1, hope, to ensure that

fully sustainable cities will soon

be more than just hypothetical.

RETOOLING FOR GROWTH:
BUILDING A 21ST
CENTURY ECONOMY IN
AMERICA'S OLDER
INDUSTRIAL AREAS

by Richard M. MacGalu;)' and
Jennifer S. Vel' (Bmohings
Institution Press, 437 pages)

This book deserves to be rec­

ognized mainly for the inlluence

that the policies it outlines are

having on the Obama adminis­

tration. The concept of "innova­

tion clusters" is a major part of

theObama

team's urban

policy agen­

da, and is a

central thread

of Retooling
Jar Growth.

As the

country

struggles

through the

economic

recession,

llearlyevery

city could use

some help

Jump~starting

......... :,>:..: .. 0" .••. :::: '.',its,~conomy.
The essay~ iu RetoolingJOI·

qI1J,lytl1.PI~~.11~.~ .. ~1ltl1ber of

s()IW·id~ar.••.f()Ireyit~lizmg ~ities,
especially older places like Pitts­

burgh, Detroit, and Cleveland.

Tro.ug~therear~n()Il1a)Sicbut­

,tOrtS tOe:asilyrevivea dying city,
this hook offers citizen planners

hope that the downturn is not

the end. What Ule essays in this

book may lack in "excitement,"

they more than make up

[or in substance...

VISIONING AND
VISUALIZATION:
PEOPLE, PIXELS, AND
PLANS

by Michael Kwartler and
Gianni Longo (Lincoln
Institute oj Land Policy,
94 pages)

Communication is one

of the most important

parts of the planning process,

bnt it's often bard to do well.

However, the increasing avail­

ability of technologies is making

it easier for planners to bring

their ideas to the public in ways

that are clear and interesting.

Visioning and Visualization
provides suggestionS about how

digital visualization tools can be

used to augment the public par­

ticipation process. The book is

aptly rife with large color images

that help convey the authors'

main idea: visuals are essential

to planning with the community.

When aided by the effective use

of visualization tools, public

participants are also more effec­

tively responsive. Visioning

and Visualization is an excellent

guide on how better planning

can beachieved with these

tools.•

In Our Fall Issue:

Planetizen's editors will reprint
portions of some of the bestplan­
ning essays to run on their web
pages during the past year~
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FEATURE

Libraries at the Heart of Our Communities

The crntral rotunda il15ide the Hudson, Ohio library.

their past, fill them with pride, and rein­
force their sense of belonging.'"

Keeping libraries in the center of
town, and having them reflect
high standards of design, is a chal­
lenge a growing number of com­
munities are successfully meeting.

Hudson's Star Attraction

I stopped in Hu.dson, Ohio,
this April as part of my "Circle
The USA" ttip to learn about their
library. Hudson is a small city
(population 22,439), midway
between Cleveland and Akron. It
has elements of both a suburb and
a smaIl town. In the center of
Hudson is its historic Main Street
business district, home to the
city's library.

Opened in 2005, the library is housed
in a stately brick building, with function­
al but very attractively-designed interior
spaces. The focal point of the library is its
rotunda, proof that the design of libraries
today can match that of the classic
Carnegie library buildings of a century
ago.

New libraries tend to need consider­
ably more space than tlleir earlier coun­
terparts. That's the case in Hudson,
where the new library building (at
50,000 square feet) is much bigger tllan

by Wayne Senville

the 20th, when cities such as Boston,
New York, Philadelphia, Detroit, and
Chicago built ambitious public
libraries."

It's important to recognize, however,
that it's not just big cities that benefit
from libraries. In fact, smaller cities and
towns may have even more to gain from
a having a thriving library as they don't
have the range of community gathering
places that larger cities often have.

Reporter Annie Stamper writes that:
"No more just a place to find books,
today's library is a place that extends far
beyond its physical walls with the addi­
tion of digital information and access.
Particularly in small towns, the library is

often the hub of the community, provid­
ing a place for residents to meet, as well
as to learn.":!

Libraries, like city haIls and post
offices, are key to strong communities.
Ed McMahon, a senior fellow at the
Urban Land Institute, has pointed out
that "public buildings and spaces create
identity and a sense of place. They give
communities something to remember
and admire. The challenge facing public
architecture is to provide every genera­
tion with structures that link them with

~here a place in your community:
ere residents of all ages and incomes

visit and enjoy spending their time?
• where people go to hear interesting
speakers discuss new ideas, books, trav­
el, and a broad range of topics?
• where comprehensive databases are
available free of charge?
• where you can get help when applying
for ajob?
• where you can stop by and take home a
book, CD, or DVD at virtually no cost?

That's also a place:
• that's 11owned" by everyone in the com­
munity?
• and can be counted on, day after day, to
draw people downtown or to main
street?

In a growing number of cities
and towns, there's one answer to
all these questions: the public
library.

ANCHORS FOR OUR CITIES
& TOWNS

Dramatic new or renovated
libraries have become corner­
stones of downtown in dozens of
cities, including Denver, San Anto­
nio, Des Moines, Indianapolis, and
Salt Lake City, to name a few.

Noted architect and writer
Witold Rybczynski offers an
online slide show titled, "How do
you build a public library in the age of
Google?'" His main point: libraries are
far from dead in today's Internet age - in
fact, they're making a comeback as key
anchors in our downtowns. Indeed,
they're bringing us full circle to the "end
of the 19th century and the beginning of

1 Avnilable online. at: www.slutc.com/id/2184927/

2 In an article in the June 2006 Champlain Business
Journal, "Libraries Anchor Small Communities."

3 From "Public Buildings Should Set the Stundard"
(PC] #41, Wimer 2001); available [0 order & down­
load at; ww\v.plannersweb.comlwfileslw206.html
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Carnegie's Legacy
r---lsv1 to America's Cities
~&Towns

Many cities and towns across America
are still blessed by wbat was perhaps the
greatest philanthropic legacy this country
ever received: Andrew Carnegie's grants
program to help fund the construction of
libraries in communities large and small,

From 1896 to 1925 Carnegie provided
grants for the construction of 1,681
lihraries in 49 states (plus 156 in Canada)
- only Rhode Island was somehow left
out! About 70 percent of the Carnegie
libraries were built in small towns with
fewer than 10,000 people - with the first
of the typical Carnegie-funded libraries
being constructed in Fairfield, Iowa.

Invariably, a Carnegie library was a
well-designed building, often a local land­
mark in the center of town. Fortunately,
most of the Carnegie libraries are still
standing, many remaining in active use as
local libraries, treasured by generations of
residents.

In my
hometown of
Burlington,
Vermont,
that. certainly
the case - the
Fletcher Free
Library was
built with a
$50,000 gift
frornAndrew
Camegiein
1904.

Tlte Fletcher Free Library in Burlington, VemlOllt.continued all page 14

For planners, however, I want to
touch on what may be the most interest­
ing aspect of the Hudson library: its loca­
tion. It is part of an expansion of
Hudson's Main Street district.

Indeed, you could say the library is
Main Street's star attraction. As Hudson
City Planner Mark Richardson told me,
"you can't just rely on retail in downtown
expansion, you need an activity center
like a library." "The library," Richardson
continued, "fulfills its role as the anchor
by creating opportunities for multi-stop
trips downtown. II

The Main Street extension (called
First &: Main) consists of a mix of retail,
office, and housing. The City has archi­
tectural design standards for the area. As
Richardson notes, "the idea was for it to
be a natural extension, not a replication,
of Main Street." The streets are laid out in
a grid, connecting with the old village.

From Richardson's perspective as a
planner, having the library downtown is
also cost-effective. As he explains, "the
library's location downtown has helped
facilitate numerous partnerships and col­
laborations with the merchants; the pub­
lic, private, and parochial schools; and
the City of Hudson because they are all
located in close proximity ... these col­
laborations have allowed the library to
stretch its tax dollars and, at the same
time, more effectively serve the needs of
Hudson."

The Economic Benefits of libraries

As is the case in Hudson, libraries can

bring substantial benefits to downtowns
and main street districts. Planning con­

sultant Robert Gibbs

has abserved that "a

typical public library

draws SOD to 1,500
people a day, that's

close to the draw of

a small department
store." Public build­

ings like libraries, he

notes, "add to the

authenticity of a

town ... they make

The library is funded primarily
through a property tax levy (raising $1.4
million), with just over $1 million more
from the State of Ohio. The library also
makes extensive use of volunteers,
including "tech wizards" who help out in
the computer center.

The residents of Hudson have decid­
ed that the library is a key service they
want for their community. The numbers
attest to this, as there are more than
23,000 registered library users, who
checked out 736,000 items last year. The
library counted more than 700,000 visits,
an average of well over 2,000 every day it
was open.

the old building (at 17,000 square feet).
At first blush, this seems counter­

intuitive. Why in today's Internet and
digital age would libraries need to be
larger? More importantly, why do they
seem in even greaterdemand?

I asked Assistant Director Margie
Smith what draws people to the Hudson
library. "It's become the cultural, enter­
tainment, and social hub of Hudson,"
she replied. "The library programs a lot
of readings, there are musical perfor­
mances every week, and we also have
meeting rooms."

The library also provides over 50 pub­
lic computer terminals, access to state
and local databases, and a collection of
more than 7,000 DVDs. There's also a
coffee shop to hang out in, and an out­
door patio. You can even borrow laptops
from the library, and use them anywhere
in the building or on the patio. What's
more, the Hudson library doesn't close
till 9 pm, Monday through Thursday, and
is open a total of 69 hours each week,
making it even more accessible.

Marh Richardson ill front oj tlte Hudson library.
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valuable service in this rural community
where residential broadband service is
limited. .0 Inlemet Access, p. 16.

The library's beautiful new building is
located within walking distance of the
town center (less than half-a-rnile away)
and next to a co-op market and senior
housing. The new building was made
possible in part from a generous donor,
but also through extensive fund-raising
in the Putney community.

The importance of libraries like Put­
ney's to village and town centers was
underscored in a public forum sponsored
by the Windham Regional Commission
(the WRC's service area includes Putney,
Brattleboro, and 25 other small towns in
southeastern Vermont). As Kendall Gif­
ford, a planner with the WRC, told me, it
"opened up perceptions of what libraries
have to offer."

One by-product of the forum was the
formation of a task force to develop rec- .
ommenelations for strengthening local
libraries within the region. The task
force's report, The New Heart oj the Olel
Village Center: The Role oj the Librmy in
Community Development, includes a
series of recommendations centered on
three goals: to achieve universal access to
library services; to assure adequate fund­
ing for libraries; and to use libraries to
strengthen village centers.

Susan McMahon, another planner
with the WRC, has been struck by how
often people have mentioned the value of
their libraries "as community places,
where you can see your neighbors," and
by the importance that seniors, in partic­
ular, place on having a library nearby.

One problem facing local libraries in
Vermont - and many other states - is the

Views oj the Seattle Public Library. Left: "Living Room" by Padriac, wwwjkhr.com/photoslpadraics_
travelsi2179049925. Right: "Seattle Public Library" by RodeJeld, wwwjlie1zr.comipllOtosirorleJeld!
1622522316. Images licensed, Creative Commons.

small Vermont town (population 2,600),
a good library works a lot like a harbor. It
provides a place where people can dock
tllemselves for a while, socialize with oth­
ers, and feel some comfort and security.

When I met with Caronella, he
explained that over the years libraries
have become more multi-faceted. They're
no longer just places to read and take out
books (though thats still a key function).
Increasingly, libraries are providing a
broader range of services, from access to
research databases, to loaning videos and
CDs, to providing Internet access, to
offering space for lectures and public
meetings.

The Putney library attracts one hun­
dred or more people on a daily basis, and
forty or fifty more often show up for
evening programs. You'll find people of
all ages, incomes, and backgrounds using
the Putney library. Its seven public access
computers are very popular, anel offer a

LeJt, view DJ HudsDns Main Street Right, commercial develDpment is adjacent tD ale library irl the Main
Street extension.

Libraries
continued from page 13

it less of a shopping center and more of a
town center.""'

Seattle is another city that has gained
substantial economic benefits from its
new downtown library, opened in 2004.
An economic assessment prepared for
the City found that "the Library is associ­
ated with $16 million in net new spend­
ing in Seattle in its first year of operations
- equal to $80 million for 5 years," and
that Ilnearby businesses report increases
in spending associated with Library visi­
tors." As a result, uthe increased number
of Library visitors contributes to Down­
town vitality and vibrancy, making
Downtown a more attractive residential
and commercial market."5

As Brian Murphy of the Seattle-based
Berk &: Associates, which prepared the
economic assessment, told me, Uthe
library has become an important part of a
network of attractions in Seattle." In
part, this is because of the library's dra­
matic design. Its location close to down­
town residential neighborhoods and the
city's retail core is also a big plus, he
added.

Perhaps more surprising is another
major draw that Murphy pointed to, the
Seattle library's extensive genealogical
resources 1 which attract visitors from a
\vide area. Indeed, the library has more
than 40,000 items in its collection, and
three full-time genealogy reference
librarians to provide assistance.

uA Harbor You Can Sail Into"

Those are the words that Stephen
Coronella used to describe the role of the
Putney, Vermont, public library. For
Coronella, who's the librarian in this
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Putney library and librmian Stephen COrDnella, below ncarby food co-op..

* This dntn is available online at: http://nces;ed.
gov/pubs200612006349_l.pd£ (Table 16).

" . What's the Statej:) of Your Library?
. Due to the recession and

hard economic times, many libraries
have been cutting their hours, and some
have even been forced to dose dO\vn.
In researching this article, I came across
countless news rcports from across the
country with examples of this.

lranically, it's during an economic
downturn that libraries arc in even morc
demand, both 35 a resource for job seek­
ers, and as a place where people can bor­
row a book, video, or CD, or spend some
time using the campuler. Moreover, as
you'll read elsewhere in this article,
libraries are too often under-valued for
the economic benefits they also bring to
downtowns, main streets, and neighbor­
hood commercial districts.

How much support do libraries
receive from state government? Data
[rom the U.S. Department of Education's
National Center for Educational Statis­
tics (Public Libraries in tIte Unitecl States:
Fiscal Year 2004) shows theres an
extremely wide variation in state fiscal
support for public libraries. On a per
capita basis, it ranges from $40.06 in
Ohio and $19.51 in Hawaii (the two
highest) to virtually zero in South Dako­
ta and just over 1 cent per person in
Vermont (the two lowest). The national
average is only $3.21 per person, a very
low figure.*

Once the economy is back to full
strength, consider ways in which your
state can better support local libraries.
It can be done. Ohio, for one, provides
substantial financial support to its
libraries, with a dedicated 2.22% ofall
tax revenue from the state's General
Revenue Fund going to public libraries.
Perhaps this explains why Ohio has
more public libraries - and higher levels
of library use - per capita than any other
state.

major league baseball games was 81 mil­
lion and NFL football, 22 million - add
in NCAA men's and women's basketball
(43 million) and football (49 million)
and the total is less than 15 percent the
number of visits to public libraries.'

Yet libraries may well be the single
most important civic institution in
America today. As scholar Vartan Grego­
rian has noted, "Across America we are
coming to realize the library's unsur­
passed importance as a civic institution
... In our democratic society, the library
stands for hope, for learning, for
progress, for literacy, for self-improve­
ment and for civic engagement. The
library is a symbol of opportunity, citi­
zenship, equality, freedom of speech and
freedom of thought, and hence, is a sym­
bol for democracy itself. It is a critical
component in the free exchange of infor­
mation, which is at the heart of our
democracy. liB

The Hub of Moab

Twenty-two hundred miles west of
Pu tney, Vermont, is the small city of
Moab, Utah. Their new library, opened in
2006, is just two blocks off Main Street in
the heart of the city's compact down­
town.

continued on pagc 16

lack of state financial support. This puts
the burden on cities and towns to pro­
vide funding from their municipal bud­
get. Not surprisingly, this can be a major
hurdle, especially in communities with
limited resources. P. WlEat's tlie State of Your

Library?

While private organizations like the
Freeman Foundation (in Vermont) and
the Gates Foundation (nationwide) have
stepped up to provide financial support,
this is not a long-term solution. Recog­
nizing this, the Windham Regional Com­
mission task force report points out the
importance of educating legislators,
community leaders, and residents about
libraries' funding needs "in the context of
all the positive community and econom­
ic benefits" they bring.

From a national perspective, why
shouldn't libraries be more highly val­
ued? In 2006, the most recent year for
which data is available, there were some
1.4 billion visits to the nation's 9,208
public libraries.'

To put library visits in perspective,
consider that in 2007 the attendance at

4 Quotecl by journalist Phil Langdon in "Public Build­
ings Keep Town Centers Alive" (PC] #49, Winter
2003); available to order &: download at:
www.plannersweb.comlwfileslwl44.html.

5 TIle Seattle Public Library Central Library: Economic
BCllcfits Asscssmcnt (prepared for the City of Seattle
Office of Economic Development and The Seaale
Public Library Foundation by Berk &: Associates, July
2005); available at: www.spLorglpdfs/SPLCentral_
Library_Economic_Impacts.pdf.

6 Public Libraries Survey, Fiscal Year 2006 (Institute of
Museum & Library Services, Dec. 2008), pp. 4-6.

7 Sports attendance data from The 2009 Statistical
Abstract (U.S. Bureau of the Census), Tables
1204/1205. Unfortunately, the Statistical Abstract
does not include attendance for all sports, but you get
the picture.
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Internet Access
Ducor the essentials of
being informed today is hav­

~l1?~,~it~F,~t<lc:c~'s''fh~t'sstiUa problcI11
,ill,,~,~IlYTur~1~r~'7'I',.fll1d ,rorlo~V~irlCOl11e

~?~~~hOlcIr; :Publi~libr~ries area critica1­
lyiI11~o.rUlntresou~e in terms ofbroad~

eniIlgtl1eav~UabnitYOf,t~is access:

A}la~ioIl'Ni~esurveyconducted last
year by the Florida State Urdversity's
Info~qon Institut~, focused on,the
Int~~e~amlli~r<lries. "[wo ,ofthe most
strikin? findings:72.5 percent of
lihraries reported that they are the only
proyi4~r. ()r fi-e~Pllblicc:omPl1ter and
Intemetaccess intheircOrnffiunity;, while
98.9 percent of public lihraries indicated
that they offer Intcrnct access.*More~
oyer,accOrding to t.he.,Institute of Muse­
um &: library Service, in 2006 a total of
1~6,OqO Illtemetc;omputers were avail­
able in America's public libraries 0.4 per
5,000 people).**

i\nother sig~oftlletimes:,the rapid

~l1c:.~e~~ il1thf,l1~rrberof libraries oITer­
llig:~Tel~sa,cc;ss ,-0-.~pirlcre;l5e from
54 to 66 percent oflibraries in just the
pastY~<lr'0*Wi~~JJis afc~sis, ofval~e
l1~t just. to. T~ide~l?;Ptltt?t?;uristsand
bl1s.incss ,trav~ler?: )vhentlwyvisit a,c.olTI;.·

.'J:I1tl~~.ty~

*;Ptlbl{c .,qbrafics andHIt= Intc/?lct2008: Study

~Fst!lts"ql.ldF~ncl,~ng5.:

!*:,Pl,lbUc,~ib~aJics SurveY,' Fisca1Ycar 2006 Unsti­
t~te Jor'1vt~eum.&:.LjbIilry5eryices, Dec. ,200B),
p.5.

***-ld.Pltblic Libr~Ji~ ~ildtheI1;lenll~t .. ~

Libraries
cont!lIued from page 15

Moab is located in a remote, but spec­
tacularly beautiful, comer of Utah, and is
home to Arches National Park, a thriving
recreational industry, and residents who
love the outdoors.' But it is also home to
a fine new county library, at 15,000
square feet, triple the size of its former
location.

The library itself is a delightful place.
When I stepped inside, it was a beehive
of activity, with people of all ages
engrossed in reading and, yes, in using
the Internet.

In fact, Internet use has been boom­
ing. When I followed up with Library
Director Carrie Valdes this May, she told
me that the number of online sessions
last year exceeded 93,000, up from
75,000 in 2007. The library building is
also wireless. In part, the growth in Inter­
net use owes to the fact that anything
faster than dial-up service is very costly
in Moab. Valdes also believes that the
economic downturn has led to increased
use, especially as more people are look­
ing to access online job search services.

The Grand County library is part of a
small complex of public buildings, mak­
ing it even more convenient for area resi­
dents. Right next door are the municipal
offices, in a recently rehabbed former ele­
mentary school building.

The Library Board saw the need to
purchase the property the library is now

located on several years
ago. It wanted to "lock in"
a downtown site for use
when the time came for
expansion (important

Views oj the Grand County
library in Moab, Utah.

since there are few large parcels available
close to downtown). Valdes believes that
keeping the library downtown was criti­
cally important. As she put it, "every­
thing that happens in Moab, happens
downtown."

Owing to its welcoming environment,
expanded size (allowing for the addition
of a dedicated children's room), and the
state of the economy, library use has
surged - from an annual average of about
90,000 visits before the new building
opened to 150,000 last year. It has
become, says Valdes, "a true community
center."

LIBRARIES MIX IT UP

"Among private sector developers of
malls, commercial corridors, mixed-use
developments and joint-use facilities,
libraries are gaining recognition for otller
qualities - their ability to attract tremen­
dous foot traffic, provide long-term ten­
ancy, and complement neighboring retail
and cultural destinations." That's from a
recent report, Mailing Cities Stronger:
Public Library COl1tributiollS to Local Eco­
nomic Development, prepared by the
Urban Library Council. '"

As the report continues, "Library
builclings are versatile. They fit in a wide
mix of public and private sector develop­
ments. Library leaders and private devel­
opers across the country are beginning to
notice distinct advantages to incorporat­
ing public libraries into mixed use, retail
and residential areas."

You can now find libraries not just in
malls, but as part of residential develop­
ments, and other mixed-use projects.

In the Chicago suburb of Des Plaines,
the new library - which opened in
August 2000 - is located next to a
stop on one of the METRA commuter
rail lines. It is the central element of

B Varlnn Gregorian, uLibraries as ACLS of Civic
Renewal" (speech given in Kansas City, Missouri,july
4,2002; available online at: www.carncgie.orglsub/
pubslgregorianspeech.html.

9 See also my report from Moab (part of my Crossing
America on Route 50 trip) at: www.-rte50.com/2007/
07/two-moabs.htrnl.

10 Prepared by the Urban Library Council Uan.
2007); currently available at: www.urban.org/
publications/I00107S.hunl
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The Des Plaincs library seen on right oj above
photo; adjacent ltoHsing 011 tlte leJt. Celtter photo
shows librmys intefiOl:

a 6.2-acre redevelopment that also
includes 30,000 square feet of retail, a
180-unit condominium, and a parking
garage. This mix of complementary uses
has created a hub of activity in the heart
of this suburban city of 58,000. 11

In putting together the project, the
library served as the traffic anchor,
"much like a large retailer would"
explained Stephen Friedman of S.B.
Friedman &: Co. His firm, which special­
izes in advising communities on pub­
lidprivate parmerships, worked with the
City of Des Plaines on the redevelop­
ment. Having a high quality library,
Friedman adds, is also an important part
of being a "full service" community,
something that suburbs are increasingly
focusing on as they seek to create a high
quality of life for residents.

Another interesting point that Fried­
man makes is the importance of libraries
in middle-income communities like Des
Plaines. "People can't always afford
Barnes &: Noble or Borders," he notes,
but many middle-income individuals are
highly educated, "so the library becomes
a critical public service for them."

In St. Paul, Minnesota, the 31,000­
square foot Rondo Community Outreach
library is on the ground floor of a new
building that includes three floors of
mixed-income housing, plus a floor of
parking immediately above the library
(serving the apartments) and under-

11 The City of Des Plaines even offers a video tour of
the library, accessible from their home page: www.
desplaines.orgl.

12 For more on the Rondo library: www.stpaul.lib.
mn.usllocationsJrondo_ubouLhtml.

ground parking below (for library
patrons).

The project grew out of a desire by the·
City and neighborhood to redevelop
what had been the site of an adult enter­
tainment theater - a focal point of com­
munity anger - demolished after the City
acqUired the property. The idea of a
mixed-use building emerged from a con­
junction of interests: the City's goal of
providing more affordable housing and
the fact that the existing neighborhood
public library had outgrown its
building."

According to Alice Neve, Supervtsor
of the Rondo Area Libraries, having the
library in the same building as tlle hous­
ing provided some significant economies
of scale, allowing for more space than if
the library had been built as a stand-·
alone building. Families living in the
apartments above, Neve notes, are also
(not surprisingly) frequent visitors to the
library:

A HOME FOR ALL OF
THE COMMUNITY

Libraries provide something increas­
ingly scarce in our cities and towns, what
Brattleboro, Vermont, library director
Jerry Carbone described to me as "neu­
tral public space."

Carbone explained that Brattleboro's
Brooks Memorial Library, in the hean of

downtown, makes its community room
available at no charge to localorganiza­
tions three evenings every week. The fact
that it is public space, Carbone notes,
makes it a more comfortable meeting
place for some than a church basement
or a business office meeting room - even
though these private spaces are typically
made available for community meetings
in a spirit of good will.

This message was reinforced in a con­
versation I had with David Lankes,
Director of the Information Institute at
Syracuse University. As Lankes observed,
libraries are in a pivotal role because
"there are very few civic organizations
left today" that can provide a space
accessible to everyone in the community.

But for Lankes, the role of today's
library goes beyond providing communi­
ty space. Libraries, he argues, should also
be actively seeking ways of "enriching
and enhancing" issues people are most
interested in.

To cite one example, Lankes told me
how in several cities, librarians have
developed training sessions - open to all
- covering the basics of setting up a new
business, and putting together a business
plan. Along the same lines, some
libraries are teaming up with local com­
munity development agencies to provide
job counseling centers. This level of

continucd an pagc 18
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Libraries
continuedfrom page 17

engagement goes well beyond the "tradi­
tional" role ofjust providing books about
how to set up a business or find a job."

Another valuable role that libraries
play is in integrating immigrants and
other newcomers into our communities.
As national columnist Neil Peirce
reports: "In immigrant-heavy suburbs of
Washington, D.C., many public libraries
have recast themselves as welcome cen­
ters. Some checkout desks have signs in
Korean, Chinese, Spanish and Viet~

namese. A recent immigrant from the
Dominican Republic said: 'I come to the
library almost every day. And two days a
week I follow the conversation classes.
We have the opportunity not only to
improve our English bu t to get new
friends from all over the world.' "H

At the other end of the country, Seat­
tle's Kent Kammerer points out that
"Seniors now flood the libraries for many

reasons including taking computer class­
es and attending special programs. Young
people find willing, friendly help at the
library ... and yes, though, the library
wasn't designed to be a hygiene center or
daytime shelter, some homeless people
find the library the most welcoming
place to spend their days.""

There's been a "sea change" in the
past five to ten years in the role libraries
are playing in communities, says Sari
Feldman, Director of the Cuyahoga
County, Ohio, Library. which operates 28
branches in Cleveland's suburbs. Feld­
man, who is also President-elect of the
Public Library Association, told me that
"libraries have become vibrant centers of
community interaction," with librarians
working more closely with community
groups and businesses. In Cuyahoga
County, notes Feldman, "the library does
extensive focus groups, polling, and mar­
ket research" to better learn what the
community wants.

Plic~gosNor~hto1vn.Librmy is attlte 1leart
of~e~h~ic_~llydi~ers~neil~1JborhoDd~ and is
loc(Jt~dj~~tp1Jlochjrortl the lIdghbor11Oods
retaildistrict.

Libraries have been especially proving
their worth dUring the current recession.
As Feldman explains, "we're clearly the
place where people are coming for job
information, for preparing online job
applications, and for basic financial liter­
acy ... and we provide them support in
doing this."

SUMMING UP:

The 21st century library has arrived.
Its mission goes far beyond loaning out

. books and providing reference materials.
In fact, in a growing number of cities and
towns, the library has become the hub of
the community, drawing large numbers
of new users. This is happening because
libraries are providing programs, meet­
ing space, computer access, and re­
sources that are responding to a broader
array of community needs.

Moreover, when libraries are located
in downtown, village, or neighborhood
centers, there's also a special synergy at
work. Libraries generate increased busi­
ness for local merchants, while those
shopping or worldng downtown visit the
library as part of their day.

Libraries and community. They're
really inseparable.•

Wayne Senville is Editor oj
tlie Planning Commission­
ers Journal. His previous
articles and reports for the
PC] include "Downtown
Futl/res" (PC] #69, Winter

2008); "Crossing Ameri­
ca" (PC] #68, Fall 2007);

"Bright Ideas" (PC] #61,

Winter 2006); and "Pr~servation Talzes Center
Stage" (PC] #52, Fall 2003).

13 To learn about other creative ways in which
libraries can engage with their community, see the
Project for Public Spaces' "Libraries That Mauer," at:
www.pps.orglinfo/newslener/apriI2007/librarie5_that
_maller; and Mailing Cities Stronger: Public Library
Contributiol15 to Local Economic Dt.-veJopmcnt (cited in
footnote 10).

14 "Libraries and New Americans: The Indispensable
Link" (Apriln, 2008, for The Washington Post Writ­
ers Group); available at: www.postwrilcrsgroup.eom!
archivcslpeir0804n.htm.

15 Kent Kammerer, "A new librarian faces tough ceo·
nomic times," on CrosscuLcom (May 19, 2009);
http://crosseu t. eo m/2009/0S/19/sea ttl e-ci [y­
h,IVI90031
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CAN YOU HEAR ME IN THE BACK

The Nine Circles of Planning Commission Hell
[WITH APOLOGIES TO DANTE]

Tlte Stygian LaJ~e, with tlte Ireful Sinners
Fighting, by William Blol,e (1824-27).
1I1ustratillg Dantes fifth circle ojHell.

For .very large
applications, the pro­
ponents and oppo­
nents may have
assembled an army of
consultants) advisors,
and stakeholders all
prepared to deliver
extensive, often con­
fiicting, public testi­
mony. You'll need to

carefully sift through
the evidence you hear,

and make sure that what you rely on is
accurate - especially if it is critical to
your decision. Be sure, also 1 not to ·be
swayed by any who might fiatter you.

The Treacherous

This category is reserved for the low­
est circle of Hearings from Hell. This
includes those who deliberately deceive
and betray the public trust in the hearing
process. It is important that the commis­
sion, staff, and legal counsel have
processes in place to remediate these sit­
uations. +

its at the beginning of the hearing.

The Violent

Some hearings are so contentious that
there is a serious threat of physical harm
to attendees) stafe and commissioners.
Extremely confrontational hearings

should have police or
sheriffs in attendance.
Their presence is the
best deterrent.

The Flatterers &0
Falsifiers

Ric Stephens is Principal
Jor Stephens Planning and
Design in Beaverton, Ore­
gon. Over the years Ric l1Cls
occasionally spent what
seemed li1le an eternity in

several Circles oj Hearing
Hell.

by Ric Stephen,

The Heretics

Rare is the community that does not
have one or more individuals who are
opposed to ALL commission hearing
processes and decisions. These persons
use the public testimony process as a per­
sonal forum for a variety of issues, many
of which do not apply to the case at
hand. The chair should always request
that testimony be relevant to the applica­
tion under discussion and state time lim-

The Hoarders &0 Spendthrifts

One of the most common origins of a
Hearing from Hell is concern for person­
al economic impacts of a commission
recommendation. The
chair must always
remind both the public
and the commission
that such economic
considerations are
(with rare exceptions)
NOT pan of the deci­
sion-making process.

The Wrathful

Many hearing out­
comes pose threats to
individuals' lifestyles,
real property, or
beliefs. It is under­
standable that emo­
tions win be tested, but
the commission can­
not allow for disrup­
tive behaviors to interfere with the
hearing process. At the beginning of a
potentially volatile hearing state a "no
tolerance" policy regarding disruptive
behavior. Follow this with the next three
steps: politely request the behavior stop;
confront the individual or individuals;
and, if all else fails, have the individual or
individuals removed. [See also The Vio­
lent]

of our public hearings
challenging. These "chal­

lenging" hearings - or Hearings
from Hell - have many origins and there
are also as many ways to improve them.
The following is a brief guide to the Nine
Circles of Planning Commission Hell
and suggestions foi·salvation (with pro­
fuse apologies to Dante).

Umbo

These are the hearings which go
round and round without ever leading to

a decision. Typical causes are insufficient
information and/or continuous applica­
tion changes resulting in a series of con­
tinuances. There are often valid reasons
to continue a hearing, but in general, it is
the responsibility of the commission to
provide leadership in making recom­
mendations, not deferring the issue. For
extremely complex or controversial
applications, work sessions prior to the
hearing are advisable.

The Lustful

Some (well, most) Hearings from Hell
revolve around public versus private
interests. Community resources of all
types must be wisely administered. The
planning commission's recommenda­
tions may have immediate and/or long­
ternl effects on water or air quality,
natural open space, aesthetics, and other
resources. The planning commission
must retain this long-term community
vision while simultaneously respecting
individual rights.

The Gluttonous

These hearings are characterized by
excessive demands from one or more
parties. The most common type is a COn­

test between extremes of growth and no­
growth. It is NOT the commission's
responsibility to find a "happy median"
or other compromise, but to serve the
city by interpreting and applying the
comprehensive plan and codes.
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Planning, Acquisition, and Management Guidelines,
Mansfield Open Space, Park, Recreation, Agricultural Properties

and Conservation Easements

(Approved by Mansfield Town Council Nov. 13, 1995, revisions approved Aug. 25, 1997 and
August 24, 2009)
Background
This document serves to guide the Town ofMansfield as it plans, acquires and manages the
following:

• Open space, park, and recreation areas
• Agricultural properties
• Open space acquired as a result of subdivision, as appropriate
• Conservation easements

I Planning

A. The Planning and Zoning Commission (PZC) has a statutory responsibility to
periodically review and update the Town's Plan of Conservation and Development
(POCD), including open space, recreation and agricultural elements. Appendix J of
the 2006 POCD contains a listing of Significant Conservation and Wildlife
Resources. Appendix K contains the Open Space Acquisition Priority Criteria. These
pertinent sections of the POCD are contained in Attachment A.

B. The Town Council, Conservation Commission, Agriculture Committee, Open Space
Preservation Committee, Parks Advisory Committee, Recreation Advisory
Committee, Historical Society, various staffmembers and the public shall directly
assist the PZC with its review and updating of the POCD. Interim studies and reports
shall be encouraged on specific areas ofTown and on various aspects oflocal goals to
promote recreational opportunities and to protect and enhance valuable natural,
agricultural or historic resources.

C. The PZC and Inland Wetland Agency periodically shall review and update land use
regulations to help implement community goals and objectives regarding tlle
protection and enhancement ofnatural, agricultural, historic and recreational
resources.

D. The Town Council shall consider on an annual basis the allocation offunds and
taxation policies to help implement community goals regarding the protection and
enhancement of natural, agricultural, historic and recreational resources.

II Acquisition

A. Planning and Zoning Commission/Inland Wetlands Agency eIWA)Application/Approval
Process

The Town Manager is authorized to receive for the Town any open space/conservation easement
acquisition approved by the PZC/IWA application process. However, in the event tllat the Town
Council disagrees with PZC/IWA recommendation for the proposed acquisition, the Town
Manager is not authorized to accept the acquisition without specific Town Council autllorization.
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Before acting however, the Town Council will provide PZC/IWA the opportunity to justifY their
recommendation.

1. The procedure for reviewing open space/conservation easement acquisitions associated
with the PZC application/approval process is detailed below.

2. Proposed open space/conservation easements associated with the PZC
application/approval process shall be referred for comment to the Open Space
Preservation Committee, the Town Council, the Conservation Commission, and as
appropriate, the Parks Advisory Committee, the Recreation Advisory Committee, and the
Agriculture Committee.

3. Proposed open space/conservation easements associated with the PZC
application/approval process shall be evaluated by taking into account site and
neighborhood characteristics, the proposed development layout, natural, historic, cultural
and scenic resource information, and priority criteria contained in Mansfield's POCD and
regulatory provisions.

4. Comments from committees shall be forwarded to the PZC/IWA and the Town Council.
As deemed necessary, the PZC/IWA and/or the Town Council may obtain expert advice
to address management concerns and potential liabilities.

5. Any Town Council comments or recommendations, including any obtained expert
advice, shall be forwarded to PZC/IWA in association with the application review
process.

6. If a public hearing is held as part of the PZC/IWA application process, committee and
Town Council comments shall be submitted prior to the close of the public hearing.

B .Other potential open space acguisitions

1. Step I-Committee Reviews

In response to a Town Councilor staff referral or a committee initiative, the Open Space
Preservation Committee shall conduct preliminary reviews ofpotential acquisitions and/or
conservation easements. Potential acquisitions shall be evaluated based on resource information
and priority criteria contained in Mansfield's POCD. As deemed appropriate, property owners
shall be contacted, sites shall be visited and the Town's other land use commissions and
committees shall be consulted. Available properties worthy of further consideration shall be
referred to the Town Council with a background report. Said report shall identifY important site
characteristics and potential benefits. In addition, potential liabilities and management concerns,
including anticipated maintenance and improvement costs, shall be noted.

2 Step II-Town Council Review
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The Town Council shall review the Open Space Preservation Committee report, In
instances where deemed necessary to maintain the confidentiality of the transaction, the Open
Space Preservation Committee report shall be discussed inexecutive session. As deemed
appropriate, the Town Council shall take a field trip to the site. Where multiple properties are
being reviewed, the Town Council may schedule a meeting (in executive session when
necessary) with the Open Space Preservation Committee to consider priorities.

3.. Step III-Negotiations, Grant Applications

After evaluation of site characteristics, potential benefits and management needs, the
Town Council shall authorize the Town Manager to begin preliminary negotiations with property
owners ofland deemed suitable for further consideration. If appropriate, and if grant funds are
available, the Town Manager shall direct staff to complete a grant application to subsidize the
purchase of the identified property.

4. Step N -Appraisals, Consultants

Depending on preliminary negotiations, the Town Council may authorize the Town
Manager to hire a real estate appraiser to prepare an opinion of value or appraisal report for
potential properties or portions of said property. In addition, the Town Council may authorize
the Town Manager to retain other expert advice to inform the Council on other management
concerns and/or potential liabilities.

5 Step V-Purchase Agreements

Subject to Town Council authorization, the Town Manager may negotiate and execute
purchase agreements for potential acquisitions. Said purchase agreements shall be conditional
upon final approval by the Town Council, following a Public Hearing. As appropriate, the Town
Manager may utilize specialists, such as the Trust for Public Land, to negotiate and facilitate
agreements.

6. Step VI-Public Hearing

The Town Council shall hold a Public Hearing to receive public comment regarding a
proposed purchase. Prior to the Public Hearing, neighboring property owners shall be notified
by staff and, in situations where a referral has not yet taken place, the proposed purchase shall be
referred to the PZC pursuant to Section 8-24 e.G.S.

7.. Step VII-Town Council Vote

Following the Public Hearing, the Town Council shall vote on whether to acquire the
subject property.

8 Step VIII-Property Preparation

After the Town Council votes to acquire the property, and before a management plan is
approved, Town Staff, relevant committee members and other volunteers shall take appropriate
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steps to prepare the property for Town ownership. These steps may include, but are not limited
to:

• Gathering information from abutters regarding management issues/concerns
• Creating safe access
• Surveying land and marking boundaries, if appropriate
• Developing a map including boundary information, existing notable features such as

trails, waterways, buildings and vistas

C. Sale ofTown-owned Properties

In general, it is the Town's policy not to sell land or conservation restrictions acquired by the
Town through purchase, donation or as a result of a PZC/IWA subdivision application process.
In some instances, a deed restriction may prevent the Town from selling Town-owned land.
In the unusual instances where Town lands and easements may be transferred to private
ownership, clear benefit to the Town must be demonstrated. In these instances, the Town
Council shall refer the property to PZC pursuant to Section 8-24 of the Connecticut General
Statues, and hold a Public Hearing to receive public comment regarding the proposed sale. In
addition, staff shall notifY neighboring property owners of the proposed sale.

D. Leasing of Town-owned Properties

1. Agricultural Land
The policy goals of the Town 2006 POCD encourage sustainable agricultural land use, and

the conservation and preservation of Mansfield's agricultural resources (p.4). For this reason,
when the Town acquires farmland or land with prime agriculture soils, it is Town policy that
tins land be actively farmed. When the Town initiates an agricultural lease ofTown property,
there shall be a formal "Request for Agricultural Services." The Town shall publish a legal
notice requesting sealed proposals no less than 10 days prior to the date the proposals are due.
The Town Manager, with advice from the Agriculture Committee, shall be responsible for
selecting the services rendered and for monitoring the leases. A sample lease for Town-owned
agricultural land is contained as Attachment B.

2. Other Land
In instances where an individual requests to lease Town-owned property, this request shall be

refelTed to tile Open Space Preservation Committee and any otller relevant committee to review.
In general, it is the Town's policy to lease only Town-owned agricultural lands. In the rare
instance when the Town agrees to lease other Town-owned land to a private party, clear benefit
to the Town must be demonstrated. In these instances, tile Town Council shall refer the property
to PZC pursuant to Section 8-24 of the Connecticut General Statues, and hold a Public Hearing
to receive public comment regarding the proposed lease. In addition, staff shall notifY
neighboring property owners of the proposed lease.

III Managing Town ParI,s, Preserves, Open Space and Agricultural Land

A. Step I-Management Plan Assignments
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The Town Manager, with the advice of committees and Town staff, shall assign the
support role of a draft management plan to the appropriate Town staff, with input from
appropriate committees.

As a general rule, the preparation of a draft management plan shall be a coordinated
effort involving the Conservation Commission, Agriculture Committee, Parks Advisory
Committee, Recreation Advisory Committee, Open Space Preservation Conunittee, Town staff,
and, as appropriate, the PZC, Inland Wetland Agency and Beautification Committee.
Responsibility for preparing a written draft management plan will be as follows:

I) The Conservation Commission shall provide input for draft management plans for
undeveloped open space areas;

2) The Agriculture Committee shall provide input for draft management plans for properties
with existing or proposed agricultural or horticultural uses;

3) The Parks Advisory Committee shall provide input for draft management plans for
existing or proposed park areas with trails, community gardens or other recreational facilities;

4) The Recreation Advisory Committee shall provide input for draft management plans for
properties with existing or proposed playgrounds or athletic fields.

5) The Open Space Preservation Committee shall provide input for draft management plans
for properties with special characteristics reviewed during the acquisition process.

B. Step II-Drafting the Management Plan

1) Format
Management plans shall be prepared utilizing the general fo=at contained in

Attachment C. Each plan shall summarize the info=ation gathered and presented during the
acquisition process. In addition, the management plan shall document important site
characteristics, concerns, and goals for the use of the property as well as recommended
management and monitoring actions.

2) Invasive Species
Pursuant to Mansfield's Non-Native Invasive Species Policy (included as Attachment D)

adopted on the staff level after briefing the Town Council at their 11/22/04 meeting,
management plans shall include the development and implementation of an invasives control
plan and prohibit the use ofspecies banned by Public Act 04-203 of the State of Connecticut,
with any subsequent revisions.

3) Fiscal Notes and Budget Considerations

Fiscal notes estimating the costs associated with managing the property shall be included
as an attachment to the management plan. These fiscal notes shall serve to guide the Town
Council and committee members as to estimated projected costs associated with implementing
the management plan. More precise cost estimates shall be prepared annually for budget
consideration by the Town Manager and Town Council as part of the annual Capitol
Improvement Budget. When available, sources of grant assistance shall be investigated and
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grant applications shall be prepared by staff to implement goals and objectives stated in the
management plan.

4) Naming the Property

The proposed name of the property shall be included in the draft management plan. In
general, the Town of Mansfield shall name properties after a significant natural or historic
feature. In some instances, it shall be deemed appropriate by the advisory committees, the Town
Council, the PZC or staff to name a property in a different manner. Naming ofproperties after a
person shall be limited to those properties that have been donated to the Town or made a specific
condition of acquisition. In all cases, the Town Council, with advice from advisory committees
and the PZC, shall make the final decision regarding the name of the property.

C. Step III-Staff and Committee Review

Staff shall provide comment and circulate the draft management plan to appropriate
committees for final review before an abutters' review and public comment.

D. Step IV-Abutters' Review

After the preparation of a draft management plan or significant changes in a plan, the
responsible staffmember or committee member shall notify abutting property owners and
schedule an abutters' meeting to provide opportunity for neighborhood comment.

E. Step V-Town Council Review

The Town Council shall review draft management plans or significant changes in a plan
and, as deemed appropriate obtain additional information from the Town's various land use
commissions/committees and staff. The Town Council may choose to hold a Public Hearing to
receive public input to the plan.

F. Step VI-Town Council Approval

The Town Council shall approve a new management plan or significant changes to an
existing plan for Town-owned properties.

G. Step VII-Implementation

Implementing management plans shall be a coordinated effort among Town staff,
advisory committee members, and volunteer stewards. Implementation shall be coordinated
through the Parks and Recreation Department but may include staff from various other Town
departments including the Department of Public Works, Planning Department, etc.

Plan implementation may include but will not be limited to:

• Structural improvements for public access and safety (such as establishing a parking area,
constructing trails, improving wheelchair accessibility)
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• Ecological management (such as inventorying natural resources, managing and.
controlling invasive species, encouraging native habitats, improving wildlife habitat)

• Maintenance ofparking areas, signage, and boundary markers
• Monitoring ofplan goals and objectives to ensure effective implementation
• Public outreach including public information and interpretive guides and maps, and use

for education and research

H. Step VIII-Monitoring

Site conditions, including any new improvements, shall be monitored in accordance with
the schedule established in the approved management plan by staff or appropriate volunteers.
Any problems or issues uncovered shall be reviewed by staff and the commission /committee
members that assisted in the preparation of the management plan. As appropriate, problems or
issues shall be referred to the Town Council.

1. Step IX-Management Plan Update

The management planes) shall be updated as per the approved schedule or as often as
deemed necessary by the Town Councilor by the commissions/committees.

IV Management of Conservation or Agricnltnral Easements

A specific management plan is not needed for conservation or agricultural easements
unless public access, trails or other municipal interests not adequately addressed in the easement
are involved. If a management plan is appropriate, a draft shall be prepared, using the steps
detailed in Section III of these guidelines. The Conservation Commission, with staff assistance,
shall be responsible for periodically monitoring Mansfield's existing Conservation Easements.
Attachment E contains a Conservation Easement Abstract and Monitoring/Inspection Form.
The Agriculture Committee, with staff assistance, shall be responsible for periodically
monitoring any agricultural easements.

Problems or issues uncovered shall be reviewed with staff. As appropriate, problems or
issues shall be referred to the Town Council, PZC, or Inland Wetland Agency, depending on the
specific easement document.
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Office ofEnvironmenral Policy

Richard A. Miller, Esq.
Director

An Equal Opportunity Emploj'er

31 LeDoyt Road Unit 3055
Storrs, Connecticut 06269-3055

Telephone: (860) 486-8741
Facsimile: (860) 486-5477
e-mail: rich.miller@uconn.edu

University of Connecticut
Office ofthe Vice President and
ChiefOperating Officer

July 31, 2009

Raymond L. Frigon, Jr.
State of Connecticut, Department of Environmental Protection
Bureau of Water Protection and Land Reuse
79 Elm Street
Hartford, CT 06106-5127

RE: CONSENT ORDER #SRD 101
STATE OF CONNECTICUT DEPARTMENT OF ENVIRONMENTAL PROTECTION (CTDEP)
QUARTERLY PROGRESS REPORT - APRIL, MAY, JUNE 2009
REMEDIAL WORI( PLAN IMPLEMENTATION - UCONN PROJECT BI-900748
UNIVERSITY OF CONNECTICUT LANDFILL, STORRS, CT

Dear Mr. Frigon:

The University of Connecticut (UConn) issues this Quarterly Progress Report to the Connecticut
Department of Environmental Protection (CTDEP).

In accordance with paragraph B.8. of Consent Order SRD-l0l, progress reports must continue
"until all actions required by this consent order have been completed as approved and to the
satisfaction of the Commissioner, Respondent shall submit a progress report to the
Commissioner describing the actions which Respondent has taken to comply with this consent
order to date."

SPECIAL NOTE: If any of those individuals copied on this Progress Report no longer wish to
receive these updates, they are welcome to contact Stephanie Marks, UConn Office of
Environmental Policy at Stephanie.marks@uconn.edu.

Progress reported during April, May and June is discussed below under the following sections:

• Construction and Closeout Activities

• Permitting and Monitoring Activities - Post Construction Remediation System Inspections

• Photographs
• Long-Term Monitoring Plan (LTMP)
• Contact and project document information
• Project Website
• Certification



CTDEP Consent Order SRD101 Quarterly Progress Report - April, May, June 2009
July 31, 2009

Construction and Close-out Activities

Construction or Consultant Task Estimated Start Date Estimated Completion Date
Submit as-built plans to Commissioner within August 26, 2008 Due by November 24,2008*
ninety (90) days of completion of the landfill Pending
closure - Construction Closure Report (CCR) as
per CTDEP Approval dated November 22,2004
Operations and Maintenance Manual (OMM)- September 2008 Pending
Haley &Aldrich (H&A) deliverable
Environmental Land Use Restriction (ELU R) Underway Following completion of CCR

and OMM, est. August 2009

Bus Shelter construction- Partial, Foundation July2S, 2008 TBD

Deck, Overlook construction - Partial July 7, 2008 Construction underway
(Photo 2)

* H&A contacted CTDEP on November 6, 2008 requesting to extend the deadline to submit the final
reports due to the contractor's delay in providing acceptable as-built drawings. We estimate that these
draWings will be available shortly.

Permitting and Monitoring Activities including Post Construction Remediation System Inspections

April 2009
• Mason &Associates, Inc. (Mason) conducted various wetlands inspections in April including:

0. Vernal Pool B& reference pools - April 3, 10, 14 and 24, 2009 - observed two spotted
salamander egg masses and hatching wood frog eggs

0. Wetland hydrology monitoring at most stations - April 14, 2009
0. Soil moisture readings at the eight wetland soil moisture arrays April 14, 2009 - soil moisture

readings exceeded 90% in all locations except the upland array in Area CWest and the
northernmost upland array in Area C3

• Proposal received from Mason for wetland remedial measures (as itemized in the 2008 Annual
Report)

• Haley &Aldrich conducted the monthly Remediation System Inspection on April 16, 2009
0. Average rate in North Trench =56, 802 gpd and average rate in South Trench =4,658 gpd

May 2009
• Mason conducted various wetlands inspections in May including:

0. Complete vernal pool survey - May 8 and 22, 2009 - all contained adult frogs, amphibian
eggs and/or tadpoles

0. Wetland hydrology monitoring at most stations - May 12, 2009
0. Sundew plants (Photo 3) an uncommon native carnivorous plant not previously seen in project

area observed in Wetland Creation area C3
• UConn approved and funded recommended wetland corrective action work as outlined in the

2008 Annual Report
• Haley &Aldrich conducted the monthly Remediation System Inspection on May 14, 2009

0. Average rate in North Trench =38,571 gpd and average rate in South Trench =5,3S3 gpd
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CTDEP Consent Order SRD101 Quarterly Progress Report - April, May, June 2009
July 31, 2009

June 2009

• Mason conducted various wetlands inspections in June including:
o Vernal Pool B& reference pools':" June 12 and 23, 2009 - macro invertebrates, amphibians &

green frogs observed
o Wetland hydrology monitoring at most stations - June 12, 2009- precipitation much higher

than historic average
o Overall species diversity appears to meet required success standards as set forth in the permit

and Plan
• Invasive species control plan under development with professionally licensed/certified pesticide

applicator
• Haley &Aldrich conducted the monthly Remediation System Inspection on June 26, 2009

o Average rate in North Trench =52,242 gpd and average rate in South Trench =1,270 gpd

Photographs

Photo 2 -June 2009 - Construction of HEEP overlook deck

Page 3 of 5



CTDEP Consent Order SRD101 Quarterly Progress Report - April, May, June 2009
July 31, 2009

Photographs (continued)

",'
([I:

Photo 3

May 2009 - Sundew (Drosera rotundifoliaJ, Northern Pool in Wetland Creation Area C3

long-Term Monitoring Plan (lTMP)
UConn and Haley & Aldrich submitted lTMP Report for Round #9 (January/February sampling) on March
9, 2009. Samples for Round #10 were collected in April and May 2009. In general, results of the analysis
have been consistent with previous rounds of sampling. We anticipate proposing a change in sampling
frequency in the near future.

listing of Project Contacts and Project Documents
No change to previous reports. .

UConn Project Web Site
The site's Internet address is http://Iandfillproject.uconn.edu/

Certification:

As part of this SUbmission, I am providing the following certification:
"I have personally examined and am famiiiar with the information submitted in this document and all
attachments and certify that based on reasonable investigation, including my inquiry of those individuals
responsible for obtaining the information, the submitted information is true, accurate and complete to
the best of my knowledge and belief, and I understand that any false statement made in this document
or its attachments may be punishable as a criminal offense."

For questions, please contact James M. Pietrzak, P.E. at (860) 486-5836 or Stephanie Marks at (860) 486­
1031.

5K:u4 .?4~Ct
Richard A. Miller
Director, Office of Environmentai Policy
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