
Binu Chandy  JoAnn Goodwin  Roswell Hall III  Katherine Holt  Gregory Lewis  Peter Plante 
Barry Pociask  Kenneth Rawn  Bonnie Ryan  Alex Marcellino (A)  Vera Stearns Ward (A)  Susan Westa (A)  

 

 

MEETING NOTICE AND AGENDA 
MANSFIELD PLANNING AND ZONING COMMISSION 

Regular Meeting 
Monday, June 3, 2013  7:05 PM 

Or upon completion of Inland Wetlands Agency Meeting 
Audrey P. Beck Municipal Building    4 South Eagleville Road  Council Chambers 

 
 

1. Call to Order 
 

2. Roll Call 
 

3. Approval of Minutes 
a. May 20, 2013 Regular Meeting 

 

4. Zoning Agent’s Report 
o Monthly Activity Update 
o Enforcement Update 
o Other 

 

5. Public Hearings 
 

a. 7:10 p.m. 
Special Permit Application, Efficiency Unit, 92 Cedar Swamp Road; T. & C. Jeffers, Owner & 
Applicant  (File # 1318) 
Memos from Director of Planning and Development, EHHD 

b. 7:25 p.m. 
Gravel Permit Renewals 
 Banis property on Pleasant Valley Road (File #1164)  
 Hall property on Old Mansfield Hollow Road (File #910‐2) 
 Green Property, 1090 Stafford Road (File #1258) 
 Mason Brook LLC/Kueffner Property, 3 Merrow Road (File  #1309) 
Memos from Zoning Agent, Assistant Town Engineer 

 

6. Old Business 
a. Special Permit Application, Efficiency Unit, 92 Cedar Swamp Road; T. & C. Jeffers, Owner & 

Applicant  (File # 1318) 

b. Gravel Permit Renewals 
 Banis property on Pleasant Valley Road (File #1164)  
 Hall property on Old Mansfield Hollow Road (File #910‐2) 
 Green Property, 1090 Stafford Road (File #1258) 
 Mason Brook LLC/Kueffner Property, 3 Merrow Road (File  #1309) 

c. Approval Request: Revised Plans for Paideia Greek Theater Project Exhibit Building, 28 Dog 
Lane (File #1049‐7) 
(Tabled until 6/17/13) 
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Barry Pociask  Kenneth Rawn  Bonnie Ryan  Alex Marcellino (A)  Vera Stearns Ward (A)  Susan Westa (A)  

 

 

d. Application to Amend the Zoning Regulations; Storrs Center Alliance, LLC, applicant, (File 
#1246‐13) 
(Tabled pending 6‐17‐13 Public Hearing) 

e. Other 
 

7. New Business 
a. Special Permit Application, Retail and Retail Sale of Automotive Fuels, 1659 Storrs Road/625 

Middle Turnpike; OMS Development LLC, Owner and Applicant (File #1319) 
 

b. Discussion of Zoning Regulations 
 

c. Other 
 
8. Mansfield Tomorrow | Our Plan  Our Future 

 
9. Reports from Officers and Committees 

a. Chairman’s Report 
b. Regional Planning Commission 
c. Regulatory Review Committee 
d. Subcommittee on Infrastructure 
e. Planning and Development Director’s Report 
f. Other 
 

10. Communications and Bills 
a. May 2013 Conservation Commission Minutes 
b. Referral: Proposed Amendments to Town of Windham Zoning Regulations  
c. Other 

 
11. Adjournment 















































































































 

Planning and Zoning Commission Update  June 3, 2013 

 

Upcoming Meetings 

Thursday, June 13th, 6:30 p.m.                      Agriculture Focus Group Meeting, Buchanan Center Auditorium 

 

Tuesday, June 18th, 4 pm to 9 pm                  Community Open House, Buchanan Center Auditorium 

This will be a drop‐in event and the first opportunity for the public to 

review and comment on the proposed Vision Statement, draft 

Agriculture, Economic Development and Housing Strategies, and 

concepts for the Planned Development Areas. 

Status Updates 

Advisory Group                                                      The Advisory Group met on Tuesday, May 21st.  A draft copy of an 

existing conditions report was distributed and discussed (Mansfield 

Today‐see attached).  Group discussions focused on providing feedback 

on a draft vision statement for the plan and comments on a preliminary 

outline for the plan (see attached). 

Housing Focus Group                                            The Housing Focus Group had its second meeting on Tuesday, May 28th.  

The focus of the meeting discussion was the draft housing strategy 

report (attached), including discussion of population and housing need 

projections, definition of rural character, and draft housing strategies. 

Economic Development Focus Group.                The Economic Development Focus Group had its second meeting on 

Wednesday, May 29th.  Minutes from their first meeting on May 1st are 

attached for your information.  Discussion at the second meeting 

focused on the preliminary value statements and goals that have been 

developed based on community input (page 10 of the attached 

handout) as well as initial draft strategies.  Members of the Agriculture 

Focus Group updated the Economic Development Focus Group on their 

work and shared information on opportunities to grow the agricultural 

economy in Mansfield. 

Mansfield Today                                                    A first draft of a report identifying existing conditions and trends was 

prepared and distributed to both the Advisory Group and Focus Groups.  

(See Attached) 
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Mansfield TODAY
Population and households

Mansfield Change in Population, Households and Housing Units: 1990-2010 
 1990 2000 Change 

1990-2000
2010 Change 

2000-2010

Population 21,103 20,720 -383 26,543 5,823

Households 4,931 5,291 360 5,586 295

Housing Units 5,158 5,481 323 6,017 536

Source: US Census Bureau

What types of households live 
in Mansfield?
The Census Bureau divides households into family and non-
family households. Family households include people living 
together who are related by blood, marriage or adoption. Family 
households do not necessarily have children living with them. 
Married couples without children at home are classified as 
family households. Households counted by the census include 
households occupied by students living off-campus as nonfam-
ily households.

•	 26% of Mansfield’s total households are single person 
households and make up over half the non-family households

•	 26% of Mansfield’s total households include children

How many people live in 
Mansfield today?
The Census Bureau classifies population as 
living in households (in ordinary housing units) 
or in “group quarters.” Group quarters can 
include dormitories, nursing homes, prisons 
and similar places where people are not living 
in a housing unit. Almost half of Mansfield’s 
population lives in group quarters.

How much has Mansfield grown since 1990?
•	 Although population declined slightly during the 

1990s, the number of households and housing units 
increased because there are more single person and 
small households than in the past.

•	 Between 2000 and 2010, an estimated 720 people 
were added in new households, based on an average 
household size of 2.44. Non-householders (students 
on campus and others in “group housing”) accounted 
for 5,103 people or an estimated 88% of population 
growth during the 2000s.

Town of Mansfield Population 2010

Total Population: 26,543
Population in households

13,636 (51%)
Population in group quarters
12,907 (48%)

Nursing home 
and correctional 
facility*
1,126 (4%)

Students in on-
campus housing
11,871 (44%)

* Bergin Correction Facility closed August 2011

Source: US Census Bureau

Households by Type (2010)

Total Households 5,586 100%

Total nonfamily households 2,448 44%

Single person households 1,426 26%

Total family households* 3,138 56%

Husband-wife with own children 994 18%

Multigenerational households 114 2%

All households with children 1,446 26%

* �Family household = people related by blood, marriage or adoption

Source: US Census Bureau
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Housing Units

Do we own or rent?

Owner-Occupied: 64% renter-Occupied: 36%

How many housing units 
are occupied?
•	 At the time of the 2010 census, 

Mansfield’s vacancy rate was lower 
than the statewide average of 8.5%.

•	 60% of housing units are single family 
homes

How much new development has there been since 2000?
•	 The recent spike in commercial 

and multi-family residential 
development is attributable to 
Storrs Center.

Housing Units by Occupancy (2010)
Total Housing Units: 6,017

Occupied: 5,586  Vacant: 431

* �As of 2010, Mansfield’s vacancy rate was lower than the 
statewide average of 8.5%

Total Vacancy Rate

7.2%
Source: US Census Bureau

Source: US Census Bureau

Residential Building Permits by Housing Type

Source: Town of Mansfield, 2013
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Subdivisions 2000–2012

Source: Town of Mansfield, 2013

New subdivisions, 2000–2012
Historic Villages
Surface water

Residential Subdivisions, 2000–2012

•	 47 subdivisions approved since 2000 
(9 of those between 2008 and 2012)

•	 262 lots created since 2000 (35 of 
those between 2008 and 2012)
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Housing costs

How much does housing cost in Mansfield?

Mansfield Housing Sales Trends

Source: The Warren Group

1-Family

Condo

All

Mansfield Housing Sales Trends

Source: The Warren Group

1-Family

Condo

All
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Housing affordability

Mansfield Assisted  
Affordable Housing (2011)

417 Governmentally-Assisted Units

159 Tenant Rental Assistance

76 CHFA Mortgages

2 Deed Restricted Units

654 Total Assisted Units

10.87% Units Assisted*

* CT Statute has a 10% minimum threshold 
for a municipality to be exempt from the Af-
fordable Housing Land Use Appeal process

United Way 2-1-1 Top 5 Housing Related 
Requests for Service—Mansfield

2009 2010

Total 68 103

Homelessness Prevention and Rapid Re-Housing* 11 23

Rent Payment Assistance 5 22

Homeless Shelter 11 15

Housing Search and Information 8 12

Rental Deposit Assistance 9 9

* Note: Implemented Fall 2009

Source: United Way 2-1-1

 

How is Mansfield doing on affordable housing?
Both housing values and the number of single-family home sales rose in 2012, after declines during the foreclo-
sure crisis. The number of assisted affordable housing units in Mansfield exceeds 10%, making Mansfield exempt 
from the Affordable Housing Land Use Appeal process. Mansfield in 2012 has 11.5% assisted affordable housing.

What are average housing costs?
Housing Costs 
(2007-2011 ACS)
Median monthly costs 
for owners with a 
mortgage

$1,974

Median monthly costs 
for owners without a 
mortgage

$744

Median gross rent $1,136

Housing Sales & Foreclosures—Mansfield

2008 2009 2010 2011 2012

Median 1-Family 
Home Sales Price

$230,400 $238,000 $249,050 $195,000 $208,950

Number of 
1-Family Home 
Sales

107 76 74 85 94

Pre-foreclosure 
Filings

6 56 50 unavail. unavail.

Foreclosure Deed 
Filings

6 10 13 unavail. unavail.

Source: CHFA, The Warren Group
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The Landlord Registration Ordinance 
(effective 2007) requires owners of 
rental housing to register as landlord 
and maintain their current address 
with the Housing Inspection office. 
Owner-occupied units are exempt 
from the registration requirement. 
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The Landlord Registration Ordinance 
(effective 2007) requires owners of 
rental housing to register as landlord 
and maintain their current address 
with the Housing Inspection office. 
Owner-occupied units are exempt 
from the registration requirement. 

rental housing in Mansfield

How many rental units are registered and where are they?

Landlord Registrations by Type

The Landlord Registration Ordinance (effective 2007) requires owners of rental housing to register as landlord and 
maintain their current address with the Housing Inspection office. Owner-occupied units are exempt from registra-
tion requirement.
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Student housing

National Universities of Over 14,000 Students Located In Rural Settings

INSTITUTION LOCATION
UNDERGRAD 
ENROLLMENT

TOTAL ENROLL-
MENT

% STUDENTS 
IN CAMPUS 
HOUSING

Bowling Green University Bowling Green, OH 15,059 17,577 45%

Cornell University Ithaca, NY 14,167 21,131 57%

University of Connecticut Storrs, CT 17,815 25,868 73%

Georgia Southern University Statesboro, GA 17,525 20,212 25%

Miami University Oxford, OH 14,936 17,395 48%

Mississippi State University Mississippi State, MS 16,312 20,424 25%

Northern Arizona University Flagstaff, AZ 20,750 25,364 32%

Sam Houston State University Huntsville, TX 14,921 17,527 22%

Southern Illinois University Carbondale, IL 15,000 19,817 29%

U. of Mississippi (Ole Miss) University, MS 15,346 18,224 33%

University of New Hampshire Durham, NH 12,609 15,172 59%

University of Rhode Island Kingston, RI 13,219 16,317 43%

Washington State University Pullman, WA 22,763 27,327 36%

Penn State State College, PA 38,954 45,628 37%

Academic Peers, as identified in UConn’s Academic Plan

INSTITUTION LOCATION SETTING
UNDERGRAD 
ENROLLMENT

TOTAL ENROLL-
MENT

% STUDENTS IN 
CAMPUS HOUS-

ING

Iowa State University Ames, IA small town, 
rural context

24,343 29,611 39%

Ohio State University Columbus, OH urban 42,916 56,867 23%

University of Connecticut Storrs, CT rural 17,815 25,868 73%

Purdue University West Lafayette, IN city 30,776 39,637 35%

Rutgers University New Brunswick, NJ urban 31,268 39,950 45%

University of Georgia Athens, GA city 26,373 34,816 30%

University of Iowa Iowa City, IA city 21,564 29,810 31%

University of Minnesota St. Paul / Mpls, MN urban 34,812 52,557 21%

University of Missouri Colombia, MO city 26,024 33,805 27%

Source: US News & World Report, college guide 

How does UConn compare to its peers in housing its students?
UConn houses a higher percentage of students than peer institutions.
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What types of jobs are in Mansfield? Who holds them?
•	 According to the U.S. Census Bureau, there were 

10,419 total jobs in Mansfield in 2010, some held 
by local residents and some by workers from outside 
the town.

•	 69% of these jobs were held by workers 30 years or 
older. 

•	 About 30% of all people who held jobs in Mansfield 
earned $1,250 per month or less and just over 40% 
earned more than $3,333 per month.

•	 The educational services sector accounts for more 
than half of all jobs in Mansfield.

•	 The accommodation and food services sector and the 
health care and social assistance sector each account 
for about 11% of the jobs in Town.

•	 These three sectors alone account for almost 78% of 
all the jobs in Mansfield.

•	 Around 35% of workers who are employed in 
Mansfield also live in Tolland County. Around 20% 
live in Windham County and another 16% in Hartford 
County. 

Economic development

Jobs located in Mansfield by Sector
2010

Count Share

Educational Services 5,841 56.1%

Accommodation and Food Services 1,139 10.9%

Health Care and Social Assistance 1,127 10.8%

Retail Trade 646 6.2%

Other Services (excluding Public 
Administration)

347 3.3%

Professional, Scientific, and Technical 
Services

316 3.0%

Public Administration 196 1.9%

Finance and Insurance 181 1.7%

Arts, Entertainment, and Recreation 117 1.1%

Construction 107 1.0%

Wholesale Trade 79 0.8%

Information 77 0.7%

Real Estate and Rental and Leasing 75 0.7%

Administration & Support, Waste 
Management and Remediation

61 0.6%

Agriculture, Forestry, Fishing and 
Hunting

32 0.3%

Manufacturing 25 0.2%

Mining, Quarrying, and Oil and Gas 
Extraction

21 0.2%

Transportation and Warehousing 17 0.2%

Management of Companies and 
Enterprises

8 0.1%

Utilities 7 0.1%

Source: Us Census Bureau

How much unemployment is 
there in Mansfield?
•	 Mansfield has a lower unemployment rate and a 

higher rate of employment growth than the rest 
of Tolland County and Windham County and the 
state.

•	 Average annual wages, while exceeding the 
regional average, still lag the state average. 

Comparative Economic Indicators: Mansfield, the Region, 
and Connecticut

 

Mansfield

Remainder 
of Wind-

ham 
& Tolland 
Counties Statewide

% Employment 
Growth 2001-
2011

8.0% 2.4% -3.2%

Unemployment 
Rate 2011

7.5% 8.5% 8.8%

Average Wage 
2011

$49,637 $40,180 $61,110

All	
  Jobs	
  by	
  Earnings*	
  

$1,250	
  per	
  month	
  or	
  less	
  

$1,251	
  to	
  $3,333	
  per	
  
month	
  

More	
  than	
  $3,333	
  per	
  
month	
  

*	
  Employees	
  in	
  Mansfield	
  

Source: US CENSUS BUREAU’s center for economic studies,  
http://lehd.did.census.gov

All jobs by earnings*

$1,250 per month of less

$1,251 to $3,333 per month

More than $3,333 per month

*Employees in Mansfield
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Economic development

How many workers commute 
into and out of Mansfield?
•	 According to the U.S. Census Bureau’s Center for 

Economic Studies, only 1,500 people both live 
and work in Mansfield.

•	 Around 4,000 workers live in Mansfield but 
commute elsewhere.

•	 8,800 workers commute to Mansfield from 
somewhere else for their job.

Jobs Held by Mansfield Residents by Sector
2010

Count Share

Educational Services 1,586 30.5%

Health Care and Social Assistance 688 13.2%

Retail Trade 496 9.5%

Accommodation and Food Services 370 7.1%

Manufacturing 332 6.4%

Finance and Insurance 251 4.8%

Professional, Scientific, and Technical 
Services

212 4.1%

Public Administration 190 3.6%

Administration & Support, Waste 
Management and Remediation

168 3.2%

Wholesale Trade 159 3.1%

Other Services (excluding Public 
Administration)

156 3.0%

Construction 140 2.7%

Information 99 1.9%

Transportation and Warehousing 88 1.7%

Arts, Entertainment, and Recreation 87 1.7%

Management of Companies and 
Enterprises

81 1.6%

Real Estate and Rental and Leasing 49 0.9%

Agriculture, Forestry, Fishing and 
Hunting

37 0.7%

Utilities 15 0.3%

Mining, Quarrying, and Oil and Gas 
Extraction

4 0.1%

Source: Us Census Bureau

Where do Mansfield residents work?
•	 According to the U.S. Census Bureau, 5,208 people 

who lived in Mansfield were employed in 2010 either 
in town or elsewhere.

•	 More than 75% were age 30 or older. 

•	 About 18% of employed Mansfield residents earned 
$1,250 per month or less and over half earned more 
than $3,333 per month.

•	 30% of Mansfield residents who work do so in the 
education sector.

•	 13% are employed in the health care and social 
assistance sector.

•	 9.5% are employed in the retail trade sector.

•	 Around 35% of workers who live in Mansfield are 
employed in Tolland County, including Mansfield, 
with a quarter working in Hartford County and 
another 15% in Windham County.

Source: US CENSUS BUREAU’s center for economic studies,  
http://lehd.did.census.gov

Primary jobs by earnings*

$1,250 per month of less

$1,251 to $3,333 per month

More than $3,333 per month

*Employees in Mansfield

Primary	
  Jobs	
  by	
  Earnings*	
  

$1,250	
  per	
  month	
  or	
  less	
  

$1,251	
  to	
  $3,333	
  per	
  
month	
  

More	
  than	
  $3,333	
  per	
  
month	
  

*	
  Mansfield	
  residents	
  

8,834—Employed in Mansfield, live outside

4,034—Live in Mansfield, employed outside

1,585—Employed and live in Mansfield
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Economic development

Fiscal implications of economic characteristics 
•	 The tax-exempt status of extensive state landholdings 

makes Mansfield heavily dependent on state aid for 
local revenue. 

•	 40.5% of its revenues come from intergovernmental 
transfers compared to an average of 18.8% for 
Connecticut municipalities in the 10,000-30,000 
population range.

•	 Mansfield has a below average commercial/industrial 
tax base for communities its size. Among Connecticut 
municipalities in the 20,000-30,000 population 
range, it ranks 13th of 21, with 13.2 percent of 
its grand list comprised of commercial/industrial 
property compared to an average of 16.5 percent for 
all municipalities in that size range. 
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$3,000,000

$2,500,000

$2,000,000

$1,500,000

$1,000,000

$500,000
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Pequot Grant, 2000–2013

Source: Town of Mansfield
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$10,000,000
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$6,000,000

$4,000,000

$2,000,000
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–2008
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–2009

2009
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Calculated PILOT Grant Actual PILOT Grant

Mansfield PILOT Grant: Calculated and Actual by Fiscal Year, FY2002–2013

Source: Town of Mansfield

Calculated 
PILOT:

Full funding  
= 45% of value
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Transportation

What state-funded improvements 
are in the works?
•	 Mansfield has several projects on the State’s 

2013–2017 Transportation Infrastructure 
Capital Plan, which identifies Connecticut’s 
funding priorities for transportation infrastructure 
improvements. Those projects include:

–	E xtension of North Hillside Rd to Route 44

–	S torrs Rd downtown streetscape improvements

–	S afety improvements on Mt. Hope Rd

Source: CT DOT Transportation Infrastructure Capital Plan 2013–2017

We have Scenic Roads?
•	 Mansfield has several desingated town roads as 

Scenic Roads.

•	 Scenic Roads must be low-traffic streets without 
commercial or industrial activities along them, and 
feature scenic characteristics such as stone walls, 
special vistas or views, or adjacency to scenic 
brooks, streams, or ponds. 

•	 When Scenic Roads are altered, changes must 
“preserve to the highest degree possible” the 
scenic characteristics of the road.

How do people get around town?
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Transportation

Browns Road

Mansfield City Road

Chaffeeville Road

W
or

m
w

oo
d 

H
ill

 R
oa

d

Stearns Road

Gurl
eyv

ille
 Roa

d

Maple Road

Puddin Lane

Bassetts Bridge Road

Bi
rc

h 
Ro

ad

Davis Road

Sp
rin

g 
Hi

ll 
Ro

ad

Codfish Falls Road

Do
g 

La
ne

N. E
ag

lev
ille

 Roa
d

Ha
nk

s H
ill 

Ro
ad

Ea
st 

Roa
d

Anton Road

Fern Road

Pleasant Valley Road

Cr
an

e 
H

ill
 R

oa
d

W
oodland Road

Clover Mill Road

Mount Hope Road

Atwoodville Road

Br
oo

ks
id

e 
La

ne

M
oulton Road

Highland Road

Mulberry Road

Ri
ve

r R
oa

d

Sum
m

it Road

Depot Road

Wildwood Road

Meadowbrook L
ane

Hillyndale Road

Know
lton Road

Fores
t R

oad (w
est

 en

Ka
ya

 L
an

e

Candide Lane

Baxter Road

M
ansfield Avenue

Cemetery Road

Farrell R
oad

Saw
m

ill Brook Lane

Cedar Sw
am

p Road

M
ax

Fe
lix

Hillcrest Road

D
odd R

oad

Tim
ber D

rive

Be
ac

on
 H

ill

Ball H
ill R

oad

Be
dl

am
 R

oa
d 

(S
ou

th
)

Laurel Lane

Bir
ch

woo
d 

He
igh

ts 
Ro

Chatham Drive

Sh
ad

y 
La

ne

Dunham
 Pond Road

Ravin
e R

oad

Riverview Road

Carria
ge House Drive Lo

rra
ine

 D
riv

e

Atw
oo

dv
ille

 La
ne

Cider M
ill R

oad

Quail Run

Jude Lane

O
lsen D

rive

Storrs

UV275

UV195

UV32

UV44

UV195

£¤6

Mansfield
Hollow 

Lake

Hansens
Pond

Echo
Lake

Eagleville
Pond

M
ou

nt
 H

op
e 

R
iv

er

Fenton River

Willimantic
Reservoir

±
Sources: Plan of Conservation and Development, 2006; Town of Mansfield, 2012

0 1

Miles

Prepared by Goody Clancy & Associates, May 2013

UV89

W
illim

antic River

Walkways, Bicycles
& Trails
Walkways/Bikeways
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DRAFT
5/14/13

Where are Mansfield’s bikeways and trails?
•	 Mansfield has a network of bicycle and pedestrian 

routes on local roads. The Town has identified 
opportunities for expansion of this network, 
including:

–	S torrs Road (195) from North Frontage Road 
to Mansfield Hollow, and from Moulton Road to 
Timber Drive 

–	 Warrenville Road (Route 89) from Mansfield 
Center to Southeast School

–	S outh Eagleville Road (Route 275) from Route 32 
to Maple Road

–	 Maple Road, from Davis Road to Mansfield Middle 
School

	 Many of these segments will fill gaps in the 
existing network.

Source: Town of Mansfield, Walkway/Bikeway Planning Map. December, 2012.
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Transportation

What’s the commute for Mansfield residents and workers?
•	 Employed residents

–	 Commutes less than 10 miles: 44%

–	 Commutes between 25 and 50 miles: 21%

–	 Commutes over 50 miles: 10%

•	 Non-resident workers

–	 Commutes less than 10 miles: 45%

–	 Commutes between 25 and 50 miles: 18%

–	C ommutes over 50 miles: 11.5

•	 Workers mostly come from the west and south

Source: 2010 Census

How	
  far	
  do	
  workers	
  commute?	
  

Less	
  than	
  10	
  miles	
  

10	
  to	
  24	
  miles	
  

25	
  to	
  50	
  miles	
  

Greater	
  than	
  50	
  miles	
  

How far do workers Commute?

Less than 10 miles

10 to 24 miles

25 to 50 miles

Greater than 50 miles
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Agriculture

How is farming doing in Mansfield?
•	 The 2003 Land of Unique Value study identified 

around 4,300 acres of prime farmland soil and 
2,900 acres of additional statewide important 
farmland soils. 

•	 There are around 1,500 acres of productive land in 
Mansfield, over half of which is pastureland.

•	 There were 38 farm operations in Mansfield as of 
2007, representing only 5.8% of the 659 farm 
operations in all of Tolland County.

•	 5 of these 38 farm operations provided full-time 
employment for the farm operator.

•	 The median farm-based earnings for Tolland County 
operators was between $2,500 and $4,999, and 
only 10% made more than $50,000.

•	 A significant demographic for the future of farming 
in Mansfield is that 45% of operators were age 60 or 
older in 2007 and only 15% were younger than age 
44. This indicates a large aging employment force 
without a comparable younger generation to take its 
place.
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Agriculture

Productive land publicly owned farmland

Cropland

Town

orchard Federal

Pastureland UCONN

696 acres

70 acres
10 acres 32 acres

852 acres 895 acres

Farm-Based Earnings  |  Tolland County (2007)
Median earnings: $2,500–$4,999

Sales less 
than $1,000

29%

Sales $1,000–
$2,499

12%
Sales $2,500–
$4,999

18%

Sales $100,000 
or more

7%

Sales $5,000–
$9,999

10%

Sales $10,000–
$24,999

15%

Sales $25,000–
$49,999

6%

Sales $50,000–
$99,999

3%

Principal operations by age  |  Tolland County (2007)

Ages 25–34

4%
Ages 35–44

11%
Ages 45–54

25%
Ages 55–59

16%

Ages 70+

21%

Ages 65–69

12%

Ages 60–64

12%

45% of operators are age 60 or older; only 15% are younger than 
age 44; average age of principal operator was 58 years old in 2007

Results of the farmers’ forum workshop (February 
2013)

Goal Key Leverage 
Indicator  

Key Results 
Indicator 

Goal A: There are 
viable agricultural 
enterprises in 
Mansfield. 

Better un-
derstanding 
of agricul-
tural issues 
by municipal 
employees, 
elected of-
ficials, and 
Town com-
mittees and 
commissions.

The number 
of functional 
farms in 
Mansfield 
remains 
the same or 
increases. 

Goal B: Agricul-
tural enterprises 
in Mansfield have 
positive impacts 
on the economy 
but not at the 
expense of the 
environment and 
human health. 

Resource 
center / Clear-
ing house for 
farmers & 
community. 

Greater food 
security.

Goal C: Agricul-
tural enterprises 
have positive 
impacts on the 
environment and 
human health but 
not at the expense 
of the economy.

More Mans-
field residents 
realize the 
public health /
environmental 
benefits of 
locally worked 
land. 

More locally 
produced 
agriculture 
products.

Source: Yellow Wood Associates
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What are Mansfield’s historic resources?

Historic Resources

National Register Districts
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Mansfield Center Historic District 3 3

Mansfield Hollow Historic District 3 3

Spring Hill Historic District 3 3

Connecticut Agricultural School 
District (UConn)

Gurleyville Historic District 3

Mansfield Training School and 
Hospital District (Mansfield Depot 
campus)

National Register Properties

Eleazer Williams House 3 
[confirm] 3

Farwell Barn ?

Mansfield Center Cemetery ? 3

Mansfield Hollow Dam ? 3
Sources: Town of Mansfield; National Register of Historic Places

•	 Mansfield’s historic resources date from the eighteenth 
century and include houses and commercial, industrial, 
and institutional buildings.

•	 Mansfield has six historic districts and four sites listed 
on the National Register of Historic Places. Listing on 
the National Register means that federal projects must 
evaluate any possible impacts. Otherwise, owners of 
National Register properties are free to do anything 
to their properties allowed by local law, including 
demolition.

•	 Three of Mansfield’s National Register Districts are 
also local historic districts. Property owners in local 
districts must seek approval from the Historic District 
Commission for external changes.

•	 Ten of Mansfield’s historic villages are subject to Special 
Historic Village Area Review Criteria. Within these areas, 
when property owners require site plan or special permit 
approval (e.g., for new buildings, changes to the exterior 
of existing building, or for site improvements), the 
proposals are reviewed according to the Special Historic 
Village Area Review Criteria to ensure that the changes 
are compatible with the character of the historic village. 

Sources: Town of Mansfield; National Register of Historic Places



Living in Mansfield  |  17

Historic Resources
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TOwn facilities

What are the town’s public facilities?
•	 The Town of Mansfield owns a variety of public 

facilities including three elementary schools, the 
middle school, a community center, library, senior 
center, administrative offices, and two active 
cemeteries.

•	 Fire protection is provided by two volunteer fire 
departments. The Eagleville Fire Department 
primarily serves the northern, central and western 

portions of the town and has two stations. The 
Mansfield Volunteer Fire Company primarily serves 
the central, southern and eastern portions of the 
town from one location on Storrs Rd. 

•	 Police protection is provided by resident State 
Troopers based in the Audrey P. Peck Municipal 
Building.
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Where is water and sewer service available?
•	 The provision of water service in Mansfield is 

concentrated around the UConn campus and Storrs, 
and in an area in the south near Route 6 supplied 
by Windham Water Works. Smaller community wells 
provide limited service in other areas of the Town. 

•	 Sewer service is limited to portions of the area with 
water service near UConn and Route 6, though 
potential expansions of the system are being 
considered in these same areas. 

•	 The Four Corners Water and Sewer Project is 
evaluating new service to approximately 60 parcels 
near Routes 195 and 44 to address groundwater 
contamination and to support sustainable 
redevelopment of the blighted properties in that area. 

Water and sewer services
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Areas designated for potential new development

Planned Development Areas
•	 The 2006 Plan of Conservation and Development 

identified Planned Development Areas to guide future 
growth in Mansfield. Growth is concentrated in the 
areas with current and potential water and sewer 
service to protect open space and rural land. 

•	 The majority of the growth areas were targeted for 
medium to high density residential uses. Areas for 
business or office mixed-use were also identified.
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UNiversity impacts

UConn-Storrs Enrollment, Fall 2012*
Undergraduate students (full- 
and part-time)

17,170

Graduate students 5,819

TOTAL 22,989
Source: University of Connecticut

0’
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300’ 1,000’

N

B.1
140,000 sf
28,000 x 5

C.1
125,000 sf
75,000 x 1
25,000 x 2

B.3
125,000 sf
25,000 x 5

D.1
125,000 sf
25,000 x 5

E.3a
165,000 sf
41,250 x 4

E.2
100,000 sf
33,333 x 3

G.1
45,000 sf

E.3b
5,000 sf

(422)
(2 FLRS)

(478)

(244)

B.4
70,000 sf
35,000 x 2

(170)

(75)

(172)

(150)

(272)

(560)
(2 FLRS)

(330)
(2 FLRS)

NORTH TECH
CAMPUS

335,000 SF

~ 1144 Cars
(1106 Req)

CENTRAL TECH CAMPUS
250,000 SF

~839 CARS
(825 Req)

SOUTH TECH CAMPUS
315,000 SF

~890 CARS
(875 req)

(265,000 SF TECH PARK / 
50,000 UNIVERSITY)

G.2
45,000 sf

UCONN NORTH CAMPUS 
MASTER PLAN OCTOBER 12th, 2012 120

Master Plan Strategy

By organizing the Tech Park’s development area into 
three distinct nodes,  these clusters of community are 
discovered sequentially along an experiential “country 
road”. This organization suggests a thematic linking of 
the buildings that compose each node as well as future 
nodes at the interface with the Central Campus and 
�����������������

How many students are enrolled at UConn’s Storrs Campus? 

What are UConn’s 
future plans?
•	 UConn’s Technology Park is expected 

to develop up to 900,000sf of offices, 
research and advanced manufacturing 
over a 20 year period and result in 
2,800 direct and indirect jobs: 

–	E stimated direct and indirect jobs 
by 2025: 1,300

–	E stimated additional direct and 
indirect jobs by 2035: 1,500

•	 In January of 2013, Governor 
Malloy announced Next Generation 
Connecticut (NextGen) - a plan 
for growing UConn as a center for 
science, technology, engineering and 
math (STEM) over 10 years. Plans for 
the Storrs Campus include:

–	 5,060 additional students 

–	N ew faculty (259 new faculty 
added to current 290 faculty hiring 
plan system-wide)

–	C onstruction of new STEM facilities 
and improvements to existing 
facilities

–	R esidential honors college for 
STEM students and potential other 
university housing

Sources: The CT Mirror - http://www.ctmirror.org/
story/21-billion-plan-dramatic-uconn-enrollment-
boost; UConn.

*�NOTE: Enrollment numbers differ from those provided by US 
News & World Report, and cited in the housing section of this 
document. This discrepancy may be due to when the informa-
tion was gathered, or US News’ metrics for enrollment counts. 
The Fall 2012 numbers above have been confirmed by Univer-
sity of Connecticut Enrollment Management. Based on the Fall 
2012 numbers, given the 12,091 undergraduate students cur-
rently in UConn housing, UConn houses 70% of its students.
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UNiversity Impacts

How do UConn and the Town share information and coordinate on 
initiatives that impact both?
The Town coordinates with the University in a variety of 
ways, including committee representation, mutual aid 
and training. In addition to the formal committees listed 
below, many town staff members have relationships with 
various professional staff at the University, including the 
President’s Office, Office of University Planning, Office 
of Environmental Compliance, Facilities Management, 
Police and Fire Departments, and Off-Campus Student 
Services.

•	 Town Committees—The following Town Committees 
have University representatives as full voting 
members:

–	 Sustainability Committee—Richard Miller, Director 
of Environmental Services

–	 Four Corners Sewer and Water Advisory 
Committee—Tim Tussing, Facilities Management

–	 Town/University Relations Committee—Michael 
Kirk, Deputy Chief of Staff, Co-Chair, plus 6 
UConn staff members and 2 student government 
members

•	 UConn Committees—The following UConn 
Committees have Town staff representatives:

–	 UConn Water/Wastewater Advisory Committee 
(Standing Committee-meets quarterly)—Matthew 
Hart, Town Manager and Linda Painter, Director of 
Planning and Development

–	 Parking Advisory Committee (as needed)—Lon 
Hultgren, ex-officio member

–	 Main Accumulation Area (MAA) Advisory 
Committee (Summer 2012-Spring 2013)—Dave 
Dagon, Fire Chief; Linda Painter, Director of 
Planning and Development; William Lennon, 
resident

–	 Technology Park Master Planning Advisory 
Committee (Summer 2012-Fall 2013)—Linda 
Painter, Director of Planning and Development

•	 Public Safety—The Town and the University 
coordinate on various public safety initiatives and 
have mutual aid agreements in place. Examples of 
coordination include fire and police training and a 
joint patrol initiative.

•	 Other Collaborations

–	 Mansfield Downtown Partnership—This non-profit 
501(c)(3) corporation was created by the Town 
and University in 2001 to foster the development 
of a new downtown for Mansfield and assist in 
community and economic development efforts 
at Four Corners, King Hill Road and other areas 
identified by the Town and University. Both the 
Town and University are represented on the 
19-member Board of Directors.

–	 Mansfield Community Campus Partnership 
(Joint collaboration-meets monthly)—Town 
representatives include the Mayor (co-chair), 
Office of the Town Manager, Department of 
Building and Housing Inspection, Department of 
Human Services, Resident State Trooper’s Office, 
Office of the Fire Marshal. Focus is on off-campus 
student behavior and community building in the 
neighborhoods.

–	 Mansfield Department of Building and Housing 
Inspection and UConn Office for Off-Campus 
Student Services—These two departments share 
complaint information for follow-up and coordinate 
Spring and Fall neighborhood visits.
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Does Mansfield receive services and community benefits from UConn?
Having a public university in town comes with chal-
lenges, but there are also benefits that are not generally 
available to residents of other communities.

•	 Transportation/Recreation

–	 UConn Shuttle. Mansfield residents can ride the 
UConn shuttle buses free of charge. 

–	 Athletic Facilities. Community Members 18 and 
older can get a membership to the Recreational 
Facilities for $170/month per trimester

–	 UConn Forest. The UConn forest is a natural 
resource enjoyed by residents of Mansfield and 
Eastern Connecticut.

–	C ultural Amenities and Athletic Events. Residents 
have access to the wide variety of cultural 
facilities and sporting events offered at the 
University.

•	 Emergency Response

–	 Emergency Response. During recent storms, 
UConn Dining Services has provided food to the 
Town Respite Center. 

–	P olice/Fire Services. The University provides 
its own police and fire services to the campus 
and coordinates with the Town’s police and fire 
services on off-campus issues through both 
formal mutual aid agreements and joint training 
exercises.

•	 Research/Knowledge Sharing—Over the years, the 
Town has worked with many different departments to 
capitalize on the knowledge and expertise of UConn’s 
faculty and students. Examples include:

–	L ands of Unique Value Study (2003)—Landscape 
Architecture Program

–	 Downtown Public Spaces Master Plan (2012)—
Landscape Architecture Program

–	 Mansfield Community Playground Design 
(2012)—Landscape Architecture Program

–	 Student Projects (on-going)—School of 
Engineering, Masters of Public Administration 
Program

–	 Data, consultant services and marketing support 
for Mansfield Advocates for Children initiatives—
Various Departments. 

•	S tudent Assistance

–	 Community Outreach Volunteers. UConn student 
volunteers assist with a variety of town initiatives, 
such as activities sponsored by the Mansfield 
Advocates for Children, Youth Services and Parks 
and Recreation 

–	 Interns. Many Town Departments receive 
assistance from student interns throughout the 
academic year.

–	 Volunteer Firefighters. Several students volunteer 
as firefighters and EMTs during their tenure at the 
University.

UNiversity Impacts
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Parks and Open Spaces
•	 Mansfield is proud of its open spaces, scenic views, 

and deciduous forests, including active and passive 
recreation areas, parks, trails, and private lands. 
There are around 8,800 acres of open space in 
Mansfield, representing around 30% of the total area 
of the Town (including water bodies).
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•	 Of these open spaces, 5,500 acres are 
currently protected or preserved through 
ownership or easements, representing just over 
60% of the total open space.

–	 The Town of Mansfield controls over 2,000 
acres of open space and has another 460 
acres preserved via conservation easements. 

–	 Joshua’s Trust is a major private owner of 
preserved open space with more than 500 
acres purchased outright and almost 200 
acres controlled via conservation easements.

Ownership Total Area 
(acres)

Average Size 
(acres)

Mansfield Open Space 2,037 14.7

Federal Property 1,726 172.6

Joshua’s Trust 579 13.5

Mansfield Conservation Easement 464 3.3

Private Agriculture 316 39.5

Joshua’s Trust Conservation 
Easement

199 22.1

State Open Space 128 25.6

Uncertain 82 19.9

Lynch Landing (trail license) 3 2.7

Private Open Space 3 1.4

TOTAL ACRES 5,535

source: Town of Mansfield GIS, Oct. 2012 
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DRAFT VISION STATEMENT AND PRINCIPLES TO GUIDE THE PLAN 
Advisory Committee Meeting – 21 May 2013 

 

DRAFT 20‐Year VISION FOR MANSFIELD TOMORROW: 
 

In 2035, the Town of Mansfield continues to be a community of historic rural villages, flourishing farms, 

and protected open spaces. A compact and vibrant town center adjacent to the flagship campus of the 

University of Connecticut, and attractive mixed‐use centers at Four Corners and in southern Mansfield 

provide good business locations.   We are committed to supporting diversity, sustainability, economic 

viability, and an excellent quality of life and sense of community. We value our cultural, historic and 

landscape heritage and will preserve it to pass it on to future generations.  As the university’s host 

community, our town has a mutually beneficial and respectful relationship with the university as an 

institution and as a campus and academic community.  

 

 Principles of sustainability, green building, energy‐ and resource‐efficiency, and smart growth 

guide development and Town policies, making Mansfield the “greenest” town in Connecticut. 

 We are good stewards of our natural and cultural heritage, working to preserve a clean, green 

and healthy community with networks of open space for wildlife corridors and for nature 

recreation.  We value the homes and other buildings built by previous generations and adapted 

to contemporary uses. 

 We promote transportation alternatives to the car through our networks of walking routes on 

sidewalks and trails, and bicycle routes, both on‐street lanes and multi‐use trails, and through 

innovative trip‐sharing opportunities. 

 We support diversity through a variety of attractive and affordable housing choices for people 

throughout the life cycle, from single young adults and couples to families, empty‐nesters and 

retirees.  Mansfield is a resource to the economic, emotional, social, and other needs of 

residents who need services and supports. 

 We welcome businesses that are aligned with Mansfield’s smart growth development patterns 

and rural character, while helping to support Town services. Our economic viability is based on 

technology‐ and research‐based businesses, local retail and services, a growing agriculture and  

recreational  business sector, and university‐affiliated activities. 
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 Our public education system, recreational opportunities, and community events offer 

unparalleled quality of life to residents. 

 Our sense of community on the neighborhood and town level is enriched by a variety of joint 

town‐university activities. 

 We pursue high standards of quality in design and development 

 We work with regional partners to foster communication and collaboration.   

 We promote communication, transparency, and community participation in town decision‐

making. 
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MANSFIELD TOMORROW: PLAN OF CONSERVATION AND DEVELOPMENT 

Draft Chapter Outline – 21 May 2013 

 
This is a draft outline intended to provide a general overview of the organization of the plan. The topics 
listed below under each section are illustrative and are not intended to be exhaustive.  The initial section 
includes the overall community vision, a chapter describing the community participation process and 
results, and a review of trends, issues and challenges (including potential impacts of UConn growth).   
 
Sections II‐ V are organized conceptually as a series of elements that function like layers on a map. Each 
element includes a set of goals, strategies and action items. The action items will include any zoning 
recommendations for the subsequent phase of Mansfield Tomorrow.  Section II focuses on the green 
systems that provide ecosystem services, landscape character and habitat, making up the natural 
heritage that the present generation received from the past.  This is followed by Sections III and IV on 
human uses of the land – for housing and for economic activities. The housing element starts with a 
consideration of the historic and cultural heritage from the past that shaped the town’s character.  
Then, Section V is concerned with the human systems that make residential and economic uses of the 
land possible and also affect the natural systems:  transportation, public facilities and services.   
 
The final section of the plan integrates all the recommendations from earlier sections into Section VI 
with a land use element focused on future land use, zoning, and design and a stewardship and 
implementation element with organizational recommendations and an implementation matrix with 
actions, responsible parties, timelines, and potential resources. 
 
During the drafting of the plan, there may be some reorganization of elements, changes in headings, and 
so on.  The plan will have graphics including maps, charts, photos, and illustrative plans. 
 
 
Executive Summary [11 x 17 miniposter or 4‐page booklet] 

 

How to Use This Plan 

 

I. SETTING THE STAGE 

A. The Vision for Mansfield in 2035 

 

B.  The Community Speaks 

 Web site and digital outreach 
 Personal visions 
 Public meetings 
 Online surveys 
 Advisory Group and Focus Groups 
 Final public meetings 
 Public hearings 
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C.  Trends and scenarios 
 Population, household and land use trends 
 Mansfield and UConn growth plans 
 Issues and challenges facing Mansfield 
 Potential growth scenarios, assumptions, and evaluation of likelihood:  low‐medium‐high 

 

[Each of the following chapters starts with goals, findings and challenges, and ends with strategies and 

actions to achieve the goals] 

 

II.  GREEN SYSTEMS 

 

A.  Natural heritage 

 Topography, geology, and landscape character 
 Water resources and wetlands  
 Vegetation 
 Wildlife and habitat 

B.  Open space:  conservation, parks and recreation, working lands 
 Conservation lands 
 Parks and recreation 
 Working lands 

 
C.  Climate, energy and resource efficiency 
 Climate change 
 Water conservation 
 Greenhouse gases and renewable energy 
 Waste reduction 
 Green building  

III.  LIVING IN MANSFIELD 
 
A.  Historic and cultural heritage 
 Historic resources 
 Cultural resources 

 
B.   Housing  
 Housing patterns: type, tenure, location, cost, etc. 
 Student housing  
 Affordable housing and housing need 
 Compact development, infill and redevelopment,  low impact development 

 
C.  Community 
 Storrs Center 
 Mansfield Center 
 South Mansfield 
 Hamlets 
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IV.  MAKING A LIVING  IN MANSFIELD 
 
A.  Economic development 
 Mansfield’s economy and competitive position 
 Workforce 
 Working lands 
 Economic development resources 
 Locational issues (Four Corners, North Depot, South Mansfield, etc.) 
 Opportunities 

V.  SERVICES, SYSTEMS AND FACILITIES  
 
A.  Water supply and wastewater 
 Water supply study and issues 
 Wastewater  

B.  Getting around  
 The goal of transportation choice 
 Roads 
 Alternative modes:  transit, bicycling, walking 

C.  Public facilities 
 Town buildings 
 Town services (e.g., library, community center) 
 School buildings 
 Fire stations 
 other 

 
VI.  MANSFIELD TOMORROW 

 

A.  Future land use, zoning, and design considerations 

 Conceptual plans for Planned Development Areas 

 Future Land Use Plan 

 Sustainability audit of current regulations 

 Design standards 

 Zoning principles  

B.  Stewardship and Implementation 

 Stewardship of the plan 

 Annual public hearing to review progress 

 Use of the plan in budgets and work plans 

 Communication and transparency 

 Implementation Matrix 

APPENDIX  

Strategy Reports 

Other materials of interest 
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DRAFT HOUSING STRATEGIES – 28 MAY 2013 
 

HOUSING ISSUES IN MANSFIELD 
Identified in public meetings, surveys and comments: 

 Impacts of student housing on neighborhoods 
 Investor purchase of single family homes for student rentals 
 Housing impacts of Technology Park employment 
 Housing impacts of UConn faculty/staff expansion 
 Housing impacts of UConn student enrollment expansion 
 Housing impacts on rural character 
 Type and location of potential new housing 
 Need for affordable housing for all income levels and all stages of the life cycle 
 Sustainability aspects of potential new housing 

 

HOUSING CONTEXT  
 By 2025, the population of Connecticut residents aged 65 and older is expected to increase by 55%; and those aged 55 to 64 by  

20%. The group most likely to purchase larger homes, people aged 35 to 54, is expected to decline by 12%.  
 Connecticut has lost a greater percentage of its young worker population than any other state since 1990 .  
 In 2010, 61% of Mansfield heads of household were 45+ years old; 42% were 55+ years old; 24% were 65+ years old. 
 Most of Mansfield’s housing stock was built 1950-1979.  While some of that housing stock has undoubtedly been renovated to 

meet market preferences in the 1990s and 2000s (e.g., more bathrooms, upgraded kitchens, larger rooms), buyers of single family 
homes may not find it as attractive as newer housing.  Mansfield’s highly rated school system will still attract families wit h 
children, however. 

 Changing housing preferences may make Mansfield’s some of current housing stock less appealing. Baby boomers want to 
downsize; Millennials prefer housing with access to amenities and less need to drive everywhere.  

 Student housing demand pushes up rents, making it difficult for working families to find affordable rental housing in Mansfield. 
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HOW MANY NEW HOUSING UNITS WILL MANSFIELD NEED IN 2025? 
 
1.  How can we estimate population and household numbers in 2025? 
Population projections from the Connecticut Department of Transportation or the Connecticut State Data Center are obsolete because of UConn’s NextGen 
and Tech Park initiatives.  This estimate is conservative—i.e., generous—in assuming that the University will meet its goals for enrollment and all the new 
students and a substantial portion of the new employees will live in Mansfield. 

 
ESTIMATED POPULATION OF MANSFIELD IN 2025 Year 2025 

Census 2010 population 26,543 

Estimated general background growth - nonstudent 
 2000-2010 average annual growth in households:  30 
 Assume that 1/3 of that growth is student households, making general growth per year 20 households 
 20 households a year for 15 years: 300 households over 15 years 
 300 households at 2.4 persons per household:  720 persons 

720 

Estimated new students resulting from the NextGen initiative 5,000 

Estimated new faculty multi-year hiring beginning 2012: 290 system-wide  
 Storrs hiring 2012/2013:  150 
 Assume an additional 50 hired under this initiative: 200 new faculty 
 Assume that 50% decide to live in Mansfield:  100 new faculty 
 Assume that these 100 households have the average 2.4 persons per household:  240 persons 

240 

Estimated new faculty hiring for NextGen Initiative:  259  
 Assume that about 75%  are at the Storrs campus (reflecting Storrs proportion of total 6500 new enrollment):  200 new faculty   
 Assume that 50% choose to live in Mansfield:  100 new faculty 
 Assume that these 100 households have the average 2.4 persons per household: 240 persons 

240 

Tech Park estimated direct and indirect jobs by 2025: 1,300 
 Indirect jobs can be anywhere. 
 Assume 1,000 jobs in Mansfield.  Some of these jobs will be filled by students and faculty 
 Assume 800 net new jobs in Mansfield 
 Assume 50% of these job holders choose to live in Mansfield:  400 tech park employees 
 Assume that these 400 households have the average 2.4 persons per household:  960 persons 

960 

ESTIMATED TOTAL POPULATION IN 2025 

 7160 more people than in 2010 (of whom 5,000 are students) 
 27%  growth in 15 years = 1.8%  average annual growth 

33,703 
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2.  How many additional dwelling units will be needed to accommodate this population? 
Because the 5,000 increase in the student population contributes 70% of the estimated population growth, the percentage of students accommodated on 
campus makes a big difference in the estimate.  It is not clear how many of those 5,000 new students will be undergrads or grad students.  For the purposes of 
this exercise we will assume that one-quarter of the 5,000 new students are grad students (1,250) and three-quarters are undergrads (3,750).  We continue to 
assume that all the undergraduates will live in Mansfield, either on campus or elsewhere and half of the total grad students will live in Mansfield.  UConn 
currently houses 70% of undergraduate students on campus and 54% of its total enrollment on campus.  Some undergraduates live outside Mansfield as do 
many graduate students.  Grad student enrollment will include students working on theses and dissertations who have finished course work and often live 
elsewhere. 

 
ESTIMATED HOUSING UNITS IN 2025 

Estimated Total Population: 33, 703 
Estimated Student Population in Mansfield: 24,500 

TOTAL HOUSING UNITS 

 If 70% of undergrads  
on campus 

If 50% of undergrads 
on campus 

2012 total enrollment: 22,989  (undergrad = 17,170;  grad = 5,819) 
2012 on campus student population:12,341 (54% of total; 70% of undergrads) 

 Undergrads: 12,091 
 Grads: 250 
 Students housed elsewhere:  10,648 (not all in Mansfield) 

  

Housing units for total population minus students on campus: 
Assume average household size of 2.4  
2025 total population:  33,703 

 Total minus 70% of undergrads on campus: 19,003  
o 7918 total dwelling units 

 Total minus 50% of undergrads on campus:  23,202 
o 9668 total dwelling units 

2025 estimated student population: 28,000  
 Undergraduates:  21,000 

o 70% of undergrads living on campus:  14,700 
o 50% of undergrads living on campus:  10,500 

 Graduates:  7,000 
o 50% of grad students living in Mansfield:  3,500  

7918  9668 

Subtract  existing 2010 dwelling units:  6017 1901 3651 

Subtract 350 dwelling units that received zoning permits 2010-2012 1551 3301 

Subtract approximately 500 Storrs Center units not yet permitted 1051 2801 

ESTIMATED ADDITIONAL HOUSING UNITS NEEDED to accommodate additional population at average 
2.4 persons per household:  Medium and High Estimates 

Approximately 1,100 Approximately 2,800 
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3.  Where could these additional housing units be located? 
 
A.  Redevelopment of existing older student housing complexes where public services already exist and where public services could be extended  
 

From the 2007 Water and Wastewater Master Plan: 
 Potential expansion with additional units through expansion/redevelopment of existing multifamily developments if public services are made 

available: 
o Orchard Acres Apartments 
o Celeron Square Apartments 
o Club House Apartments 
o Hunting Lodge Apartments 
o Carriage House Apartments 

 Potential for approximately 450 units  on PDA  parcels if public services are made available (estimate by Planning Department): 
o Southwest of Knollwood Acres Apartments 
o North of Route 44 and west of Cedar Swamp Rd 
o North of Jensen’s Mobile Home Park and adjacent to Four Corners  
o Southeast of Hunting Lodge Apartments 

 
B.   Other Planned Development Areas 
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STRATEGIES TO PRESERVE RURAL CHARACTER 
 Rather than preserving rural character, two-acre zoning minimums promote sprawl, fragment and damage wildlife corridors, and tend to create an 

exurban landscape of a house every 100 feet along country roads.  Should Mansfield’s population grow substantially, two-acre zoning will turn the town 
into a suburb with enclaves of “rural character” in pockets of conservation land.   

 As of right zoning should be calibrated to help create specific kinds of places. 

 Mansfield’s rural places include historic small villages, crossroads settlements, farms, and managed forests, as well as conservation lands.  Appropriate 
minimum lot sizes for villages and settlements where people historically clustered together should encourage this historic pattern. 

 Development outside settlements should be subject to zoning that allows development in the context of protecting natural resources and working 
landscapes. 
 

HOUSING STRATEGIES TO PRESERVE RURAL CHARACTER 
STRATEGY Description Potential for Mansfield Challenges for Mansfield 

Differentiate between 
village/crossroads settlements and 
rural districts in terms of minimum 
development standards 

Village districts can have smaller 
minimum lot sizes compatible with 
water and septic needs but 
encouraging compact development. 

Focus on qualities of place to be 
preserved and encouraged.   

 

Consider Village District Zoning 
enabled by state law for villages. 

1998 Village Districts Act:  
To protect and enhance places with 
distinctive character, landscape and 
historic structures. Regulations can: 
 Include standards for design 

and placement of new buildings 
and modification of existing 
buildings, and maintenance of 
public views 

 Promote retention of historic, 
traditional or significant 
character and adaptive reuse 

Gives guidance for new 
development and redevelopment in 
village areas including areas that 
are not local historic districts 

Ensure that regulations are not 
burdensome. 

Natural Resource Protection Zoning 
for areas not in villages or 
designated development areas: 
 
Builds on conservation/open space 
subdivision approach 

Combine low underlying densities 
with compact development 
patterns to make significant areas 
permanently undeveloped and 
available for agriculture/forestry, 
recreation, watershed, wildlife 
habitat, or other resource uses. 

Does not have a defined lot size or 
density but a formula to calculate 
the amount of developable land 
and undeveloped land, and the 
number of units. 

New approach that requires 
significant public education. 
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STRATEGIES TO BALANCE STUDENT AND NON-STUDENT HOUSING 
Mansfield has already established some best practice programs to manage off-campus student housing and student behavior, including rental registration, and 
limitations on the number of unrelated people in single family homes.  In addition, the UConn office for off campus housing and the Town’s State Trooper have 
been increasingly effective in recent years through consistent enforcement, education, and outreach. 

STRATEGIES TO IMPROVE STUDENT AND NON-STUDENT HOUSING BALANCE 
STRATEGY Description Potential for Mansfield Challenges for Mansfield 

Improve data about student off 
campus rentals – numbers and 
locations 

 Neither the university nor the 
Town currently know how many 
students are living off campus in 
Mansfield and where they are all 
located. 

 Better data on student rentals 
and trends will help Mansfield 
and the University identify 
trends, make timely changes 
when needed, etc. 

 UConn staff have indicated they 
are developing this information. 

Establish a system of regular 
enforcement windshield surveys of 
single family rentals 

 Divide registered single family 
rentals into groups for at least 
two windshield surveys per 
semester to identify possible 
over-crowding or other issues 

 Regular enforcement will result 
in more landlord enforcement of 
rules and happier non-student 
residents 

 Staff time constraints 
 Perhaps create a part time 

position for a student to identify 
cases that require staff attention. 

On petition of half of property 
owners in a single family 
neighborhood, create an overlay 
district for single family 
neighborhoods where rental to 
unrelated persons is limited.  

 Overlay for single family 
neighborhoods where rentals by 
non-resident owners to 
unrelated persons is not 
permitted. Requires approval of 
delineated neighborhood and 
agreement by majority of 
property owners. Existing rentals 
to be grandfathered. 

 Balances owner-occupied and 
rental units in single family 
neighborhoods near the 
university. 

 Property owners may be 
reluctant to restrict their rental 
options and potential property 
sale. 

 Careful legal review needed. 

Code enforcement system with 
points linked to single family rental 
registration 

 Create a point system for code 
violations to promote 
compliance and provide for 
revocation of rental  to students 

 Promotes code compliance by 
landlords and tenants 

 Careful legal review needed. 
Staff time for enforcement. 

Promote high-quality off campus 
student development within walking 
and biking distance of campus. 

 Proactively encourage 
redevelopment of older student 
developments. 

 Provide design standards and 
management standards in 
zoning. 

 High quality housing and 
proximity to campus will attract 
students. 

 Good management will make 
student communities better 
neighbors. 

 Good opportunity for PDA areas 
near campus. 

 Need for water/sewer services to 
create density and village-like 
design  
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STRATEGIES TO IMPROVE STUDENT AND NON-STUDENT HOUSING BALANCE 
STRATEGY Description Potential for Mansfield Challenges for Mansfield 

Establish Employer-Assisted Housing 
Programs for junior faculty and staff 
in designated neighborhoods. 

UConn to provide incentives (down 
payment assistance, closing costs 
assistance, etc.) to junior faculty and 
staff to live in neighborhoods near 
campus. Identify the neighborhoods 
in collaboration with the Town. 

For Town: brings new owner-
occupants to neighborhoods 
threatened by too many student 
rentals. 
For UConn:  incentivizes junior faculty 
and staff to participate more in 
university, student and town life. 

Town needs to make the case to the 
University that this is mutually 
beneficial. 
UConn needs to create and fund the 
program. 

 
AFFORDABLE HOUSING STRATEGIES 
Affordable housing is defined as housing that costs no more than 30% of household income.  In Mansfield, the rental housing market is more costly, in relation 
to median incomes, than the for-sale market.  Student demand pushes up rental prices.  The Census Bureau’s 2007-2011 American Community Survey found 
that approximately 17% of Mansfield’s population lives at or below the poverty level and 10% of Mansfield’s children live at or below poverty.  To some degree 
this reflects low student incomes, but because service and retail jobs have low wages, it also reflects the incomes of working families in those economic 
sectors. According to the state’s list for the purposes of the affordable housing land use appeal process, Mansfield has 654 units of assisted housing (including 
153 housing vouchers, of which only 129 are funded).  The State uses the decennial census count for measuring whether a municipality’s assisted housing 
inventory meets the 10% goal in state legislation. Based on the 2010 census count of 6,017 dwelling units, the town has 10.87% affordable units. In the 2010-
2012 period, 350 units (single family, two-family, and multifamily) of housing received zoning permits. Assuming additional units built by the census of 2020, 
including build out of Storrs Center, Mansfield will need to add affordable units to its inventory.  In addition, the use of unfunded vouchers to meet the 10% 
goal means that 30 “ghost” affordable units are included.   

 

AFFORDABLE HOUSING STRATEGIES 
STRATEGIES Description Potential for Mansfield Challenges for Mansfield 

Inclusionary Zoning 
and Mansfield 
Affordable Housing 
Trust 

Developers provide 
 a percentage of units as 

affordable housing on-site or,  
 a contribution in lieu of building 

units to a municipal Affordable 
Housing Trust 

Units on site must be substantially 
similar to market-rate units in 
materials, size, and amenities.  

 Method for student rental developments 
to mitigate the effects of student 
demand on rental costs 

 Preference for in-lieu payments from 
student rental developers 

 Possible exemptions for small 
subdivisions – under 10 houses? 

 Relatively few single family 
subdivisions and they tend to be small. 

 Multifamily development and 
preponderance of in-lieu payments 
seems the best option. 

Incentive Housing 
Zones: 

Zoning districts that require: 
 At least 20% of the housing units 

Current locations could be: 
 Downtown Storrs 

 Public services and bus stop 
requirements limit locations. 
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AFFORDABLE HOUSING STRATEGIES 
STRATEGIES Description Potential for Mansfield Challenges for Mansfield 

 
The State of 
Connecticut has 
established the 
option of Incentive 
Housing Zones for 
municipalities as a 
way to encourage 
the development of 
affordable housing. 
 
Willimantic is 
considering an IHZ. 

See: 
www.ct.gov/opm 
click on 
“Responsible 
Growth” 

within the district must be 
affordable. 

 Affordable means households 
with incomes at 80% or below 
the area median income (not the 
town median) will pay no more 
than 30% of their income.   

 IHZs must be consistent with 
state, regional and local POCDs 

 Must be located where there are 
public sewer and water and bus 
services.  

 May not be subject to special 
permit processes 

 Can be mixed use, age-restricted, 
include design standards and 
incentives, and designate the 
number of units and type of 
units.   

 

 Areas served by Windham Water Works 
 
Potential locationss if water and sewer 
service becomes available include  Four 
Corners 

 Need to make design and other 
standards specific enough for 
Mansfield to be comfortable with 
streamlined permitting – while not 
creating disincentives for use of the 
zone. 

Community Land 
Trusts 
 
Litchfield, Salisbury, 
and other 
Connecticut 
communities have 
housing trusts.   
 
See the state list at 
www.cltnetwork.org 
 
See 
www.lincolninst.edu 
for The Community 

A nonprofit organization 
 Holds title to land to preserve its 

long-term availability for 
affordable housing and other 
community uses 

 Housing built on the land is sold 
with an inexpensive, long-term 
ground lease 

 CLT retains an option to 
repurchase the building 
according to a formula that gives 
the sellers some return on their 
equity but also preserves 
affordability for future buyers.  
Can be used for single family 

 Land is relatively expensive in 
Mansfield—removing the cost of land 
makes a home significantly more 
affordable. 

 Potential organizers could be local 
nonprofits or faith-based organizations, 
Housing Authority (by creating a non-
profit subsidiary), Town Government 

 Most CLTs initially rely on grants from 
local governments, private foundations, 
or other donors to pay for stewardship 
functions.  

 Over time, the CLT can generate ground 
lease fees, resale fees, and other income 
to support the costs of managing the 

Requires either a local group, an existing 
nonprofit, or a governmental office to 
organize and operate. Activities include: 
 assembling and managing land  
 ensuring affordability of homes 
 fair marketing of the homes  
 educating prospective buyers about 

the rights and responsibilities of 
owning a resale-restricted home 

 selecting income-eligible buyers for the 
homes 

 monitoring and enforcing homeowner 
compliance with contractual controls 
(e.g., insurance, taxes, subletting, 
financing, repair, etc.)  

http://www.ct.gov/opm
http://www.cltnetwork.org/
http://www.lincolninst.edu/
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AFFORDABLE HOUSING STRATEGIES 
STRATEGIES Description Potential for Mansfield Challenges for Mansfield 

Land Trust Reader  ownership housing, rental 
housing, co-ops, condominiums, 
and so on 

 Governed by a board that 
includes representation from the 
people living on trust land, from 
people who live in the 
surrounding community but not 
living on trust land, and from 
government, funders, and 
nonprofits that help support the 
CLT. 

 

affordable housing stock  managing resales to ensure 
affordability 

 intervening in cases of a  mortgage 
default. 
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DRAFT HOUSING GOALS FOR 2035 
 
Preservation of Rural Character: 

 Standards to protect historic or traditional character are in place for development in villages and crossroads settlements.  
 Mechanisms are in place to protect natural resources in development of new housing in rural areas. 
 Mechanisms are in place to limit conflicts between residential development and working farms. 

 
Student Housing: 

 Mansfield has a fair and equitable regulatory system in place to preserve single family neighborhoods from excessive numbers of 
student rentals. 

 Enhanced initiatives and coordination between the Town and UConn have been successful in improving student-neighborhood relations. 
 UConn continues to house approximately 70% of undergraduate students on campus. 

 
Affordable Housing: 

 Mansfield’s housing options include housing affordable to low- and moderate-income individuals and families and the Town continues 

to meet or exceed State of Connecticut municipal affordability goals. 
 
Diversity and Sustainability: 

 Mansfield’s housing options include townhouses, condominiums, co-housing, cooperatives, and housing over retail in addition to single 
family homes and apartment developments. 

 Mansfield has varied housing stock to meet the needs of residents at all stages of the life cycle, including singles, families, seniors, and 
students.  

 New housing development is resource-efficient and sited in a manner to limit impact on natural resources. 
 
 
 


























































