
TOWN OF MANCHESTER 

PLANNING AND ZONING COMMISSION 

 

 

May 20, 2024 Lincoln Center Hearing Room, 494 Main Street 

7:00 P.M.  Or virtually, via Zoom 

 

 

AGENDA 

 

 

NOTE:  EXECUTIVE SESSION – 6:30 - 7:00 P.M. 

Discussion with Town Attorney on pending appeal 

 

 

This meeting will be held both in person and virtually, via Zoom.  The meeting will be shown 

live on Cox Channel 16 and streamed live at 

http://www.channel16.org/CablecastPublicSite/watch/1?channel=1.  Individuals who wish to 

speak at or attend the virtual meeting must complete a Request to Attend Virtually form, 

available at https://manct.us/meeting by 4:00 p.m. on the day of the meeting.  These individuals 

will need to join the Zoom meeting and will be allowed to speak when directed by the 

Chairman.  Zoom meeting information will be sent to individuals who complete a Request to 

Attend Virtually form.  Only individuals who complete a Request to Attend Virtually form will 

be allowed to join the Zoom meeting.  A physical location and electronic equipment will be 

provided for the public to use if a written request is received at least 24 hours in advance, via 

email to pzccomments@manchesterct.gov, or by mail to the Planning Department, 494 Main 

Street, P.O. Box 191, Manchester, CT 06045-0191. 

 

 

 

 

  

 

  

 

 

 

  

 

  

 

   

 

PUBLIC HEARING:

1. VESSEL TECHNOLOGIES – Amendment to Article II, Section 7.03 to allow a higher

density of dwelling units in the Planned Residential Development (PRD) zone by special 
exception, if the total number of bedrooms does not exceed 20 per acre.

• Zoning Regulation Amendment (REG-0003-2024)

BUSINESS:

1. VESSEL TECHNOLOGIES – Amendment to Article II, Section 7.03 to allow a higher

density of dwelling units in the Planned Residential Development (PRD) zone by special 
exception, if the total number of bedrooms does not exceed 20 per acre.

• Zoning Regulation Amendment (REG-0003-2024)

2. TRIVIK BUILDERS, LLC – Modification to site plans at 27 Lillian Drive.

• PRD Detailed Site Plan Modification (PRD-0001-2024) 

 

http://www.channel16.org/CablecastPublicSite/watch/1?channel=1
https://manct.us/meeting
mailto:pzccomments@manchesterct.gov


   

  

   

 

  

 

  

 

 

 

 

  

  

   

 

  

    

 

  

 
 

3. JULIANO'S POOLS – Relocation of septic leaching field and construction of a new in-

ground pool with patio and safety fence at 37 Pondview Drive.

• Inland Wetlands Permit – Determination of Significance (IWP-0051-2023)

4. BILLY NARVAEZ & RACHEL YIRIGIAN – Pre-application review for a possible

zoning regulation amendment proposal to allow construction of a new 4-family residence in 
Residence B (RB) zone.

• Pre-application Review (PAR-0003-2024)

5. APPOINTMENT OF ALTERNATE MEMBER TO CAPITOL REGION PLANNING

COMMISSION

6. ADMINISTRATIVE REPORTS

• Upcoming Training Opportunities

• Comprehensive Zoning Regulations update – consultant and schedule

7. APPROVAL OF MINUTES

• May 6, 2024 – Public Hearing/Business Meeting

8. RECEIPT OF NEW APPLICATIONS
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TOWN OF MANCHESTER 

LEGAL NOTICE 

 

 

The Planning and Zoning Commission will hold a public hearing on May 20, 2024 at 7:00 P.M., 

both virtually and in person in the Lincoln Center Hearing Room, 494 Main Street, Manchester, 

Connecticut, to hear and consider the following petitions: 

 

VESSEL TECHNOLOGIES – Zoning Regulation Amendment (REG-0003-2024) – 

Amendment to Article II, Section 7.03 to allow a higher density of dwelling units in the Planned 

Residential Development (PRD) zone by special exception, if the total number of bedrooms does 

not exceed 20 per acre. 

 

At this hearing interested persons may be heard, either in person or virtually via Zoom, and 

written communications received.  This meeting will be shown live on Cox Channel 16 and 

streamed live at http://www.channel16.org/CablecastPublicSite/watch/1?channel=1.  Individuals 

who wish to speak at or attend the virtual meeting must complete a Request to Attend Virtually 

form, available at https://manct.us/meeting, by 4:00 p.m. on the day of the meeting.  These 

individuals will need to join the Zoom meeting and will be allowed to speak when directed by 

the Chairman.  Zoom meeting information will be sent to individuals who complete a Request to 

Attend Virtually form.  Only individuals who complete a Request to Attend Virtually form will 

be allowed to join the Zoom meeting.  A physical location and electronic equipment will be 

provided for the public to use if a written request is received at least 24 hours in advance, via 

email to pzccomments@manchesterct.gov, or by mail to the Planning Department, 494 Main 

Street, P.O. Box 191, Manchester, CT 06045-0191. 

 

Individuals may also submit comments in writing to the Planning and Economic Development 

Department via email to pzccomments@manchesterct.gov, or by mail to the Planning 

Department, 494 Main Street, P.O. Box 191, Manchester, CT 06045-0191.  All written 

comments received by 4:00 p.m. on the day of the meeting will be presented and recorded as part 

of the hearing.   

 

A copy of the proposed zoning regulation amendment may be reviewed online at 

https://www.manchesterct.gov/Government/Departments/Planning-and-Economic-Development; 

by contacting the Town Clerk’s office at townclerkdept@manchesterct.gov or (860) 647-3037 to 

request a PDF by email; or in the Planning and Economic Development Department, 494 Main 

Street, during regular business hours, 8:30 – 4:30, Monday through Friday.  Information about 

this application will be available online at https://Manchesterct.gov/pzc by the Friday before the 

hearing. 

 

 

Planning and Zoning Commission 

Eric Prause, Chair 

 
 

http://www.channel16.org/CablecastPublicSite/watch/1?channel=1
https://manct.us/meeting
mailto:pzccomments@manchesterct.gov
mailto:pzccomments@manchesterct.gov
https://www.manchesterct.gov/Government/Departments/Planning-and-Economic-Development
mailto:townclerkdept@manchesterct.gov
https://manchesterct.gov/pzc


TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: May 16, 2024 

 

RE: Vessel Technologies 

 Zoning Regulation Amendment (REG-0003-2024) 

 

 

Introduction 

 

The applicant is proposing a zoning regulation amendment to Art. II, Sec. 7.03 to allow for an 

increase in the maximum density of multi-family dwelling units in the Planned Residential 

Development (PRD) zone. 

 

 

Proposed Regulation Amendment 

 

Under the current regulations, the maximum density of multi-family dwelling units in the PRD 

zone is 10 units per acre. 

 

The proposed regulation would allow a higher density of units by special exception, with no 

maximum, if the total number of bedrooms does not exceed 20 per acre. Studio and efficiency 

units would be counted as one-bedroom units. 

 

 

Plan of Conservation and Development 

 

The Commission should consider whether the proposed regulation amendment is in line with the 

goals of the Plan of Conservation and Development (POCD), Manchester NEXT. 

 

The following goal from the POCD might apply: 

 

• Housing Attainability goal #2: “Prioritize policies and programs that encourage higher 

density pedestrian-oriented neighborhoods with a range of housing choices.” 
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Staff Review 

 

Town staff has reviewed the proposed zoning regulation amendment, and there are no comments 

or objections. 

 

The proposed regulation amendment was reviewed by CRCOG, and no conflict with regional 

plans was noted. 

 

 

 

mp 
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Attach. 



Applicant: Vessel Technologies 

Date:   April 10, 2024 

Application: Zoning Regulation Change 

 

 

Draft Regulation Text 

 

Applicant proposes to amend Article II, Section 7.03 to allow for an increase, by Special 

Exception, in the maximum number of multi-family dwelling units permitted per acre as follows: 

 

Section 7.03.06 Multi-family developments having a higher density than that 

permitted in Article II, Section 7.02.03(c). 

 

May be permitted at the discretion of the Planning and Zoning Commission, provided 

that the total number of bedrooms shall not exceed twenty (20) per acre of the multi-

family dwelling site, excluding wetlands and slopes greater than 15%. For purposes of 

this calculation, studio and efficiency units shall be counted as one-bedroom units. 

 

 

 

 



TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: May 16, 2024 

 

RE: Trivik Builders, LLC – 27 Lillian Drive 

 PRD Detailed Site Plan Modification (PRD-0001-2024) 

 

 

Introduction 

 

On December 13, 2021 the Commission approved a PRD Detailed Site Plan for a 37-unit 

residential development consisting of six (6) buildings at 27 Lillian Drive. Site construction 

began in 2022, and to date two (2) buildings have been completed, three (3) are under 

construction, and the foundation for the final building (Building B) is currently underway. The 

site driveway and parking areas have been installed with the first course of pavement and 

curbing, and portions of sidewalks in front of the buildings have been installed. 

 

As part of the Town’s ongoing construction inspections, staff have made the developer (the 

applicant) aware that some of what has been constructed to this point is not consistent with the 

approved plans. The applicant was directed to either correct the inconsistencies in the field, or 

apply for a modification to the approved plans. They have elected to apply for a modification. 

 

The previously approved site plans are included in this packet for reference. While minor 

changes can often be approved administratively, the number and significance of the variations in 

this case require them to be acted upon by the full Commission. 

 

 

As-built Inconsistencies with Approved Plans 

 

The most significant deviations from the approved plans are highlighted on the As-Built Plan 

sheet included in the attached plan set. These include: 

 

• The grass strip between the sidewalk and parking in front of the buildings was 

eliminated. 

• No curbing is installed where the sidewalk meets the parking in front of the buildings, 

resulting in a flush condition. 

• Due to the lack of grass strip between the sidewalk and the parking, several light poles 

are located in the middle of the sidewalk. To remedy this, the applicant widened those 

segments of sidewalk so that a pedestrian could walk around the light poles. 
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• Changes to the radii of curves in the drive aisle have resulted in potential conflict points 

for large emergency vehicles. 

• Unapproved stormwater infrastructure was installed (see highlighted area on sheet SP-4). 

• Brick retaining walls were constructed in several locations at Buildings C, E, and F to 

remedy grading issues in the field. Several of these retaining walls block the pedestrian 

sidewalks. 

 

Other minor deviations from the approved plans which are less significant include: 

 

• The addition of a concrete pad and mailboxes within the parking lot island. 

• The addition of wood decks at the rear of each unit, with minor grading adjustments to 

avoid the need for stairs. 

• Other minor changes to the configuration of portions of sidewalks. 

• Minor reconfiguration of parking stalls, resulting in no net change to total parking. 

 

 

Proposed Modifications 

 

In response to staff concerns about safety and accessibility impacts of some of the deviations 

from the previously approved plans, the applicant is proposing additional modifications to 

correct those issues. The proposed solutions to the most significant issues are highlighted on 

sheet SP-2 of the attached plan set. 

 

The below table is a summary of the proposed modifications, the applicant’s proposed solutions 

to initial staff concerns, and staff comments: 

 

Deviation from approved 

plans 
Proposed solution Staff comment 

No curbing and no grass 

strip between parking and 

sidewalks in front of 

buildings 

A 2-ft. grass strip is reintroduced by 

pulling the edge of pavement away 

from the sidewalks. The applicant 

states that minimum parking stall 

length and 24-ft. drive aisle width are 

maintained. The applicant states that 

curbing cannot be reintroduced due to 

grading issues, but concrete wheel 

stops are proposed to prevent vehicles 

from pulling too far forward. 

The combination of a 2-ft. 

grass strip between the 

parking and sidewalk and 

concrete wheel stops 

alleviates the primary safety 

concern that staff initially 

had. This solution is 

acceptable to staff. 

Light poles located within 

sidewalks 

While the light poles were initially 

proposed to remain within the 

sidewalks, the applicant has updated 

the plan to relocate the light poles into 

the 2-ft. grass strip. 

This solution alleviates the 

initial concern and is 

acceptable to staff. 
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Changes to drive aisle 

curbs causing possible 

conflict points for large 

emergency vehicles 

The updated plan includes removal and 

reinstallation of curbing at the two 

identified potential conflict points, and 

the applicant states that a 24-ft. drive 

aisle width will be maintained 

throughout the site. 

This solution alleviates the 

initial concern and is 

acceptable to staff. 

Unapproved stormwater 

infrastructure installed 

No change proposed. Although it is not ideal for 

the recreational walking path 

to be forced to jog around the 

yard drain between Buildings 

C and D, it does not create a 

safety or accessibility issue, 

and is therefore not a major 

concern to staff. 

Brick retaining walls 

installed within sidewalks 

in front of Buildings C, E, 

and F 

The plan has been modified to move all 

retaining walls out of the path of the 

primary sidewalk. At Building C, the 

sidewalk will be regraded so that no 

wall or stair is necessary. At Building 

E, the retaining wall will be moved into 

the landscaped island and the sidewalk 

will be regraded so that no stair is 

necessary. At Building F, the retaining 

wall will be moved into the landscaped 

island. A stair is still necessary here, 

but it has been moved out of the main 

sidewalk, and is instead located at the 

entry sidewalk leading to one of the 

units. The third unit from the left (when 

facing the front of the building) will 

have two (2) steps down at the 

approach to its entrance, but the main 

sidewalk will have no steps. The 

applicant has provided an elevation 

sketch showing the proposed sidewalk 

grading in front of Building F. 

The proposed solution is 

acceptable to staff because 

the main sidewalk will be 

clear and not require steps.  

Reconfiguration of parking 

spaces (no net change) 

One (1) parking space each is moved 

from the fronts of Buildings A and C 

and relocated to the front of Building 

B. 

This is acceptable to staff, 

but the applicant must ensure 

that the ADA spaces in front 

of Building B are properly 

marked, including the 

required van accessible 

space. 
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Addition of mailbox to the 

center island 

The applicant states that USPS has 

agreed to deliver mail directly to the 

ADA units, so those residents will not 

need to access the mailbox. 

As long as the agreement 

with USPS is expected to 

remain in place long term, 

this is acceptable to staff. If 

this agreement were to 

change, ADA ramps would 

need to be added to the 

center island to provide 

access to the mailboxes for 

disabled residents. 

Modification to the floor 

plans and elevations for 

Building B, to include two 

(2) ADA accessible units 

in this building. This 

revision results in two (2) 

non-ADA units being 

entirely on the second 

floor, requiring exterior 

staircases on the end of the 

building as a means of 

secondary egress. Proposed 

floor plans and elevations 

for Building B are 

attached. 

 

 No staff objection. 

 

 

Staff Review 

 

Any outstanding staff comments received after the issuance of this memo will be reported at the 

May 20, 2024 meeting. 

 

 

mp 
R:\Planning\PZC\2024\05 - May 20\Packet\PRD-0001-2024 (27 Lillian) - Memo.docx 

Attach. 





 

 

WENTWORTH CIVIL  

      ENGINEERS LLC 

177 West Town Street 

Lebanon, Connecticut 06249 

Tel. (860) 642-7255 

Fax. (860) 642-4794 

Email: Wes@WentworthCivil.com 
 

PRD Detailed Site Plan Modification 

Application Narrative 

27 Lillian Dr. 

Manchester, CT  

Trivik Builders, LLC 

Date: 3/19/24 

Revised 5/06/24 
 

Project & Site Plan Approval (Site Plan approval granted 12/15/21 – 

permit 2021-080) 

 

The site lies on the east side of Oakland Street and contains Lillian Drive 

(private road).  This parcel is 4.17 acres in size and is to be developed into 

37 units of residential housing contained in (6) buildings.  . The 

development will be served by public water and public sanitary sewer.  All 

utilities onsite will be private and the project is designed as an apartment 

rental development under single ownership and management. 

 

Plans and calculations have been prepared for this development.  Site 

plans include parking layout, site grading, E&S controls, lighting, 

landscaping, traffic movement and drainage design.   

 

A stormwater control report has been developed to address water quality 

and water quantity control and treatment.  A stormwater quality / detention 

infiltration basin has been designed to address both areas of concern.  The 

first flush rainfall event will be retained in the basin and slowly infiltrate 

into the ground for approximately 90% of annual rainstorm events.  

During larger storm events, the basin will also act to detain flows during 2 

through 100 year events resulting in peak flows being close to or less than 

existing conditions. 

 

 

Inland Wetlands Application (Wetlands permit granted 12/15/21 – permit 

2021-076) 

 



There is no activity proposed in any wetlands or watercourse.  Activity 

within the upland review area is limited to minimal grading and the 

installation of an onsite proposed water quality infiltration / detention.  

Area of upland activity consists of 0.25 acres of disturbance.  A wetlands 

permit has been granted for this activity.  Current proposed modifications 

to the site plan require no changes in the area of disturbance within the 

100’ uplands review area beyond what has already been permitted. 

 

All plans have been designed to minimize both long and short term 

impacts to inland wetlands and watercourses.   

 

 

E&S Control Application (E&S permit granted 12/15/21 – permit 2021-

081) 

 

Site specific Erosion Control plans are part of this application.   

 

The site is moderately to gently sloped to the south / southeast and drains 

to an isolated onsite wetland with no positive drainage outlet.  The 

wetland discharges through the surrounding loamy sand soils into the 

groundwater.  The developed E&S control design includes the following: 

 

 Site driveway into site has already been stabilized with a base 

course of bituminous asphalt concrete. 

 E&S controls including stockpile, construction entrance and silt 

fence location and details 

 Sediment trap designed to CT DEEP standards 

 Site specific construction sequencing 

 Erosion control notes, details and narrative 

 

Modifications to Site Development Plans (PRD Detailed Site Plan 

Modification permit submitted March 2024) 

 

Site construction has been underway since 2022. 

 

An as-built field survey of existing conditions onsite as of 1/15/24 by 

Martin Surveying Associates, LLC has been included in the plan set.  

Revised site plans reflect existing conditions as per the as-built survey.  In 

order to paint an approximate picture of completed work thus far, the 

following is a list of completed items: 

 

 3 of the 6 buildings proposed are under construction 

 2 of the 6 buildings have been completed and are ready for final 

inspection by the town for Certificate of Occupancy 

 The last building’s foundation (Building B)  is currently under 

construction 



 site driveway and parking areas have been installed with the first 

course of pavement and curbing 

 Site utilities including storm water system, sanitary sewer, water, 

fire hydrants,  gas and underground utilities have been installed 

along with most of the exterior site lighting 

 

 

General items remaining to be completed are as follows: 

 

 Interior finish work on 3 buildings  

 Complete Building B from foundation up including parking spaces 

and sidewalks and connection to utilities 

 Finish grade embankments to 2:1 maximum slopes including 

around interior and exterior of water quality basin 

 Connect roof leaders to storm drainage system 

 Install yard drainage system 

 Install pedestrian walking trail and remaining sidewalks 

 Finalize Lillian Drive entrance radius on north curb line 

 Finish coarse of pavement, parking & fire lane striping and sign 

installation 

 Loam, seed and mulch lawn areas, install landscaping and fenced 

play area and remove all erosion control devices once site is 

properly stabilized with vegetation 

 

 

 

This application for a Detailed Site Plan Modification is for the following 

revised items: 

 

 Curbing at front of parking spaces will be eliminated along 

proposed grass strips.  Concrete wheel stops are to be added to all 

parking spaces without curbing for pedestrian safety. 

 Grading has been raised on the back of existing and proposed 

buildings to avoid the need for steps from rear doors to concrete 

patios.  Expansion of yard drains to the rear of buildings to drain 

low areas. 

 Proposed Building B will include (2) ADA accessible units.  Due 

to the revised building design, this will result in (2) non-ADA units 

being entirely on the second floor and will require exterior 

staircases on the end of the building as means of secondary egress. 

 2 down steps added to enter one of units in Building F 

 Remove (1) parking space each from the front of Buildings A & C 

and relocate them to the front of Building B.  No net change in 

total onsite parking spaces.  

 Addition of mailbox to center parking island 



 

 

The changes made to the revised site plans being submitted for the PRD 

Detailed Site Plan Modification do not affect stormwater management, 

public utilities or traffic.  There is also no change in activity already 

approved under wetlands permit within wetlands, watercourses or 100’ 

upland review area. 

 

 



 WENTWORTH CIVIL
    ENGINEERS LLC

177 WEST TOWN ST.
LEBANON, CT 06249W TEL. (860) 642-7255

FAX (860) 642-4794
web: wentworthcivil.com
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22-030 SITE ASB

1"=40'

2024.01.23

SITE LOCATION MAP (NOT TO SCALE)

SITE

WWW. MARTINSURVEY.COM

70147        

THIS DOCUMENT AND COPIES THEREOF ARE VALID ONLY IF THEY BEAR THE SIGNATURE
AND EMBOSSED SEAL OF THE DESIGNATED LICENSED PROFESSIONAL. UNAUTHORIZED
ALTERATIONS TO THIS PLAN RENDER THE DECLARATION HEREON NULL AND VOID.

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

DEAN MARTIN                    LICENSE NO.        

SCALE:1"=40'

MAP NOTES:

1. THIS MAP AND SURVEY HAVE BEEN PREPARED PURSUANT TO THE REGULATIONS
OF CONNECTICUT STATE AGENCIES SECTIONS 20-300b-1 THROUGH 20-300b-20 AND
"THE MINIMUM STANDARDS FOR SURVEYS AND MAPS IN THE STATE OF
CONNECTICUT" ADOPTED JUNE 21, 1996; AMENDED OCTOBER 26, 2018.

2. THE TYPE OF SURVEY PERFORMED AND THE MAPPED FEATURES DEPICTED
HEREON ARE IN ACCORDANCE WITH THE REQUIREMENTS OF AN IMPROVEMENT
LOCATION SURVEY AND IS INTENDED TO DEPICT THE NEWLY CONSTRUCTED
BUILDINGS UPON THE SUBJECT PARCEL.

3. THE HORIZONTAL BASELINE CONFORMS TO A CLASS A-2 ACCURACY.
THE VERTICAL BASELINE CONFORMS TO A CLASS V-2 ACCURACY.
THE TOPOGRAPHIC FEATURES CONFORM TO A CLASS T-2 ACCURACY.

4. THE NORTH ARROW, BEARINGS, AND ELEVATIONS ARE BASED UPON MAP
REFERENCE 'A' AND NOTED AS BEING ON THE TOWN OF MANCHESTER DATUM.

5. THE PROPERTY/BOUNDARY LINES DEPICTED HEREON WERE COMPILED FROM MAP
REFERENCE 'A' AND CONFORM TO A CLASS D ACCURACY. IT IS NOT TO BE
CONSTRUED AS HAVING BEEN OBTAINED AS A RESULT OF A FIELD SURVEY, AND IS
SUBJECT TO CHANGE AS AN ACCURATE FIELD SURVEY MAY DISCLOSE.

6. THE TOPOGRAPHIC FEATURES DEPICTED HEREON ARE THE RESULT OF A FIELD
SURVEY CONDUCTED ON JANUARY 15, 2024 UNLESS OTHERWISE NOTED.

7. UNDERGROUND UTILITIES, STRUCTURES AND FACILITY LOCATIONS DEPICTED AND
NOTED HEREON ARE BASED UPON OBSERVABLE SURFACE EVIDENCE WHILE
CONDUCTING THE FIELD SURVEY. THESE LOCATIONS MUST BE CONSIDERED AS
APPROXIMATE IN NATURE. ADDITIONALLY, OTHER SUCH FEATURES MAY EXIST ON
THE SITE, THE EXISTENCE WHICH IS UNKNOWN TO MARTIN SURVEYING
ASSOCIATES, LLC.. ALL CONTRACTORS ARE REQUIRED TO CONTACT
CALL-BEFORE-YOU-DIG AT 1-800-922-4455 FOR LOCATION AND OR STAKEOUT OF
ANY UTILITY PRIOR TO ANY EXCAVATION.

8. NO FIELD RECORDS REGARDING THE LOCATIONS OF NEWLY INSTALLED
UNDERGROUND UTILITIES SUCH AS GAS, WATER, ELECTRICAL, OR
TELECOMMUNICATIONS HAS BEEN PROVIDED TO THE SURVEYOR FOR THE
PRODUCTION OF THIS SURVEY.

MAP REFERENCES:

A. "BOUNDARY & TOPOGRAPHIC SURVEY PREPARED FOR TRIVIK BUILDERS LLC 27
LILLIAN DRIVE MANCHESTER, CONNECTICUT" SCALE: 1"=40'; DATED: JUNE 1, 2021;
BY: TOWNE ENGINEERING, INC.

B. "SITE DEVELOPMENT PLAN 27 LILLIAN DRIVE (FORMERLY KNOW AS 321 OAKLAND
STREET & 27 LILLIAN DRIVE) PREPARED FOR TRIVIK BUILDERS, LLC MANCHESTER
CONNECTICUT" DATED: JUNE 28, 2021; BY: WENTWORTH CIVIL ENGINEERS LLC.
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2024-04-23: BUILDING 'B' FOUNDATION; MAILBOX;
POND ELEVATIONS AND RIP RAP.
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No.70147

As-built survey as of 1/15/24 with the most
significant deviations from approved plans noted

-No curbing - sidewalk flush with parking
-No grass strip between sidewalk and parking
(same at Buildings A, C, D, E, F)

-Light poles in the middle of sidewalks
-Sidewalks widened at these locations so
pedestrians can walk around light poles

-Brick retaining walls added, some
in the middle of sidewalks

-Unapproved drain installed

-Change to curb radii creating
potential conflict points for
large emergency vehicles
(see sheet SP-3)
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9
WRetaining wall no longer blocking

sidewalk; stair added to one unit
entrance to accommodate grade change,
but no stair within main sidewalk
(See elevation view of this sidewalk
included in packet)

Retaining wall no
longer blocking
sidewalk; sidewalk
regraded to avoid
need for stair

Retaining wall removed, sidewalk
regraded to avoid need for stair

Proposed modifications with
solutions to staff concerns noted

Light poles relocated to grass
strip, no longer within sidewalk

2' grass strip between sidewalk
and parking reintroduced and
wheel stops added

Curb radii fixed to eliminate
potential conflict points for
large emergency vehicles
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Test Pit Data
TEST PITS BY WESLEY J. WENTWORTH, PE / SOIL SCIENTIST - 7/21/21

TP 101
0 -   14"  TOPSOIL
14-  34"  LIGHT TAN / BROWN FINE SANDY LOAM
34-100"  REDDISH BROWN LOAMY SAND & GRAVEL - BOULDERS

SEEPAGE: NONE
MOTTLING: NONE
LEDGE: NONE

TP 102
0 -   7"  TOPSOIL
7 - 24"  LIGHT TAN / BROWN FINE SANDY LOAM
24-98"  REDDISH BROWN LOAMY SAND & GRAVEL - BOULDERS

SEEPAGE: NONE
MOTTLING: NONE
LEDGE: NONE

TP 103
0  -    6"  TOPSOIL
6  -  24"  LIGHT TAN / BROWN FINE SANDY LOAM W/ STONES
24-114"  REDDISH BROWN LOAMY SAND & GRAVEL - W/STONES

SEEPAGE: NONE
MOTTLING: NONE
LEDGE: NONE
ROOTS: 36"

TP 104
LEDGE: 36" (POSSIBLE BOULDERS)

Proposed modifications

Portion of stormwater infrastructure
not previously approved
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Proposed modifications

Portion of stormwater infrastructure
not previously approved



ENTRANCE
CONSTRUCTION
TEMPORARY

3,510 SF x 2.8' DEEP = 362 CY PROVIDED
SET BOTTOM OF TRAP AT ELEV. = 203.0

ALLOW FOR SEDIMENT ACCUMULATION    + 0.5
STORAGE VOLUME PROVIDED  + 2.8

SET TEMP. OUTLET PIPE AT INV.= 206.3
SET TOP OF TEMPORARY BERM AT 208.0

NOTE: SEDIMENT TO BE CLEANED OUT AT END OF
CONSTRUCTION TO ENSURE LONG TERM INFILTRATION

PROVIDED STORAGE

SEDIMENTATION TRAP
TEMPORARY

134cy/ac. x 2.7 ac.
=362 cy total storage (reqd.)

REQUIRED STORAGE

SILT FENCE BACKED WITH HAYBALES BELOW
TEMPORARY SEDIMENTATION TRAP / WATER
QUAILITY DETENTION BASIN (SEE DETAIL).

GRADE TO DRAIN PAST DRIVEWAY
DURING CONSTRUCTION
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SITE NARRATIVE AND LAND USE INFORMATION:

SITE DEVELOPER IS TRIVEK BUILDERS, LLC

SITE CURRENTLY CONSISTS OF 4.175 ACRES OF LAND CONTAINING TWO (2) VACANT
SINGLE FAMILY HOMES THAT ARE TO BE DEMOLISHED.  SITE IS TO BE DEVELOPED
INTO 37 UNITS OF APARTMENTS CONTAINED WITHIN 6 BUILDINGS.  THE PROPERTY IS
DESIGNED TO BE UNDER SINGLE OWNERSHIP AND UNITS WILL ALL BE FOR RENTAL
PURPOSES.

THERE IS NO CONSTRUCTION OR DISTURBANCE PROPOSED  WITHIN ONSITE
WETLANDS.  MINIMAL DEVELOPMENT IS PROPOSED WITHIN UPLAND REVIEW AREA
INCLUDING CLEARING, SITE GRADING, PORTION OF ONE BUILDING,  DRAINAGE
OUTFALL AND RIP RAP LEVEL SPREADER.   PROPOSED CONSTRUCTION ACTIVITIES
ON THE REMAINDER OF THE SITE  INVOLVE STRIPPING TOPSOIL, STUMPING &
GRUBBING VEGETATION,  FILLING, INSTALLING DRAINAGE SYSTEMS,  SANITARY
SEWER, PUBLIC WATER & UTILITIES, DRIVEWAYS, PARKING, SIDEWALKS AND
BUILDING CONSTRUCTION.

INLAND WETLANDS PERMIT REQUIRED FROM THE TOWN OF MANCHESTER INLAND
WETLANDS & WATERCOURSES COMMISSION AND SITE PLAN APPROVAL REQUIRED
FROM THE TOWN OF MANCHESTER PLANNING & ZONING COMMISSION.
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GRADE
FINISH

HANDICAP
SIGN WITH

BOLLARD(TYP)

HANDICAP VAN
ACCESS

STALL(TYP)

HANDICAP ACCESS
STALL(TYP)

1/2" PREFORMED
EXPANSION
JOINT FILLER

A

15'

*5'

4' (min.)

TOOLED JOINT DEPTH=1/4 DEPTH
OF SIDEWALK (TYP)

PLAN

SLOPE - 1/4"/FT

4' MIN.

CLASS 'F' CONC.(4000 P.S.I.)
BROOM FINISH

GRAVEL BASE COMPACT
IN 2 LAYERS

SECTION A-A

**INCREASE CONCRETE
THICKNESS TO 8 INCHES,

GRAVEL TO 12 INCHES AND
ADD WIRE ACROSS

DRIVEWAYS

**WWF 6X6
W10 X W10

2" COVER

3
" M

IN
.

**5" CONC.

**8" GRAVEL

*5' *5'

*OR AS DIRECTED

PLAN
1/4"GROOVE

1"RADIUS

6" CURB REVEALSLOPE - 1/4"/FT

4' MIN.

8" MIN.

SECTION A-A

BIT. CONCRETE FOR SECTION
THICKNESS, SEE TYP. SECTIOIN

2"

6"

6"

(NOT TO SCALE)

**WWF 6X6
W10 X W10

2" COVER

CLASS 'F' CONC.(4000 P.S.I.)
BROOM FINISH

GRAVEL BASE COMPACT
IN 2 LAYERS

**5" CONC.

**8" GRAVEL

**INCREASE CONCRETE
THICKNESS TO 8 INCHES,

GRAVEL TO 12 INCHES AND
ADD WIRE ACROSS

DRIVEWAYS

A
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48" SANITARY MANHOLE
N O T    T O   S C A L E

SANITARY MANHOLE FRAME & COVER
N O T    T O   S C A L E

48" OUTSIDE DROP SANITARY
MANHOLE

N O T    T O   S C A L E

TYPICAL UTILITY SUPPORTS

> > 

<  
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Proposed modifications
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Proposed modifications



Proposed sidewalk elevation in front of Building F



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



Proposed modifications to Building B



R-60 INSULATION

R-25/30 INSULATION

Proposed modifications to Building B



   

Figure 604.5.2 Rear Wall Grab Bar at Water Closets 

 

  

   

Figure 604.2 Water Closet Location 

 

  

   

Figure 604.3.1 Size of Clearance at Water Closets

 

  

   

Figure 604.8.1.4 Wheelchair Accessible Toilet Compartment Toe Clearance 

 

  

Proposed modifications to Building B



Previously approved plans - for reference



Previously approved plans - for reference
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Previously approved plans - for reference



Previously approved plans - for reference



Previously approved plans - for reference



TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: David Laiuppa, Environmental Planner/Wetlands Agent 

 

DATE: May 16, 2024 

 

RE: Juliano’s Pools – 37 Pondview Drive 

 Inland Wetlands Permit Determination of Significance (IWP-0051-2023) 

 

 

Introduction 

  

The applicant is requesting approval of a wetland permit for the relocation of a septic leaching 

field and construction of a new inground pool at 37 Pondview Drive.  This project is in the 

upland review area of a wetland system to the east. 

 

Project Description 

 

Juliano’s Pools, on behalf of the property owner at 37 Pondview Drive, proposes to relocate a 

portion of an existing septic leaching field in order to construct a new inground swimming pool 

at 37 Pondview Drive.  In order to meet local Health Department requirements, the existing 

septic leaching field must be relocated so that a new pool may be constructed.  The leaching field 

and pool are both proposed to be within the upland review area of a larger wetland system to the 

east of the project.  The proposed impacts from this project will be approximately 5,000 square 

feet in the upland review area. 

 

Inland Wetlands Permit 

 

It is estimated that the project will disturb approximately 5,000 square feet (0.11 acres) within 

the 100’ regulated upland review area.  This disturbance will be permanent and is associated with 

the relocation of the leaching field and the construction of a new, inground pool. 

 

Control measures will include the use of a construction entrance and the installation of silt fence 

along the eastern side of the project limits downgrade of the proposed construction.  

 

The total proposed area of direct disturbance within the upland review area is 0.11 acres. 

[NOTE: This number is provided by the applicant.] 

 

Determination of Significance 

 

The Inland Wetlands Agency is required to make a determination of the significance of the 

impact of the proposed activities on the wetlands, watercourses, and/or water bodies.  In making 



Juliano’s Pools May 16, 2024 

 Page 2 

 

 

 

its determination, the Agency should be guided by the definition of "Significant Impact Activity" 

as found in the Inland Wetlands and Watercourses Regulations, which means any activity 

including, but not limited to, the following activities which may have a major effect or 

significant impact: 

 

a. Any activity involving a deposition or removal of material which will or may have a 

substantial effect on the wetland or watercourse or on wetlands or watercourses outside the 

area for which the activity is proposed; or  
 

b. Any activity which substantially changes the natural channel or may inhibit the natural 

dynamics of a watercourse system; or 
 

c. Any activity which substantially diminishes the natural capacity of an inland wetland or 

watercourse to support aquatic, plant or animal life, prevent flooding, supply water, 

assimilate waste, facilitate drainage, provide recreation or open space or perform other 

functions; or 
 

d. Any activity which is likely to cause or has the potential to cause substantial turbidity, 

siltation or sedimentation in a wetland or watercourse; or 
 

e. Any activity which causes a substantial diminution of flow of a natural watercourse or 

groundwater levels of the wetland or watercourse; or 
 

f. Any activity which is likely to cause or has the potential to cause pollution of a wetland or 

watercourse; or 
 

g. Any activity which damages or destroys unique wetland or watercourse areas or such areas 

having demonstrable scientific or educational value. 

 

If the Agency finds the proposed activity may have a significant impact on the wetlands, a public 

hearing is required.  A public hearing shall also be held if either 1) a petition signed by at least 

twenty-five persons who are eighteen years of age or older and who reside in the municipality is 

filed no later than fourteen days after the receipt of such application, or 2) the Agency finds that 

a public hearing regarding such application would be in the public interest.  Should the Agency 

find that none of the above circumstances applies to the application, then no public hearing is 

required. 

 

Staff Review 

 

Town staff is still reviewing the materials submitted with this application.  Any outstanding 

comments will be provided to the Agency during the final decision meeting. 

 

dl/kw 
R:\Planning\PZC\2024\05 - May 20\Packet\IWP-0051-2023 (37 Pondview) - Memo.docx 

Attach. 





April 8th, 2024 

Town of Manchester Inland Wetlands Agency 

Subject:  Swimming Pool Installation at 37 Pondview Drive 

To Whom It May Concern,   

 The information below pertains to the wetlands application for 37 Pondview Drive. The application has 

been filed by Juliano’s Pools on behalf of the homeowner, Jose and Lynnette Fabian. The application is 

being filed per the request of the Town of Manchester to ensure wetlands compliance. 

 

At A Glance   

Homeowner: Jose Fabian 

Address: 37 Pondview Drive 

Phone: 860-989-9324 

Project: Construction of a new 20x34 inground pool and 4’ safety fence with self-closing and self-

latching gate. 

Location of Pool/Fence: See attached plot plan.  

Materials:  Suitable soil will be used for backfill; unsuitable soil will be hauled away.  

 

 Significant Event Q/A   

- Will the proposed activity involve the deposit or removal of material in or near a regulated area?  

20x34 inground pool and 4’ safety fencing will be built within wetlands upland review area on 

established lawn. Silt fence and straw wattles (if req’d) will be installed prior to the start of work. 

- Will the proposed activity change the natural channel or inhibit the natural dynamics of a watercourse 

system? No  

- Will the proposed activity cause any decrease in the natural capacity of a wetlands or watercourse to: 

support desirable fisheries, wildlife, or other biological life; prevent flooding; supply water; assimilate 

waste; facilitate drainage; or provide recreation or open space? No  

- Will the proposed activity cause turbidity, siltation or sedimentation in a wetlands or watercourse? No 

- Will the proposed activity diminish the flow of a natural watercourse or the groundwater levels of the 

regulated area? No  

- Will the proposed activity cause or have the potential of causing pollution of groundwater, a wetlands 

or watercourse? No  

- Will the proposed activity create conditions that may adversely affect the health, welfare and safety of 

any individual or the community? No  

- Will the proposed activity destroy a wetlands or watercourse? No  

- Will the proposed activity have a major effect or substantial impact on the area for which this 

application has been filed or on another part of a wetlands or watercourse? No  

 

 

 

 



Construction Approach   

Throughout the construction process at 37 Pondview Drive, Juliano’s Pools will use the utmost care to 

ensure there is zero impact to the nearby wetland area.   

The following is an explanation of the various phases of the construction process, the safeguards that 

will be in place to protect the regulated area, and the type of equipment which will be used for the 

construction of the Inground swimming pool.   

Phase 1 – Excavation   

Prior to the start of any excavation, Juliano’s Pools will meet all CT Guidelines for Erosion and Sediment 

Controls.  Juliano’s Pools will properly erect silt fence and place straw wattles as needed to stop any 

erosion into the wetland area/buffer.  The silt fence will be carefully toed in and straw wattles will be 

staked into the ground with wooden plow stakes.   

Excavation of the pool will be done by Juliano’s Pools.  We use no subcontractors for excavation, 

therefore we are able to better control the project and ensure all workers are aware of the nearby 

wetland buffers. A Gehl 802 excavator will be used during the excavation phase.  Juliano’s Pools has an 

in-house mechanic who meticulously goes through the machine, to ensure there are no oil leaks or 

leaking hydraulic hoses, on a regular basis.  This excavator is also equipped with rubber tracks to help 

reduce the amount of grass that is torn up and eliminates damage to any paved road.   

Excavated material may be temporarily stockpiled on site for backfill and final grading purposes.  Excess 

material that is not needed will be hauled away by a tri axle dump truck.    

Phase 2 – Wall Erection  

During this phase of construction no equipment will be used.  The only vehicle entering the property will 

be a concrete truck to pour the footing for the pool.   

Phase 3 – Electrical Work  

A mini excavator with a 1’ wide bucket and rubber tracks will be used to dig the trench for the electrical 

conduit from the house to the equipment.   

Phase 4 – Plumbing  

No equipment will be used during this phase   

Phase 5 – Vermiculite Pool Bottom  

A small paddle mixer will be used to mix the vermiculite.   

Phase 6 – Liner Installation  

No equipment will be used during this phase   

Phase 7 – Pool Backfill  

To backfill the pool, we will use a Takeuchi skidsteer.  This machine has rubber tracks on it to minimize 

impact on any areas where it travels.  



Phase 8 – Pool Decking / Fence / Landscaping  

After the pool is backfilled the concrete decking will be poured.  For this, a concrete truck will once again 

access the property to pour the concrete. Once the concrete is completed, we will come back to final 

grade the yard. To do this grading we will bring in the Takeuchi skidsteer again.  During this phase we 

will also be spreading topsoil.  The silt fence and hay bales will stay in place until grass is established.   

The fence will be installed once the grading is done so it can be set to the proper height.  

  

Phase 9 – Pool Operation/Maintenance   

Ongoing pool operation and maintenance will have no impact to the property or wetlands. We own 

water trucks and can haul away water in the fall when we pump approximately 6” of water out of the 

pool for winterization.  This water can be repurposed and put into other new swimming pools.  

In conclusion, Juliano’s Pools will exercise a tremendous amount of care to ensure that there is no 

negative impact to the regulated area throughout the construction process.  The biggest reason we can 

ensure this is that we unprecedently haul away ALL material leaving only a virgin ground hole.  We have 

been installing inground pools for 20 years with many of them being within regulated wetlands area.  

Juliano’s has successfully sought over 100 permits with similar or greater wetland intrusion in Hartford, 

Tolland, Windham, Middlesex, New Haven, and Litchfield counties in Connecticut. All such jobs were 

executed professionally and flawlessly.   

If you have any questions, please feel free to Juliano’s Pools at (860) 870-1085.  

  

Sincerely, 

 

 Bryan Cormier, Project Manager 
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____________________________________________________________________ 

Ian Cole, LLC 
Professional Registered Soil Scientist / Professional Wetland Scientist 

PO BOX 619 

Middletown, CT 06457 

Itcole@gmail.com 

860-514-5642 

 

January 5, 2024 

 

Mrs. Lynette Dumond 

37 Pondview Drive  

Manchester Connecticut 06040 

 

RE: Wetland Delineation Report, 37 Pondview Drive, Manchester, Connecticut. 

 

Dear Mrs. Dumond: 

 

At your request, I completed a field delineation of the jurisdictional inland wetlands and 

watercourses boundaries on the above referenced 3.04 +/- acre residential parcel.  

 

WETLAND DELINEATION METHODOLOGY 

The wetland survey was completed in accordance with the standards of the Natural 

Resources Conservation Services (NRCS) National Cooperative Soil Survey and the 

definitions of inland wetlands and watercourses as found in the Connecticut General 

Statutes, Chapter 440, Sections 22a-36 through 22a-45 as amended.  Wetlands, as defined 

by the Statute, are those soil types designated as poorly drained, very poorly drained, 

floodplain or alluvial in accordance with the NRCS National Cooperative Soil Survey.  

Such areas may also include disturbed areas that have been filled, graded, or excavated 

and which possess an aquic (saturated) soil moisture regime. 

 

Watercourses means rivers, streams, brooks, waterways, lakes, ponds, marshes, swamps, 

bogs, and all other bodies of water, natural or artificial, vernal, or intermittent, public, or 

private, which are contained within, flow through or border upon the Town of 

Manchester or any portion thereof not regulated pursuant to sections 22a-28 through 22a-

35, inclusive, of the Connecticut General Statutes. Intermittent watercourses are defined 

permanent channel and bank and the occurrence of two or more of the following 

characteristics: (a) evidence of scour or deposits of recent alluvium or detritus, (b) the 

presence of standing or flowing water for duration longer than a particular storm incident, 

and (c) the presence of hydrophytic vegetation. 
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WETLAND SURVEY RESULTS  

An on-site wetland survey was completed on January 3, 2024, to examine the upper 20" 

of the soil profile for the presence of hydric soil conditions and delineate all wetland 

and/or watercourse boundaries located on the property. The wetland survey was 

completed under blue sky conditions when the ground was free of frost and clear of 

snow.  Those areas meeting the wetland criteria noted above were marked in the field 

with sequentially numbered pink and blue wetland flagging labeled, 1 through 34 (See 

wetland sketch).  Please note the wetland sketch is for planning purposes and the graphic 

showing the wetland locations are subject to refinement once traditionally located by a 

Licensed Land Surveyor and formally adopted by the Town. 

 

An existing residential dwelling and associated appurtenances are located in the 

northwestern developed corner of the 3.04-acre parcel.   A seasonally flooded forested 

wetland corridor bisects the middle of the property.  The on-site wetland is associated 

with a narrow (2-3’wide) watercourse that drains onto the property from the north and 

flows along the western wetland boundary line before discharging into a man-made pond 

that was excavated adjacent to Pondview Drive.   The scrub-shrub edge of the wetland 

boundary in the vicinity of the planned site improvements is very well-defined, marked 

by the limits of clearing for the original development of the lot in 2000.    

 

The dominate wetland vegetation includes but is not limited to: Red maple, willow, 

winterberry, highbush blueberry, Japanese barberry, silky dogwood, multiflora rose, 

spicebush, honeysuckle, alder.  

 

Representative site photos are provided below.  

 

SOIL SURVEY 

The soils identified on-site are a refinement of the Natural Resources Conservation 

Service (NRCS) Websoil Soil Survey.  The project site is characterized by “red” soils 

which are common in central Connecticut, including Manchester and formed from red 

parent material (typically Triassic sandstone) abundant in iron oxides. These red soils are 

resistant to the formation of redoximorphic features which are often used to identify 

wetland soils.  

 

Wetland Soils 

The wetland soil along the delineated wetland boundary is mapped and classified as 

belonging to the poorly drained Wilbraham and Menlo soil series. These dense silt loam 

hydric soils are found on gently sloping foothills and in the low-lying positions in 

drainageways.  

 

Upland Soils 

The upland soils on the higher elevations are mapped and classified as moderately well-

drained Ludlow silt loams.  Ludlow silt loams are associated with a high seasonal water-

table, and slow permeability rates in the substratum.  

 

A copy of the NRCS soil survey is attached for your reference.  
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If you have any questions or comments, please do not hesitate to contact me at 

itcole@gmail.com or (860) 514-5642 

 

Sincerely, 

 

 

 

 

Ian T. Cole 

Professional Registered Soil Scientist 

Professional Wetland Scientist #2006 

 

 

Attachments 

GIS LOCUS MAP 

WETLAND SKETCH  

NRCS SOIL MAP 

SITE PHOTOS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Manchester GIS ,

Town of Manchester, CT

µ
Date: 12/29/2023

Town of Manchester, CT
DISCLAIMER: This map is compiled from other maps, deeds, dimensions and other sources of information.
Not to be construed as accurate surveys and subject to final changes as a more accurate survey may disclose.
NOTES:Original plan imetric and topographic data were compiled by stereophotogrammetric methods from
photography dated April 1999 in accordance wi th ASPR accuracy standards for 1 inch = 40ft large scale
Class I mapping. The updating of the GIS data is performed by the GIS/Maps & Records Unit on a continual
basis utilizing the best and most appropr iated sources available .

1 inch = 100 feet
Author: 



 

 

 

Wetland flags 1 to 26 
Disclaimer: This map is for planning purposes only. Verification of its accuracy, currency and completeness is the 

responsibility of the reader's own independent research. All inland wetland and watercourse boundaries are subject to 

refinement once traditionally field located by a Licensed Land Surveyor and formally adopted by the Town.   Ian Cole LLC  

shall not be held liable for any loss, damages or claims made in relation to anyone referring to this map. 
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Map Unit Polygons
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Background
Aerial Photography

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

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

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

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

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

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

Soil Survey Area: State of Connecticut, Western Part
Survey Area Data: Version 1, Sep 15, 2023

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

Date(s) aerial images were photographed: Jun 14, 2022—Oct 6, 
2022

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

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

6 Wilbraham and Menlo soils, 0 
to 8 percent slopes, 
extremely stony

2.8 85.2%

40B Ludlow silt loam, 3 to 8 percent 
slopes

0.5 14.8%

Totals for Area of Interest 3.3 100.0%

Soil Map—State of Connecticut, Western Part

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2024
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State of Connecticut, Western Part

5—Wilbraham silt loam, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 2wh26
Elevation: 0 to 770 feet
Mean annual precipitation: 36 to 53 inches
Mean annual air temperature: 41 to 54 degrees F
Frost-free period: 140 to 220 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Wilbraham and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Wilbraham

Setting
Landform: Depressions, drainageways, hills, drumlins, ground 

moraines
Landform position (two-dimensional): Toeslope, footslope
Landform position (three-dimensional): Head slope, base slope
Down-slope shape: Concave
Across-slope shape: Concave
Parent material: Red coarse-loamy lodgment till derived from basalt 

and/or sandstone and shale

Typical profile
Ap - 0 to 8 inches: silt loam
Bw1 - 8 to 19 inches: silt loam
Bw2 - 19 to 25 inches: silt loam
Cd - 25 to 61 inches: gravelly loam

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: 16 to 35 inches to densic material
Drainage class: Poorly drained
Runoff class: Low
Capacity of the most limiting layer to transmit water (Ksat): Very low 

to moderately low (0.00 to 0.14 in/hr)
Depth to water table: About 0 to 10 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: C/D

Map Unit Description: Wilbraham silt loam, 0 to 3 percent slopes---State of Connecticut, 
Western Part

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2024
Page 1 of 2



Ecological site: F144AY009CT - Wet Till Depressions
Hydric soil rating: Yes

Minor Components

Ludlow
Percent of map unit: 10 percent
Landform: Drumlins, hills
Landform position (two-dimensional): Summit, footslope
Landform position (three-dimensional): Base slope, crest
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No

Menlo
Percent of map unit: 5 percent
Landform: Depressions, drainageways
Down-slope shape: Concave
Across-slope shape: Concave
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: State of Connecticut, Western Part
Survey Area Data: Version 1, Sep 15, 2023

Map Unit Description: Wilbraham silt loam, 0 to 3 percent slopes---State of Connecticut, 
Western Part

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2024
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State of Connecticut, Western Part

40B—Ludlow silt loam, 3 to 8 percent slopes

Map Unit Setting
National map unit symbol: 9lnj
Elevation: 0 to 1,200 feet
Mean annual precipitation: 43 to 54 inches
Mean annual air temperature: 45 to 55 degrees F
Frost-free period: 140 to 185 days
Farmland classification: All areas are prime farmland

Map Unit Composition
Ludlow and similar soils: 80 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Ludlow

Setting
Landform: Drumlins, hills
Down-slope shape: Concave
Across-slope shape: Linear
Parent material: Coarse-loamy lodgment till derived from basalt 

and/or sandstone and shale

Typical profile
Ap - 0 to 8 inches: silt loam
Bw1 - 8 to 20 inches: silt loam
Bw2 - 20 to 26 inches: silt loam
Cd - 26 to 65 inches: gravelly loam

Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: 20 to 40 inches to densic material
Drainage class: Moderately well drained
Runoff class: Medium
Capacity of the most limiting layer to transmit water (Ksat): Very low 

to moderately high (0.00 to 0.20 in/hr)
Depth to water table: About 18 to 30 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: C/D
Ecological site: F145XY014CT - Moist Dense Till Uplands
Hydric soil rating: No

Map Unit Description: Ludlow silt loam, 3 to 8 percent slopes---State of Connecticut, Western 
Part

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2024
Page 1 of 2



Minor Components

Wethersfield
Percent of map unit: 5 percent
Landform: Drumlins, hills
Down-slope shape: Linear
Across-slope shape: Convex
Hydric soil rating: No

Wilbraham
Percent of map unit: 5 percent
Landform: Depressions, drainageways
Down-slope shape: Concave
Across-slope shape: Concave
Hydric soil rating: Yes

Watchaug
Percent of map unit: 3 percent
Landform: Hills, till plains
Down-slope shape: Linear
Across-slope shape: Concave
Hydric soil rating: No

Cheshire
Percent of map unit: 3 percent
Landform: Hills, till plains
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

Menlo
Percent of map unit: 2 percent
Landform: Depressions, drainageways
Down-slope shape: Concave
Across-slope shape: Concave
Hydric soil rating: Yes

Yalesville
Percent of map unit: 1 percent
Landform: Hills, ridges
Down-slope shape: Convex
Across-slope shape: Linear
Hydric soil rating: No

Unnamed, stony surface
Percent of map unit: 1 percent
Hydric soil rating: No

Data Source Information

Soil Survey Area: State of Connecticut, Western Part
Survey Area Data: Version 1, Sep 15, 2023

Map Unit Description: Ludlow silt loam, 3 to 8 percent slopes---State of Connecticut, Western 
Part

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2024
Page 2 of 2
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WETLAND SURVEY PHOTOS 

 

JANUARY 3, 2024 

 

37 PONDVIEW DRIVE  

 

MANCHESTER 

 

CONNECTICUT 
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Photo 1: WETLAND/POND  

 

 
Photo 2:  WETLAND / POND edge , typical conditions of the wetland at edge of 

maintained lawn.  
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Photo 3: Typical conditions of wetland boundary proximal to proposed pool.  

 

 
Photo 4: Example of the upland review area between the existing house and the wetland 

boundary. 



Blue = wetlands
boundary

Green = upland
review area



TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: May 16, 2024 

 

RE: Billy Narvaez & Rachel Yirigian 

 Pre-application Review (PAR-0003-2024) 

 

 

Introduction 

  

The applicant is seeking initial feedback on a possible zoning regulation amendment proposal to 

allow construction of a new 4-family residence in a Residence B (RB) zone. The applicant has 

provided the attached example architectural plans to describe the type of housing they would be 

considering. 

 

As always, any discussion held during a pre-application review is non-binding for both the 

Commission and the applicant. 

 

 

mp 
R:\Planning\PZC\2024\05 - May 20\Packet\PAR-0003-2024 - Memo.docx 

Attach. 



Pre-Application Review

Address: 47 McCabe Street, Manchester, CT 06042
Anticipated Type of Application: Special Exception / Modification; Zoning Regulation
Amendment

Dear Town of Manchester,

I, Billy, and Rachel, are interested in building a home on 47 McCabe Street, Manchester, CT
06042. However, the current zoning regulations indicate that we are not currently permitted to
do that.

If we understand this concept correctly, in the zone the property is in (Residence B), the
regulations currently allow conversion of a single-family home to a 3 or 4-family home by special
exception, but they do not allow construction of a new 3 or 4-family home. Therefore, we are
interested in pursuing a "Zone Regulation Amendment."

Based on conversations with the town office members, we should be working with an engineer
and a lawyer to formally complete this process. At this time, we are, and we are happy to
continue to do so with some preliminary endorsement from your team.

Within this four-family request, I would be interested in knowing more about what a 4-family
property could potentially look like but in three different ways:

1) Two duplexes side by side (So it is a 4-family home but it is designed in a different way) with
a "1 hour fire barrier" in between; no sprinkler system.
Link of a duplex: https://simplexhomes.com/portfolio-items/saginaw/

2) Four family Home (under one roof) with a sprinkler system
Link: https://simplexhomes.com/portfolio-items/hollister/

3) Four townhomes side by side (in a row).
Link: https://simplexhomes.com/portfolio-items/woodlawn-i/

Billy Narvaez

Rachel Yirigian

See next page for the example
images from these links
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MINUTES OF PUBLIC HEARING 

HELD BY THE PLANNING AND ZONING COMMISSION 

MAY 6, 2024 

 

 

ROLL CALL: 

 

MEMBERS PRESENT:  

 In Person: Eric Prause, Chairman 

  Patrick Kennedy, Vice Chairman (Recused for REG-0002-

2024) 

  Michael Stebe, Secretary 

  Chris Schoeneberger 

  Daniela Luna 

  Michael Farina 

 Electronically:  Teresa Ike 

 

ALTERNATE MEMBER SITTING FOR SIDEWALK PLAN AND REG-0002-2024 

ONLY:  

 In Person: Zachary Schurin 

 

ALTERNATE MEMBER SITTING FOR REG-0002-2024 ONLY: 

 In Person: Bonnie Potocki  

 

ALTERNATES PRESENT: 

  Electronically: Maliha Ahsan 

 

ALSO PRESENT:   

 In Person: Megan Pilla, Principal Development Planner 

  Gary Anderson, Director of Planning & Economic 

Development 

  David Laiuppa, Environmental Planner/Wetlands Agent 

 Electronically: Katie Williford, Administrative Secretary 

 

The Chairman opened the Public Hearing at 7:04 p.m.  The Secretary read the legal notice for the 

application when the call was made. 

 

SIDEWALK AND CURB PLAN 2024-2029 (Continued from April 15, 2024) – Proposed 

amendments to the Town Sidewalk and Curb Plan. 

 

Ms. Pilla stated that, at the last meeting, there was a request to add language to the sidewalk plan 

stating that the text of the plan takes precedence over the map.  After looking into it, Ms. Pilla 

realized that the original intent of the plan was the opposite.  She displayed an excerpt from the 

current plan:  “Regardless of the general policy and standards recommended in this Plan and 

contained in Table One above, the location of sidewalks on existing streets shall be based on the 

Sidewalk Location Map which is a part of this Plan.” 

 

Ms. Pilla stated that the text of the plan and the requirements of Table One are meant to be 

guiding standards, but it would not be practical to apply them town-wide as blanket policies 

because there will be situations in which they are not practical.  It might result in requiring 

DRAFT 
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people to pay fees in lieu of sidewalk installation in locations where sidewalks realistically won’t 

be installed, which is an unfair burden.  She recommended not changing this language in the 

plan. 

 

Regarding suggested additions to the map discussed at the previous meeting, Ms. Pilla said that 

Planning and Public Works staff went through the list of suggestions and added those that they 

felt were feasible as a note on the plan.  The other suggestions were felt to be infeasible due to 

insufficient room in the right-of-way, rock outcroppings, or utility poles. 

 

Ms. Pilla noted one correction:  Adding the east side of Autumn Street is actually not feasible 

and was included on the list in error.  She suggested a modification to remove that item from the 

list. 

 

Mr. Farina expressed concern over the way in which staff handled requests made during the 

previous meeting, and asked how Ms. Pilla determined the original intent of the sidewalk plan. 

 

Mr. Prause responded that the Commission is generally asking staff to check on their ideas and 

see if they’re feasible, so this is not outside of the standard process.  Regarding the question 

about the plan’s original intent, he said there is a paragraph in the plan that talks about the 

Sidewalk Location Map being the final arbiter of what is proposed and what isn’t.  

 

Mr. Kennedy commented that the Commission hasn’t decided anything until they close the 

hearing and vote. 

 

Mr. Stebe commented that error inherently exists in the map, and there are so many caveats 

written into the text that he didn’t think the text would force someone to pay a fee in lieu of 

putting in a sidewalk where there is a rock outcropping.  He said that the fact that there is 

something in the language that says to use the map does not negate the Commission’s request to 

substitute language to say the text is the driver.  If, in the process, staff finds a roadblock, the 

request can be fulfilled while offering options for the Commission to make decisions. 

 

Mr. Stebe asked what account fees in lieu of sidewalk installation go into. 

 

In response to a question from Ms. Potocki, Ms. Pilla stated that the Board of Directors had no 

comment on the draft plan that was sent to them.  The recommendations Ms. Pilla made are 

based on discussions with Public Works. 

 

Mr. Farina commented on three changes that were discussed at the previous meeting: 

1. The text taking precedence over the map.   

2. Adding streets.   

3. Adding language to the Critical Path Extensions section. 

 

Regarding the proposed street additions that were not included, Mr. Farina said it is not staff’s 

place to do cost benefit analysis, and staff should have done what the Commission asked and 

raised potential issues at this meeting for them to reconsider. 

 

Ms. Pilla responded to the comments and questions from Commission members: 

• Regarding the original intent of the plan, she said that the statement has been in the plan 

since it was written.   
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• Regarding errors on the map, she explained that some of the gaps on the map are not 

errors, but actually represent driveway aprons.   

• Regarding the previous meeting, Ms. Pilla stated that she does not interpret lack of 

comment to mean unanimous consent.  During her time working for the Town, when 

something is suggested, staff look into it and report back to the Commission with staff’s 

recommendations.  She reiterated that it is ultimately the Commission’s decision. 

• Regarding cost benefit analysis, Ms. Pilla clarified that it was not strictly referring to 

monetary costs, but rather to all pros and cons.   

• Regarding school walk distances, Ms. Pilla stated that staff did not include it because 

Public Works staff agreed that the sentence Mr. Farina proposed (based on school walk 

distance and not radius) is not practical to be used by Public Works.   

• Regarding proposed street additions that were not included, Ms. Pilla clarified that having 

room on the side of the street does not equal having right-of-way.  Right-of-way relates to 

the property lines. 

• Regarding fees paid in lieu of sidewalk installation, Ms. Pilla stated that they go into an 

account that is used only for sidewalk installations. 

 

Chairman Prause asked if any member of the public wished to provide testimony about the 

sidewalk plan.  No member of the public came forward.   

 

Mr. Kennedy moved to close the public hearing on this item.  Mr. Schoeneberger seconded the 

motion and all members voted in favor. 

 

A discussion was held about the scheduled workshop on POCD implementation, and it was 

decided that it would be postponed until the May 20th meeting due to the anticipated length of the 

regular meeting. 

 

HARTFORD HEALTHCARE CORPORATION – Applicant requests to amend the Manchester 

Zoning Regulations to add a subsection to Article IV, Section 13 to permit a limited exception to 

the maximum signage limitation for medical services. – Zoning Regulation Amendment (REG-

0002-2024) 

 

Mr. Kennedy recused himself for this application and Mr. Schurin was seated in his place. 

 

Attorney Matt Ranelli of Shipman & Goodwin presented the application.  Martha Santilli of 

Hartford Healthcare was also present.  Attorney Ranelli stated that a pre-application review 

discussion took place in February and a sign variance had previously been denied by the Zoning 

Board of Appeals.   

 

Attorney Ranelli said that the size of a wall sign is dictated by factors including the linear feet of 

the building face and the distance of the building from the street, and the applicant is limited to a 

very small sign on the front of the building at 376 Tolland Turnpike.  He stated that the 

regulations allow gas stations and motels abutting limited access highways to have signs up to 

200 sq. ft. and the applicant is requesting a similar exception for medical clinic and office uses.   

 

Attorney Ranelli explained that the Hartford Healthcare building has a road between it and the 

highway, so their proposed text includes the language, “adjoining or abutting across the street a 

restricted access highway.”   
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Attorney Ranelli explained the reasons behind the elements of the proposed text: 

• Facing the limited access highway:   This was included because the applicant recognizes 

that there should not be a large sign with a small setback if there is a neighbor across 

street. 

• Limited to the General Business zone and limited to abutting across the street:  These 

were included so no one would suffer for the sign, so the public could see the sign, and so 

the exception will be narrow. 

 

Attorney Ranelli said the proposal is consistent with the Plan of Conservation and Development 

(POCD), which recognizes that healthcare is an important industry in Manchester that is likely to 

continue to grow.  One of the POCD’s goals is to retain existing industry clusters, including 

healthcare. 

 

Attorney Ranelli addressed the comments from Town staff as follows: 

• The amendment would benefit three parcels. 

• The applicant did not disagree with staff’s suggestion to locate the amendment in Art. IV, 

Sec. 13.07.01. 

• Regarding the phrasing of the proposed text:  The terms “abutting” and “adjoining” are 

both used in the regulations, but the applicant would be happy to remove “adjoining,” if 

desired.  There is not a clearer phrase to use than “across the street.”  “Restricted access 

highway” is an existing phrase used in the regulations. 

 

Ms. Pilla confirmed that staff recommended that the language be added to the end of Art. IV, 

Sec. 13.07.01, if approved.  She stated that the Engineering Department commented that the ratio 

of the height of letters to the distance from the sign to the observer can affect a sign’s legibility.  

The Commission might want to consider, if a sign is large enough to be seen from I-84, whether 

that will affect its legibility from Tolland Turnpike. 

 

Attorney Ranelli noted that the sign at 376 Tolland Turnpike is viewed from an angle, not head 

on. 

 

In response to questions from Mr. Stebe, Attorney Ranelli displayed an elevation showing the 

sign at the desired size and reiterated that the existing sign is smaller.   

 

Mr. Stebe asked if there is anything in the proposed text that would prohibit another business at 

another location that fits the requirements from putting up something like a billboard.  Mr. 

Ranelli suggested that the text could be changed to include wording such as “medical services 

offered at the location” to close that potential loophole, or the overall wall sign definition could 

be updated. 

 

Mr. Stebe noted a future edit that will be needed at Art. IV, Sec. 13.05.07.  That section refers to 

Art. IV, Sec. 24.02 for information relating to billboard signs, but Sec. 24.02 is now about 

electric vehicle charging stations.   

 

Ms. Pilla clarified that the sign section of the regulations has its own definitions, which are 

broken up into categories.  A sign can be both a wall sign and a business sign.  It can be a certain 

definition based on construction and, simultaneously, a certain definition based on function. 

 

In response to a question from Mr. Schoeneberger, Attorney Ranelli said that the sign says 
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Hartford Healthcare, and the applicant wants both more visibility and for people to be able to 

find the building from the highway. 

 

In response to questions from Ms. Potocki, Attorney Ranelli said that Hartford Healthcare leases 

the entire building and permission for the sign is within their lease. 

 

Ms. Pilla reported that the Capitol Region Council of Governments (CRCOG) had no comments 

on the proposed amendment. 

 

Mr. Farina moved to close the public hearing on this application.  Mr. Schoeneberger seconded 

the motion and all members voted in favor.   

 

The Chairman closed the Public Hearing portion of the meeting at 8:10 p.m. 

 

 

NOTICE: A DIGITAL RECORDING OF THIS PUBLIC HEARING CAN   

  BE HEARD IN THE PLANNING DEPARTMENT. 
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MINUTES OF BUSINESS MEETING 

HELD BY THE PLANNING AND ZONING COMMISSION 

MAY 6, 2024 

 

 

ROLL CALL: 

 

MEMBERS PRESENT:  

 In Person: Eric Prause, Chairman 

  Patrick Kennedy, Vice Chairman (Recused for REG-0002-

2024) 

  Michael Stebe, Secretary 

  Chris Schoeneberger 

  Daniela Luna 

  Michael Farina 

 Electronically:  Teresa Ike 

 

ALTERNATE MEMBER SITTING FOR SIDEWALK PLAN AND REG-0002-2024 

ONLY:  

 In Person: Zachary Schurin 

 

ALTERNATE MEMBER SITTING FOR REG-0002-2024 ONLY: 

 In Person: Bonnie Potocki  

 

ALTERNATES PRESENT: 

  Electronically: Maliha Ahsan 

 

ALSO PRESENT:   

 In Person: Megan Pilla, Principal Development Planner 

  Gary Anderson, Director of Planning & Economic 

Development 

  David Laiuppa, Environmental Planner/Wetlands Agent 

 Electronically: Katie Williford, Administrative Secretary 

 

 Time Convened: 8:10 p.m. 

 

BUSINESS: 

 

SIDEWALK AND CURB PLAN 2024-2029 – Proposed amendments to the Town Sidewalk and 

Curb Plan. 

 

MOTION:   Mr. Kennedy moved to approve the 5-year update to the Sidewalk & Curb Plan as 

presented at the May 6, 2024 Planning & Zoning Commission meeting, with the 

modification that the reference to the addition of the east side of Autumn Street to 

the map be eliminated.  Mr. Schoeneberger seconded the motion. 

 

MOTION:   Mr. Farina moved to amend the motion to make changes to the bullet points under 

Critical Path Extensions as follows: 

1. Replace “has identified” with “identifies” 

DRAFT 
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2. Add the paragraph, “The desire to see a Schoolwalk Safety plan 

implemented that prioritizes planning for sidewalk extensions and 

sidewalk gap filling on arterial and collector roads within a 1-mile 

schoolwalk distance to all public elementary schools, a 1.5 mile 

schoolwalk distance to Illing Middle School, and a 2-mile schoolwalk 

distance to Manchester High School.” 

3. In the existing first bullet point, strike “schools” and “the school location.” 

 

Mr. Stebe seconded the motion to amend the motion. 

 

Mr. Farina emphasized that the switch from radius to school walk distance is only for arterial and 

collector roads and said Town staff’s proposed language would require adding many more 

sidewalks to the plan.  He stated that drawing out routes along arterial and collector roads would 

be feasible and suggested that the Board of Education probably already has that information. 

 

Mr. Kennedy said that Mr. Farina’s proposal is unworkable for the reasons that Ms. Pilla related 

from Public Works.  Complicating the sidewalk plan by trying to do schoolwalk distances would 

divert resources unproductively, he said. 

 

In response to questions from Mr. Prause, Ms. Pilla said that including a one mile radius around 

all schools, bus stops, and parks covers almost the entire town as a priority area, except for the 

southeast and southwest corners.  All arterial and collector roads are included as priorities in the 

plan as written. 

 

Mr. Prause, Mr. Stebe, Ms. Luna, Mr. Farina, and Ms. Ike voted in favor of the motion to amend 

the motion.  Mr. Kennedy and Mr. Schoeneberger voted against the motion.  The motion to 

amend the motion passed five to two. 

 

MOTION:   Mr. Farina moved to amend the motion to add the streets that were passed out by 

Mr. Farina to the map.  Mr. Stebe seconded the motion.   

 

After some discussion, Mr. Farina decided to make motions for each street one by one. 

 

Mr. Kennedy said he did not think adding streets to the plan without having any expert basis for 

doing it was an appropriate way to proceed and he would not vote for adding streets to the plan. 

 

Ms. Luna asked if there are right-of-way issues for any of the streets Mr. Farina proposed 

adding. 

 

Ms. Pilla provided information on each of the streets: 

• Parker Street has limited right-of-way. 

• Porter Street is included. 

• Charter Oak Street has limited right-of-way and utility poles.   

• Middle Turnpike East is included. 

• Tolland Turnpike has limited right-of-way.  The Chatsworth Court development is under 

construction and the approved plans were designed to include a pedestrian crossing with 

the assumption that the north side sidewalk would be used because there is limited right-

of-way on the south side. 

• Spring Street has limited right-of-way. 
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Mr. Farina withdrew the motion but requested documentation of the rights-of-way at a future 

date. 

 

Ms. Luna asked for clarification of what exactly staff meant by “limited right of way.”  Mr. 

Anderson responded that, in this case, a lot of these streets are long streets and there is limited 

right of way along a good portion of the street, meaning that additional property would have to 

be taken in order to have a sidewalk all the way down the street.  It’s a combination of the length 

of the street; the amount of space that would need to be taken, which the owners would need to 

be compensated for; and how disruptive to the community it would be. 

 

In response to questions from Mr. Stebe, Ms. Pilla confirmed that the edits indicated with 

bubbles on the draft map will be translated into lines on the map after approval.  That is not done 

in advance because it is based on GIS data, which is not updated until the plan is approved.  The 

plan gets updated every 5 years by this commission unless Public Works proposes an update to 

correct an error. 

 

All members voted in favor of the amended motion, with Mr. Schurin voting in place of Mr. 

Schoeneberger. 

 

The Town of Manchester Sidewalk and Curb Plan update will be effective on May 28, 2024. 

 

HARTFORD HEALTHCARE CORPORATION – Applicant requests to amend the Manchester 

Zoning Regulations to add a subsection to Article IV, Section 13 to permit a limited exception to 

the maximum signage limitation for medical services. – Zoning Regulation Amendment (REG-

0002-2024) 

 

Mr. Kennedy recused himself. 

 

Zoning Regulation Amendment (REG-0002-2024) 

MOTION:   Mr. Stebe moved to approve the zoning regulation amendment to add language to 

Article IV, Section 13 to permit a limited exception to the maximum signage 

limitation for medical services, with the modification that the proposed language 

be added to the end of Art. IV, Sec. 13.07.01 instead of creating a new Sec. 

13.10.06.04. 

 

Mr. Farina seconded the motion and all members voted in favor, with Ms. Potocki voting in 

place of Mr. Schoeneberger. 

 

The reason for the approval is that the proposed amendment is consistent with the following 

recommendations of the Plan of Conservation and Development: 

 

• As stated in the applicant’s submitted narrative. 

 

• “Distribution, Healthcare, & Industry” recommendation #2: Continue to retain existing 

industry clusters in distribution, healthcare, manufacturing, logistics, etc. 

 

The zoning regulation amendment will be effective on May 28, 2024. 
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TRIVIK BUILDERS, LLC – Modification to site plans at 27 Lillian Drive. – PRD Detailed Site 

Plan Modification (PRD-0001-2024) 

 

Mr. Wes Wentworth, professional engineer and soil scientist with Wentworth Civil Engineers, 

Lebanon, CT, presented the application.  Hari Kuppuraj, managing member of Trivik Builders, 

was also present.   

 

Mr. Wentworth provided background on the project, which was approved in 2021 for a 37-unit 

residential development.  Construction has been underway for the past few years and some field 

changes were made during construction. 

 

Mr. Wentworth detailed the major modifications: 

• The 2-ft. grass strip between the sidewalk and parking in front of the buildings was 

removed.   

• Instead of having a full 6-in. curb, the pavement is flush with the sidewalk.   

• Because of the removal of the grass strip, light poles were installed in the sidewalk.  The 

sidewalk around the lights was widened to allow for passable space around the lights. 

• Buildings C, F, and E are split-level buildings.  Sidewalks are supposed to continue in 

front of those but, instead, they put a retaining wall that prevents passing through on 

those concrete walks.   

 

Mr. Wentworth stated that Town staff did not approve of those changes.  He said that they could 

include the grass strip and still accommodate the minimum 24 ft. lane width and 18 ft. deep 

parking spaces. However, they could not have a curb there because it would be 6 in. higher than 

the sidewalk and would cause flooding during rainstorms.  They are proposing wheel stops for 

safety in those areas. 

 

Mr. Wentworth stated that they eliminated the retaining walls from the plan and proposed some 

steps.  Staff did not approve of that change either and, following a conversation with Ms. Pilla, 

they have proposed regrading in those areas so the sidewalk can go straight through.  The only 

change based on the approved plan would be, on Building F, the unit to the south would require 

two steps from the sidewalk to get to the front door. 

 

Other changes include that Building B will now have 2 ADA units, and two parking spaces 

onsite have been relocated with no net change in the number of parking spaces. 

 

Mr. Wentworth summarized how the plans have ended up after staff review: 

• The grass strips are still in front of the parking spaces, but wheel stops are proposed 

instead of curbs. 

• In the rears of all of the buildings, there are concrete pads.  The grading had to be 

changed to allow for those. 

• There are 2 ADA units in Building B. 

• Building F has two steps down into one lower unit only.   

• Parking spaces from elsewhere on site were relocated to in front of the ADA units. 

• A community mailbox was added in the island in the parking area. 

 

In response to a question from Mr. Prause, Ms. Pilla stated that the plan being presented was 
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provided today.  It addresses most, if not all, of staff’s concerns; however, since it just arrived 

today, other departments have not viewed it yet.  She recommended that the Commission not 

make a decision until other departments have a chance to review the plans. 

 

In response to a question from Mr. Prause, Mr. Wentworth said the walls are not still blocking 

the sidewalk.  The grading has been changed.  It will be an elevated sidewalk with a landing and 

then another elevated sidewalk, and that is over a distance of about 30 ft.  There will be a few 

retaining walls just to prevent erosion.  It will be possible to walk through with no steps. 

 

Mr. Prause asked Mr. Wentworth to walk the Commission through some updated elevation 

views at the next meeting. 

 

Regarding the sidewalks and the ADA units in Building B, Mr. Stebe asked if the slopes are 

within ADA slope compliance.  Mr. Wentworth confirmed that they are.  Regarding access 

between the building and mailbox, Mr. Wentworth said that Mr. Kuppuraj contacted USPS, and 

they will deliver directly to those two units. 

 

Mr. Stebe asked about the reason for the extension of the storm drains behind Buildings B and C.  

Mr. Wentworth said the contractor made a decision in the field and it was a conservative 

measure; yard drains are good to add sometimes to reduce the chance of ponding or erosion. 

 

In preparation for the next meeting, Mr. Stebe requested that, in the meeting packet, staff help 

the Commission understand the narrative and the changes that are being made. 

 

Mr. Wentworth said that he submitted revised plan sheets today but would revise the whole plan 

set so it is one clean set. 

 

Mr. Farina asked if there are any modifications that staff did not object to that the Commission 

could act on tonight.  Mr. Wentworth replied that they still would not be able to get COs for the 

buildings, which is the goal. 

 

The application will be discussed again at the May 20, 2024 meeting. 

 

BOTTICELLO PROPERTIES LLC – Show Cause Hearing – Cease and Desist Order for 

violations to the Inland Wetlands and Watercourses Regulations at 69 Woodside Street 

 

Mr. Laiuppa said that there have been previous violations on the property for the same issue,  

agricultural discharge into a regulated area.  The property owner or their representative has been 

working toward compliance, but the measures taken were not successful.  The Cease and Desist 

Order has been issued because the last Notice of Violation, issued in December, was not 

complied with.  It required plans, which were submitted and agreed upon.  It was also discussed, 

at that time, that there would be no activity on the west side of the pasture land without 

permission from the Town, because it is Town-owned property.  

 

Mr. Laiuppa stated that activity was done on the west side of the pasture, on Town property, and 

the submitted plans had not been followed.  Prior to visiting the site, Mr. Laiuppa was told by the 

representative for the owner that they had a different idea than what was on their plan, and he let 

them know that it had to be presented in writing before they took any actions.  They took those 

actions without approval. 
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Mr. Laiuppa presented the observed flow patterns leaving the pasture.  There is a compost area to 

the east of the pasture.  A swale in the pasture collects runoff from the pasture and compost area.  

As soon as it leaves the pasture, it enters an intermittent watercourse, which is a regulated 

resource.  Beyond that, there is a wetland area.  Anything discharging that isn’t clean water is a 

violation of the regulations, Mr. Laiuppa said. 

 

Mr. Laiuppa stated that there is a newly cut swale that intercepts the runoff from the swale in the 

pasture and sends it to the north.  While it does stop the illicit discharge into the watercourse and 

wetland, it violates the agreement that no activity would be done on the west side.  It also 

intercepts water that would have been feeding into the wetland and watercourse.  The goal is for 

the water to flow, but to be clean, he said.  The original plan incorporated changes to act as a 

filter:  Widening the swale, filtration, and vegetation to uptake excess nutrients.  Because the 

plans weren’t followed, this was a violation and the Cease and Desist Order was issued. 

 

Mr. Laiuppa presented the text of the Cease and Desist Order, which included a requirement that 

either the previously agreed upon plans be implemented by May 17th, or a new set of plans be 

submitted by May 10th. 

 

Mr. Laiuppa presented photos of the property: 

• In August 2023, flow was coming out of the pasture and onto Town property.  He noted 

an area, on Town property, that had been vegetated but was mowed by the property 

owner. 

• In April 2024, there was a berm that included soil and wood chips that cut off flow to 

the stream.  The newly constructed swale takes the flow to the north.  There is a 

concrete pipe as a physical crossing to get from one side of the swale to the other.  All 

of this activity is on Town property. 

 

Attorney Kevin O’Brien, O’Brien Law, West Center Street, represented Botticello Properties 

LLC.  Anthony Botticello, a member of the LLC, and Ethan Dougan, the one who met with 

Town staff, were also present. 

 

Attorney O’Brien explained that the applicant had always believed that the property line was the 

wood line. 

 

Attorney O’Brien stated that he and Mr. Dougan met with Town staff in winter and said they 

would fix the issue in spring.  Mr. Dougan does not work on the farm, so another person did the 

work.  That person, understanding that the Town wanted to stop the pollution of the watercourse, 

built that trench and put up that berm.   

 

Attorney O’Brien asked for more time to work this out with Town staff.  Assuming it is Town 

property, they would have to fill in the trench and perhaps go back to the plan agreed to last 

January.  He explained that they thought the biggest problem was the pollution, and they will do 

what is necessary.  He was unsure if the required timeframes are practical; another week or two 

would be helpful. 

 

Mr. Laiuppa said the Commission could be flexible on the timeline, but he would not want to 

add too much time.  To implement the previously agreed upon plan, Botticello Properties would 

have 11 days.  To submit a new plan, they would have 4 days.  It seems there needs to be more 

education about the intent and what may be required to keep the system healthy, Mr. Laiuppa 
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said, so if they want to propose new plans, it may take longer than 4 days. 

 

Mr. Kennedy asked if an extension of the deadlines to May 24th and 31st would work.  Attorney 

O’Brien believed it would work for the farmers. 

 

Mr. Stebe noted that this has been under discussion since well before December.  He suggested 

that May 17th was a reasonable deadline for both parties to agree on a final plan.  Attorney 

O’Brien and Mr. Laiuppa agreed that timeline would work. 

 

Mr. Laiuppa pointed out that today is not the day these dates were presented; the Order was 

issued on April 29th.  The correction of the activities (the swale) will require coordination with 

Public Works.  There will also be discussion outside of the realm of wetlands violations by the 

Public Works Director, so there will be other things happening in parallel. 

 

Mr. Farina said he was amenable to the modification.  He referred to a mention of water going 

onto the property from the road due to the lack of a curb, and asked staff if there is anything that 

needs to be adjusted on the Town’s end.   

 

Mr. Laiuppa said he spoke to the Director of Public Works about that.  If there is proof that it is 

occurring, it can be addressed.  Public Works is not aware of that happening, so the property 

owner would need to document that. 

 

In response to a question from Mr. Schoeneberger, Mr. Laiuppa said, with regard to the swale, it 

is a Cease and Correct Order.  It won’t be just filling in the swale; the tree warden has to weigh 

in as to whether there was damage from roots being cut when creating the swale. 

 

Mr. Schoeneberger encouraged the Commission to give the farmers time to address the situation. 

 

Regarding the discussion of discharge to neighboring properties in East Hartford, Mr. Laiuppa 

emphasized that the purview of this commission is the protection of regulated resources in 

Manchester. 

 

Mr. Prause commented that the wetlands regulations already allow a lot of latitude for 

agriculture to do what it needs to do, but at this point it has become damaging to the wetlands.  

He asserted that the Commission supports farming and agriculture. 

 

Show Cause Hearing 

MOTION:   Mr. Kennedy moved to uphold the Cease & Desist Order issued by David 

Laiuppa, Inland Wetlands Agent, on April 29, 2024, with the modifications: 

1. That the deadline for implementation of the previously agreed upon plan 

be extended to May 31, 2024, and 

2. That the deadline for submission of a new plan be extended to May 24, 

2024. 

 

Mr. Schoeneberger seconded the motion and all members voted in favor. 

 

ADMINISTRATIVE REPORTS: 

 

Upcoming Training Opportunities 
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Ms. Pilla stated that the CLEAR Land Use Academy will hold a training session about fair and 

affordable housing policies on May 17th. 

 

IWP-0036-2023 (177 & 181 Wyneding Hill Road) – Appeal update 

 

Ms. Pilla informed the Commission that the judge overseeing this appeal is pushing for 

mediation, so Assistant Town Attorney John Sullivan will join the next meeting for a brief 

executive session to explain what that means and to ask the Commission’s opinion.  Executive 

sessions are generally not recommended for planning and zoning commissions, but this is a rare 

case that involves litigation. 

 

Mr. Anderson commented that Planning staff and the Commission have traditionally had a close 

working relationship, and they are working toward the same goals.  He stressed that there was no 

intentional usurping of the Commission’s authority.  Staff did what they felt was right and what 

the Commission wanted.  In the future, staff will work to ensure it is clear what the Commission 

is directing them to do. 

 

Mr. Prause asked if there was any update on the Connecticut Siting Council petition for 250 

Carter Street.  Ms. Pilla said the evidentiary session began on May 2nd and was continued to May 

21st.  The Siting Council did extend their deadline to make a final decision to September or 

October. 

 

Ms. Potocki informed the Commission that she had submitted her letter of resignation from the 

Commission, and there will be a replacement at the May 20th meeting.  The commissioners 

expressed their appreciation for Ms. Potocki’s contributions. 

 

Mr. Prause raised the possibility of scheduling a third meeting in May.  After a discussion, the 

Commission decided not to hold a third meeting, but to schedule the POCD workshop and 

executive session for May 20th and the Rules of Procedure workshop for June 3rd.  

 

APPROVAL OF MINUTES: 

 

April 15, 2024 – Public Hearing/Business Meeting 

MOTION:   Mr. Farina moved to approve the minutes as written.  Mr. Kennedy seconded the 

motion and all members voted in favor. 

 

RECEIPT OF NEW APPLICATIONS: 

 

There were no new applications. 

 

The Chairman closed the business meeting at 9:56 p.m. 

 

I certify these minutes were adopted on the following date:   

 

                                         ___________________________ 

                       Date Eric Prause, Chairman 

 

NOTICE: A DIGITAL RECORDING OF THIS BUSINESS MEETING CAN   

  BE HEARD IN THE PLANNING DEPARTMENT. 
Document10 
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