
TOWN OF MANCHESTER 

PLANNING AND ZONING COMMISSION 

 

 

August 19, 2024 Lincoln Center Hearing Room, 494 Main Street 

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

 

 

AGENDA 

 

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. LUZERN ASSOCIATES LLC (continued from July 15, 2024) – Inland wetland permit and

special exception under Art. II, Sec. 16.15.02 (a), (b), and (c) for construction of a 144,074

sq. ft. distribution center/warehouse at 71 and 81 Commerce Road.

• Inland Wetland Permit (IWP-0008-2024)

• Special Exception (PSE-0004-2024)

BUSINESS:

1. LUZERN ASSOCIATES LLC – Inland wetland permit and special exception under Art. II,

Sec. 16.15.02 (a), (b), and (c) for construction of a 144,074 sq. ft. distribution

center/warehouse at 71 and 81 Commerce Road.

• Inland Wetland Permit (IWP-0008-2024)

• Special Exception (PSE-0004-2024)

• Erosion & Sedimentation Control Plan (ESC-0004-2024)

2. HILLIARD MILLS LLC – Flood plain permit for the historical rehab of Hilliard Mills

Building #6 at 640 Hilliard Street.

• Flood Plain Permit (FLDP-0001-2024)

3. DISCUSSION: RULES OF PROCEDURE UPDATE DRAFT 

 

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


  

  

  

  

 

  

    

 

  

 
 

4. ADMINISTRATIVE REPORTS

• Upcoming Training Opportunities

• Suggested Business Zone Amendments

• Eversource Tree Clearing

5. APPROVAL OF MINUTES

  • July 15, 2024 – Public Hearing/Business Meeting 

6. RECEIPT OF NEW APPLICATIONS
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TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: August 15, 2024 

 

RE: Luzern Associates LLC – 71 & 81 Commerce Road 

 Special Exception (PSE-0004-2024) 

 Erosion & Sedimentation Control Plan (ESC-0004-2024) 

 Inland Wetland Permit (IWP-0008-2024) 

 

 

(Continued from the July 15, 2024 meeting) 

 

Introduction___________________________________________________________________ 

 

The applicant is seeking approval of a special exception in accordance with Art. II, Sec. 

16.15.02(a), (b), and (c) to develop a 140,000 sq. ft. warehouse distribution building at 71 & 81 

Commerce Road, as well as an inland wetland permit and certification of an erosion and 

sedimentation control plan. 

 

Because the properties are located in the Buckland Industrial Park II, development is subject to 

the requirements of the Industrial Park Regulations (attached) in addition to the Zoning 

Regulations. 

 

 

Update Since Last Meeting_______________________________________________________ 

 

At the July 15 meeting, the applicant noted the presence of an eastern box turtle, a species of 

special concern in Connecticut, near Wetland F. In light of this information, staff felt that it 

would be more ecologically beneficial for Wetland F to be preserved and protected in its current 

state than to be disturbed in order to expand its area as was originally proposed. Staff asked the 

applicant to consider alternatives that could protect and preserve Wetland F, and the applicant 

obliged. 

 

The revised plans show Wetland F preserved, with supplemental planting at its edges where the 

ground will be disturbed during construction. In order to accomplish this, the dimensions of the 

proposed building were altered, resulting in a slightly decreased footprint (140,000 SF, 

previously 144,300 SF). This also results in the building being approximately 10 feet further 

away from the property line and town line to the west. 17 parking spaces were removed to allow 

the drive aisle to curve around the wetland, and a retaining wall is shown to maintain the existing 

elevation of the wetland. 
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Staff feel that this change to preserve Wetland F represents an improvement, protecting the most 

functional of the existing natural resources on the site. 

 

Resulting changes to the original project description due to this revision are highlighted below. 

 

 

Project Description______________________________________________________________ 

 

The two parcels combined create a 19.98-acre site located at the cul-de-sac of Commerce Road, 

which is bounded by I-291 to the north and the East Hartford town line to the west. The parcel to 

the east is undeveloped, and the parcel to the south contains an industrial building currently 

occupied by a plastic fabrication company. Nearby uses on Commerce Road and Batson Drive 

are industrial, and a residential neighborhood is located to the west in East Hartford. The 

currently undeveloped site was leveled and prepared for development following approval of the 

industrial park subdivision in 2000. 

 

The applicant proposes the construction of a new 140,000 SF (previously 144,300 sq. ft.) 

warehouse distribution building which would accommodate up to three (3) tenants, including 28 

loading docks, 2 drive-in doors, 15 trailer storage spaces and 110 (previously 127) parking 

spaces. The northern portion of the site would remain undeveloped with access retained for the 

existing easement in favor of the Hartford Electric Light Co., which operates and maintains 

utility poles and overhead wires on that part of the site. 

 

Renderings of the proposed building are included at the end of the attached plan set. The 

building façade includes changes in color (neutral tones of gray to white) and geometry to 

visually break up large expanses of wall. On the east side of the building, the loading docks and 

drive-in doors span the length of the building, while the south and west sides include covered 

pedestrian entrances. Egress doors are located on all sides of the building. 

 

Traffic & Parking 

 

As proposed, vehicular access to the site would be via a single driveway off of the Commerce 

Road cul-de-sac. An access road would loop around the building, as required for emergency 

vehicle access. The 28 loading docks and 2 drive-in doors are located on the east side of the 

building, and 15 trailer storage spaces are located on the north side. Large trucks would be 

limited to these areas; signage and a height clearance bar are shown to prevent tractor trailers 

from continuing around to the west and south sides of the building. Only personal vehicles will 

be allowed in those areas, where the 110 (previously 127) parking spaces are located. 

 

A traffic report provided by F.A. Hesketh & Associates indicates that the anticipated traffic that 

would be generated by the proposed development can readily be accommodated by the existing 

roadway network without a significant impact to existing traffic operations. 

 

 



Luzern Associates LLC August 15, 2024 

 Page 3 

 

 

 

Stormwater Management 

 

In the existing undeveloped condition, the portion of the site where the proposed building would 

be located is relatively flat, having been leveled in 2000 following the subdivision approval. This 

level area is at a higher elevation than its surroundings, so any surface runoff flows downhill to 

the west, north, and east. An existing detention basin to the east was part of the approved 

subdivision and is intended to collect stormwater for the industrial park. 

 

As proposed, roof water from the building would drain directly into the existing detention basin, 

and stormwater from the rest of the site would be conveyed through a system of catch basins and 

leak-offs into two (2) (previously 3) new detention basins – most stormwater will drain to the 

larger basin to the northeast, and some overflow will drain to a smaller one immediately off of 

the entrance from Commerce Road. These basins are also intended to function as created 

wetlands in order to offset the filling of existing wetlands, and will be vegetated with wetland 

plants (this is discussed further below). 

 

Landscaping & Screening 

 

As shown on sheet C4.1 of the attached plan set, the clearing of existing trees will be limited to 

the area of construction; existing vegetation will be allowed to remain beyond the construction 

limits. Supplemental planting along the edges of Wetland F will provide additional screening 

from the residential properties. Slightly to the north of that, a combination of a retaining wall, 

wood fence, and evergreen plants is shown for the same purpose. 

 

It should be noted that the Industrial Park Regulations require a minimum building setback of 

150 feet from existing residences. The proposal exceeds this requirement. In an effort to further 

limit any nuisance to the abutting residences, the loading docks are intentionally located on the 

east side of the building, and truck circulation is limited to the east and north sides. 

 

Utilities 

 

The site is served by Town water and sewer. The anticipated utility demand of the proposed 

development is not expected to have any adverse impact on these systems. 

 

 

Issuance of Wetland Permit_______________________________________________________ 

 

After considering all relevant facts and circumstances, and in accordance with Section 5.3 of the 

Inland Wetlands and Watercourses Regulations, the Commission may approve this application as 

filed; grant it upon other terms, conditions, limitation, or modifications of the regulated activities 

as they deem appropriate; or deny it. 
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In evaluating applications in which the Agency relied in whole or in part on information 

provided by the applicant, if such information subsequently proves to be false, deceptive, 

incomplete or inaccurate, the permit may be modified, suspended or revoked. 

 

At its meeting on July 1, 2024, the Commission, acting in its capacity as the Inland Wetlands 

Agency, determined that the proposed development may have a significant impact on the existing 

wetlands, and therefore requires a public hearing. The applicant must also provide additional 

description of the following: 

• Description of the ecological communities and function and values of the wetlands and 

the effects of the proposed activities on these communities and wetland functions; 

• Description of any prudent and feasible alternatives considered which would cause less 

or no environmental impact to the wetlands; 

• Analysis of chemical and physical characteristics of any fill material; 

• Soil sample data (only if the area is believed to contain poorly drained, alluvial, and/or 

floodplain soils). 

 

Wetland Impacts 

 

As proposed, the development would involve the filling of several pocket wetlands that have 

developed since the leveling of the site in 2000, but Wetland F would be preserved and 

protected. The applicant proposes to mitigate this impact by creating new wetlands in the two (2) 

(previously 3) proposed detention basins. These created wetlands, which would total 

approximately 0.62 acres (previously 0.97 acres), are detailed on sheet C5.1 of the attached plan 

set. 

 

The total proposed area of direct disturbance within the wetland area is 0.72 acres 

(previously 0.77 acres), and the direct disturbance within the upland review area is 8.36 

acres. [NOTE: These numbers are provided by the applicant.] 

 

 

Erosion & Sedimentation Control Plan_____________________________________________ 

 

Erosion and sedimentation controls for the project, highlighted on sheet C7.1 of the attached plan 

set, include a dedicated construction entrance with anti-tracking pad off of Commerce Road, 

concrete washout area, and soil stockpile area surrounded by silt fence. Silt fencing is shown 

around the perimeter of the entire work area. The two (2) (previously 3) proposed detention 

basins are identified for use as temporary sediment basins during construction, with temporary 

swales for conveyance of runoff. Erosion control blanket is shown on areas with steep slopes, 

and inlet protection is shown at all new drain structures. 
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For the Commission’s Consideration_______________________________________________ 

 

The Commission should consider whether the proposed development meets the special exception 

criteria outlined in Art. IV, Sec. 20 of the Zoning Regulation, as well as the requirements of the 

Industrial Park Regulations (attached). 

 

For the inland wetland permit, the Commission should consider whether the applicant has 

satisfactorily considered all prudent and feasible alternatives to avoid environmental impact to 

the existing wetlands, as well as whether the proposed mitigation sufficiently offsets the impacts. 

 

 

Economic Development Commission (EDC)_________________________________________ 

 

In addition to PZC approval, EDC approval is required in accordance with Section VIII of the 

Industrial Park Regulations. At its meeting on July 11, 2024, the EDC unanimously approved the 

proposal. 

 

 

Staff Review___________________________________________________________________ 

 

Town staff has reviewed the plans and documents submitted with the application and the status 

of any outstanding comments will be provided at the August 19, 2024 meeting. 

 

 

 

 

 

 

mp 
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TRACCONSULTING 
 Construction-Development Consultants 
 40 Rita Drive, New Fairfield, CT 06812  
 
 
May 30, 2024 
 
Planning and Economic Development  
Lincoln Center 
494 Main Street  
Manchester, CT 06045 
 
Re: Project Narrative 
 71 & 81 Commerce Road 
 Manchester, CT 
 
The proposed project consist of a 144,074 SF warehouse distribution building with 28 loading 
docks, 2 drive in doors, 15 trailer storage spaces and parking for 127 automobiles located on the 
combined properties of 71 and 81 Commerce Road with a total acreage of 19.980. 
 
The properties are zoned “I” Industrial and part of an industrial subdivision approved by the PZC 
in 2000. Accessed to the site is off of Commerce Road and bounded by industrial zoned 
properties to the east and south, residential zoned properties to the west in East Hartford and 
interstate 291 to the north.  
 
Although the planned uses; warehouse, light industrial and manufacturing are as of right, the 
project requires a Special Use Exception per Article II section 16.15.02 since it exceeds 4-acres, 
60 parking spaces and more than 7 loading docks.  
 
Special Exception Criteria 
 
Review of the special exception use by the Planning and Zoning Commission shall be based on 
the criteria defined in Article IV Section 20.01 of the zoning regulations. 
 
(a) Suitable Location for Use. The project use is suitable for the location since the property is 

part of an approved industrial subdivision which contemplated the use proposed. 
Furthermore the use is in accordance with the Plan of Conservation and Development which 
designates this area as a the special industrial zone (SP-IND) suitable for  truck circulation, 
large building footprints and uses including warehouse and manufacturing. 

(b) Suitable Structures for Use.  The proposed structure is suitable for this site and the 
subdivision in that its location and size is consistent with the location and size of buildings 
shown on the concept plans contained in the subdivision approvals. Of the 5-lots contained 
in this subdivision only one lot has been developed. Development of these two lots will 
promote the development of the remaining two lots which is consistent with the plan of 
Conservation and Development. The properties abut residential properties to the west in East 



Hartford.  This was also contemplated when the subdivision was approved with the 
requirement that the building is set back from the residences 150’. The planned development 
complies with this along with preserving trees and vegetation as a buffer. 

(c) Neighborhood Compatibility. As discussed in (a) and (b) this project is in an industrial zone. 
The design complies with the zoning regulations. We have designed the project in 
consideration of the residential properties by placing the loading docks on the east side away 
from the residences, setting back the building 150’plus and have maintained and enhanced 
the natural buffers.  

(d) Adequate Parking and Access.  The development contains parking for 127 automobiles 
including required accessible spaces and EV charging spaces. According to the Parking 
Generation Manual by the Institute of Transportation Engineers, this project as a warehouse 
use would require 56 parking spaces. Access to the site is via commerce Road with a single 
in and out driveway with stop sign. 

(e) Adequate Streets for Use.  The site is access via Chapel Road to Batson Drive to Commerce 
Road. According to the traffic report prepared by F.A.Hesketh Associates the traffic 
generated by the proposed development can readily be accommodated by the existing 
roadway network without a significant impact to existing traffic operations. 

(f) Adequate Emergency Access.  The site is laid out with a roadway circulating the building 
that provides access to all parts of the building by emergency vehicles and fire trucks. Fire 
hydrants are located at required intervals for firefighting.   

(g) Adequate Public Utilities. As part of the construction of Commerce Road utilities to 
accommodate the property including water, sewer, gas and electric were installed. Also as 
part of the subdivision a storm water system was installed connected to the retention basin 
located on both 71 and 51 Commerce Road. 

(h) Environmental Protection and Conservation.  The existing site was cleared and leveled and 
generally made ready for development consistent with the approved subdivision plans back 
in 2001. Over the years the site was left vacate and in low spots wetland areas developed in 
the areas slated for development. The plan for the site is to regrade the site including the 
wetland areas in the building pad and create new wetlands as designated in the plans. See 
wetlands application and report. Because the site was cleared and leveled there are no 
specimen trees with in the development to save. The storm water system will incorporate 
three (3) water quality basins to treat storm water before draining into the existing storm 
water retention basin or drainage easement. The proposed project implements sustainable 
initiatives; the roof is designed to accept solar, electric vehicle charging stations are 
provided and the building is designed in accordance with the latest energy efficiency 
standards. 

(i)  Consistent with Purposes.  The project complies with the zoning regulations and the Plan for 
of Conservation and Development, will provide greater control over storm water, will 
establish additional permanent wetland areas to promote wild life and provides for economic 
growth.  

(j) Integration of Use. Does not apply 
  

 
 
  



 

 

● Soil & Wetland Studies   
● Ecology ● Application Reviews   
● Listed Species Surveys ● GPS  

 ● Environmental Planning & Management   
● Ecological Restoration & Habitat Mitigation   

● Expert Testimony ● Permitting  
 

 

Rema Ecological Services, LLC ● 43 Blue Ridge Drive, Vernon, CT 06066 ● 860.649-7362 / 860-883-8690 ● www.remaecological.com 

 
 

 

 

 

June 7, 2024 
 

VIA E-MAIL  

 

Town of Manchester 

Inland Wetlands & Watercourses Agency 

41 Center Street 

Manchester, CT 06045 

 

ATTN: Mr. Eric Prause, Chairman 

 

RE:  WETLANDS ASSESSMENT - Summary of Findings 

 Proposed Distribution Warehouse 

 71 & 81 Commerce Road, Manchester, CT 
 
  REMA Job #24-2666-MAN44 
 

Dear Chairman Prause and Agency Members: 
 
At the request of the applicant, LFF Commerce JV, LLC, REMA ECOLOGICAL SERVICES, LLC 

(REMA), has prepared this Wetlands Assessment: Summary of Findings to be submitted as 

part of an application before the Town of Manchester’s Inland Wetlands and Watercourses 

Agency, to conduct regulated activities at the above-referenced property.  This is pursuant to 

the provisions of the Inland Wetlands and Watercourses Act, Connecticut General Statutes 

Section 22a-28 through 22a-45d, inclusive, and the Inland Wetlands and Watercourses 

Regulations of the Town of Manchester (adopted November 14th, 1975, and effective January 

3rd, 2014). 

 

The primary objective of this report is to provide the Agency with brief descriptions and 

characterizations of the regulated wetlands and watercourses associated with the subject site, 

an assessment of their ability to provide various functions and values, and to analyze potential 

short-term and long-term impacts to these resources.  Moreover, mitigation strategies that off-

set the impacts will be presented and discussed, which include compensatory wetland 

mitigation. 
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1.0 Introduction & Overview 
 
The subject site (or “property”) is located at the end of Commerce Road, in Manchester, CT 

(see Figures 1 and 2 attached), to the north of an existing industrial building (i.e., AGA-PGT 

Plastics Gearing Tech), to the east of the East Hartford – Manchester municipal boundary, and 

to the southwest of the Interstate 291 transportation corridor.  The site is situated at the 

northwest corner of the Town of Manchester.  And electric power right-of-way (i.e., 

Eversource) traverses the northern portion of the site, and a portion of a constructed detention 

basin occurs within its eastern extent. 

 

The applicant is proposing to construct a 144,000 square foot distribution warehouse with 

associated parking, truck loading, trailer parking, stormwater management facilities, and other 

infrastructure improvements.  The subject site, which encompasses approximately 19.98 acres, 

includes a relatively recently disturbed, nearly level area which was graded and prepared for 

an approved two building industrial development, which was subsequently not constructed.  

The earthwork took place sometime between 2001 and 2003 (see Figures 3 and 4, attached).  

This level area is currently a mosaic of scrub shrub and meadow, including both uplands and 

wetlands, to be further described below.  The site also includes a wooded strip along a steep 

slope located along the western property boundary, as well as young woods, and scrub shrub 

and vine tangles. 

 

Plant species composition reflects the site’s fine to very fine textured sandy soil, and its history 

of past activities, as shown in reviewed on-line archival aerial photography (i.e., CTECO, 

UConn Magic, CT State Library) for the following flight years: 1934, 1951, 1965, 1970, 1986, 

1990, 1995, and 2004 (see Figures 3 and 4, for example).   

 

For this report, REMA reviewed plans prepared by Alford Associates, Inc., of Windsor, 

Connecticut. The set of plans (16 sheets) are entitled “Site Plan, Prepared for LFF Commerce 

JV, LLC, 71 Commerce Road and 81 Commerce Road, Manchester, Connecticut,” dated May 

6, 2024. 

 

This report is a Summary of Findings that provides a brief “description of the ecological 

communities and functions of the wetlands or watercourses involved with the application and 

the effects of the proposed regulated activities on these communities and wetland functions,” 

as required by Section 4.4(b) of the Town of Manchester Inland Wetland and Watercourses 

Regulations.   
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Wetlands were delineated and characterized by REMA, beginning on 10-27, and 11-30-2023.  

Additional site investigation to delineate wetland resources and compile baseline data was 

conducted on 2-12, 3-18, and 5-22-2024.  Wetland boundaries were delineated by REMA 

Registered Soil Scientist George T. Logan during the first three of the aforementioned site 

visits.  A REMA On-Site Soil Investigation & Wetland Delineation Report (the “Wetland 

Delineation Report”) dated May 24, 2024, supporting the wetland delineations, is being 

submitted separately.   

 

We note that REMA reviewed secondary source data, including archival aerial photographs, 

previously mentioned, and also more recent aerial photography for flight years 1990 through 

2023 (Google Earth).  We also reviewed USGS topographic maps, including historic ones 

(e.g., 1954), CTECO Resource Maps, the State of Connecticut Soil Survey (USDA-NRCS) 

(attached to the Wetland Delineation Report), and several CT DEEP GIS-based resource maps 

(e.g., surficial and bedrock geology, etc.).   

 

Attached to this Summary of Findings we provide several annotated photographs, primarily of 

the site’s regulated resources, as well as other pertinent features of the site (see Photos 1 

through 18, attached). 

 

2.0 Existing Conditions 
 
2.1 Wetland and Watershed Overview  
 

The site’s delineated regulated wetland/watercourse resources, Wetlands A through F (see 

Figure A of the Wetland Delineation Report), are mostly isolated, and do not discharge off 

site, with the exception of Wetland D, which may overflow to a constructed detention basin 

immediately to the east.  This detention basin discharges to the Connecticut River via the 

Podunk River (Basin 4004-05-1).     

 

2.2 Geology and Soils 
 

Based on State of Connecticut GIS data (i.e., CTECO), the subject site is underlain mainly by 

thick till deposits.  Bedrock is mapped as Portland arkose (Jp) (i.e., reddish-brown arkose; 

a.k.a., brownstone).   

 

The USDA/NRCS soils map (i.e., Web Soil Survey) shows the well-drained Wethersfield loam 

(Mapping Unit 87), occupying the majority of the site prior to the earthwork that took place in 
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the early 2000s.  As a result, most of the “study area” (see Wetland Delineation Report) is now 

mapped as Udorthents (Mapping Unit 308) consisting of well drained to moderately well 

drained soils altered by cutting, filling, or grading.  Prior to the earthwork, no wetlands 

occurred (or were mapped) on the subject site.  However, the grading resulted in compacted 

materials, and several isolated wetlands were formed in microtopographical depressions.  The 

soils that are forming in these newly created wetlands are mapped as Aquents (Mapping Unit 

308w). 

 

2.3 Wetland Characterizations  

 

Six distinct, isolated wetlands (i.e., Wetlands A through F), were delineated at the subject site.  

Wetlands A, B, C, and E, have resulted predominately from the trapping of rainwater on 

compacted, fine-grained reddish subsoils.  Wetland D was likely created as a swale to trap and 

direct water easterly to an existing detention basin.  Similarly, Wetland F is a constructed 

detention/sediment erosion basin.    

 

Wetlands A through E, predominately poorly drained, emergent wetlands (i.e., wet meadows), 

supporting seasonally flooded and seasonally saturated hydrologic regimes.  Figure A, 

attached to the aforementioned On-Site Soil Investigation & Wetland Delineation Report, 

graphically shows their approximate extents on a 2016 aerial photograph.  Wetland F, the small 

detention basin may also be semi-permanently flooded.  This wetland was investigated in 

March and May of 20241 for potential serving as habitat for the breeding of vernal pool obligate 

amphibians, such as wood frog and spotted salamander.  Egg masses or individuals of such 

species were not detected. 

 

All of the delineated wetlands are palustrine (i.e., freshwater), emergent wetlands, classified 

as PEM1, according to the National Wetlands Inventory (NWI) classification system, 

dominated herbaceous species, including sedges (i.e., fox, tussock, stipate, etc.), red tope, 

cattail, common reed, purple loosestrife, willowherbs, wool grass, swamp milkweed, 

goldenrods, and asters.  Also, shrubs were observed growing within the delineated wetlands, 

such as at the western edge of Wetland E.  These included such species as red maple (seedlings, 

saplings), multiflora rose, silky dogwood, and variety of willow species.  Wetland C is 

characterized by a maturing stand of common reed (i.e., Phragmites australis). 

 
1 A dip-net was untilized during the May survey.  Many mosquitoe larvae were observed, but not 

amphibian larva (i.e., tadpoles). 
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2.4 Wetland Functions & Values 

 

Wetland/watercourse functions and values2 were assessed informally, using the rationales of a 

standardized evaluation methods [e.g., US Army Corps of Engineers’ Descriptive Approach 

(1995)], and best professional judgment.  Wetland and upland baseline data provide the basis 

for the assessment, as well as the landscape setting of the site, as noted above.  Table A (below) 

shows the results of the assessment.   

 

Table A: Summary of Wetland/Watercourse Functions-Values Assessment 
 

 
Function/Value 

 
Wetlands A to F  

Groundwater Recharge/discharge N 

Floodflow alteration N 

Sediment/Shoreline Stabilization n/a 

Sediment/toxicant/pathogen retention N/Y3 

Nutrient Removal/Transformation Y 

Production Export  Y 
Aquatic Habitat N 

Wildlife Habitat Y 

Endangered Species Habitat N 
Visual Quality/aesthetics Y 

Educational/Scientific Value Y 

Recreation (passive/active) N 

Uniqueness/heritage N 
 
Notes:  P = Primary/principal function; Y = secondary/function present; N = function not appreciably 

present or absent 

 

Due to their isolation and their relatively recent formation, none of the site’s delineated 

wetlands confer any principal/primary functions.  None are associated with a flowing 

watercourse, and the presence of invasive species within or along their perimeters, detract from 

their function.  It should be noted that if these wetlands were left to continue to “mature,” they 

will be overtaken by woody species, including invasives such as multiflora rose.  As the woody 

species become dominant, especially tree species, these wetlands will shrink or transition to 

uplands, by the sheer increase in evapotranspiration.  With limited watersheds, and relying 

 
2 Functions are those provided by a given wetland/watercourse that are intrinsic to the resource.  That is, they would 

present regardless of society (e.g wildlife habitat, nutrient removal/transformation).  Values are those services that 

society benefits from (e.g., floodflow alteration, recreation, educational/scientific value.  Some “functions” also benefit 

society, such as sediment/toxicant/pathogen retention. 
3 Wetlands D and F, only, and to a minor extent. 
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much on direct precipitation for their hydrology, shrubs and trees will quickly use the limited 

supply of water, and many of these areas will dry up, and longer function as wetland habitats. 

 

3.0 Overview of Potential Wetland/Watercourse Impacts 
 
3.1 Direct Wetland/Watercourse Impacts 

 

Per the reviewed plans, direct impacts to wetlands shall be 33,600 square feet (i.e., 0.77 acres).  

All of the recently created isolated wetlands (i.e., Wetlands A to F), described in previous 

sections of this report, would be filled to provide for the development of the distribution 

warehouse.  Reasonable development of the property, per its zoning designation, cannot take 

place without filling/disturbing these wetlands.  Due to their very young age, low or negligible 

functions and values, and isolation, the disturbance of these wetlands is not considered a 

significant loss of regulated wetlands.  Nevertheless, similar and potentially higher functioning 

wetlands will be created within the site’s two proposed detention basin (Basins #1 and #2). 

 

3.2 Indirect Wetland/Watercourse Impacts 
 
Indirect or secondary impacts to a wetland or watercourse can occur as a result of activities 

outside of wetlands or watercourses.  Such impacts can be short-term or long-term, and are 

typically associated with the potential for erosion and sedimentation, mostly during the 

construction period, the removal or disturbance of vegetation in upland areas but adjacent to 

wetlands or watercourses, the alteration of wetland hydrology or the flow regime of a 

watercourse, and the discharge of degraded surface water or groundwater, which may 

adversely impact the water quality of the regulated resources both on-site, but also, potentially 

off-site and downgradient.   

 

The potential for any of these indirect impacts to occur at the site as a result of the proposal 

depends on the regulated resources themselves, the functions and values that they provide, 

their environmental sensitivity, and their ecological and physical characteristics.  These 

potential impacts are discussed below. 

 

3.2.1 Erosion and Sedimentation 
 
The potential for soil erosion and subsequent deposition in wetlands or watercourses exists at 

every development site that involves soil disturbance.  At this site the risk or the potential for 

adverse impacts from erosion and sedimentation is considered to be moderate.  The primary 
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reasons for this assessment are as follows: (1) appropriate erosion and sedimentation controls 

have been proposed, as seen on the submitted plans, conforming to CT DEEP’s 2002 

Guidelines for Soil Erosion and Sediment Control, or as most recently amended4, (2) the area 

to be disturbed for the building and paved areas are on fine-textured subsoils, that are 

moderately erodible, and (3) slopes are generally gentle to nearly level throughout the area 

subject to soil disturbance.  Nonetheless, diligent monitoring and maintenance of erosion and 

sedimentation controls is necessary to ensure that the regulated resources are protected during 

the construction phase. 

 

3.2.2 Removal of Native Vegetation and Habitat Loss 
 
Habitat loss associated with land clearing is an unavoidable consequence of land development, 

which has the potential of impacting wetlands and watercourses, especially when conducted 

in close proximity to such regulated resources, such as within the designated 100-foot wide 

upland review area (URA).  At this is not an appropriate metric for assessing wetland impacts, 

since all of the newly created, isolated wetlands would be filled. 

   

3.2.3 Potential Impacts to Wetland Hydrology and Stream Flow 
 
Under existing conditions all of the wetlands are fed by direct precipitation and from surface 

flows from their relatively small watersheds.  Since all of these newly created isolated wetlands 

would be filled, this is not a relevant category for impact assessment.  Nevertheless, all of the 

runoff that will be generated from impervious surfaces at the site will be directed first to two 

on-site detention basins, which have been designed to retain water and promote wetland 

hydrology.  Both of these basins will be plated with wetland species and provide similar or 

higher functions and values than the wetlands that are being filled.   Also, the two basins will 

discharge to an off-site wetland which contains a large wetland habitat, thus maintaining its 

hydrology. 

 

3.2.4 Potential Water Quality Impacts 
 
Stormwater runoff from impervious surfaces of development (e.g., commercial, residential, 

industrial) sites has the potential of degrading the water quality (i.e., surface and groundwater) 

of regulated resources.  Generation of potential pollutants on impervious surfaces typically 

 
4 The 2024 Guidelines for Soil Erosion & Sediment Control amend the 2002 guidelines, with an effecive date 

of March 30, 2024.  However, since the design for the for the subject development proposal was more than 

50% completed by March 30, 2024, the site is not subject to the updated quidance. 



Town of Machester Inland Wetlands &Watercourses Agency 
RE: Proposed Distribution Warehouse, 71 & 81 Commerce Road, Manchester, CT 
June 7, 2024 
Page 8 

WA-71-n-81CommerceRD-6-7-2024.docx 

 

results from vehicular traffic over them.  The more the “axle-miles” or the movements of 

vehicles over impervious surfaces, the higher is the potential loading of runoff constituents, 

including sediment, nutrients, heavy metals, and the like. 

 

The newly revised 2024 CT Stormwater Quality Manual (“the Manual”), with an effective date 

of March 30, 2024, provides the applicable guidance for designing effective stormwater 

management that will provide for water quality control.  Since the proposal was more than 

50% designed by March 30, 2024 the revised guidance would not apply.  Nevertheless, the 

design engineer, as seen in the Stormwater Management Report, dated May 6, 2024, utilizes 

some of the new guidance, such as the for the calculation of the water quality volume (WQV).   

 

In reviewing the proposed stormwater management system, the aforementioned Stormwater 

Management Report, and the potential sensitivity of the receiving off-site surface waters, it is 

our professional opinion that there will not be any adverse impacts to these waters, which 

include downgradient wetland resources. 

 

4.0 Mitigation 
 
In an effort to replace lost functions and values from the filling or alteration of the site’s six, 

recently formed, isolated wetlands, the two proposed detention basins have be designed to 

provide appropriate hydrology as wetland habitats, with appropriate planting materials, as seen 

on the submitted plans (see Sheet C5.1).  We note that typically creation of wetland habitats 

within stormwater wetland basins, is not considered as “in-kind” mitigation.  However, in this 

case, where the wetlands taken are of low functional quality, are recently formed, and would 

likely “blink-out” or substantially be reduced in size as woody vegetation took over within 

them, this mitigation strategy is reasonable.  In fact, while some functions and values would 

be similarly conferred, that is, not substantially enhanced (e.g., wildlife habitat), others would 

increase, such as sediment/toxicant/pathogen retention, nutrient removal/transformation, and 

production export.  Moreover, the creation of wetland habitats are concentrated in two larger 

areas, instead of six isolated areas, which typically increases functions and values. 

 

5.0 Conclusion 
 
It is our professional opinion that while six, low-functioning, isolated, and newly formed 

wetlands will be impacted, their functions and values will more than be replaced by the 

proposed created wetland habitats.  Moreover, short-term and long-term impacts to off-site 
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wetland resources are not expected, which include the preservation of the water quality of 

downgradient receiving waters.   
 
Please call us if you have any questions on the above or need further assistance. 

 

Respectfully submitted, 
 
REMA ECOLOGICAL SERVICES, LLC 
 

 

 

 

George T. Logan, MS, PWS, CSE    

Certified Senior Ecologist     

Professional Wetland Scientist    

Registered Soil Scientist     
 

Attachments: Figures 1 through 4; Annotated Photographs (1-18)  
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PROJECT NAME & SITE LOCATION:  REMA Job No.:   23-2666-MAN44         

+/- 8.5 acres (study area)   Field Investigation Date(s): February-April 2024  

71 & 81 Commerce Road  Field Investigation Method(s): 

Manchester, CT   Spade and Auger 

   Backhoe Test Pits 
   Other:     
REPORT PREPARED FOR:   Field Conditions: 
TRAC Consulting  Weather: sunny to overcast, 30s to 50s  

40 Rita Drive  Soil Moisture:  Moderate-High   

New Fairfield, CT  Snow Depth: none   

Attn.: Tom Riley  Frost Depth: none   
 
Purpose of Investigation: 

 Wetland Delineation/Flagging in Field 
 Wetland Mapping on Sketch Plan or Topographic Plan  
 High Intensity Soil Mapping by Soil Scientist 
 Medium Intensity Soil Mapping from The Soil Survey of Connecticut Maps (USDA-NRCS)  
 Other:   

Base Map Source: CT Soil Survey web; USDA-NRCS) (attached), Figure A (attached)       
 

Wetland Boundary Marker Series: RES-A-1 to RES-A-29, RES-B-1 to RES-B-9, RES-C-1 to RES-
C-17, RES-D-1 to RES-D-8, RES-E-1 to RES-E-53, and RES-F-1 to RES-F-12 (closed lines)  
 
General Site Description/Comments: The “study area” or “site” consists of roughly 8.5 acres of land of an 

overall 19.98 acre property, located in an industrially-zoned portion of Manchester, CT.  The site was graded 

and filled sometime between 2001 and 2003 to prepare “pads” for two industrial buildings.  This grading 

created very shallow depressional areas that have ponded a few inches of water for a significant enough time 

for several, isolated wetland areas to develop.  The site’s original soils were derived from glacial till (i.e., 

unstratified sand, silt, and rock) deposits.  However, under existing conditions the great majority of the soils 

within the study area are disturbed and are derived from sandy/silty fill.  The soils are classified as Aquents 

(308w), which are poorly drained disturbed wetland soils, and as Udorthents (308) which are moderately 

well drained disturbed upland soils.   Also, at the far northwestern portion of the site, in a forested area, the 

soils are identified as the well-drained Wethersfield (87) loam soil series.  At the far southwestern section of 

the study area, a small shallow detention basin was investigated as a vernal pool, but no obligate species 

(e.g., mole salamanders, wood frogs) were observed.  For the most part, the regulated wetlands within the 

study area are emergent (i.e., meadow/marsh), with some scrub shrub inclusions.  Dominant species include 

willows, dogwoods, cattail, common reed, sedges, rushes, monkey flower, swamp milkweed, purple loosestrife, 

goldenrods, asters, red top, and others.  We note that the study area does contain several, small and isolated 

“wet” areas with wetland vegetation but marginal upland soils, which were not delineated.   

 
REMA ECOLOGICAL SERVICES, LLC 

43 Blue Ridge Drive, Vernon, CT 06066  
860.649.REMA (7362) / 860.883.8690 
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ON-SITE SOIL INVESTIGATION & WETLAND DELINEATION REPORT (CONTINUED) 
 
PROJECT NAME & SITE LOCATION:  +/- 8.5 acres (Study Area)   

  71 & 81 Commerce Road, Manchester, CT  

 

 

SoilsReport-71and81CommerchRD-5-24-24 

SOIL MAP UNITS 
Upland Soils 
 

Udorthents (308).  This soil mapping unit consists of well drained to moderately well drained soils that have been 

altered by cutting, filling, or grading.  The areas either have had two feet or more of the upper part of the original 
soil removed or have more than two feet of fill material on top of the original soil.  Udorthents or Made Land soils 
can be found on any soil parent material but are typically fluvial on glacial till plains and outwash plains and 

stream terraces. 
 

Wethersfield loam (87).  The Wethersfield series consists of deep, well drained soils formed in a coarse-loamy 

mantle underlain by firm, compact glacial till from Triassic materials.  They are nearly level to steeply sloping 
soils on till plains, low ridges and drumloidal landforms.  The soils developed in glacial till derived mainly from 

reddish Triassic sandstone, conglomerate and shale with some basalt.  Typically, these soils have a dark brown 
loam surface layer 8 inches thick.  The subsoil from 8 to 25 inches is reddish brown loam.  The substratum from 
25 to 60 inches is reddish brown, firm fine sandy loam. 

 

Wetland Soils 
 

Aquents (308w).  This soil map unit consists of poorly drained and very poorly drained, disturbed land areas.  

They are most often found on landscapes which have been subject to prior filling and/or excavation activities.  In 
general, this soil map unit occurs where two or more feet of the original soil surface has been filled over, graded or 
excavated.  The Aquents are characterized by a seasonal to prolonged high ground water table and either support or 
are capable of supporting wetland vegetation.  Aquents are recently formed soils which have an aquic moisture 

regime.  An aquic moisture regime is associated with a reducing soil environment that is virtually free of dissolved 
oxygen because the soil is saturated by groundwater or by water of the capillary fringe.  The key feature is the 
presence of a ground water table at or very near to the soil surface for a period of fourteen days or longer during the 

growing season. 
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ON-SITE SOIL INVESTIGATION & WETLAND DELINEATION REPORT (CONTINUED) 
 
PROJECT NAME & SITE LOCATION:  +/- 8.5 acres (Study Area)   

  71 & 81 Commerce Road, Manchester, CT  

 

 

SoilsReport-71and81CommerchRD-5-24-24 

SOIL MAP UNITS 
 

See previous page 
 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 
 
 

 
 
Any accompanying soil logs and soil maps, and the on-site soil investigation narrative are in accordance with the taxonomic 
classification of the National Cooperative Soil Survey of the USDA Natural Resource Conservation Service, and with the 
Connecticut Soil Legend (DEP Bulletin No.5, 1983), as amended by USDA-NRCS.  Jurisdictional wetland boundaries were 
delineated pursuant to the Connecticut General Statutes (CGS Sections 22a-36 to 22a-45), as amended.  The site investigation was 
conducted and/or reviewed by the undersigned Registered Soil Scientist(s) [registered with the Society of Soil Scientists of 
Southern New England (SSSSNE) in accordance with the standards of the Federal Office of Personnel Management]. 
 
Respectfully submitted, 
 

REMA ECOLOGICAL SERVICES, LLC 
 

 
 
   

George T. Logan, MS, PWS, CSE      
Registered Professional Soil Scientist   
Field Investigator/Senior Reviewer  
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43B Rainbow silt loam, 3 to 8 
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percent slopes

29.4 26.1%

82D Broadbrook silt loam, 15 to 25 
percent slopes

0.4 0.4%

87B Wethersfield loam, 3 to 8 
percent slopes

10.4 9.2%

87C Wethersfield loam, 8 to 15 
percent slopes

7.8 6.9%

87D Wethersfield loam, 15 to 25 
percent slopes
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306 Udorthents-Urban land 
complex

15.7 13.9%

702A Tisbury silt loam, 0 to 3 percent 
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702B Tisbury silt loam, 3 to 8 percent 
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1.9 1.7%

704A Enfield silt loam, 0 to 3 percent 
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BUCKLAND INDUSTRIAL PARK II  
 

 

 

 -1- 

Property located within the Buckland Industrial Park II shall be held, transferred, sold, leased, 

conveyed, and occupied subject to the regulations herein set forth, each and all of which is are for, 

and shall inure to, the benefit of and pass with each and every parcel of property and shall apply to 

and bind the heirs, assignees and successors in interest of any owner thereof. 

 

The purpose of these regulations is to ensure proper development and use of the properties within the 

Park, to protect the owner of each parcel against such improper development and use of surrounding 

parcels as will depreciate the value of his parcel, to prevent the erection within the Park of structures 

built of improper design or materials, to encourage the erection of attractive improvements at 

appropriate locations, to prevent haphazard and inharmonious improvements, to secure and maintain 

proper setbacks from streets and adequate free spaces between structures, and in general to provide 

adequately for a high type and quality of improvement of the Park in accordance with a general plan. 

 

 

1. PERMITTED USES 

 

In the Park no building or land shall be used and no building erected or altered except in 

conformance with the permitted uses set forth in these regulations.  No uses shall be allowed 

in the Park which are not allowed in the Zoning Regulations of the Town of Manchester in 

effect at that time.  However, not all uses permitted by zoning are considered compatible 

with the intended development of the Park.  Therefore, only those uses listed herein shall be 

permitted within the Park: 

 

1. Commercial and technical uses with a principal character of: 

 

a) Light manufacturing. 

 

2) Processing and assembly of materials. 

 

3) Wholesale trade and storage. 

 

4) Warehousing/distribution. 

 

5) Research and development. 

 

6) Education. 

 

7) Construction including building and special trade contractors. 

 

8) Business service offices such as advertising, credit reporting and collection, mailing, 

reproduction, and stenographic services, computer and data processing services. 

 

9) Engineering and management services such as engineering and architectural services, 

accounting and auditing, research, testing and management and public relations. 

 

2. Public utility buildings, structures, and uses. 
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3. Restaurant - indoor service and seating only. 

 

4. The following accessory uses are permitted if such are incidental to and subordinate to 

the principal use: 

 

1) Vehicle parking. 

 

2) Garages. 

 

3) Maintenance buildings. 

 

4) Radio antennae. 

 

5) Signs. 

 

6) Recreational facilities. 

 

5. With the exception of a permitted restaurant as defined above no retail sales or service 

business shall be carried on unless the retail trade is customarily incident to, and 

subordinate to, the principal use.  There shall not be permitted any use which when 

conducted under proper and adequate conditions and safeguards will be offensive by 

reason of odor, fumes, dust, smoke, noise, glare, heat, vibration, electro-mechanical 

disturbances, electro-magnetic disturbances, radiation, air or water pollution, or which 

will be hazardous by reason of danger of fire or explosion.  No rubbish or debris of any 

kind shall be placed, or permitted to accumulate, upon or adjacent to any site. 

 

6. All permitted uses, other than parking and loading (and except outside storage which is 

described under Article IV hereof), whether principal, incidental or accessory, shall be 

carried on in buildings fully enclosed on all sides. 

 

2. DEVELOPMENT CONTROLS 

 

1. Design Objectives 

 

The use of land in the Park will be subject to the regulations and controls specified herein 

to achieve high quality design in the Park.  All development shall be guided by the 

following design objectives. 

 

a) Development within the Park shall be directed toward the creation of an area suitable 

for industry and architecturally suitable for the Town of Manchester. 

 

2) Although not restricted to a specific architectural style new buildings shall be 

designed to provide a uniform appearance and blend harmoniously with other 

previous development in the Park.  Exterior treatment of buildings shall be 



BUCKLAND INDUSTRIAL PARK II  
 

 

 

 -3- 

homogeneous on all faces using aesthetically acceptable material as to color, 

permanence, and architectural conformity with other approved development in the 

Park. 

 

3) The location and treatment of parking areas shall be such as to minimize the visual 

intrusion of parked cars, particularly as viewed from outside the Park boundaries and 

from public streets. 

 

4) Existing trees shall be preserved where possible. 

 

5) The design and use of signs shall be in keeping with the overall architectural 

character of the Park.  Coordination and approval of the type, size and location of 

signs shall be required. 

 

2. Maximum Density 

 

The ratio of total gross floor area to site area shall not exceed 1.0. 

 

3. Maximum Land Coverage 

 

1) Structure shall not cover more than 33% of the site area. 

 

2) Paved areas for parking, and loading areas shall not exceed 33% of the site area. 

 

3) Areas designed for outside storage shall be included in the area of the structure for 

purposes of this section. 

 

4. Maximum Height of Buildings and Structures 

 

No structure shall exceed 75 feet in height as measured from the adjacent grade or first 

floor elevation, whichever is lower.  This maximum height restriction shall not apply to 

chimneys, flagstaffs, and municipal or utility buildings or structures. 

 

5. Maximum Height of Accessory Structures 

 

No accessory structures shall exceed 18 feet in height as measured from the adjacent 

grade.  This maximum height restriction for accessory structures shall not apply to 

chimneys, flagstaffs, and municipal or utility buildings or structures. 

6. Minimum Setbacks 

 

1) No structure shall be less than 50 feet from the Park boundary. 

 

2) Front yards shall be at least 50 feet in depth. 

 

3) Side yards shall each be at least 25 feet in width. 



BUCKLAND INDUSTRIAL PARK II  
 

 

 

 -4- 

 

4) Rear yards shall be at least 50 feet in depth. 

 

5) In no case shall any yard be less than any buffering requirements outlined in these 

regulations nor less than one and one-half times the maximum height of the structure 

along that side of the structure. 

 

6) Setbacks along any property line of any property devoted, or zoned to be devoted, to 

residential use shall be not less than 50 feet.  No structure subject to these setback 

requirements shall be erected which is within 150 feet of a residence in existence at 

the time the adoption of these regulations.  Drives may occur within the required 

setback yards but shall not occur less than 25 feet from any property line except 

where connector drives to public streets are necessary. 

 

7) Exceptions to Setback Requirements:  The following structures and improvements 

are specifically excluded from the setback requirements: 

 

1) Steps and walks. 

 

2) Fences, except that no fences shall be placed within a setback area along a public 

street. 

 

3) Landscaping. 

 

4) Planters, not to exceed three feet in height. 

 

5) Signs identifying the owner or occupant subject to written approval of the 

Commission and as regulated in Article IX of these regulations. 

 

7. Minimum Lot area 

 

The minimum area of site to be developed in the Park shall be two acres. 

 

8. Outside Storage 

 

No materials, supplies or equipment (including trash removal facilities) shall be stored in 

any area on a site except inside a closed building or behind a visually solid barrier, or 

within a chain-link fence enclosed with evergreen plantings sufficient to visually screen 

such areas so that the stored items are not visible to a person standing on any part of 

immediately adjacent sites or an adjacent public street at an elevation no greater than the 

elevation of the base of the items being viewed. 

 

9. Roof Mounted Equipment 
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All roof-mounted mechanical equipment which projects vertically more than 2 feet 

above the roof parapet shall be screened by a visually solid barrier which is detailed 

consistent with the building design. 

 

III. UTILITIES 

 

1. All on-site utility transmission lines (including but not limited to electricity, telephone 

and gas) shall be placed underground.  High-voltage power transmission lines which 

traverse the Park shall be exempted from this requirement. 

 

2. The owner of each site upon which any drainage ditches and/or related facilities are 

located, or which may hereafter be located, shall keep and maintain same together with 

any improvements constructed thereon, or which may hereafter be constructed thereon, 

in a reasonable condition according to their design, purpose and/or function including, 

but not limited to, the removal of all obstructions which may or might reasonably cause 

redirection or impedance of the flow of the drainage thereon regardless of the source or 

cause of such obstruction or impedance. 

 

3. All above ground utility structures (excluding area lighting poles) developed for the Park 

or by the owner of any site shall be screened by plantings to minimize the visual 

intrusion of the structure in the Park. 

 

IV. LANDSCAPING 

 

1. Every site on which a building is placed shall be landscaped in accordance with these 

guidelines.  The intent of landscaping, screening and planting in this and other articles of 

these regulations is to provide for a park-like environment, aesthetically screening 

industrial uses from abutting sites and the requirements of this article shall be interpreted 

and any approvals given so as to permit flexibility and individuality in design rather than 

require rigid adherence to these specifications. 

 

1) Landscaping shall be installed within 90 days of occupancy or completion of the 

building, whichever occurs first.  However, planting shall be permitted only during 

the periods of August 15th to November 15th and April 15th to June 15th. 

 

2) All walks, drives, lawns, and landscaping on each such site shall be maintained in 

good order, repair and condition.  The entire street frontage (except drives) of any 

site shall be landscaped from the property line to the setback line if such area is not a 

part of a designated buffer or open space area. 

 

2. Landscape treatment shall consist of ground cover and shrubs or trees.  Existing trees 

shall be conserved and integrated into the landscape plan wherever possible.  Planting 

shall be designed to complement site areas such as pedestrian access, service areas, 

parking areas, the building perimeter, etc.  On large sites the use of knolls, berms, etc. to 

visually break up large flat areas is encouraged. 
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1) All new deciduous trees shall be a minimum of 2 to 2 inch caliper measured one 

foot above the root crown when planted and all evergreen trees shall be not less than 

6 feet in height when planted.  All plant materials shall be selected on the basis of 

hardiness and appropriateness to its intended use. 

 

2) Any portion of a parking area not used for parking spaces or circulation shall be 

landscaped.  Any landscaped island greater than 200 square feet within a parking 

area shall contain at least one tree.  Large parking areas shall be divided by 

landscaped buffer strips into smaller parking areas wherever possible. 

 

3) Not less than 2% of the automobile parking area of any site shall contain landscaped 

islands.  Trees shall be planted along those strips and along the perimeter of any 

parking area at intervals of not more than 75 feet.  Variations in this spacing are 

allowed provided that the number of trees intended by this article are planted.  In 

parking areas, loading areas and along drives, trees within five feet of the edge of 

paving shall be protected by the provision of curbing, wheel stops or other devices. 

 

4) A landscape border shall be provided around the perimeter of buildings except at 

paved areas.  This border shall contain a combination of ground cover and shrubs or 

trees including a fully landscaped border of not less than five feet in width adjacent 

and parallel to the front yard elevations of all buildings. 

 

5) All other portions of a developed site and not covered by buildings, structures, 

paving or landscaping as previously required shall be established with ground cover 

and shrubs or trees or may be left as undisturbed natural terrain.  A fully landscaped 

border of not less than five feet in width adjacent and parallel to the front yard 

elevations of all buildings. 

 

3. Any necessary grading shall be done in such a way that drainage to or from adjacent 

property is not adversely affected and existing trees are retained where possible. 

 

4. Necessary steps shall be taken by the owner of each site to ensure that erosion control 

measures are observed.  Reasonable precautions shall be followed (such as the provision 

of hay bales, temporary seeding, and sedimentation basins) to reduce the amount of 

erosion and siltation during construction and prior to establishment of permanent 

landscaping.  Temporary seeding, watering, the use of chemical agents, or other methods 

shall be employed to reduce the amount of dust during the construction stage. 

 

5. All landscaping and planting as required herein will be completed with respect to each 

lot before a certificate of occupancy will be issued for such lot.  If requested by the 

Town, developer will provide adequate security so as to ensure completion of said 

landscaping and planting.  On the posting of such security by the Developer and the 

satisfactory completion of other applicable improvements, the Town will issue a 

certificate of occupancy. 
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22. PARKING, DRIVES, AND LOADING AREAS 

 

1. All parking areas, drives, and loading areas shall be paved with a hard, durable, dust-

free, all-weather surface. 

 

2. Parking of vehicles shall be permitted only on paved areas off public streets.  Sufficient 

parking spaces shall be provided on each site to accommodate all employees and visitors 

using the premises and company vehicles. 

 

3. At a minimum, there shall be on each site an area for parking which contains at least one 

space for each 1.75 employees present during the largest daily work shift period.  

Parking and loading spaces shall be provided with driveway access off the public street.  

If parking requirements increase as a result of a change in the use or number of 

employees, additional off-street parking shall be provided to satisfy the intent of this 

section. 

 

4. There shall be maintained on each site facilities for loading and unloading to serve the 

business conducted thereon without using the adjacent street.  Loading areas shall not 

encroach into setback areas.  Loading areas shall be screened to minimize their 

appearance from the street or from adjoining property.  Loading areas shall not be closer 

than seventy (70) feet to the street property line. 

 

5. Vehicular and pedestrian traffic shall be separated on each site thorough the use of 

sidewalks and marked pedestrian crossings, except as may otherwise be shown on an 

approved site plan filed a condition for special exception approval with the Planning and 

Zoning Commission of the Town of Manchester. 

 

VI. LIGHTING 

 

1. All types of lighting which are intended to illuminate the building or yards shall be 

designed or arranged as specified herein and as otherwise necessary to ensure that the 

lights will not shine into the eyes of any person external to the premises and that the 

lights will not cause a nuisance from excessive glare. 

 

1) It is the intent that lighting will blend with the architectural treatment of each 

building and with the overall design of the Park, and that no light source will be 

visible off the site and that the levels of lighting necessary on any site for the purpose 

of security, safety and design will not cause excessive levels of illumination beyond 

the Park boundaries. 

 

2) Exterior lighting shall include but shall not be limited to all lights mounted outside of 

a building including freestanding area lighting and ground lights. 
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3) No flashing, intermittent, or other mechanically operated illumination creating the 

illusion of movement shall be permitted.  Lights producing varying intensities or 

changing colors are prohibited. 

 

4) The maximum height of any lighting fixture shall not exceed thirty (30) feet above 

the adjacent grade. 

 

2. Shielding 

 

1) All lighting fixtures shall be shielded so that the filament or light source is not visible 

off the site. 

 

2) When all interior and exterior lighting is fully illuminated the intensity of lighting (as 

measured by a light-meter) shall not exceed 0.5 foot-candles at any point along a 

property line of the site, except that an intensity not to exceed 1.5 foot-candles shall 

be permitted at points of vehicular ingress and egress to the site. 

 

3. Area/Roadway Lighting 

 

1) Lighting fixtures shall be of the high pressure sodium vapor type, metal halide type, 

or an approved equivalent.  Lighting shall be provided in parking areas, loading 

areas, and drives for security and safety. 

 

2) Lighting levels shall not be greater than normal engineering practice requires for a 

particular application.  Where possible only that lighting necessary for security and 

safety purposes shall be maintained during night hours. 

 

4. Building Illumination 

 

1) Any type of lighting of the building shall be directed down against the building at 

such an angle that the building, trees, shrubs or site surfaces are illuminated and not 

any surface off the site. 

 

2) Flood or spotlights mounted on the building to illuminate adjacent site areas, such as 

loading or parking, shall not be permitted. 

 

5. Sign Lighting 

 

Signs may be illuminated if the illumination is confined within, or directed only to, the 

surface of the signs. 

 

VII. SIGNS 

 

1. No advertising signs shall be permitted other than those identifying the name and 

business products of the person or firm occupying the site, Park directory signs 
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identifying the park and including a directory of its occupants, and signs offering the site 

for sale or lease. 

 

2. The following types of signs shall be permitted when solely for the purpose of 

identification of a permitted occupancy on the site: 

 

1) One freestanding sign along each side of the property abutting a street (maximum of 

two per site) not exceeding a total of 30 square feet each for every 100 feet of street 

frontage or fraction thereof and not to exceed an absolute maximum of 200 square 

feet each. 

 

2) One sign affixed to the front and each side of a building.  Each sign shall have a 

maximum area (in square feet) equal to the linear length (in feet) of the wall on 

which the sign is located.  The sign shall not project more than 18 inches from the 

face of the wall and shall not project above the parapet of the wall on which it is 

mounted.  This wall sign shall contain only the name of the business in open 

characters and the logo of the business.  The area of the sign shall be determined by 

the area of the smallest rectangle which will enclose all of the characters and 

symbols. 

 

3. A freestanding sign shall have a setback of not less than 25 feet from any street property 

line.  The Park directory signs shall not exceed an area of 450 square feet each. 

 

VIII. APPROVAL AND ENFORCEMENT 

 

1. No building, outbuilding, parking area, loading area, trackage road, fence, wall, pole, 

sign or any other structure shall be erected, placed, altered, maintained or permitted to 

remain on any land subject to these regulations until plans and specifications showing 

plot layout and all exterior elevations, with materials and colors therefor, and signs and 

landscaping shall have been submitted to and approved in writing by the Town of 

Manchester Economic Development Commission. 

 

2. Town of Manchester Economic Development approval shall be based, among other 

considerations, on adequacy of site dimensions; conformity and harmony of exterior 

design with neighboring structures; effect of location and use of improvements on 

neighboring sites, improvements, operations and uses; relation of topography, grading 

and finish grade elevations of the site being improved to that of neighboring sites; proper 

orientation of the building to nearby streets; and conformity of the plans and 

specifications to the purpose and general plan and intent of these regulations. 

 

a) The Commission shall not arbitrarily or unreasonably withhold its approval of such 

plans and specifications. 

 

b) If the Commission fails to either approve or disapprove such plans and specifications 

within sixty (60) days after the same have been submitted to it, it shall be 
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conclusively presumed that the Commission has approved said plans and 

specifications subject, however, to the requirement and restrictions contained in these 

regulations. 

 

c) Neither the Commission not its successors or assigns shall be liable in damage to 

anyone submitting plans to them for approval, or to any owner or lessee of land 

affected by these regulations, by reason of mistake in judgment, negligence, or 

nonfeasance arising out of or in connection with the approval or disapproval or 

failure to approve any such plans.  Every person who submits plans to the 

Commission for approval agrees, by submission of such plans, and every owner or 

lessee of any of said property agrees, by acquiring title thereto or interest therein, that 

he will not bring any action or suit against the Commission to recover any such 

damages. 

 

d) Should there cease to be a Commission, the owners of record of the land within the 

park abutting upon each site shall have the exclusive right to grant approvals required 

by these regulations.  Any constructions, other than exterior signs, driveways, 

parking areas, grading, landscaping, fences and screens, completed for more than 

three (3) months shall be deemed approved, unless prior to the expiration of such 

three month period a suit for enforcement has been commenced and notice thereof 

duly recorded. 

 

e) No owner of any site shall be responsible except for violations occurring while 

owner. 

 

3. All of the provisions herein contained shall run with the land and shall be enforceable at 

law an in equity. 

 

a) Violation or breach of any regulation herein contained shall give to the Commission 

and, should the Commission cease to exist, every owner of property subject to these 

regulations the right to prosecute a proceeding at law or in equity against the person 

or persons who have violated or are attempting to violate any of these restrictions to 

enjoin or prevent them from doing so, to cause said violation to be remedied or to 

recover damages for said violation. 

 

b) So long as there is a Commission it shall have the exclusive right to enforce the 

provisions hereof, without liability for failure so to do, except that each owner of 

record of land in the Park shall have the right to enforce the provisions hereof then 

applicable to any site if the Commission shall fail so to do within thirty (30) days 

after written request from any such owner. 

 

c) In any legal or equitable proceeding for the enforcement or to restrain the violation of 

these regulations or any provision hereof, the losing party or parties shall pay the 

attorney=s fees of the prevailing party or parties, in such amount as may be fixed by 
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the court in such proceedings.  All remedies provided herein or at law or in equity 

shall be cumulative and not exclusive. 

 

4. The Commission or its agents may from time to time at any reasonable hour or hours, 

enter and inspect any property subject to these regulations to ascertain compliance 

therewith.  The agent of the Commission shall be the Zoning Enforcement Officer of the 

Town of Manchester and/or such other person(s) so designated by the chief 

administrative official of the Town and approved by the Commission. 

 

IX. TERM, TERMINATION AND MODIFICATION OF REGULATIONS 

 

1. These regulations, every provision hereof and every covenant, condition and restriction 

contained herein shall continue in full force and effect for a period commencing on the 

date of recording of these regulations on the land records of the Town of Manchester for 

a term of thirty (30) years. 

 

2. These Park Regulations and any termination, extension, modification, waiver or 

amendment shall become effective when a proper instrument in writing has been 

executed, acknowledged and recorded on the land records of the Town of Manchester. 
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TOWN OF MANCHESTER 

PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

 

 

TO: Planning & Zoning Commission  

 

FROM: Megan Pilla, Principal Development Planner 

 

DATE: August 15, 2024 

 

RE: Hilliard Mills LLC – 640 Hilliard Street 

 Flood Plain Permit (FLDP-0001-2024) 

 

 

Introduction 

  

The applicant is requesting approval of a flood plain permit for the historical rehabilitation of 

Building #6 at the Hilliard Mills complex. The site is located in the Industrial zone (IND). 

 

Project Description 

 

Building #6, the final building to be approved for renovation at the Hilliard Mills complex, is 

located within the designated FEMA flood plain. Renovation of the structure therefore requires a 

flood plain permit. 

 

Two different elevations are labeled and highlighted on sheet A-5 of the attached architectural 

drawings – the base flood elevation and the design flood elevation. Base flood elevation (BFE) is 

defined as the estimated crest of a 100-year flood. The BFE is 88.5, which is about 1.5-2 feet 

above the basement floor elevation of the existing structure (which varies slightly due to the age 

of the structure). Design flood elevation (DFE) is the elevation at which new construction would 

be required to be built, and is 1 foot above the BFE.  

 

The applicant intends to rehabilitate this historic structure in accordance with the standards of the 

State Historic Preservation Office (SHPO). As such, the basement floor elevation cannot be 

altered to be above the BFE and DFE. However, because it is not a residential structure, this is 

allowable (see Art. II, Sec. 19.05.02). 

 

Variances Granted 

 

In order to meet SHPO requirements for historical rehabilitation, the applicant requested and was 

granted the following variances by the Zoning Board of Appeals (ZBA) at its June 26, 2024 

meeting: 

 

1. Variance from Art. II, Sec. 19.05.01(b)(1) – which requires that any substantial 

improvements must be constructed with materials that are resistant to flood damage. 
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a. Because it is a historical rehabilitation, the applicant intends to use some 

historically accurate materials, such as wood doors and windows, that are not 

resistant to flood damage. 

 

2. Variance from Art. II, Sec. 19.05.02 (b) – which requires that substantial improvement of 

a non-residential structure in the flood plain must have the lowest floor elevated to the 

level of the base flood elevation, or be designed so that the structure is watertight below 

the base flood elevation. 

a. The lowest level of the existing structure is 1.5-2 feet below the base flood 

elevation. Because it is a historical rehabilitation, the applicant does not intend to 

elevate the structure and cannot use materials that would make the lowest level 

completely watertight. 

 

3. Variance from Art. II, Sec. 19.05.02 (c) – which requires that substantial improvement of 

a building with a fully enclosed area formed by the foundation or exterior walls below the 

base flood elevation must be designed to allow floodwaters to enter and exit the lowest 

level via openings in the exterior walls, so as to equalize the force on the exterior walls 

during a flood. 

a. Because it is a historical building rehabilitation, the applicant does not intend to 

create such openings within the existing exterior walls. 

 

In making its decision, the ZBA recognized that, as a non-residential structure, any flood damage 

to the basement level would not cause displacement of residents, and any losses incurred would 

be the responsibility of the property owner only. 

 

Inland Wetlands 

 

A portion of Building #6 is located within the upland review area. However, because the 

proposed work is limited to the renovation of the existing structure with no new ground 

disturbance, an inland wetland permit is not required. 

 

For the Commission’s Consideration 

 

The Commission should consider whether the proposal meets the criteria of the flood plain 

regulations in Art. II, Sec. 19. 

 

Staff Review 

 

Town staff has reviewed the plans and documents submitted with the application and there are 

no outstanding comments. 

 

mp 
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RULES OF PROCEDURE 

PLANNING AND ZONING COMMISSION 

 

ARTICLE I 

Purpose and Authorization 

 
The objectives and purposes of the Planning and Zoning Commission of Manchester are those 

set forth in Chapters 124 (Zoning) and 126 (Planning) and 440 (Inland Wetlands) of the 

Connecticut General Statutes (and those duties and powers delegated to the Planning and 

Zoning commission by these statutes), by Chapter 17 of the Charter of the Town of 

Manchester and in Chapter 14 and Chapter 15 of the Town of Manchester Code of Ordinances. 

 

ARTICLE II 

Name 

 
The Commission shall be known as the Planning and Zoning Commission of the Town of 

Manchester and shall consist of the regular members and alternate members appointed 

according to State Statute and the Charter and Ordinances of the Town of Manchester. 

 

ARTICLE III 

Office of Agency 

 
The office of the Planning and Zoning Commission of the Town of Manchester shall be at the 

Planning and Economic Development Department in the Town of Manchester where all 

Commission records (including official documents, records, maps, etc.) will be kept. 

 

ARTICLE IV 

Membership and Terms of Office 

 
The membership and terms of office shall be as specified in the above stated Ordinances and 

Charter establishing the commission, and the aforementioned General Statutes. 

 

ARTICLE V 

Officers and Their Duties 

 
Section 1. The officers of the Planning and Zoning Commission shall consist of a 

ChairmanChair, Chairperson, a Vice ChairmanChairperson and a Secretary all of whom shall 

be members of the Commission. 
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Section 2. The ChairmanChairperson shall preside at all meetings and shall have the duties 

normally conferred by parliamentary usage. The ChairmanChairperson shall have the 

authority to appoint committees, call special meetings, appoint a member to act for the 

Secretary in his/her absence, and generally perform other duties as prescribed in these Rules. 

 

Section 3. The ChairmanChairperson shall prescribe the method of conduct of the hearing. 

He/she shall have the privilege of discussing the matters before the Commission and of voting 

thereon. 

 

Section 4. The Vice ChairmanChairperson shall act for the ChairmanChairperson in his/her 

absence and have the authority to perform the duties prescribed for that office. 

 

Section 5. With the assistance of the Planning and Economic Development Department staff, 

the Secretary shall see that all minutes and records of the Commission are kept., shall prepare 

the agenda of regular and special meetings under the direction of the 

ChairmanChairChairman, provide notice of all meetings to Commission members, arrange 

for proper and legal notices of hearings, attend to correspondence of the Commission, and 

such other duties as are normally carried out by a Secretary.1 The Secretary shall act for the 

Vice ChairmanChairperson in his/her absence. 

 

Section 6. The ChairmanChairperson is empowered to sign all map and plan approvals for 

the Commission if, in his/her judgment, the maps and plans conform to approvals and 

requirements adopted by vote of the Commission at a duly called meeting. With the approval 

of the ChairmanChairperson, the Director of Planning and Economic Development or 

designee may cause the ChairmanChairperson’s signature to be affixed to such maps or plans 

by use of a rubber signature stamp. 

 

Section 7. The Commission shall also empower the Director of Planning and Economic 

Development or designee to issue notice letters of approval, denial, etc. under his signature on 

behalf of the Commission. 

 

ARTICLE VI 

Election of Officers 

 
Section 1. An annual organizational meeting shall be held in December or as soon thereafter 

as is possible at which time the officers will be elected. A majority of the regular members 

must be present for the election of officers to take place. 

 

Section 2. A candidate receiving a majority vote from the regular members of the Commission 

shall be declared elected and shall serve for one year or until his/her successor shall take 

office. 

 

Section 3. Resignations from the Commission shall be in writing and submitted to the 

Secretary of the Board of Directors, with a copy to the ChairmanChairperson of the 

 
1 Rev. 8/12/2024 
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-4- 

 

ARTICLE VII 

Meetings 

 
Section 1. Regular meetings of the Planning and Zoning Commission will generally be held 

on the first and third Monday of each month at 7 P.M. at Lincoln Center in the Town of 

Manchester. Meetings will include a remote attendance option via a video conferencing 

platform. The Planning and Zoning Commission shall not continue the meeting beyond 11 

P.M. without the approval of two-thirds of the members present and voting at the meeting. 

The term regular meetings shall include all public hearings and business meetings held by the 

Commission. 2 

 

Section 2. The notice shall specify the purpose of the meeting and no other business may be 

considered except by a majority majority two-thirds affirmative3 vote of the Commission 

members present and voting at the meeting in which such business is to be conducted. The 

number of votes necessary to transact business shall be a majority of members of the 

Commission except as may be modified by Statute or Ordinance. 

 

Section 3. Whenever practicable seven members shall sit and vote on each application or 

business item.4 When a regular member is absent or disqualified, an alternate shall be 

designated to act choosing alternates in rotation, chosen in rotation  by the ChairI , so that 

they shall act as nearly equal a number of times as possible.  The Chairperson shall announce 

any alternates seated at a meeting or for a specific application.5 
 

3(a)6 The members acting on an application or business item will be those who were 

present at the public hearing or business meeting when the application or business 

item was presented. When a hearing is continued, or an application is presented at 

multiple business meetings, members acting would have been present at all 

sessions on that application. 
 

In the event regular members who were present at the hearing are absent at a meeting 

when an action is scheduled, an alternate who was present at the hearing will be 

assigned to sit in their place. 
 

In the event there were multiple public hearing or business meeting sessions and 

regular members were not present at each session, an alternate member who was 

present at each session shall be seated to act on the item. 
 

In the event there were not seven members present at a public hearing or business 

meeting, or at each public hearing on a particular application, members can review 

the public hearing video, or other recording of the hearing, and review the written 

record and application file. A member who states on the record they are familiar 

with the record in this way may be appointed to act on the application, with regular 

 
2 Rev. 2/21/2023 
3 Rev. 8/12/2024 
4 Rev. 2/21/2023 
5 Rev. 8/12/2024 
6 Rev. 3/2/2009 
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members given preference over alternate members when possible.7 

 
7 Rev. 2/21/2023 
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Section 4. The Planning and Zoning Commission shall adopt at its first meeting in December 

a list of meeting dates and final filing dates for each of its regular meetings in the succeeding 

calendar year. 

 

Section 5. All Commission meetings shall be open to the public. There shall be no ex parte 

communications between members on agenda items outside of a regular meeting.8 

 

Section 6. Proceedings of business meetings of the Commission need not be recorded by a 

stenographer or sound-recording device. Proceedings of all regular and special meetings shall 

be incorporated into the minutes of the Commission to be a permanent part of that record.9 

 

Section 7. Unless otherwise specified, Robert's Rules of Order shall govern the proceedings 

at the meetings of the Commission. 

 

Section 8. If any seated Commission member is attending a meeting remotely, and if any vote 

is not unanimous, that vote shall be taken by roll call.10 

 

Section 9 [NEW]. The Board may suspend any of the Rules of Procedure for the purposes of 

reordering agenda items at a meeting adopted by a majority2/3 vote of the voting members 

present.11 

 

ARTICLE VIII 

Order of Business 

 
Section 1. Unless otherwise determined by the ChairmanChairperson, the order of business 

at regular meetings shall generally be: 

 
a. Call to order 

b. Public hearings, if any 

c. Old bBusiness items 

c.d. New business items 

d.e. Administrative Reports 

e.f. Approval of Minutes 

g. Receipt of new applications 

f.h. Items for future agendas 

g.i. Adjournment12 

 

Section 2. A motion must be made and passed in order to dispense with any item on the 

agenda. 

 

Section 3. No new business submitted for action by the Commission shall be acted upon 

 
8 Rev. 8/12/2024 
9 Rev. 2/21/2023 
10 Rev. 2/21/2023 
11 Rev. 8/12/2024 
12 Rev. 8/12/2024 
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unless it is submitted to the Planning and Economic Development Department at least five 

business days prior to a regular meeting date except as herein provided in Article VII, Section 

2. 

 

Section 4. The agenda for each meeting need contain only those items which have been 

submitted to the Planning and Economic Development Department in sufficient time for review, 

analysis, referrals to other interested departments or public bodies and preparation of 

necessary reports. 

 
 

Section 5. Planning and Economic Development Department Staff shall have the authority, 

upon approval by the Chair, to withhold from an agenda or to remove from a tentative agenda 

any item application or item by an applicant application or item by an applicant which is not 

complete and sufficient for Planning and Zoning Commission action or any item application or 

item by an applicant application or item by an applicant which has been revised subsequently 

to the initial filing and has not received adequate time for a comprehensive review.8 Staff shall 

not have the authority to withhold a business item submitted by a Commissioner in writing 10 

days prior to a meeting.Staff shall not have the authority to withhold a business item submitted 

by a Commissioner in writing 10 days prior to a meeting. 

Subsequent to a full staff review, Planning and Economic Development Department Staff 

shall add applications to a Commission agenda once substantive staff comments have been 

addressed by the applicant.13 
 

Section 5. Planning and Economic Development Department Staff shall have the authority to 

withhold from an agenda or to remove from a tentative agenda any item which is not complete 

and sufficient for Planning and Zoning Commission action or any item which has been revised 

subsequent to the initial filing and has not received adequate time for a comprehensive 

review.8 
 

ARTICLE IX 

Hearings 

 
Section 1. All public hearings prescribed by law shall be held in accordance with the 

requirements set forth for such hearings by these Rules and by Statute. 

 

Section 2. The matter before the Commission shall be presented by the applicant or a 

designated agent, who shall have the privilege of the floor.14 

 

Section 3. Evidence shall be taken by a competent stenographer, or it may be 15 recorded by 

a sound-recording device, at each hearing before the Commission in which the right to appeal 

lies to the Superior Court. 

 

 
13 Rev. 8/12/2024 
14 Rev. 2/21/2023 
15 Rev. 8/12/2024 
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Section 4. No applications to the Commission (except those in which the applicant is the 

Commission or an administrative officer of the Town acting on behalf of the Town) which 

has been denied after public hearing, will be heard within one year from the date of rejection, 

except that after four months from such denial, the Commission may grant a hearing, if it 

finds, on facts presented in writing, that a material change in the situation justifies a new 

hearing in the interest of the public as well as the applicant. 

 

ARTICLE X 

Conducting the Public Hearing 

 
Section 1. The ChairmanChairperson of the Commission shall preside at the public hearing. 

 

Section 2. The Planning and Zoning Commission will not commence the hearing of any item 

after 11 P.M. without approval of two-thirds of the members present and voting. Neither shall the 

Commission continue hearing any item of public hearing after 11 P.M. without the approval of 

two-thirds of the members present and voting.16 

 

Section 3. The Secretary shall read the legal advertisement for each application as the hearing 

is held. 
 

Section 4. A summary of the question or issue may be stated by the ChairmanChairperson or 

their designee at the opening of the public hearing.17 The hearing shall be conducted only for 

the purpose of taking testimony to be considered by the Commission. Comments during the 

hearing shall be limited to the subject advertised for hearing. All questions and comments must 

be directed through the chair only after being properly recognized by the 

ChairmanChairperson. 

 

Section 5. The ChairmanChairperson shall first call for statements from the applicant and/or 

agent(s) to present the application/proposal.  and proponents. Opponents shall be given a 

similar opportunity to comment. Proponents and opponents shall make their presentation in 

succession without allowing an intermixture of comments pro or con. The Chairperson shall 

then provide opportunity for Commission members to ask questions of the applicant/agent. 

The Chairperson shall then ask for testimony/questions from members of the public. After all 

members of the public wishing to speak have done so, staff shall read or summarize any 

written comments received into the record.18 

 

Section 6. [NEW] The applicant shall be given an opportunity after opponents spoken and 

written comments have been received by members of the public have spoken to answer 

questions or clarify a points previously made by any speaker at the hearing. , but may not 

address new issues.19 

 

Section 67. At any time during the hearing the ChairmanChairperson shall allow reports and 

 
16 Rev. 9/5/90 
17 Rev. 2/21/2023 
18 Rev. 8/12/2024 
19 Rev. 8/12/2024 
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comments from the Town staff.20 

 

Section 78. [NEW]. At any time during the hearing the ChairmanChairperson shallmay allow 

Commissioners to be recognized in order to ask questions of staff or applicant/agent.  Only 

the Chairperson shall address, proponents, or opponents. members of the public.21 

 

Section 879. All persons recognized shall approach the recording microphone in order to 

facilitate proper recording of comments.22 Before speaking each person shall give his/her 

name and full address. 

 

Section 9810. The ChairmanChairperson shall assure an orderly hearing and shall take steps 

necessary to maintain the order and decorum of the hearing at all times. The 

ChairmanChairperson shall reserve the right to limit debate in the event the discussion 

becomes unruly, unmanageable, off-topic  or repetitive. 

 

Section 10911. The show of hands or similar display by those persons present shall not be 

allowed on any general question presented at the public hearing without approval of the 

ChairmanChairperson. 

 

Section 1112. [NEW]. No commissioner participating in a public hearing mayshould voice 

support for or against an application or businessa public hearing item prior to a public 

hearing, nor during a public hearing before all evidence is presented. Commissioners 

participating in a public hearing shallshould remain impartial and may come to a decision 

only after all evidence is presented.  23 

 

Section 121013. Except for information supplied by an officer of the Town in response to a 

request from the Commission, iInformation developed or presented by or on behalf of a party 

to an application may not be presented to members of the Commission following the close of 

a public hearing on the application, if one was held. 

 

Section 131114. The Planning and Zoning Commission will not commence the hearing of 

any item after 11:00 P.M. without approval of two-thirds of the members present and voting. 

 

ARTICLE XII [NEW] 

Conducting the business meeting 

 
Section 1. The ChairmanChairperson of the Commission shall preside at the business meeting. 

 

Section 2. The Planning and Zoning Commission will not commence any item of a business 

meeting after 11 P.M. without approval of two-thirds of the members present and voting. Neither 

shall the Commission continue deliberations of any item of a business meeting after 11 P.M. 

 
20 Rev. 2/21/2023 
21 Rev. 8/12/2024 
22 Rev. 2/21/2023 
23 Rev. 8/12/2024 
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without the approval of two-thirds of the members present and voting.24 

 

Section 3. [NEW] Commissioners are strongly encouraged to state on the record their 

reasoning for voting for or against an item based upon the law and regulatory criteria.  While 

it is not necessary for every Commissioner to do so, the record must include clear reasoning 

for the Commission’s decision.25 

Section 3. The Secretary shall read the agenda item for each item of the business meeting. 

 

 

ARTICLE XII 

Agenda 

 
Section 1. Per Article V.5, the Secretary, with the assistance of the Planning and Economic 

Development Department staff shall prepare the agenda of workshops and regular and special 

meetings under the direction of the Chair, and Planning and Economic Development 

Department staff shall see that copies of the agenda are distributed to Commissioners at least 

forty-eight (48) hours prior to each meeting. This rule shall not apply to emergency meetings, 

except that Planning and Economic Development Department staff shall see that every 

Commissioner is advised of any emergency meeting, with the matter of emergency stated.  

 

Section 2. No item or items other than those included on the Agenda shall be considered at 

any regular meeting of the Board—except when, by a two-thirds affirmative vote of the 

voting members present and voting, this rule is suspended. 

 

Section 3. Any business item for discussion or action shall be placed upon the Agenda at the 

request of any regular member, made to the Chair or Secretary or Director of Planning and 

Economic Development not less than ten (10) days before the date of the meeting at which 

the item is to be considered. Supporting written materials for any such action item shall also 

be provided to Department of Planning and Economic Development staff for distribution to 

all Commissioners and alternates not less than five (5) days before the date of the meeting at 

which the item is to be considered. 
 

Section 12.  Planning and Economic Development Department Staff will present applications to 

be accepted by the Commission, those recently received and a draft future agenda may be 

outlined under a separate agenda item, “Receipt of New Applications.” 26 

 

Section 33. The Chairperson or any member may bring up items that fall within the 

Commission’s statutory purview under Items for Future Agenda.  Any Commissioner may 

request a future agenda item and by consensus, an item may be added to a future agenda as either 

a discussion item, administrative report, or posted as a separate workshop meeting.  All agenda 

items must fall under the Commission’s statutory authority and final agendas are approved by 

the Chairperson, in consultation with staff.27 

 
24 Rev. 9/5/90 
25 Rev. 8/12/2024 
26 Rev. 8/12/2024 
27 Rev. 8/12/2024 
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ARTICLE XIIIXI 

Public Relations 

 
Section 1. In the matter of the press, radio and television representatives, the Commission 

shall comply with Section 1-21a of the Connecticut General Statutes, as amended.28 
 

 

 

ARTICLE XIVXII 

Amendments 

 
These rules may be amended by a two-thirds vote of the Commission members present and 

voting only after the proposed change has been read and discussed at a previous regular 

meeting, except that these rules may be changed at any meeting by the unanimous vote of all 

the regular members of the Commission. 
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DESIGN REVIEW GUIDELINES 
 

 

Introduction 

 

These Design Review Guidelines have been adopted by the Planning and Zoning Commission 

to provide assistance and guidance to applicants as well as the Planning and Zoning 

Commission when reviewing applications for special exceptions. The special exception 

review criteria in the zoning regulations include criteria for neighborhood compatibility of 

special exception proposals. Neighborhood compatibility involves both the site and building 

layout and design. These guidelines may be referred to by the Planning and Zoning 

Commission when reviewing special exception applications. 

 

General Standards 

 

Considerations as to neighborhood compatibility, design, architectural treatment and aesthetic 

character will be made in view of the fact that excessive uniformity, dissimilarity, 

inappropriateness or poor quality of design in the exterior appearance of buildings erected in 

any neighborhood adversely affects the desirability of the immediate area and the neighboring 

areas for residential, business or other purposes. Doing so impairs the benefits of occupancy 

of existing property in such areas, and the stability and value of both improved and 

unimproved real property in the area. 

 

To help fulfill the purpose of this section and to assist applicants in understanding the issues 

which may be reviewed, the following list of design review standards may serve as general 

criteria to guide the consideration of any applications: 

 

(a) the impact on the property value of existing structures in the adjoining area; 

 

(b) the effect on the health, safety, and general welfare of the community; 

 

(c) the impact on the historic significance of the site and the affected structure; 

 

(d) when the proposed use involves the conversion of a structure built for residential use, 

the adaptability of the structure to a non-residential use; 

 

(e) the compatibility of a proposed architectural design with the architectural designs of 

existing adjacent buildings and the architectural character of the neighborhood as a 

whole; 

 

(f) the compatibility of the size and intensity of the proposed use with the size and 

intensities of existing adjacent uses and with reasonable consideration as to the character 

of the neighborhood as a whole; 
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(g) the compatibility of the landscaping and layout of structures on the parcel with the 

landscaping and layout of adjacent parcels; 

 

(h) the extent, nature, arrangement and landscaping of parking facilities and vehicular and 

pedestrian circulation; 

 

(i) the impact on significant natural features of the site including trees, steep slopes and 

wetlands; 

 

(j) types, styles and colors of building materials, exterior facades, placement of windows 

and special architectural features; 

 

(k) screening of and/or blending of mechanical equipment, utility hardware and 

miscellaneous appurtenances into the overall design. 

 

Design Review Guidelines 

 

In determining whether an application conforms to the general standards, the Commission 

may consider the following: 

 

A) Building Design 

 

For both new construction and rehabilitation or alterations, buildings should be 

harmonious and compatible with adjacent buildings. In determining the degree of 

compatibility the building or alterations will be assessed in relation to adjacent common 

characteristics including the following: 

 

1. Height - Buildings should be built to a height compatible with existing adjacent 

buildings, and should be built with the same number of stories. The Commission 

may approve variations in height of buildings if it finds the variation can still meet 

the design review and general criteria. 

 

2. Scale and Proportion of Facades - The relationship of the building's width to its 

height should be similar to and compatible with adjacent buildings as seen from 

the public street and publicly accessible areas. Structures designed so that their 

apparent horizontal and vertical scale reflects the scale of principal structures on 

the same block and on the block face across the street are preferred. The scale of 

a structure is (1) the apparent size and bulk of the structure and its components 

compared to the size of adjacent buildings and to the human scale and (2) the 

apparent size and bulk of the structure compared to the components of the facade. 

Discretion in scale is permitted with appropriate building massing. 

 

3. Complexity of Building Form - Architectural style is not restricted, but the 

building or addition should be similar in form, complexity and ornamental detail 

to adjacent buildings.  This assessment will be made against the dominant 
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characteristics of adjacent buildings. Harmony in texture, lines and masses is 

encouraged; monotony should be avoided. 

4. Roof Shapes and Materials - The roofs of new buildings or additions which are 

visible from the public street and public areas should relate in pitch, shape and 

material to the roofs of existing adjacent buildings, and buildings along the street 

within 250 feet. 

 

5. Rhythms of Entrances and Projections - Entrances, porches, porticos, and other 

projections to be incorporated into new buildings should relate to the pattern of 

existing adjacent buildings and the street in such a manner as to reinforce the 

prevailing form. 

 

6. Directional Expression of Facades - Directional expression of facades should be 

compatible with that of existing adjacent buildings and buildings along the street 

within at least 250 feet. The dominant directional expression, either horizontal or 

vertical, is determined by the structural form of the building, the shapes of the 

openings (windows and doors) and architectural detailing and ornament. 

 

7. Proportion of Openings in the Facade - The ratio of the width to the height of the 

buildings, windows and doors should relate to and be compatible with existing 

adjacent buildings where these features are visible from the street or public areas. 

Likewise, the relationship between the walls (e.g., solids) and voids (e.g., 

windows) should be compatible with adjacent buildings and buildings along the 

street within 250 feet in either direction from the site. 

 

B) Rhythm of Buildings and Spaces 

 

The buildings should reinforce the existing rhythm of buildings and the spaces between 

those buildings adjacent to the site and along the street within at least 250 feet of the 

site. 

C) Setback and Site Location 

 

The building or addition should be located on the site and be set back from the street to 

reinforce prevailing setbacks of the adjacent buildings and buildings along the street 

within at least 250 feet of the site. 
 

D) Building Materials 
 

1. The exterior facade materials for new developments should be compatible with 
and reinforce the prevailing building materials of adjacent buildings and the 
buildings along the street. Alternate materials may be used but should follow the 
prevailing directional expression (horizontal or vertical) of adjacent buildings. 

 

2. The exterior facade materials for an addition or alteration or renovation should 
either be the same as the existing building, or a material that simulates the existing 
or compatible material. Alternative materials may be used if they are consistent 
with the prevailing building materials of buildings within 250 feet of the site. 
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E) Other Design Considerations 

 

Buildings which are proposed for locations which do not have adjoining existing 

structures or sites where multiple buildings are proposed for a single site will be assessed 

against the following criteria: 

 

1. Adjacent buildings on the site which are different in architectural style should be 

made compatible through such means as similar building materials, compatible 

color schemes, site breaks such as natural or man-made buffers, streams, or 

landscaping features. 

 

2. Monotony in building design such as excessive horizontal or vertical form can be 

avoided or minimized through building modulation, articulation, varieties of roof 

forms, entrance features and architectural details. 

 

F) Site Treatment and Existing Site Features 

 

1. Where natural or existing topographic patterns contribute to the beauty and utility 

of a development they should be preserved. 

 

2. Suitable existing vegetation, where present, should be incorporated into the design 

of the site. 

 

G) Parking and Pedestrian Access 

 

1. There should be continuity from the public street to the building(s) entry. At least 

one continuous sidewalk, with landscaping and lighting at pedestrian scale, should 

be provided. 

 

2. For buildings located on existing commercial streets in commercial districts, 

buildings should be oriented to the street, and entranceways will be provided from 

the main building entrance oriented from the public sidewalk. 

 

3. Whenever possible, parking lots along the full length of a commercial street or 

commercial district where pedestrian traffic exists or is encouraged should be 

avoided or minimized. 

 

4. Parking areas can be treated with decorative elements including building wall 

extensions, landscaping, berms or other innovative means to screen parking areas 

from view from public ways. These elements should be designed so that the public 

will feel safe during night parking. 

 

5. Pedestrian systems designed for the movement of people between buildings and 

from buildings to parking should be lighted to provide safety and security. 
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H) Landscaping and Screening 

 

1. All new utility services and those service modifications necessitated by exterior 

alterations should be installed underground unless the utility company deems this 

not to be feasible. 

 

2. Unity of landscape design may be achieved by repetition of certain plant varieties 

and other materials and by correlation with adjacent developments. Landscape 

features should complement building architecture, provide shade and visual relief 

and interest, and encourage pedestrian circulation. 

 

3. Plant material should be selected for interest in its structure, texture, and color and 

for its ultimate growth. Plants that are indigenous to the area and others that will 

be hardy, harmonious to the design, and of good appearance shall be used. 

 

4. Screening of utilities, loading docks, dumpsters and other unsightly places may be 

accomplished by use of walls, fencing, landscaping or a combination of these. 

Screening should be effective year-round. 

 

5. In areas where general plantings will not survive, other materials such as fences, 

walls and pavings of wood, brick, stone, gravel and cobbles shall be used. 

Carefully selected plants shall be combined with such materials where possible. 

 

6. Roof mounted equipment should not be visible from the ground floor level of the 

building on which the equipment is located for a distance of 500 feet from the 

exterior walls of the building or may be camouflaged by materials and colors to 

limit its visibility. 

 

I) Signs 

 

1. Every sign should have scale and proportion in its design and in its visual 

relationship to buildings and surroundings. 

 

2. Signs designed as an integral architectural element of the building and site to 

which it principally relates are preferred. As an architectural element, the sign 

should reflect the period of architecture and be in harmony with the building's 

character and use. 

 

3. The colors, materials, and lighting of every sign should be restrained and 

harmonious with the building and site to which it principally relates. 

 

4. The number of graphic elements on a sign should be held to the minimum needed 

to convey the sign's major message and shall be composed in proportion to the 

area of the sign face. 
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J) Lighting, Miscellaneous Structures and Street Hardware 

 

1. Exterior lighting should enhance the building design and adjoining landscaping. 

Light standards and building fixtures should be of a design and size compatible 

with the building and adjacent areas. Excessive brightness should be avoided. All 

lighting intended to illuminate the building or yards should be arranged so that the 

lights will not shine into the eyes of any person external to the premises, or cause 

a nuisance from excessive glare. 

 

2. Miscellaneous structures and street hardware should be designed to be part of the 

overall architectural design and landscape. Materials should be compatible with 

buildings, in scale, colors and proportion. 

 

K) Maintenance - Planning and Design Factors 

 

Continued good appearance depends upon the extent and quality of maintenance. The 

choice of materials and their use together with the types of finished and other protective 

measures should be easy to maintain. 

 

Materials and finish should be selected for their durability and wear as well as for their 

beauty. Proper measures and devices should be incorporated for protection against the 

elements, neglect, damage, and abuse. 

 

ADOPTED: June 7, 1999 
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POLICY STATEMENT ON LOT LINE REVISIONS 

WITHIN A SUBDIVISION 

 

PROCEDURES FOR REVISIONS TO APPROVED SUBDIVISION PLANS 

REGARDING CHANGES IN LOT LINES OR CHANGES IN PARCEL 

CONFIGURATION 

 

 

There are occasions when, after a subdivision or resubdivision has been approved by the 

Planning Commission, the owner/developer wishes to either relocate lot lines between lots or 

reconfigure lots and as a result of that reconfiguration reduce the number of lots in the 

approved subdivision or resubdivision. Since neither of these modifications to the approved 

subdivision plan constitute a subdivision or resubdivision as defined by Section 8-18 of the 

Connecticut General Statutes, the Commission hereby adopts the following policy: 

 

In those situations where a landowner or developer of an approved subdivision or 

resubdivison wishes to relocate lot lines, change distance or bearings on lot lines, or 

reconfigure an approved subdivision plan and in such reconfiguration eliminate a 

lotmerge two adjacent lots, the Director of Planning and Economic Development or 

his/her designee shall be permitted to sign a revised mylar reflecting these 

modifications provided the plan has been reviewed by all appropriate Ttown or 

Eighth Utilities District review staff and provided that there is no change otherwise 

created by these revisions or modifications which would meet the definition of a 

resubdivision in the Connecticut General Statutes. 

 

This administrative action shall not require any action by the Planning and Zoning 

Commission. However, the Director of Planning and Economic Development or designee 

must shall inform the Commission of all subdivisions which have to be modified under this 

policy. 

 
 

ADOPTED: May 18, 1992 

REVISED: January 

6August, 20241997 

 

Commented [MF25]: This should be a stand-alone 

document.  

Commented [GA26R25]: Agree 

Commented [GA27R25]: To be removed and replaced 

Formatted: Font color: Red, Strikethrough

Formatted: Font color: Red



TOWN OF MANCHESTER 

 

PLANNING AND ZONING COMMISSION 

 

 

 

Rules of Procedure 
 

 

 

 

 
 

 

 

 

 

 

 

 

Adopted: January 9, 1984 Effective: February 1, 1984 
Amended: August 15, 2024



- i - 

TOWN OF MANCHESTER, CONNECTICUT 

RULES OF PROCEDURE 

TABLE OF CONTENTS 

Page 

ARTICLE I: Purpose and Authorization ...........................................................................1 

ARTICLE II: Name ...........................................................................................................1 

ARTICLE III: Office of Agency .......................................................................................1 

ARTICLE IV: Membership and Terms of Office .............................................................1 

ARTICLE V: Officers and Their Duties ...........................................................................1 

ARTICLE VI: Election of Officers ...................................................................................2 

ARTICLE VII: Meetings ...................................................................................................3 

ARTICLE VIII: Order of Business ....................................................................................4 

ARTICLE IX: Hearings .....................................................................................................5 

ARTICLE X: Conducting the Public Hearing ...................................................................5 

ARTICLE XI: Conducting the Business Meeting .....................................................................7 

ARTICLE XII: Agenda ......................................................................................................7 

ARTICLE XIII: Public Relations ......................................................................................8 

ARTICLE XIV: Amendments ...........................................................................................8 



-1-  

RULES OF PROCEDURE 

PLANNING AND ZONING COMMISSION 

 

ARTICLE I 

Purpose and Authorization 

 
The objectives and purposes of the Planning and Zoning Commission of Manchester are those 

set forth in Chapters 124 (Zoning) and 126 (Planning) and 440 (Inland Wetlands) of the 

Connecticut General Statutes (and those duties and powers delegated to the Planning and 

Zoning commission by these statutes), by Chapter 17 of the Charter of the Town of 

Manchester and in Chapter 14 and Chapter 15 of the Town of Manchester Code of Ordinances. 

 

ARTICLE II 

Name 

 
The Commission shall be known as the Planning and Zoning Commission of the Town of 

Manchester and shall consist of the regular members and alternate members appointed 

according to State Statute and the Charter and Ordinances of the Town of Manchester. 

 

ARTICLE III 

Office of Agency 

 
The office of the Planning and Zoning Commission of the Town of Manchester shall be at the 

Planning and Economic Development Department in the Town of Manchester where all 

Commission records (including official documents, records, maps, etc.) will be kept. 

 

ARTICLE IV 

Membership and Terms of Office 

 
The membership and terms of office shall be as specified in the above stated Ordinances and 

Charter establishing the commission, and the aforementioned General Statutes. 

 

ARTICLE V 

Officers and Their Duties 

 
Section 1. The officers of the Planning and Zoning Commission shall consist of a Chairperson, 

a Vice Chairperson and a Secretary all of whom shall be members of the Commission. 
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Section 2. The Chairperson shall preside at all meetings and shall have the duties normally 

conferred by parliamentary usage. The Chairperson shall have the authority to appoint 

committees, call special meetings, appoint a member to act for the Secretary in his/her 

absence, and generally perform other duties as prescribed in these Rules. 

 

Section 3. The Chairperson shall prescribe the method of conduct of the hearing. He/she shall 

have the privilege of discussing the matters before the Commission and of voting thereon. 

 

Section 4. The Vice Chairperson shall act for the Chairperson in his/her absence and have the 

authority to perform the duties prescribed for that office. 

 

Section 5. With the assistance of the Planning and Economic Development Department staff, 

the Secretary shall see that all minutes and records of the Commission are kept.1 The 

Secretary shall act for the Vice Chairperson in his/her absence. 

 

Section 6. The Chairperson is empowered to sign all map and plan approvals for the 

Commission if, in his/her judgment, the maps and plans conform to approvals and 

requirements adopted by vote of the Commission at a duly called meeting. With the approval 

of the Chairperson, the Director of Planning and Economic Development or designee may 

cause the Chairperson’s signature to be affixed to such maps or plans by use of a rubber 

signature stamp. 

 

Section 7. The Commission shall also empower the Director of Planning and Economic 

Development or designee to issue notice letters of approval, denial, etc. on behalf of the 

Commission. 

 

ARTICLE VI 

Election of Officers 

 
Section 1. An annual organizational meeting shall be held in December or as soon thereafter 

as is possible at which time the officers will be elected. A majority of the regular members 

must be present for the election of officers to take place. 

 

Section 2. A candidate receiving a majority vote from the regular members of the Commission 

shall be declared elected and shall serve for one year or until his/her successor shall take 

office. 

 

Section 3. Resignations from the Commission shall be in writing and submitted to the 

Secretary of the Board of Directors, with a copy to the Chairperson of the Commission and 

Planning and Economic Development Department staff. 

 
1 Rev. 8/12/2024 
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ARTICLE VII 

Meetings 

 
Section 1. Regular meetings of the Planning and Zoning Commission will generally be held 

on the first and third Monday of each month at 7 P.M. at Lincoln Center in the Town of 

Manchester. Meetings will include a remote attendance option via a video conferencing 

platform. The Planning and Zoning Commission shall not continue the meeting beyond 11 

P.M. without the approval of two-thirds of the members present and voting at the meeting. 

The term regular meetings shall include all public hearings and business meetings held by the 

Commission. 2 

 

Section 2. The notice shall specify the purpose of the meeting and no other business may be 

considered except by a two-thirds affirmative3 vote of the Commission members present and 

voting at the meeting in which such business is to be conducted. The number of votes necessary 

to transact business shall be a majority of members of the Commission except as may be 

modified by Statute or Ordinance. 

 

Section 3. Whenever practicable seven members shall sit and vote on each business item.4 

When a regular member is absent or disqualified, an alternate shall be designated to act, 

chosen in rotation, so that they shall act as nearly equal a number of times as possible.  The 

Chairperson shall announce any alternates seated at a meeting or for a specific application.5 
 

3(a)6 The members acting on an item will be those who were present at the public 

hearing or business meeting when the item was presented. When a hearing is 

continued, or an application is presented at multiple business meetings, members 

acting would have been present at all sessions on that application. 
 

In the event regular members who were present at the hearing are absent at a meeting 

when an action is scheduled, an alternate who was present at the hearing will be 

assigned to sit in their place. 
 

In the event there were multiple public hearing or business meeting sessions and 

regular members were not present at each session, an alternate member who was 

present at each session shall be seated to act on the item. 
 

In the event there were not seven members present at a public hearing or business 

meeting, or at each public hearing on a particular application, members can review 

the public hearing video, or other recording of the hearing, and review the written 

record and application file. A member who states on the record they are familiar 

with the record in this way may be appointed to act on the application, with regular 

members given preference over alternate members when possible.7

 
2 Rev. 2/21/2023 
3 Rev. 8/12/2024 
4 Rev. 2/21/2023 
5 Rev. 8/12/2024 
6 Rev. 3/2/2009 
7 Rev. 2/21/2023 
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Section 4. The Planning and Zoning Commission shall adopt at its first meeting in December 

a list of meeting dates and final filing dates for each of its regular meetings in the succeeding 

calendar year. 

 

Section 5. All Commission meetings shall be open to the public. There shall be no ex parte 

communications between members on agenda items outside of a regular meeting.8 

 

Section 6. Proceedings of business meetings of the Commission need not be recorded by a 

stenographer or sound-recording device. Proceedings of all regular and special meetings shall 

be incorporated into the minutes of the Commission to be a permanent part of that record.9 

 

Section 7. Unless otherwise specified, Robert's Rules of Order shall govern the proceedings 

at the meetings of the Commission. 

 

Section 8. If any seated Commission member is attending a meeting remotely, and if any vote 

is not unanimous, that vote shall be taken by roll call.10 

 

Section 9. The Board may suspend any of the Rules of Procedure for the purposes of 

reordering agenda items at a meeting by a 2/3 vote of the voting members present.11 

 

ARTICLE VIII 

Order of Business 

 
Section 1. Unless otherwise determined by the Chairperson, the order of business at regular 

meetings shall generally be: 

 
a. Call to order 

b. Public hearings, if any 

c. Old business items 

d. New business items 

e. Administrative Reports 

f. Approval of Minutes 

g. Receipt of new applications 

h. Items for future agendas 

i. Adjournment12 

 

Section 2. A motion must be made and passed in order to dispense with any item on the 

agenda. 

 

Section 3. No new business submitted for action by the Commission shall be acted upon 

unless it is submitted to the Planning and Economic Development Department at least five 

 
8 Rev. 8/12/2024 
9 Rev. 2/21/2023 
10 Rev. 2/21/2023 
11 Rev. 8/12/2024 
12 Rev. 8/12/2024 
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business days prior to a regular meeting date except as herein provided in Article VII, Section 

2. 

 

Section 4. The agenda for each meeting need contain only those items which have been 

submitted to the Planning and Economic Development Department in sufficient time for review, 

analysis, referrals to other interested departments or public bodies and preparation of 

necessary reports. 
 

Section 5. Subsequent to a full staff review, Planning and Economic Development Department 

Staff shall add applications to a Commission agenda once substantive staff comments have 

been addressed by the applicant.13 
 

ARTICLE IX 

Hearings 

 
Section 1. All public hearings prescribed by law shall be held in accordance with the 

requirements set forth for such hearings by these Rules and by Statute. 

 

Section 2. The matter before the Commission shall be presented by the applicant or a 

designated agent, who shall have the privilege of the floor.14 

 

Section 3. Evidence shall be15 recorded by a sound-recording device, at each hearing before 

the Commission in which the right to appeal lies to the Superior Court. 

 

Section 4. No applications to the Commission (except those in which the applicant is the 

Commission or an administrative officer of the Town acting on behalf of the Town) which 

has been denied after public hearing, will be heard within one year from the date of rejection, 

except that after four months from such denial, the Commission may grant a hearing, if it 

finds, on facts presented in writing, that a material change in the situation justifies a new 

hearing in the interest of the public as well as the applicant. 

 

ARTICLE X 

Conducting the Public Hearing 

 
Section 1. The Chairperson of the Commission shall preside at the public hearing. 

 

Section 2. The Planning and Zoning Commission will not commence the hearing of any item 

after 11 P.M. without approval of two-thirds of the members present and voting. Neither shall the 

Commission continue hearing any item of public hearing after 11 P.M. without the approval of 

two-thirds of the members present and voting.16 

 
13 Rev. 8/12/2024 
14 Rev. 2/21/2023 
15 Rev. 8/12/2024 
16 Rev. 9/5/90 
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Section 3. The Secretary shall read the legal advertisement for each application as the hearing 

is held. 
 

Section 4. A summary of the question or issue may be stated by the Chairperson or their designee 

at the opening of the public hearing.17 The hearing shall be conducted only for the purpose 

of taking testimony to be considered by the Commission. Comments during the hearing shall 

be limited to the subject advertised for hearing. All questions and comments must be directed 

through the chair only after being properly recognized by the Chairperson. 

 

Section 5. The Chairperson shall first call for statements from the applicant and/or agent(s) 

to present the application/proposal.  The Chairperson shall then provide opportunity for 

Commission members to ask questions of the applicant/agent. The Chairperson shall then ask 

for testimony/questions from members of the public. After all members of the public wishing 

to speak have done so, staff shall read or summarize any written comments received into the 

record.18 

 

Section 6. The applicant shall be given an opportunity after spoken and written comments have 

been received by members of the public to answer questions or clarify points previously made 

by any speaker at the hearing.19 

 

Section 7. At any time during the hearing the Chairperson shall allow reports and comments 

from the Town staff.20 

 

Section 8. At any time during the hearing the Chairperson may allow Commissioners to be 

recognized in order to ask questions of staff or applicant/agent.  Only the Chairperson shall 

address members of the public.21 

 

Section 9. All persons recognized shall approach the recording microphone in order to 

facilitate proper recording of comments.22 Before speaking each person shall give his/her 

name and full address. 

 

Section 10. The Chairperson shall assure an orderly hearing and shall take steps necessary to 

maintain the order and decorum of the hearing at all times. The Chairperson shall reserve the 

right to limit debate in the event the discussion becomes unruly, unmanageable, off-topic or 

repetitive. 

 

Section 11. The show of hands or similar display by those persons present shall not be allowed 

on any general question presented at the public hearing without approval of the Chairperson. 

 

Section 12. No commissioner participating in a public hearing should voice support for or 

 
17 Rev. 2/21/2023 
18 Rev. 8/12/2024 
19 Rev. 8/12/2024 
20 Rev. 2/21/2023 
21 Rev. 8/12/2024 
22 Rev. 2/21/2023 
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against a public hearing item prior to a public hearing, nor during a public hearing before all 

evidence is presented. Commissioners participating in a public hearing should remain 

impartial and may come to a decision only after all evidence is presented.23 

 

Section 13. Information developed or presented by or on behalf of a party to an application 

may not be presented to members of the Commission following the close of a public hearing 

on the application, if one was held. 

 

Section 14. The Planning and Zoning Commission will not commence the hearing of any item 

after 11:00 P.M. without approval of two-thirds of the members present and voting. 

 

ARTICLE XI 

Conducting the business meeting 

 
Section 1. The Chairperson of the Commission shall preside at the business meeting. 

 

Section 2. The Planning and Zoning Commission will not commence any item of a business 

meeting after 11 P.M. without approval of two-thirds of the members present and voting. 

Neither shall the Commission continue deliberations of any item of a business meeting after 

11 P.M. without the approval of two-thirds of the members present and voting.24 

 

Section 3. Commissioners are strongly encouraged to state on the record their reasoning for 

voting for or against an item based upon the law and regulatory criteria.  While it is not 

necessary for every Commissioner to do so, the record must include clear reasoning for the 

Commission’s decision.25 

 

 

ARTICLE XII 

Agenda 

 
Section 1. Planning and Economic Development Department staff shall prepare the agenda of 

workshops and regular and special meetings under the direction of the Chair, and staff shall 

see that copies of the agenda are distributed to Commissioners at least forty-eight (48) hours 

prior to each meeting. This rule shall not apply to emergency meetings, except that Planning 

and Economic Development Department staff shall see that every Commissioner is advised of 

any emergency meeting, with the matter of emergency stated.  
 

Section 2.  Planning and Economic Development Department Staff will present applications to 

be accepted by the Commission, those recently received and a draft future agenda may be 

outlined under a separate agenda item, “Receipt of New Applications.” 26 

 

 
23 Rev. 8/12/2024 
24 Rev. 9/5/90 
25 Rev. 8/12/2024 
26 Rev. 8/12/2024 
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Section 3. The Chairperson or any member may bring up items that fall within the Commission’s 

statutory purview under Items for Future Agenda.  Any Commissioner may request a future 

agenda item and by consensus, an item may be added to a future agenda as either a discussion 

item, administrative report, or posted as a separate workshop meeting.  All agenda items must 

fall under the Commission’s statutory authority and final agendas are approved by the 

Chairperson, in consultation with staff.27 

 

ARTICLE XIII 

Public Relations 

 
Section 1. In the matter of the press, radio and television representatives, the Commission 

shall comply with Section 1-21a of the Connecticut General Statutes, as amended.28 
 

 

 

ARTICLE XIV 

Amendments 

 
These rules may be amended by a two-thirds vote of the Commission members present and 

voting only after the proposed change has been read and discussed at a previous regular 

meeting, except that these rules may be changed at any meeting by the unanimous vote of all 

the regular members of the Commission. 

 

 
27 Rev. 8/12/2024 
28 Rev. 2/21/2023 
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TOWN OF MANCHESTER 

MINUTES OF PUBLIC HEARING 

HELD BY THE PLANNING AND ZONING COMMISSION/INLAND WETLANDS AND 

WATERCOURSES AGENCY 

JULY 15, 2024 

 

 

MEMBERS PRESENT: 

    In Person: Eric Prause, Chairman 

      Patrick Kennedy, Vice Chairman 

      Michael Stebe, Secretary 

      Teresa Ike 

      Chris Schoeneberger 

      Michael Farina 

        

ALTERNATE MEMBERS SITTING: 

    In Person: Sara Van Buren 

 

                 ALTERNATES PRESENT:  

                In Person: Zachary Schurin 

 

ABSENT: Daniela Luna 

  Maliha Ahsan 

 

           ALSO PRESENT:  

            In Person: Gary Anderson, Director of Planning and Economic 

Development 

Megan Pilla, Principal Development Planner 

     Electronically: David Laiuppa, Environmental Planner/Wetlands 

Agent 

      Nancy Martel, Recording Secretary 

 

 

The Chairman opened the Public Hearing at 7:00 P.M. The Secretary read the legal notice when 

the call was made. 

 

LUZERN ASSOCIATES LLC – Inland Wetland Permit and Special Exception under Art. II, 

Sec. 16.15.02 (a), (b), and (c) for construction of a 144,074 sq. ft. distribution center/warehouse 

at 71 and 81 Commerce Road. – Inland Wetland Permit (IWP-0008-2024); Special Exception 

(PSE-0004-2024) 

 

Attorney Doug Pelham, Cohn, Birnbaum & Shea, 185 Asylum Street, Hartford, introduced 

himself. Attorney Pelham reported that they are seeking approval of a special exception in 

accordance with the zoning regulations. He described the location of the property, noting that the 

use is consistent with what was in mind when those regulations were developed.  

 

DRAFT 
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Mr. Thomas Riley, Architect, TRAC Consulting, introduced himself. Mr. Riley described the 

location and the abutters, noting the residential properties to the west. He explained that the 

project involves two parcels in the Buckland Industrial Park II, approved in 2000. They will 

combine the two lots to create a 19.9-acre parcel. The north portion of the site is impacted by a 

power easement with Eversource.  

 

The project design is a 144,000 sq. ft. warehouse, distribution, or light industrial facility. It is 

designed with 127 parking spots, 27 loading docks, two drive-in docks and 15 trailer storage 

spaces. The basis for the design was to put the loading docks on the east side of the site, as far 

away as possible from the residential properties to the west. There will be a ring road for both 

fire protection and life safety which circulates around the building, while preventing tractor 

trailers from circulating. The flow of the tractor trailers was discussed.  

 

Attorney Pelham described the proposal as a state-of-the-art building based on industry 

standards. Though this is a spec development, they have a handle on what tenants need for 

services. One feature of the subdivision regulations is that they must be 150 ft. from the 

residential properties. The building has been set back 150 ft., though the loading docks will be 

approximately 300 ft. away from the residential properties. Of the five lots, only one site was 

developed in 2001. The overall design is in compliance with the subdivision approvals and is in 

harmony with the Plan of Conservation and Development. The building exterior was described in 

detail.  

 

Mr. Chris Alford, Professional Engineer/Land Surveyor, 200 Pigeon Hill Road, Windsor, 

introduced himself. Mr. Alford presented the history of the site, and explained that they will 

combine lots 1 and 2. The homes built on Sherwood Drive were built in the late 1980s.  

 

The topography of the site was described, noting the differences between 2000 and 2024. In 

2000, the grading plan was to level the property with a detention pond constructed. The existing 

conditions map was displayed by Mr. Alford, who pointed out the wetlands. Prior to the initial 

work, there were about 6 acres of watershed that drained toward the Sherwood Drive homes. 

  

Mr. Alford presented the proposal. He described the project and reported that all the roof water 

will be piped down to the detention basin that was constructed just after the road was built. From 

the west side, it would be piped around and head east, along the loading dock area and down the 

hill. Storm water from the parking area would be directed toward the water quality basin located 

on the northern part of the site. There would be no increase in flow off the property. Only 

approximately two acres would be directed toward the residences. 

 

Mr. Alford described the landscaping, including a small rain garden, ornamental trees in the 

parking lot, a row of evergreens, and larger trees. There are currently mature oak trees on the 

abutters’ property, which would be supplemented with more oaks and maples. On the back side 

of the water quality basin, there will be white spruce and blue spruce. To the north of the water 

quality basin, a retaining wall will be constructed adjacent to the neighbors to save the mature 

trees west of the wall. On the top of the retaining wall, there will be a solid fence to act as a 

sound barrier. Arborvitaes will be planted, as well as evergreens to buffer the trailer storage area. 
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A photometric plan was submitted and there will be no light trespass from the paved area. The 

surrounding lighting was described. Public water, public sewer, gas, and electricity are available. 

The rain gardens were displayed. The planting types and schedule for the bottom of the basin 

were presented. The area of the basin is 18,900 sq. ft. with a watershed of 5.75 acres. He 

described the wetlands, including the created wetlands.  

 

There will be a construction entrance and Mr. Alford described the plan to prevent tracking onto 

the road during construction. The entire property will be surrounded by a filter fabric fence, the 

basins constructed, and water will be directed toward the basins. There will be protection on the 

outlets to ensure that the water leaving the basins has no sediment. 

 

Alternatives to disturbing the wetlands were contemplated, which were described in detail, as 

well as the difficulties they would present. They plan to construct some additional wetlands 

because they will have a higher value, provide more function, and be better in the long run than 

the small ones. He noted that the wetlands were accidentally created when the parcel was leveled 

in 2000. 

 

Mr. Alford acknowledged that they do not have a tenant for the building. They are designing the 

building to be flexible to accommodate tenants. In addition, they know what tenants are looking 

for. The building fits with the zoning regulations, as well as the Town’s desired use of properties. 

 

Mr. George Logan, REMA Ecological Services, introduced himself and described his 

qualifications. He reported that the Commission has two documents, the Wetlands Delineation 

Report from May, and the Wetlands Assessment Report from June. 

 

Wetlands delineations were displayed and detailed, showing an aerial from 2022. The 

delineations were conducted from February to April 2024. Mr. Logan reported the disturbed 

wetland soil types. There is some exposed soil, tight subsoils that were put down. A 1995 aerial 

photo was displayed, showing the property to be completely forested. He described the parcel 

after earthwork. A very large detention basin was primarily used as a siltation basin. A drainage 

ditch brings water from Commerce Drive, which flows into the detention basin. 

 

From a hydrological perspective, Mr. Logan stated, all the wetlands except for Wetland F are 

very shallow. He described the wetlands, A through F, which are essentially wet meadows, 

noting that they were all man-made and transitional, and in time they will shrink. The Town’s 

Environmental Planner requested he visit the site to review Wetland F to determine if it is a 

functioning vernal pool. About 20% of Wetland F has a foot or more of water today and is 

teeming with green frogs, but no egg masses. He found a box turtle, approximately 15 years old, 

who came into existence after the site disturbance. Mr. Logan stated that, since the box turtle is 

in good shape, there may well be others in the area. He explained how the area will be handled 

during construction. Mr. Logan displayed the ditch and the detention basin, noting that there 

were no wetland plants. He discovered that they are in the process of cutting trees.  

 

Wetland Impacts 

 

33,600 sq. ft. of impact to Wetlands A through F. 
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- Short Term: Erosion and sedimentation 

- Long Term: Wetland hydrology and alteration of stream flow 

 

There is no hydrological impact. The water quality basin, by itself, can do an amazing job. They 

will create additional water quality basins to further polish the water.  

 

Mitigation 

 

- The three basins, 42,400 sq. ft. of wetland habit creation  

 

The wetlands to be created are higher functioning than the wetlands they are taking. They are 

creating a semi-permanent hydrologic regime to a much greater extent. In addition, there will be 

an increase in aquatic habitat. He explained the process of dewatering to install plants. He 

believes the preferred alternative is both feasible and prudent. 

 

Professional Opinion: While six low-functioning, newly formed wetlands will be impacted, their 

functions and values will more than be replaced by the proposed created wetland habitats. Short- 

and long-term impacts to off-site wetland resources are not expected, including preservation of 

the water quality of downgradient receiving waters. 

 

Mr. Scott Hesketh, Licensed Engineer, F.A. Hesketh & Associates, E. Granby, CT, introduced 

himself. His report of May 17, 2024 has been submitted for consideration. They were asked to 

review the impact of the proposed development on the local roadway network.  

 

Mr. Hesketh stated that they reviewed the files of the Connecticut Department of Transportation: 

traffic volume counts on the I-291 off-ramp and on-ramp from June 2022, and Tolland Turnpike 

and Chapel Road from September 2018. Turning movement counts were conducted at both the I-

291 ramps at the intersection of Tolland Turnpike and Chapel Road, at the intersection of Chapel 

Road and Batson Drive, and at the intersection of Chapel Road and Clark and Burnham Streets. 

Those counts were the basis of their study.  

 

The proposed development is a 144,300 sq. ft. development. Using the Institute of 

Transportation Engineers Trip Generation Report, which estimates the traffic volume at proposed 

developments, the proposed facility is projected to generate approximately 266 trips on a daily 

basis (half entering and half exiting).  The peak hour volumes are predicted to be 41 trips during 

the morning peak hour and 44 trips during the afternoon peak hour. They predict 87 truck trips 

on a daily basis, with 3 truck trips during the morning peak hour and 4 truck trips during the 

afternoon peak hour.  Mr. Hesketh stated that they projected traffic to the local roadway network 

based on the distribution percentages and projected the combined traffic volume upon 

completion of the development.  

 

Capacity analysis calculations were taken at all the intersections where turning movement counts 

were conducted. Based on that review, under the background conditions, the two signalized 

intersections operate at Level of Service B or C and, with the addition of the site-generated 

traffic, those intersections will continue to operate at Level of Service B or C during the peak 

hours. At the unsignalized intersections, all movements at those two locations operate at Level of 
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Service A or B during the peak hours. The intersection of the I-291 ramp at Chapel Road is 

unsignalized. There is no traffic approaching Chapel Road. The only movement of concern 

would be the left turn onto the ramps. That intersection operates at Level of Service A under all 

conditions.  

 

Mr. Hesketh reported that it is his professional opinion that the construction of this development 

at this particular location will not have a significant impact on the traffic operations of the local 

roadway network. Because of the size of the development, it will require an Office of the State 

Traffic Administration approval, and they will be making application to OSTA for an 

administrative decision.  

 

Mr. Riley stated that they had an informal meeting in May with the abutting neighbors on 

Sherwood Drive, walked them through the project, and listened to their concerns. Some of the 

changes they have made will keep trucks further from the residences. Another concern was the 

height of the building. After those discussions, they changed to a 32 ft. clear height and changed 

the roof to a double pitched roof, which reduces the height of the building on the west side. The 

height of the west side is approximately 39 ft. off grade. There were also concerns about privacy. 

Mr. Riley explained that there will be arborvitae and evergreen plantings along the west side. 

They have added a privacy fence with some acoustic value running along that area, as well as in 

front of the trailer storage.  

 

In previous meetings, there was discussion about parking needs. There will be 127 spaces on site, 

which they believe to be adequate. Mr. Riley stated that they would be willing to put in reserve 

17 spaces in the northwest corner.  

 

Mr. Riley reviewed the special exception criteria: It is greater than 4 acres; there are more than 

60 car spaces; and there are more than 7 loading docks. 

 

Review of a special exception use by the Planning and Zoning Commission shall be based on the 

criteria defined in Art. IV, Sec. 20.01 of the zoning regulations. Mr. Riley listed and elaborated 

upon the 10 points of review for the Commission members. 

 

1. Suitable Location for Use: The project use is suitable for the location since the property is 

part of an approved industrial subdivision which contemplated the use proposed. The use is 

in accordance with the Plan of Conservation and Development, which designates this area as 

a Special Industrial Zone, suitable for truck circulation, large building footprints, and uses 

including warehouses and manufacturing. 

 

2. Suitable Structures for Use: The proposed structure is suitable for the site and the subdivision 

in that its location and size are consistent with the location and size of buildings shown on 

the concept plan contained in the subdivision approvals. Of the five lots contained in the 

subdivision, only one lot has been developed. The development of these two lots will 

encourage the development of the remaining two lots, which is consistent with the Plan of 

Conservation and Development. The property abuts residential properties to the west in East 

Hartford. This was also contemplated when the subdivision was approved, with the 
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requirement that the building is set back from the residences 150 ft. The planned 

development complies with this, along with preserving trees and vegetation as a buffer. 

 

3. Neighborhood Compatibility: As discussed, this project is in an Industrial zone. The design 

complies with the zoning regulations. The project has been designed in consideration of the 

residential properties by placing the loading docks on the east side, away from the residences, 

setting the building back more than 150 ft., and maintaining and enhancing the natural 

buffers. 

 

4. Adequate Parking and Access: The development contains parking for 127 automobiles, 

including required accessible spaces and EV charging spaces. According to the Parking 

Generation Manual by the Institute of Transportation Engineers, this project, as a warehouse, 

would require a minimum of 56 spaces. Access to the site is via Commerce Road with a 

single in and out driveway and a stop sign. 

 

5. Adequate Streets for Use: The site is accessed via Chapel Road and Batson Drive to 

Commerce Road. According to the traffic report prepared by F.A. Hesketh and Associates, 

the traffic generation by the proposed development can be readily accommodated by the 

existing roadway network without a significant impact to the existing traffic operations. 

 

6. Adequate Emergency Access: The site is laid out with a roadway circling the building that 

provides access to all parts of the building by emergency vehicles and fire trucks. Fire 

hydrants are located at required intervals for firefighting. 

 

7. Adequate Public Utilities: As part of the construction of Commerce Road, utilities to 

accommodate the property, including water, sewer, gas, and electricity, were installed. A 

storm water system was installed connecting to the retention basin located on Commerce 

Road. 

 

8. Environmental Protection and Conservation: The existing site was cleared, leveled, and 

generally made ready for development consistent with the approved subdivision plans back 

in 2001. Over the years, the site was left vacant, and the low spots developed wetlands in the 

area slated for development. The plan is to regrade the site, including the wetland areas in the 

development area, and to create new wetlands as designated in the plans. Because the site 

was cleared and leveled, there are no specimen trees within the area of development to save. 

The storm water system will incorporate three water quality basins to treat storm water 

before draining into the existing storm water retention basin or drainage easement. The 

proposed project implements sustainable initiatives, such as the roof designed to accept solar. 

They are providing 13 electric vehicle charging stations. The building is designed to the 

latest energy efficiency standards. 

 

9. Consistent with Purpose: The project complies with the zoning regulations and the Plan of 

Conservation and Development. It will provide control of storm water and will establish an 

additional permanent wetland area to promote wildlife and to provide for economic growth. 

 

10. Integration of Use: Does not apply to this project. 
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Mr. Riley presented the layout of the building, noting that there could be one, two or three 

tenants. He discussed the elevations, the entrances, the view from the loading dock, and the view 

from the office corner.  

 

Mr. Stebe observed that, on the sheets the members have for the setbacks, the southwest corner is 

shown as 141 feet and not 150 feet.  He acknowledged that the 150 ft. setback is to a residential 

property.  He noted that the property that is marked Town of East Hartford is still zoned 

residential, and asked whether that would still count as 150 ft. because it is a residential property 

line. 

 

Mr. Riley explained that, in the Industrial Park Regulations, it is from a residential property. 

Because that property is a right of way for the Town of East Hartford, it was not considered for 

the 150 ft. setback. 

 

Mr. Alford interjected that the conceptual plan showed a building at 95 ft. from the property line. 

He noted that they are more than 150 ft. from the residential properties.  

 

Mr. Stebe sought more information on the lighting plan, pointing out the western grade height of 

185-190 ft. The residential properties are somewhere around 170-175 ft., making the proposed 

building 20 ft. higher than the residences. He noted that there are LED lights which are much 

better at targeting the light and he would like a review of the lighting plan. The plan included a 

photoscape, but he requested clarification about lights for the exterior of the building and 

walkways, especially on the western side.  

 

Mr. Riley stated that, when looking at the lighting, they were very concerned about the level of 

light on the west side. On that side, they have 20 ft. high poles that are on the outward side of the 

road but are adjusted because LED has more control; they do have shields and are tilted, 

projecting toward the building. Their function is to light the sidewalk, not the building. He 

detailed the lighting on the remaining three sides.  

 

Mr. Stebe questioned the reasoning for the 20 ft. poles. He suggested lowering the height of 

those poles because, though it is technically zero at the line, it will be seen. Mr. Stebe also 

commented that the evergreens on the border of an improved wetland are acidic, which is not 

compatible with a wetland and a water source. 

 

Mr. Logan reported that he did not specify the particular plants. Those are several species: blue 

spruce, Norway spruce and white spruce. There are many wetlands that are acidic, and he is not 

concerned about that. They will be planted on the downside of the berm. He expects that there 

will be shrubs in that area as well, to keep the acidity flowing off into the west rather than into 

the wetland. Mr. Logan stated that he will give more thought to the plan.  

 

Mr. Stebe was concerned about the acidity and the box turtle, and Mr. Logan stated that he will 

look into that as well. Mr. Stebe asked about the soils Mr. Logan referred to.  
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Mr. Logan reported that, when looking at wetland soils, they are trying to determine drainage 

class.  He explained the types of soil.  

 

Mr. Prause stated that, at the last meeting, the Inland Wetlands Agency found that there was a 

significant impact on the wetlands and, therefore, there was statutory evidence that was 

requested for this meeting. He thought Mr. Logan covered most of it: 

 

- Description of the ecological communities and the functions, values, and effects of the 

proposed activities. Mr. Logan did address this. 

 

- Description of the prudent and feasible alternatives considered that would cause less or no 

environmental impact to wetlands. Mr. Logan noted that a feasible but not prudent alternative 

would be to do nothing. An alternative was shown with the reduction and saving of 10,000 

sq. ft. of Wetlands C, part of D, and F. However, on balance, it was not felt to be prudent. 

The proposed plan would gain better functioning wetlands.  

 

- Analysis of chemical and physical characteristics of fill material. Mr. Logan stated that was 

not presented. They will make sure to use clean fill. Mr. Prause considered the issues with 

the use of different types of soil. He questioned how that will be maintained. Mr. Logan 

stated that this is a basic environment. The idea would be that whatever is brought in will 

have a similar pH. The proposed wetland creation can tolerate a wide spectrum, but it is still 

a functioning wetland. 

 

- Soil sample data. They identified some of the soil types in the area. Mr. Logan stated that the 

data was in the soil report. 

 

Mr. Prause noted that the inland wetlands regulations define what a wetland is in the state of 

Connecticut. It does not distinguish between what was referred to as “accidental wetlands” vs. 

“natural or pre-existing wetlands.” He questioned whether the compensatory wetlands are more 

like a mirage of what a wetland is. Mr. Prause was concerned about the immediate habitat loss. 

The wetlands will be right next to the development without a transitional area. He was concerned 

about the hydrology impacts with the changes to the grading and compaction of construction. 

Mr. Prause asked how these wetlands will be as functional or functioning as a natural wetland, or 

if the development will impact the productivity. 

 

Mr. Logan responded that “accidental wetlands” is not the definition of the wetlands; it is about 

how they got there. These wetlands have a very minor development of topsoil. In the wetlands at 

the bottom of the hill, there is a large organic layer prohibiting walking through. One thing that 

determines diversity and function of wetlands is the diversity of hydrologic regimes. The 

hydrologic regime in these wetlands is narrow, whereas the ones being created are wider. That 

will increase the aquatic organism quotient as more wetlands will be concentrated in two 

locations that are at the edges of the property and are juxtaposed favorably with habitats that 

remain. That itself is raising the functionality. 

 

Mr. Schoeneberger asked whether the wetlands were there when the trees were there, over 20 

years ago.  
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Mr. Logan clarified that they were not. The wetlands accidentally formed in the depressions. He 

stated that, at the edges of the wetlands and in the uplands, there are many invasive species. A 

vernal pool does not exist. As there is a box turtle finding, they will ensure that those are not 

taken. Every animal taken has a detrimental effect on the population. They will utilize the 

protocol that the DEEP requires to exclude them during the construction, and after construction 

they will be allowed back. 

 

Ms. Pilla reported a number of staff comments from the first round of review, which the 

applicant has responded to and addressed. She noted that the Engineering Division is still 

reviewing the responses to those comments. The Industrial Park Regulations are similar to the 

typical zoning regulations and are applied in addition to the zoning regulations.  

 

• The use is a permitted use in the Industrial Park, which has its own maximum building 

height, 75 ft., and this proposed building is lower.  

 

• In the Industrial Park Regulations, the setbacks are larger than they are in the Industrial zone. 

“No structure subject to these setback requirements shall be erected which is within 150 ft. of 

a residence in existence at the time of the adoption of these regulations.”  

 

• The Industrial Park Regulations do require the approval of the Economic Development 

Commission, which is unique. The Economic Development Commission did review this plan 

at their July 11th meeting and unanimously approved it.  

 

Regarding the eastern box turtle that Mr. Logan found, Ms. Pilla stated that the Town typically 

finds out about them from DEEP because they have a map of the Natural Diversity Database 

areas where species of special concern are known to potentially be. This area is not on the map. 

She requested that this be reported to DEEP to update their map. 

 

Mr. Laiuppa encouraged the members to consider each of the applications separately because 

they may or may not align with each other. He read information in the Commission members’ 

packet explaining that each member is statutorily required to be satisfied with the response from 

the applicant before making a final decision. As presented, the direct disturbance within the 

wetland area is 0.77 acres and the direct disturbance within the upland review area is 8.36 acres.  

 

Mr. Laiuppa presented the comments he sent to the applicant and also had some updates on them 

as of July 11th: 

 

- Comment:  During the pre-application meeting, it was noted by Staff that there is a 

watercourse connecting the Commerce Road outlet to the large wetlands system on the east 

side of the property. The project soil scientist said he would investigate the area and flag the 

system. There is no indication on the plans that this system was identified by the project 

team. Please confirm that this area was investigated.  

 

Response: “These drainage features are obvious and do not need to be delineated.” A re-

delineation is not required if the applicant concurs with existing available data. The data does 
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not exist that shows the regulated resources, and it is the obligation of the applicant to survey 

the resources. This obligatory requirement helps to provide the decision-making body with 

all relevant information that they must consider, and any willful omission of data may be 

considered misleading. 

- Comment:  Wetland report discussed the functionality and impacts of the project on those 

wetlands that were delineated by the project soil scientist. There are other wetlands on the 

property that will or may be impacted by the project. Regardless of who delineated the 

wetlands, they should be reviewed and discussed at the same level as any other wetland. 

 

Response:  The applicant’s response failed to discuss functions and values of potentially 

impacted systems that were identified by others. Impacts may be direct or indirect and the 

influence in the upland review area should also be considered. 

 

- Comment:  One of the aims of any project that includes a wetland permit is to eliminate or 

reduce, to the greatest extent possible, any impacts to wetlands. Because the proposed project 

is a spec build and has no designated tenant, there is no way for the applicant to know exactly 

what the needs of the site will be. The project being presented has multiple direct impacts to 

wetlands with no apparent effort in the project description, the wetland report or the site 

layout to avoid or minimize impacts to those wetlands. Can the applicant discuss alternative 

layouts and designs that would avoid or minimize impacts to regulated resources? Can the 

applicant quantifiably support the need for the size, scope and configuration of the project 

that is being proposed? 

 

Response:  The applicant’s response did not address alternative layouts which would avoid or 

minimize impacts to the resources. 

 

- Comment:  Question about planting the wet bottoms of the planned basins. 

 

Response:  The applicant responded, “Prior to planting, sufficient water can be pumped out 

to facilitate planting.”  

 

- Comment:  Please describe the proposed method of pumping out the basins including water 

handling and disposal. Please provide specific planting plan for review by Staff. 

 

Response:  “REMA will prepare a more specific planting plan for Zone A that can be 

reviewed and approved by Town Staff.” 

 

Conservation Commission – At their July 15th meeting, the Conservation Commission had an 

opportunity to review this project and they provided the following comments: 

 

The project does not seem suitable for the site because of the amount of direct and 

indirect impacts to at least six existing wetlands. It is always the preference to save 

wetlands rather than to create new ones. Existing wetlands are known to function. 

Proposed wetlands are not proven to function until several years after they are created. It 

is understood that the project may need to fill in wetlands and create new ones, but it’s a 

stretch to say definitively that the new wetlands will be higher functioning than the 
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existing ones. That is a hope, not a fact. The applicant has not presented or discussed any 

alternatives that reduce the impacts to regulated resources. The applicant states there was 

an investigation of a potential vernal pool. A copy of that study should be presented. The 

applicant made a statement that if the wetlands were left to mature, they would shrink or 

transition into uplands. This statement is pure conjecture and is not supported by any 

science. These wetlands, by admission of the applicant, were formed over 20 years ago. 

In those two decades, the wetlands have persisted. There seems to have been no attempt 

by the applicant to avoid any wetland impacts. The plan as presented proposed many 

more parking spaces than required. As a spec build with no tenant, there is no way for the 

applicant to prove the need for more spaces than required.  

 

Mr. Stebe asked which comments were satisfied with today’s testimony.  

 

Mr. Laiuppa reported: 

 

1. It was noted that there was a watercourse connecting Commerce Road to the large wetland 

system. Mr. Logan stated that he investigated what Mr. Laiuppa felt could be a watercourse 

and he believes it is not a watercourse. Mr. Logan felt that the large basin to the north is a 

wetland and commented that there was no need to re-delineate. According to Mr. Laiuppa, 

there is the basin which is partially on the property that was not surveyed, and he was unsure 

if there is an upland review area for that basin. If there is, it is based on an approximation of 

the edge. 

 

2. The discussion of functions and values: There was a discussion of functions and values for 

the larger basin. There was not a discussion of the functions and values for the wetlands 

under the Eversource right of way. It would only be relevant for any wetland whose upland 

review area may be within the footprint of this project. 

 

3. Eliminating or reducing, to the greatest extent, any impacts on wetlands: This is in regard to 

feasible and prudent alternatives and alternative layouts.  This was presented to the 

Commission.  

 

4. The applicant stated that, prior to planting, water can be pumped out to facilitate planting and 

REMA would prepare a more specific planting plan that can be reviewed by staff. There has 

been no discussion at this meeting about the pumping of water to facilitate planting. The 

planting plan was presented tonight in the plans but was not presented to staff for review 

prior to this meeting.  

 

Mr. Stebe asked if there is a tool to ensure that these improvements are followed through with.  

 

Mr. Laiuppa stated that the mitigation plan is part of the plans that need to be approved by the 

Commission. If the wetland mitigation area is not created as proposed in the plans, that is a 

violation of the permit. The difficulty is the success rate based on the creation vs. the result down 

the road. There can be a monitoring period and there would be an insurance bond to be paid back 

after the monitoring period. It is not in place in the regulations but may be requested. The other 

alternative would be to require a certain ratio above 1:1 for mitigation. The expectation would be 
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that perhaps part of that mitigation area has the potential to fail but hopefully most of it won’t. If 

there is a partial failure, at least there is mitigation for the area impacted.  

 

Mr. Stebe noted that the zoning regulations speak of the 30%, 30%, 30% split of building size, 

pavement size, etc. From the images, it appears that the building is more than 30%. He asked 

whether Engineering has done the percentages to see if it fits within that 1/3 split. 

 

Ms. Pilla replied that she is not sure if Engineering has. She believed that the Zoning 

Enforcement Officer reviewed that, though she can confirm that.  

 

Mr. Schoeneberger noted that the wetlands did not exist 21 years ago. They cut the trees down in 

anticipation of development, which resulted in accidental wetlands. He questioned whether they 

are optimal wetlands. 

 

Mr. Laiuppa acknowledged that they are unsure if there were wetlands there. The topography 

was different and the site was graded, but wetlands can exist on hills as well. The Conservation 

Commission commented that these wetlands have persisted for over 20 years. Wetlands are 

presented to the Commission with the functions as described by the soil scientist. They are a 

regulated resource whether they are highly functioning or low functioning. The functionality of 

the wetlands becomes more important with mitigation, and he gave an explanation of that 

process. The wetlands were delineated by the soil scientist hired for the project. 

 

Mr. Schoeneberger remarked that, if the property had been built upon when it was cleared, the 

wetlands would not have persisted. Mr. Laiuppa agreed that wetlands could not occur where the 

building is, but it is unknown if there were or were not wetlands there before clearing.  

 

Mr. Alford remarked that the water quality basin is shown on the west side of the property. It is 

not necessary to delineate that. He detailed where the activity is in relation to the wetlands and 

upland review area.  

 

Mr. Logan stated that he was remiss in not mentioning that the wetlands within the Eversource 

right of way are low functioning.  

 

Ms. Pilla read written testimony from James & Enzina Stevenson, 47 Sherwood Drive. 

 

Ms. Deborah Ursin, 58 Sherwood Drive, East Hartford, stated that she is speaking for several 

residents who are unable to attend. She commented that they have been in close contact with 

East Hartford and state officials, expressing their concerns. According to the mayor, he sent a 

letter to the Town of Manchester and the Planning and Zoning Commission expressing his 

concerns about the proposed building and the effects on the residents of Sherwood Drive. Ms. 

Ursin detailed a few of her concerns: lighting, the height of the building, and the effect on their 

well water. 

 

Ms. Barb Fedoras, 55 Sherwood Drive, East Hartford, agreed with Ms. Ursin’s concerns. She is 

not sure whether the wetland plans will work. They would prefer more research on their end. 

Another concern is the noise.  
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Ms. Ella Kennen, 46 Kenwood Drive, Manchester, presented her questions: 

- How long has the area been zoned Industrial? 

- In the application, under “3.2.2 Removal of Native Vegetation and Habitat Loss,” it says, 

“this is not an appropriate metric for assessing wetland impacts since all the newly created 

isolated wetlands would be filled.” She questioned how filling the wetland makes the metric 

regarding removal of native vegetation and habitat loss irrelevant.   

- Under “3.2.3 Potential Impacts to Wetland Hydrology and Stream Flow,” it says, “Since all 

of these newly created isolated wetlands would be filled, this is not a relevant category.”  She 

asked what would happen to the hydrology of those wetlands. 

- “3.2.4 Potential Water Quality Impacts” states, “It is our professional opinion that there will 

not be any adverse impacts to these waters, which include downgradient wetland resources.” 

She was unsure how downgradient wetland resources would not be impacted. 

- How is it determined whether a wetland is a low functional quality? 

- How is it determined whether a wetland would likely “blink out?”  

- They said it is not typical to use retention basins as in-kind trade for wetlands, but because 

these were low functioning and new, an in-kind trade would be acceptable in this situation. Is 

that standard practice? 

- The application states that, while some of the functions and values would be similarly 

conferred by the created wetlands, others would increase. She commented on the types of 

functions and values that they stated would increase. 

- It seems that rather than disturbing wetlands, it is filling in and destroying wetlands.  

- They stated that the created wetlands would be higher functioning and she speculated on the 

impact to a wetland from being surrounded by concrete and other impermeable surfaces. 

- She understood that topsoil would be included in the new wetlands. They want to replace 20-

year-old wetlands with new wetlands. She asked how that would be an improvement. 

- They referred to an evaporation quotient as part of their determination that the wetlands 

would probably shrink, and she wanted more information.  

- They mentioned that the wetlands are basic, neutral, or slightly acidic.  She asked which it is. 

 

Mr. Kennedy asked whether the applicant wanted the public hearing continued to provide more 

information in response to the comments.  

 

Mr. Alford referred to the question of runoff from their property down to the residential areas. 

He reiterated that there were originally about six acres and now there are about three acres that 

run off. All the impervious surfaces, roof water, and anything developed on the site will go away 

from the neighbors. There will be no impact on their wells or increased flow onto their property. 

The public health code permits a septic system to be constructed within 75 ft. of a well and they 

will do nothing within 100 ft. of a well.  

 

Mr. Riley stated that, back in 2000 when the subdivision was created, the wetlands were 

delineated by a soil scientist. At that time, there were no wetlands on the plateau area. He 

reiterated that they adjusted the height of the building.  

 

Attorney Pelham responded that they would prefer the public hearing be closed, as long as it 

does not prevent them from answering the questions.  
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Mr. Kennedy responded that, if they want to add any more information, the public hearing must 

be kept open.  

 

Attorney Pelham stated that they have no more information to present as part of the public 

hearing. They understand that they will need to respond to comments from staff.  

 

Mr. Stebe noted the plan to use a sediment basin as part of their erosion and sedimentation 

controls, one of which is Wetland F, as well as on the northeast corner.  

 

Mr. Laiuppa remarked that one of the concerns about using a basin as a created wetland or 

wetland mitigation is the maintenance of that basin. They would be designing a system to be a 

detention basin and a wetland. By design, detention basins are made to receive materials that are 

not natural from the surroundings and runoff from the parking lot is intended to go in. Without 

pretreatment, there is the potential to add contaminants to the system. If the system is also 

intended to be a wetland, it raises questions whether that is appropriate. There is nothing in the 

regulations covering that. 

 

Mr. Alford explained that they would cordon off the area in Wetland F, remove any turtles, and 

excavate the area out and enlarge it. That would be used during construction and, when the site 

was stabilized, it would be cleaned and then planted. All catch basins installed would have 4 ft. 

deep sumps and trap hoods on them with maintenance schedules. The hoods on the outlets would 

prevent any floatables or oils from entering the drainage system.  

 

Ms. Pilla commented that, because there have been questions from the Commission that have not 

been answered and Engineering staff is still reviewing responses to their initial review, she 

recommended continuing the public hearing. 

 

Mr. Prause clarified that the Commission cannot take any new evidence after the public hearing 

closes because the public must be allowed to comment on the evidence that is presented.  

 

Mr. Schurin noted the discussion about potential bonding to ensure that the planned wetland 

would be successful. He asked how that would be pursued. 

 

Ms. Pilla responded that staff would have to look into whether and how the bonding would be 

required based on the success of the wetlands.  

 

Mr. Prause remarked that the applicant questioned whether the Commission felt the delineations 

not on the map and not surveyed should be done. He stated that the Commission are not experts 

and defer to the Inland Wetlands Agent to interpret statute. Mr. Prause suggested that the 

Wetlands Agent’s expertise carries weight in the requirements of state statute. 

 

Attorney Pelham reiterated that they would prefer to answer any questions the Commission has 

at this meeting as part of the public hearing process and close the public hearing.  
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Mr. Prause commented that staff’s opinion is that it is best to wait for the engineering experts to 

give feedback.  

 

Inland Wetland Permit (IWP-0008-2024) 

Special Exception (PSE-0004-2024) 

MOTION: Mr. Kennedy moved to continue the public hearing until August 19, 2024. Ms. 

Ike seconded the motion. Mr. Prause, Mr. Kennedy, Mr. Stebe, Ms. Ike, Mr. 

Schoeneberger and Ms. Van Buren voted in favor of the motion. Mr. Farina voted 

against the motion. The motion passed 6 to 1. 

 

DWRE EAST CENTER, LLC – Change of zone from Residence B to Business III for two small 

portions of the site at 25 East Center Street and 443 & 463 Main Street. – Zone Change (ZC-

0001-2024) 

 

Mr. Alan Lamson, Vice President/Architect/Planner with FLB Architecture, introduced himself 

as representing David Wesley Real Estate, LLC and Scott Hollister, who own the three parcels. 

David Wesley Real Estate is the owner/occupant and plans to relocate to 25 East Center Street. 

 

Mr. Lamson presented and detailed the parcels and the uses in the plan. The current zoning is the 

existing Business III zone adjacent to the Residence B zone. Additionally, there is a Design 

Overlay zone which goes back as far as the property lines do. Mr. Lamson pointed out the small 

portion on the site that is Residence B.  

 

In 1938, when the Town established zoning, in most cases they determined the business zones by 

creating a line parallel to the street and running it for as far as they thought appropriate. No 

attention was paid to property lines. Mr. Lamson described the properties, which predated the 

establishment of zoning.  

 

The applicant is requesting to have the small triangular pieces on the map rezoned to Business 

III. It makes sense for the development of the property. The consistency of the zoning and 

regulation application will make the development of these properties much easier for both the 

applicant and the Commission. It will remove the non-conforming status of those uses and will 

require that future development of these parcels conform with the Business III zoning 

regulations, including landscaping, buffering, uses, and setback.  

 

Mr. Lamson reported that they are working with the owner on the future use of the Masonic 

Temple. They will return with a subsequent application to establish residential on the upper 

levels and business/commercial use on the lower level. The intent is to redevelop the remainder 

of the property, remove the structures, and create a coordinated development for the entire 

property.  

 

The change does not impact any of the surrounding properties. The Plan of Conservation and 

Development shows the property as an urban growth area.  

 

Ms. Pilla reported no comments or objections on the application. 
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There were no members of the public to provide testimony and there were no written comments. 

 

MOTION: Mr. Kennedy moved to close the public hearing. Mr. Schoeneberger seconded the 

motion and all members voted in favor. 

 

The Public Hearing closed at 10:10 P.M. 

 

I certify these minutes were adopted on the following date: 

 

___________________________  _________________________________________ 

       Date      Eric Prause, Chairman 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NOTICE:  A DIGITAL RECORDING OF THIS PUBLIC HEARING CAN BE HEARD 

IN THE PLANNING DEPARTMENT. 
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TOWN OF MANCHESTER 

PLANNING AND ZONING COMMISSION/INLAND WETLANDS AND 

WATERCOURSES AGENCY/AQUIFER PROTECTION AGENCY 

FOR THE MEETING OF 

JULY 15, 2024 

 

 

MEMBERS PRESENT: 

    In Person: Eric Prause, Chairman 

      Patrick Kennedy, Vice Chairman 

      Michael Stebe, Secretary 

      Teresa Ike 

      Chris Schoeneberger 

      Michael Farina 

        

ALTERNATE MEMBERS SITTING: 

    In Person: Sara Van Buren 

 

                 ALTERNATES PRESENT:  

                In Person: Zachary Schurin 

 

ABSENT: Daniela Luna 

  Maliha Ahsan 

 

           ALSO PRESENT:  

            In Person: Gary Anderson, Director of Planning and Economic 

Development 

Megan Pilla, Principal Development Planner 

     Electronically: David Laiuppa, Environmental Planner/Wetlands 

Agent 

      Nancy Martel, Recording Secretary 

 

 

The Chairman opened the Business Meeting at 10:10 PM. 

 

DWRE EAST CENTER , LLC – Change of zone from Residence B to Business III for two small 

portions of the site at 25 East Center Street and 443 & 463 Main Street. – Zone Change (ZC-

0001-2024) 

 

Zone Change (ZC-0002-2024) 

MOTION:  Mr. Kennedy moved to approve the change of zone from Residence B to Business 

III for the rear portions of the parcels at 25 East Center Street and 443 & 463 

Main Street. Ms. Ike seconded the motion and all members voted in favor.  

 

DRAFT 
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The reason for the approval is that the proposed zone change is consistent with the Plan of 

Conservation and Development’s designation of this area as a “Center Infill Growth” area with 

opportunity for infill of underutilized land to develop a mixed-use, walkable center.  

 

The zone change will be effective on August 5, 2024. 

 

Mr. Farina requested staff identify similar properties. 

 

HIGHLAND PARK MARKET OF MANCHESTER RE LLC – Building additions and parking 

modification to Highland Park Market at 307 Highland Street. – Special Exception Modification 

(PSE-0005-2024) 

 

Mr. Eric Peterson, Engineer/Surveyor, Gardner & Peterson Associates of Tolland, introduced 

himself.           

 

Mr. Peterson reported that the application represents the five-year plan of expansions at Highland 

Park Market, and they are requesting a special exception modification related to the permitting of 

four small additions to the existing market building. 

 

Highland Park Market has existed in the location since the late 1800s and the present structure 

dates back to the 1960s, with renovations and additions in the 1980s. The existing building is just 

under 20,000 sq. ft. and the new additions total just under 6,000 sq. ft. Mr. Peterson stated that 

the purpose of the additions is to increase the functionality of the workspace in the building and 

update the loading dock area.  

 

Mr. David Eddy, Architect, introduced himself and described the location of the property, noting 

that the additions proposed are to optimize the building on the site.  

 

- One addition is a canopy expansion to the left of the existing canopy to allow additional 

carriage storage.  

 

- On the side facing Wyllys Street, a small patio area would become a bottle return facility. 

 

- In the rear, there is a stair tower, and to the right, they would incorporate a breakroom 

area, conference room space, and updated handicapped toilets. In the rear, to the left of 

the stair tower, there would be expansion of the backroom areas, storage areas, and sales 

area. 

 

- To the west, they will enclose an existing dock area. The receiving area is presently 

outdoors, and they will enclose it to make a better and safer receiving area with a 

connector to the relocated kitchen area.  

 

There are no specific timetables for the overall plan, though they are very interested in the bottle 

return. Other elements will occur at a later time, but this is an overview of optimizing the 

supermarket. The general flow of traffic will be unchanged and impervious area will not 

increase. 
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Mr. Peterson reported that there will be minor site modifications: 

 

- In the back of the building, there is a trash receptacle area which will be pushed back. 

- Update the utilities on the right back. 

- Concrete pads for the generator and transformer, enclosed in a screened fence area. 

- Rerouting drainage. 

- Relocating EV charging stations. 

- Extending sidewalk across the addition. 

- Creating a sidewalk connection from the parking lot to the public sidewalk near the 

intersection of Wyllys Street and Highland Street. 

- Reducing the number of parking spaces, primarily in the back of the building, to 143, 

which is still 7 more than required by zoning. 

- No effect to the Town’s water, sewer, or stormwater systems. 

- Traffic circulation will remain the same. 

- The additions in the back will allow large vehicles and trailer trucks to travel around the 

back of the building to the loading dock area.  

- No expected traffic increase. 

- Maintain the curb cuts on both streets. 

 

According to Mr. Peterson, staff has reviewed the application. It is the applicant’s opinion that 

the application complies with those 10 subsections of Art. IV, Sec. 20 regarding special 

exceptions. This is an existing use and located in a Business I zone. They are expanding the 

structures, similar in fashion to the current building. There is adequate parking, the roadway 

network is adequate for this use, there is adequate emergency access, there are adequate public 

utilities, and there will be no effect to the stormwater system. All the areas are currently paved, 

so there will be no increase in runoff to the stormwater systems. As this use already exists, it is 

consistent with the purposes of the regulations. There will be no detrimental effect on public 

health, safety, welfare, or property values. 

 

Mr. Stebe noted that the state regulations changed with respect to EV charging locations and 

numbers based on the number of parking spaces. He asked whether there will be a review to 

determine if the number of charging stations is correct.  

 

Ms. Pilla stated that there is only a requirement now for new construction.  

 

After a question from Mr. Prause, Ms. Pilla stated that there were no staff comments. There were 

a handful of comments initially, but they have been addressed.  

 

Mr. Prause requested Ms. Pilla display the side profile renderings. He asked for clarification of 

the new additions and how they compare to the existing building. 

 

Mr. Peterson explained that they are extending the canopy in a very similar style to the current 

one. The bottle return on the side will use the same brick material and a similar treatment to the 

canopy as in the front. The rear area, which currently has a cooler, would be eliminated and the 

construction would be similar to what is presently on the side of the building and across the back. 
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The façade will carry the same roof pitch as the main roof pitch, similar materials, and similar 

treatments. The back of the building will be at one level with a flat roof similar to what exists.  

 

Mr. Farina commented that Highland Park Market is one of the foundational businesses in the 

community and he will support the motion.  

 

Special Exception Modification (PSE-0005-2024)  

MOTION:  Mr. Kennedy moved to approve the special exception modification for building 

additions and parking modifications to Highland Park Market at 307 Highland 

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

 

The reason for the approval is that the proposed activity meets the special exception criteria in 

Article IV, Section 20. 

 

TOWN OF MANCHESTER/BENESCH – Demolition of the existing bank building and site 

preparation for construction of a new Manchester Public Library at 1041 Main Street, 18 & 22 

Maple Street, and 25 Eldridge Street. – Erosion & Sedimentation Control Plan (ESC-0005-2024) 

 

Mr. Will Walter, Professional Engineer, Alfred Benesch & Co., introduced himself. Mr. Walter 

stated that they are responsible for survey, civil engineering, landscape architecture, and traffic 

engineering on the project.  

 

Mr. Walter explained that the project is the demolition of the existing Webster Bank and the 

associated site improvements, as well as the construction of a new 74,000 sq. ft. public library. 

He detailed the location, as well as the surrounding properties.  

 

The site is four parcels totaling approximately 1.6 acres in the CBD zone. Mr. Walter reported 

that the facade will be up against Main Street. In the back, there is access in and out of Maple 

Street, as well as on Eldridge Street. He pointed out the utilities, EV charging spaces, six 

handicapped spaces, and the main entrance on the rear.  

 

Mr. Walter stated that there have been many meetings with staff on the design. He noted the 

erosion control plan, specifications, and details, and reported a few minor comments from staff 

which may already be addressed.  

 

The site is a relatively flat site, which will be surrounded by silt fence and hay bales. He pointed 

out the construction entrances. Mr. Walter explained that there is nothing controversial about the 

erosion control, which will use DEEP guidelines.  

 

Ms. Pilla stated that there were a handful of comments from Engineering staff, some of which 

were minor. A couple of the comments are things not usually requested on an erosion and 

sedimentation control plan. In this case, because it is a Town project and the erosion and 

sedimentation control plan is the only thing coming before the PZC, Engineering wanted some 

notes on the record.  
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Erosion & Sedimentation Control Plan (ESC-0005-2024)  

MOTION:  Mr. Kennedy moved to certify the erosion and sedimentation control plan for 

demolition of the existing bank building and site preparation for construction of a 

new Manchester Public Library at 1041 Main Street, 18 & 22 Maple Street, and 

25 Eldridge Street, with the modifications as specified in a staff memorandum 

from:  

 

1. Megan Pilla, Principal Development Planner, dated July 15, 2024.  

 

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

 

ADMINISTRATIVE REPORTS 

 

Ms. Pilla stated that she forwarded an email with the upcoming training opportunities through 

the UConn Center for Land Use Education and Research (CLEAR). 

 

Ms. Pilla commented that she forwarded the email informing the Commission that the Capitol 

Region Council of Governments’ (CRCOG’s) draft regional Plan of Conservation and 

Development (POCD) is available for public comment. The adoption hearing is scheduled for 

September. 

 

The Comprehensive Zoning Regulations Update Steering Committee had the first meeting with 

the consultant. They have finished their line-by-line review of the current regulations and found 

a number of opportunities for improvement, particularly for efficiency and ease of use.  

 

Mr. Prause stated that the review is very thorough.  

 

Mr. Anderson provided an update on the Rules of Procedure. He has been working on those with 

the Chairman, the Town Attorney, and others. It is nearly ready for consumption. This is a draft 

based on Mr. Farina’s earlier draft and Mr. Anderson is confident it will be completed well in 

advance of the next meeting. 

 

Mr. Prause reported that he was invited to attend the Board of Directors meeting. He explained 

the fee structure that was laid out for the Inland Wetlands Agent to provide penalties for Cease 

and Desist and Cease and Correct Orders. The Board seemed interested in it but did not take 

formal action. He stated that they recommended going to the Town Attorney for a final review. 

After questions from the Board, it was explained that, if there were multiple violations on a site, 

fines per day could quickly add up for each of the issues. There were more questions about how 

it would be applied and who would make the decision. The Town Attorney was there to answer 

questions. 

 

APPROVAL OF MINUTES 

 

July 1, 2024 – Business Meeting/Aquifer Protection Agency Meeting 

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

motion and all members voted in favor.  
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RECEIPT OF NEW APPLICATIONS  

 

1. TOWN OF MANCHESTER/BENESCH – Erosion & Sedimentation Control Plan (ESC-

0005-2024) – Demolition of the existing bank building and site preparation for construction 

of a new Manchester Public Library at 1041 Main Street, 18 & 22 Maple Street, and 25 

Eldridge Street.  

 

MOTION: Mr. Kennedy moved to close the Business Meeting. Mr. Schoeneberger seconded 

the motion and all members voted in favor. 

 

The Chairman closed the Business Meeting at 10:50 P.M. 

 

 

 

 

 

 

NOTICE:  A DIGITAL RECORDING OF THIS BUSINESS MEETING CAN BE 

HEARD IN THE PLANNING DEPARTMENT. 
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