
 

 

 

 
       TOWN OF VERNON 

Inland Wetlands Commission (IWC) 
Meeting Notice & Agenda 

Tuesday July 27, 2021, 7:00 PM 
Location: Council Chambers – 3rd floor 
Vernon Town Hall, Memorial Building 

14 Park Place, Vernon, CT  
NOTE: This meeting will be in-person only; there is no ZOOM or Hybrid option 

 
AGENDA  

 
1. Call to Order & Roll Call 

 
2. Administrative Actions 

 
 2.1 Amendment/Adoption of Agenda - Additional business to be considered under agenda  
  item #8 “Other Business” requires Commission vote 
 
 2.2 Approval of the Minutes from the June 22, 2021 regular meeting 
 

2.3 Communications received NOT related to Agenda items, if any 
 

2.4         Call for filing(s) of Intervener petition(s) and determination of status 
 

3. New Applications for Receipt and Determination of Significance 
 

4. Public Hearing and Action on New Application(s)  
 
4.1 ACTION ONLY 
Application IWC 2021-05, an Application for a Wetlands Permit by Commission submitted by A. Vets 
Real Estate for property located at 965 Hartford Tpke. (tax map 26-0072-0031H) and a portion of 933 
Hartford Tpke. (tax map 26-0072-0031J) in order to construct a new 4,000 garage facility, reconfigure 
parking, and establish a stormwater management facility within a regulated area. 

 
5. Status of Cease & Correct Orders, if any 

 
6. Wetlands Enforcement Officer Report, if any 

 
7. Inland Wetlands Agent Approvals, if any 

 
8. Other Business 

 
8.1 Legislative Update—1) Meetings; 2) Timeline extensions; 3) General 

 
9. Adjournment            

    
 
     Rachel Stansel, Chairperson    Inland Wetlands Commission
  



Draft Minutes 
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A. Vets Real Estate, LLC 

965 Hartford Turnpike 

Vernon, Connecticut 
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PREPARED FOR:  A. Vets Real Estate, LLC 

965 Hartford Turnpike 

Vernon, Connecticut       

 

 

 

PREPARED BY:  Gardner & Peterson Associates, LLC 

178 Hartford Turnpike 

Tolland, CT 06084 
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A. Vets Real Estate, LLC 

965 Hartford Turnpike 
 

 

 

Summary: 

This application proposes to construct a new 4,200 square foot garage located at 965 Hartford 

Turnpike.  The area around the garage will be paved to provide parking for the existing 

commercial use.  The new garage will be constructed in the same vicinity of the existing 1,500 

square foot garage.  Access to the proposed development will remain from the existing site drive 

off Hartford Turnpike on the north side of the property.  

 

 

Existing Conditions: 

Currently this parcel contains an existing commercial use building, a garage, a paved driveway 

and parking area, and a gravel parking lot.   The remainder of the site is primarily lawn up to the 

limits of the inland wetlands located on the west end of the property, and the site primarily drains 

from the front toward the rear of the property to the existing wetland.  

 

 

According to the NRCS Web Soil Survey the upland soils on this property are classified as 

Charlton-Chatfield complex (Hydrologic Soil Group ‘B’) and the wetland soils are classified as 

Ridgebury, Leicester and Whitman soils (Hydrologic Soil Group ‘D’).  Charlton-Chatfield soils 

are typically well drained soils covered with cobbles, stones or boulders.  A test pit was 

excavated within the area of the proposed  stormwater basin to confirm the existence of the 

Charlton-Chatfield soils. The soil profile for this test pit is located on page 5 of this report.   

 

 

Stormwater Management: 

The proposed stormwater management system has been designed to comply with the 

“Connecticut Department of Transportation Drainage Manual, 2000”, the “2004 Connecticut 

Stormwater Quality Manual” and the “Low Impact Development Stormwater Quality Manual 

Town of Vernon, February 2013”.  These manuals require that a stormwater management system 

for new projects control stormwater peak rates of runoff and provide treatment of the stormwater 

before it leaves the property.  Runoff calculations have been provided by utilizing the Rational 

Method to model the existing and propose rates of runoff from this site.  The calculations found 

on pages 7-20 of this report indicate that the proposed development will not result in an increase 

in runoff from this property. Those results are tabulated below: 

 

 

 

 

 

Runoff from the paved areas and the roof of the new garage will be collected in grass swales 

along the sides of the property and discharged in a wet pond located to the rear of the proposed 

garage.  The pond was designed to store the entire WQV, have a 3:1 length to width ratio, and an 

Hydrograph \ Storm Frequency 2-Yr 10-Yr 100-Yr 

#1:  Existing Conditions (cfs) 2.83 3.87 5.24 

#2:  Proposed Conditions (cfs) 2.74 3.78 5.16 
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outlet at the far end of the basin from the inlet.  The wet pool’s design will enhance the removal 

of pollutants by increasing the residence time of the stormwater in the pond and by providing a 

habitat for aquatic grasses.  The treated stormwater will exit the pond when it is “pushed” out by 

new water entering the pond.  A 1-foot tall berm has been designed around the entire basin to 

provide freeboard and force water to exit the basin only through the designed outlet.  The 

previously discussed volume calculations within the pond do not include the volume above the 

outlet.   

 

 

Erosion & Sediment Control: 

The erosion & sediment control plan for this site consists of the use of soil stockpile areas, and 

silt fence and/or hay bales down gradient of all disturbed areas.  An anti-tracking pad will be 

installed at the entrance to the site and at each driveway entrance during the development of each 

lot.  All sediment and erosion control procedures and construction of all stormwater drainage 

structures shall essentially be in accordance with the “2002 Connecticut Guidelines For Soil 

Erosion and Sediment Control” by the Connecticut Council on Soil and Water Conservation.

 

 

 

 

 

 

 
Eric R. Peterson, P.E. 23430
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STAFF COMMENTS 

 



 

 

PLANNING 
 DEPARTMENT 

 
 

55 West Main St., VERNON, CT 06066 
(860) 870-3640 

gmcgregor@vernon-ct.gov 

TOWN OF VERNON 
 
 
 
 
 

 
 

MEMORANDUM  
 

TO:  Town of Vernon Inland Wetland Commission 
 
FROM:  George K. McGregor, Town Planner 
 
SUBJECT: Staff Report: IWC 2021-05, 933(p) and 965 Hartford Tpke. 
 
DATE:  July 27, 2021 
 
 
Request and Background 
 
PZ 2021-05 is an application of A. Vets Real 
Estate, LLC requesting wetlands permit by 
Commission approval for a 1.19-acre parcel 
located at 965 Hartford Tpke (Assessor ID 
26, Block 72, Parcel 0031H) and a .43-acre 
portion of a parcel located at 933 Hartford 
Tpke (Assessor ID 26, Block 72, Parcel 
0031J).  
 
The Applicant received Zone Change 
approval (Commercial to Industrial) from 
the Planning and Zoning Commission on 
June 4, 2020 and site plan approval in 
November 2020. The Applicant plans to 
amend the site plan once IWC permits are 
in order. 
 
The Applicant currently operates an 
abatement and remediation contractor’s 
office along with outdoor equipment 
storage at 965 Hartford Tpke. This use is 
permitted in the Industrial Zoning District, 
Section 4.10.2.6 as “open storage facility 
for contractors and building suppliers”. The 
Applicant proposes to demolish the existing and construct a new 4,000 s.f. garage facility and create a 
new stormwater area at the rear of the property, within a regulated area. Of note, the Applicant is the 
contract purchaser for a portion of the adjacent property (933 Hartford Tpke.) which wraps behind the 
965 location. 
    
 



PZ-2021-5   933 & 965 Hartford Tpke.              2 
July 27, 2021 

 
 
 
Site Plan 
 
Gardner & Peterson, on behalf of the applicant, has submitted a site plan showing the new garage, 
paved parking area, and grassed swale--storm facility. A portion of the garage and all of the new 
stormwater area is within the regulated area. 
 
 

Site Plan 
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Summary of Staff Referral Comments 
 
The Town Staff is supportive of the changes, especially the stormwater area, as it provides more of an 
opportunity to install environmental safeguards and eliminate off-site impacts. Staff recommended 
additional landscaping or fencing between the parking area and the stormwater facility to ensure a clear 
separation and prevent vehicular or storage encroachment. Staff will report on the applicant revisions at 
the meeting. 
 
Analysis and Recommendation 
 
When revised, the proposed improvements appear to improve the site conditions to a higher 
environmental standard and imposes no adverse impacts on the wetland area. 
 
DRAFT Motions 
 
MOVED, that the Vernon Inland Wetlands and Watercourses Commission does hereby 
APPROVE, the application (IWC-2021-04) for a Wetlands permit by Commission, subject to the 
site plan prepared by Gardner & Peterson, dated June 15, 2021, and based upon the following 
findings: 
 

1. The project will have no adverse impacts on wetlands or watercourses; 
 
 
 
OR 
 
Move, an Alternate Motion 



From: Smith, David
To: McGregor, George
Cc: Perry, Craig; Mark Peterson
Subject: IWC 2021-05 Am Vets 965 Hartford Turnpike
Date: Thursday, July 15, 2021 9:42:35 AM

Good Morning George –
 
I have reviewed the plans and supporting material submitted related to the proposed new garage on
the subject property.  The additional property acquired from the neighbor provides the opportunity
for this new facility and the room for installing environmental safeguards to eliminate off-site
impacts.  The storm water management area as designed is a key feature in these safeguards, and
should not just be thought of as a wet patch of yard ‘out back’.  I recommend that the two roof
leader outlets discharge to some type of energy dissipator, such as a rip-rap pad to prevent
destabilizing the vegetative cover.  Additionally, this area and the associated swales should not be
used to store equipment, materials and accumulated snow.  Landscaping such as split rail fence
and/or several trees in appropriate locations may help define the areas that need to be ‘off-limits’ to
preserve the function of the storm water management area.
 
The Sediment and Erosion Control Measures appear to be adequate.  If this project is approved and
moves forward, I would suggest that we require that the applicant coordinate their activities with
Craig so that we can monitor the project’s progress, adjust the S and E measures as site and seasonal
conditions warrant.
 
Thanks
 
Dave
 
 
David A. Smith, PE LS
Vernon Town Engineer
55 West Main Street
Vernon, CT. 06066
860-870-3663
dsmith@vernon-ct.gov
 
 

mailto:DSmith@vernon-ct.gov
mailto:GMcGregor@vernon-ct.gov
mailto:cperry@vernon-ct.gov
mailto:mpeterson@gardnerpeterson.com


Wetland Agent Approvals  

 

 









Other Business 
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This guide summarizes legislation passed by the 

Connecticut General Assembly in 2021 and incorporates 

material prepared by Connecticut’s Office of Legislative 

Research. As with any summarization of law, additional 

important details may exist in the statute that are not 

included herein. Please consult the original legislative 

langugage and/or an attorney for confirmation of any 

legal interpretation. 

 

Corrections/questions/comments? Contact 

ctplanners@gmail.com. 

JULY 2, 2021  
 

 

 

Connecticut Chapter of the  

American Planning Association 

ct.planning.org 
 

2021 Guide to 
Legislation Impacting 
Development and 

Land Use Procedures 
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Land Use Approval Expirations 
Inland Wetlands permits: PA 21-34 § 2 delays the effective date of municipal inland wetlands permits 

to coincide with the effective period of related local land use approvals. Under the bill, if the inland 

wetlands permit is just one of the local land use approvals required to develop a property, the 

wetlands permit does not take effect until the other local approvals are effective. Inland wetlands 

permits are generally valid for the same length of time as the other land use approvals issued for the 

development, up to a maximum of 10 years.  

Special Permit/Exception expirations: PA 21-163 establishes a minimum validity period for unexpired 

special permit or exception approvals that (1) were granted before July 1, 2011, and (2) specified a 

deadline by which all work in connection with the approval must be completed. Under the bill, these 

approvals are valid for at least 19 years after the approval is granted. The bill specifies that (1) the 

applicable land use board, commission, or agency may extend these approvals beyond 19 years and (2) 

this minimum 19-year validity period applies to special permits or exceptions approved by a municipality 

exercising land use powers under the statutes or a special act. For approvals granted between July 1, 2011 

and the date of the bill’s passage, PA 21-34 establishes a minimum validity period for special permit or 

exception approvals that were unexpired on March 10, 2020; and that specified a deadline by which all 

work in connection with the approval must be completed. Under the bill, these approvals are valid for a 

minimum of 19 years after the approval is granted.  

Expiration of subdivision approvals:  PA 21-163 extends the duration of subdivision approvals for 

projects with at least 400 dwelling units approved before July 1, 2011 from 14 to 19 years 

Five-year extension of other approvals: PA 21-63 bill also extends by five years the minimum initial 

approval period for approvals granted before July 1, 2011:  

1. site plan approvals (except for projects containing at least 400 dwelling units or having an area 

of 400,000 square feet or more); 

2. subdivision approvals for projects with fewer than 400 dwelling units; and 

3. wetlands permits. 

The effect of these changes is that these initial approvals must be valid for at least 14 years, rather than at 

least nine years, as under current law. The bill correspondingly extends the extended deadlines for these 

approvals from 14 to 19 years and notes that in general, these changes apply to permits granted by 

municipalities exercising land use powers under special act. Likewise, PA 21-34 makes similar changes to 

expiration dates of approvals for projects approved from July 1, 2011 to the date of bill pages, but before 

the bill’s passage that were unexpired on March 10, 2020. Under PA 21-34l, except for large residential 

subdivisions, the initial deadline for these approvals must be at least 14 years after approval, and the 

extended deadline cannot be more than 19 years after approval. Large residential subdivision approvals 

are valid for 19 years. Local boards or agencies may approve extensions, but the bill caps the total 
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duration of an approval, including extensions, at 19 years (except special permits or exceptions, see 

above). 

 

Note: Executive Order 7-JJ, which extended many land use approvals for the duration of the pandemic, 

expired June 30, 2021. 

 

Additional Zoning Requirements 
 

Required/allowed goals and considerations for zoning: PA 21-29 updates the language of zoning 

enabling statute 8-2 to remove language allowing zoning to be used to "prevent the overcrowding of 

land and avoid undue concentration of population;" and requires that regulations be designed to 

protect historic, tribal, cultural, and environmental resources; consider impacts to adjacent 

municipalities; address disparities in housing needs and access to opportunities including 

employment and education; promote efficient application review; and affirmatively further the 

purposes of the Federal Fair Housing Act. Affirmatively furthering fair housing generally refers to 

proactive actions to reduce barriers to fair housing. Any consideration of "character" must be to 

character defined with clear and explicit “physical characteristics”. Zoning may not be used to deny 

applications on the basis of the income level or source of income of an applicant or end user. 

 

Explicit authorities for overlay zones, floating zones, and planned development districts, and 

energy conservation: PA 21-29 explicitly allows zoning to adopt regulations for overlay zones, floating 

zones, and planned development districts (which were not explicitly allowed in existing statute). 

 

 

Cottage Food Activities: PA 21-29 directs that zoning must not prohibit "Cottage Food" activities in 

residential zones (i.e, small-scale home-based food production) 

 

Regulation of Mobile Homes: Existing statute provides that regulations not treat manufactured 

homes substantially differently from other types of housing for the purpose of permitting. PA 21-29 

adds larger mobile manufactured homes to this provision (length of smallest dimension of mobile 

home must be greater than 22 feet for this provision to apply). 
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Meeting Procedures (including Remote) 
SB 1202 §§ 161-168 enable meetings to be held fully in-person, fully remotely, or as hybrid meetings 

during the period of time July 1, 2021 – April 30, 2022. §§ 171-189 make numerous changes allowing 

municipal entities and other public agencies to conduct business electronically; generally, the 

changes allow specified (1) notices and applications to be sent electronically and (2) hearings or 

meetings to be held using electronic equipment 

 For the purpose of rules regarding remote meetings, § 161 defines "Electronic equipment" as 

any technology that facilitates real-time public access to meetings, including, but not limited to, 

telephonic, video or other conferencing platforms.  

 § 163 requires notice of remote meetings to be published at least 48 hours in advance and 

agendas must be published at least 24 hours in advance. Such notice and agenda shall include 

instructions for the public to attend and provide comment or otherwise participate in the 

meeting, by means of electronic equipment or in person, as applicable and permitted by law. 

Publication shall include: 

o direct notification in writing or by electronic transmission to each member of the public 

agency and  

o post a notice that such agency intends to conduct the meeting solely or in part by means 

of electronic equipment  

 in the agency's regular office or place of business,  

 in the office of the clerk of such subdivision for any public agency of a political 

subdivision of the state that is not a quasi-public agency, or  

 in the office of the clerk of each municipal member of any multitown district or 

agency, and  

 if the agency has an Internet web site, on such Internet web site. 

 § 163 also requires that  

o agencies provide the opportunity for agency members (e.g. commissioners) to attend 

in-person meetings electronically. 

o minutes of hybrid meetings note how each member attended. 

o agencies holding a fully remote meeting provide accommodations to any member of 

the public requesting a physical location and electronic equipment to participate in the 

meeting, if the request is submitted in writing at least 24 hours in advance, and 

provide members of the public attending remotely the same opportunities to provide 

comment or testimony as would be provided were the meeting held in person. 

o transcriptions or recordings of meetings held fully remotely be posted on the agency's 

Internet web site and made available to the public to view, listen to and copy in the 

agency's office or regular place of business not later than seven days after the meeting 

and for not less than forty-five days thereafter. 
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o if a quorum of members is meeting in person, the agency must also allow members of 

the public to attend in person at the same location. 

o votes taken during remote meetings must be taken by roll call unless they are 

unanimous. 

o remote meeting participants must make a good faith effort to state their name and 

title, if applicable, prior to speaking. 

o meetings interrupted by technical difficulties may be resumed not more than two 

hours after the interruption, either electronically or in person. Agency may announce 

any preplanned procedures for potential interruptions. 

o moderators may remove a member of the public attending remotely if the member is 

causing disorder and refuses to conform to order. 

 § 173 allows zoning enforcement hearings to be conducted in person or electronically. 

 § 168 requires the Connecticut Advisory Commission on Intergovernmental Relations to 

conduct a study on remote meeting procedures by February 1, 2022, including 

recommendations concerning best practices and the identification of funding sources for 

implementation of remote participation and voting. 

 Refer to SB 1202 for additional provisions. 

 SB 1202 DOES NOT remove preexisting requirements for newspaper publication. 

 

GIS 
OPM GIS information officer and GIS Council: SB 1202 §§ 90-92 (AN ACT CONCERNING GEOGRAPHIC 

INFORMATION SYSTEMS) creates a new GIS office within OPM and establishes a GIS information 

officer to oversee the office and its staff; and establishes a GIS Council to consult with the new 

information officer on matters regarding free and public GIS data. 

Funding for state GIS capacity: SB 1202 § 341 also allocates $9.5 million in ARPA funds toward 

building statewide GIS capacity for broadband mapping/data and other critical services supporting 

remote work, health, and education.  
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Commissioner Training 
PA 21-29 establishes ongoing training requirements for land use commissioners. Connecticut’s OPM 

Secretary shall establish guidelines for training by January 1, 2022 in consultation with CAZEO, CCM, 

CCAPA, CLEAR’s Land Use Academy, the CT Bar Association, Councils of Governments, and other 

nonprofit or education institutions that provide land use training. If the Secretary does not issue 

guidelines, such providers may create and administer appropriate training. 

 

By January 1, 2024 Any member serving on a planning commission, zoning 
commission, combined planning/zoning commission, or zoning 
board of appeals as of January 1, 2023 must complete initial 
training, and complete additional training every two years 
thereafter 

By March 1, 2024 Commissions/Boards shall submit statement affirming compliance 
to municipality’s legislative body (or Board of Selectman in town 
meeting towns) 

Training Requirements Four hours of training, which must include at least one hour 
concerning affordable and fair housing policies 

 

 

ZEO Credentials 
PA 21-29 requires that Zoning Enforcement Officers be certified by the CT Association of Zoning 

Enforcement Officials (CAZEO) as of January 1, 2023, and annually thereafter, and maintain 

certification. 
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