




















"Quiet Acres "
A Cluster Conservation Subdivision proposal

Bonny Vu Lane & Early View Lane

























 
 
 
 
 

 
 

SLR International Corporation, 99 Realty Drive, Cheshire, CT 06410    
203.271.1773            slrconsulting.com 

 

March 20, 2022 
 
 
Ms. Laura Regan 
Zoning Enforcement Officer 
Town of New Milford 
10 Main Street 
New Milford, CT 06776 
 
Re: Peer Review of Sycamore Trails Group, Chapin Road, Early View Lane, and Bonnie Vu Lane 
 Map 52 - Lots 29.A and 30.B, and Map 45 - Lot 2, and Tax Map 35.4 - Lot 37 

Zoning Regulation Amendment CCSD#3 and Zone Change Application from R-80 to CCSD#3 
New Milford, Connecticut 

 SLR #11481.00079 
 
Dear Ms. Regan: 
 
Pursuant to your request, SLR International Corporation (SLR) has reviewed materials submitted in 
association with the Map Amendment – Change of Zone Application for the Quiet Acres Subdivision. The 
proposed application is for the change of zone for three parcels from R-80 to Cluster Conservation 
Subdivision District (CCSD). As part of this effort, SLR has reviewed the following materials: 
 

• Petition to Amend the Zoning Regulations and/or Zoning Map  
• Authorization Letter from Joe Cordeiro, Sycamore Trails Group, LLC 
• Proposed Regulation Amendment, E-3: Cluster Conservation Subdivision District #3 
• Abutting property owners list 
• Schedule A document 
• Site Assessment Analysis of "Quiet Acres" Cluster Conservation Subdivision, prepared by 

Michael J. Mazzucco, P.C., Civil Engineer 
• Map entitled: "Zone Change Map, depicting properties within 500’ of proposed Quiet Acres," 

dated December 21, 2021, scale: 1" = 200’, Prepared by the Office of PAH, INC – Land 
Surveyors, prepared for Sycamore Trails Group, LLC 

 
• Site Development Plan, dated January 24, 2022, prepared by Michael J. Mazzucco, P.C., 

prepared for Sycamore Trails Group, LLC, with the following sheets: 
 

o Cover sheet, "Quiet Acres" A Cluster Conservation Subdivision proposal, Bonnie Vu Lane 
& Early View Lane, dated January 24, 2022, scale: As Noted, prepared by 
Michael  J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-A, "Area Maps," dated January 24, 2022, scale: As Noted, prepared by 
Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-OV, "Overall Existing Conditions Map," dated January 24, 2022, scale: 
1"  =  200’, prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, 
LLC 
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o Sheet 16036-OS, "Open Space Plan," dated January 24, 2022, scale: 1" = 200’, prepared 
by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-EC1, "Existing Conditions Map 1," dated January 24, 2022, scale: 1" = 100’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-EC2, "Existing Conditions Map 2," dated January 24, 2022, scale: 1" = 100’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-CV1, "Conventional Layout 1," dated January 24, 2022, scale: 1" = 100’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-CV2, "Conventional Layout 2," dated January 24, 2022, scale: 1" = 100’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-CS1, "Conservation Layout 1," dated January 24, 2022, scale: 1" = 40’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 

o Sheet 16036-CS2, "Conservation Layout 2," dated January 24, 2022, scale: 1" = 100’, 
prepared by Michael J. Mazzucco, P.C., prepared for Sycamore Trails Group, LLC 
 

Existing Conditions 
 
The project site encompasses three separate parcels that have a total combined area of ±122.5 acres. The 
northernmost parcel is located to the south of Early View Lane and the two other parcels abut the 
southwest portion of the northern parcel. The two southern parcels are located to the east of Bonnie Vu 
Lane abutting the existing single-family residential lots along Bonnie Vu Lane. The three parcels are zoned 
as R-80 Single Family Residence District. There are no buildings/residences on site.  
 
The majority of the parcels are wooded with a CL&P easement bisecting the parcels from roughly west to 
east. Historically, portions of the site were used for agricultural purposes and over the last several decades 
these portions have been revegetated with scrub brush and low-lying woody vegetation. The project 
parcels are surrounded with single family residences abutting the northern and western sides with 
woodland and farm fields to the southern and eastern sides. Main access to the project parcels would be 
from the frontage on the cul-de-sac of Early View Lane and from an existing right of way at the intersection 
of Ayrshire Drive and Bonnie Vu Lane.  
 
The project parcels are located in drainage basin 6700. The entirety of the project site eventually drains 
to east toward Walker Brook via several small streams. The central and eastern portions of the northern 
parcel contain vast areas of steep slopes in excess of 25 percent. The remaining portion of the project 
parcels are moderately sloped with few areas of gentle slopes. There are several wetland areas identified 
on site. One is in the northwestern corner of the project site that runs parallel to Early View Lane. The 
second is a wetland corridor in the northeastern part of the site with a corresponding watercourse that 
drains to the east. There are several watercourses throughout the site that generally run from northwest 
to southeast across the site.  
 
The project site is within areas identified by the Natural Diversity Data Base (NDDB) and contains a 500-
year flood zone identified by the Federal Emergency Management Agency (FEMA), bisecting the southern 
two parcels. There are no aquifer/public water supply protection areas on the site. Soils on the site have 
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been identified by the United States Department of Agriculture (USDA) Soil Survey as compact upland 
soils formed over a till base that generally have a restrictive layer that reduces infiltration. More 
specifically, the upland soils are Woodbridge fine sandy loam (3 to 8 percent slopes), Woodbridge fine 
sandy loam (3 to 8 percent slopes) very stony, Woodbridge fine sandy loam (3 to 8 percent slopes) 
extremely stony, Hollis-Chatfield-Rock Outcrop complex (15 to 45 percent slopes), Paxton and Montauk 
fine sandy loams (3 to 8 percent, 8 to 15 percent, 15 to 25 percent) and Paxton and Montauk fine sandy 
loams (15 to 35 percent), extremely stony. In addition, there are Ridgebury, Leicester and Whitman Soils 
(0 to 8 percent slopes) that are generally extremely stony that are also identified as wetland soils. 
 
Proposed Conditions  
 
The applicant is proposing a zone change to the three parcels, which are currently zoned as R- 80 Single 
Family Residence District to Cluster Conservation Subdivision District. The Cluster Conservation 
Subdivision District allows for reduced lot and dimensional requirements for new building lots and 
subdivisions with a portion of the site being required to be dedicated as open space. The applicant has 
submitted conventional and conservation (cluster) subdivision layouts. The conventional layout, which is 
based on the requirements for a R-80 residential subdivision, would have eight rear lots having access off 
a proposed extension of Early View Lane and 18 lots off a proposed roadway that would extend from the 
Bonnie Vu Lane and Ayrshire Drive intersection east into the project site.   
 
The conservation layout is based on the proposed lot and dimensional requirements proposed by the 
applicant, which would have a minimum lot area of 40,000 square feet (SF). This layout would have six 
rear lots and would be accessed off the existing cul-de-sac of Early View Lane along with 20 lots being 
served by a proposed roadway connecting to the Bonnie Vu Lane and Ayrshire Drive intersection. As a 
part of the conservation layout, ±88.5 acres or 72.2 percent of the project site would be dedicated open 
space. All proposed lots would be served by individual wells and an onsite subsurface septic system. 
 
Review Comments 
 
From the information provided and our observations of the existing site conditions, we offer the following 
comments for your consideration. 
 
Existing Conditions 
 

1. There is a wetland corridor that runs parallel to Early View Lane that extends to the south reaching 
the northeastern portion of the project site. The wetland limit line stops without creating a closed 
area, the applicant’s soil scientist should clarify this wetland area.  
 

2. The USDA Natural Resources Conservation Service Soil Survey Map has Ridgebury, Leicester and 
Whitman Soils (0 to 8 percent slopes, extremely stony, Map Unit 3) along a portion of the southern 
property line. This soil type meets the definition of a Connecticut Inland Wetland Soil. The existing 
conditions mapping does not show any wetland or watercourses in this portion of the site. The 
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applicant’s soil scientist should comment on the soil conditions present in this portion of the site 
to determine the soils are indeed wetland soils. 
 

3. We note that the applicant’s consultants queried the Connecticut Department of Energy & 
Environmental Protection (CTDEEP) Natural Diversity Database (NDDB) and found that there were 
some "hits" within or nearby the property but the identification of the species of concern would 
be deferred until the actual subdivision plans would be presented for approval. Since the 
Commission is being asked to determine if a cluster conservation subdivision with the number of 
lots depicted on the subdivision layouts is appropriate for this site, we recommend that the 
species of concern be determined now so that the Commission can make an informed decision. 
 

4. The New Milford's Geographic Information System (GIS) Land Conservation Map on Sheet Area 
Maps highlights a portion of the project site as private Open Space. Clarification should be 
provided on whether there is an existing open space easement or restriction on site.  

 
Zoning Context 
 
Chapter 107, Cluster Conservation Subdivision District (CCSD), was adopted to provide flexibility in the 
design of subdivisions to allow for the preservation of larger tracts of open space and to meet specified 
open space and conservation objectives that are enumerated in Section 107-010 of the Regulations. 
CCSD’s may be established by petitioning the Commission to amend the Zoning Map for any parcel having 
a minimum of 30 acres and located in the R-80, R-60, or R-40 Zone. In exchange for preserving greater 
areas of open space, the minimum lot area may be reduced. 
 
As part of the process, the applicant is required to provide technical information about the property 
features and the surrounding environment. A critical piece of information is the presentation of a 
comparison plan showing a conventional subdivision meeting the requirements of the Town’s Subdivision 
Regulations, as well as other applicable regulations. This plan becomes the basis for the maximum number 
of lots that may eventually be approved by the Planning Commission as part of a subsequent subdivision 
application. In addition to the comparison plan, the applicant must also submit the development 
standards for the lots in the proposed CCSD as enumerated in Section 107-030 of the Regulations.  
 
In this case, the applicant has provided a brief narrative and a series of maps that generally address the 
minimum submission requirements set forth in Section 107-030. However, we believe that the 
comparison plan for the conventional subdivision is insufficient for the Commission to determine that the 
number of lots shown could be realistically approved in the underlying zone. 
 
Conventional Subdivision Plan 
 
The Conventional Subdivision Plan (2 sheets) illustrates a total of 26 lots, 18 lots on Ayrshire Drive 
(undeveloped right-of-way [ROW]) and 8 lots on a short extension to Early View Drive. These plans do not 
meet the Subdivision Regulations in that they are simply a layout of lots without giving sufficient 



March 30, 2022  
Ms. Laura Regan 
Page 5 
 
 

 

  SLR International Corporation            slrconsulting.com 

 

consideration to existing and proposed topography and the extent of grading that would be required to 
develop the subdivision on a steeply sloping site. More specifically, note the following: 
 

1. Half the lots illustrated are interior lots having individual access to the proposed streets. 
The access ways serving Lots 21 to 23 are a minimum of 800 feet up to over 1,100 feet 
long. The accessways serving Lots 24 to 26 are a minimum of 1,600 feet or longer. The 
applicant should have the Town of New Milford Police and Fire Departments review the 
length of the proposed accessways for potential accessibility to the proposed lots. 

 
2. Sections of the access drives are located on grades that exceed 10 to 12 percent and 

traverse existing slopes of 20 to 25 percent. In the absence of a preliminary grading plan, 
the feasibility (or desirability) of these accessways cannot be determined. 

 
3. While the applicant’s engineer has indicated that soil testing has been conducted for on-

site subsurface sewage disposal systems, that information should be provided for the 
Commission’s review particularly in light of compact upland soils on the site that are likely 
to have a restrictive layer.  
 

4. According to Section 2.9, Open Space, of the Subdivision Regulations, "Open spaces, parks 
or playgrounds shall be provided and reserved in each subdivision for residential 
purposes". The conventional subdivision layout should specify the location and size of the 
open space which should be a minimum of 15 percent of the total area of the subdivision 
as specified in Section 2.9.1, Type and Amount of Open Space, of the Subdivision 
Regulations.  

 
Conservation Subdivision Layout 
 
The applicant has provided a layout showing 26 Lots, the same number of lots as the Conventional 
Subdivision layout. The applicant has provided the development standards that would apply to the 
proposed CCSD #3, should it be approved by the Commission. However, the applicant has not provided 
the results of soil testing to demonstrate the suitability of the lots to support on-site subsurface sewage 
disposal systems on at least 10 percent of the lots chosen by the Commission pursuant to Section 
107- 030 (f) for the Regulations. More specifically, note the following: 
 

1. The layout shows that 6 interior lots will connect to the existing cul-de-sac on Early View Lane 
(Conservation Layout 1) and 20 lots will have access through an existing right-of-way to Bonny-Vu 
Lane from a new road having a length of approximately 1,100 feet (Conservation Layout 2). Eight 
of the lots with access to the new road will be interior lots. 

 
2. The 6 lots from Early View Lane are irregular in shape having steep slopes. In addition, the access 

drives traverse steep slopes as well. While the lots appear to meet the dimensional standards 
proposed for this property, the applicant has not provided any grading plans to demonstrate that 
homes having onsite sewage disposal systems can be constructed without excessive earth work.  
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3. The lots on the proposed road are somewhat more conducive for residential development than 

the lots described in Item 2 above and the slopes because they avoid, for the most part, very steep 
slopes. However, some of the lots are very narrow with limited space for locating a house within 
the proposed setbacks. The applicant should demonstrate their suitability by providing a 
preliminary house layout, sewage disposal location, and grading plans. 
 

4. The conservation layout depicts the areas of the project site that are proposed as open space. The 
applicant should comment on whether any of the proposed open space will be specified as 
subdivision open space. 
 

5. Given the proposed roadway, proposed impervious surfaces, and the change in land coverage 
types, a stormwater management system would likely need to be utilized to handle the increased 
runoff from the proposed subdivision. While the details of the stormwater management system 
are yet to be determined, the possible areas of stormwater management facilities should be 
shown.  
 

We trust this information will be helpful to you and the Zoning Commission. Please feel free to contact us 
if you have any further questions. 

Sincerely, 

SLR International Corporation 
 
 
 
Ryan McEvoy, PE 
Principal Civil Engineer 
 
 
11481.00079.mr322.ltr.docx 

Vincent C. McDermott, FASLA, AICP 
Principal Landscape Architect 
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