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Introduction
Changes Since 2000

The2010 Planof Conservation and DevelopmdROCD) builds heavily on the 2000 POCD and
subsequent work conducted by Lebanon’s Boards and Commissions. Theffahes2010
POCD (aka “Master Plan”) remains to retdiebanon’s rural agricultural character while
accommodating growth.

There have been significant changes since the 2000 POCD was teahipd¢h on the federal
and state level as well as locally. From 9/11 to the Irag and Aigfaa Wars, increases in oil
prices, the advent of electric/hybrid cars and alternative engrggter demands on government
services, increases in unemployment, decreases in federal antdvstadeenue, and a housing
bubble that burst and led to the Great Recession of 2007-09. Alesé thad an effect on
Lebanon and its residents.

Locally, the Town hired a Town Planner, set aside funds to dssss tishing to preserve their
land, and partnered with residents, land trusts, and the State and Fgueraiment in

preserving over 1,000 acres. This effort was spearheaded by the Boareleofm®n,

Conservation Commission and Planning and Zoning Commission. In additidtiatireng and

Zoning Commission amended several key land use regulations, includimdating cluster

subdivision development and agricultural buffers, and adopting otheruaadisgto protect

current land uses to help keep Lebanon rural.

Lastly, the Town increased its request of State and Federabk gaanplanning, agricultural
preservation, and infrastructure. These grants helped pay for thersamarket; planning
studies such as a cost of community services study, build-out ianabjlsie of agriculture study,
and resident survey; property appraisals and surveys for those tedemredand preservation;
hardware and software at Town Hall; Town welcome/entrance signs; astdput not least
multiple road, bridge, school, parking, energy conservation and ball fieldwoist projects.

Implementation of the2010 Plan of Conservation and Developmaerill help to assure that
Lebanon remains one of Connecticut’'s finest examples of a rurauligrad community in
which people wish to live, work and play.
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Section 1: Housing and Population

Goals

HOUSING: To promote the development of single-family hgusalong with a mix of
affordable, senior, rental, age-restricted or active-adult and-tavoily housing that meets the
needs of present and future Lebanon residents.

POPULATION: To maintain a stable population in order to provide adeqoalbdic facilities
and services.

Existing Conditions 2010 Lebanon Housing

Lebanon’s housing stock is comprised W Year-Round M Seasonal
primarily single family owner-occupiec
housing units made up of a variety of housi
styles. The Town has a total of 3,108 housi
units of which 2,750 or 88.5% are zoned f
year-round use. Another 358 or 11.5% ¢
zoned for seasonal occupancy and found
Amston and Red Cedar Lakes, and La
Williams. In addition, there are 135 campsit
available for occupandyay through October.

As one of the natida earliestsettled communities, Lebanon contains 300+/- classicand 18'
century houses. As many as 50 homes predate the Revolutionary War. Archiyettese are
fine examples of center entrance colonials, Greek revival, Victaview, England Saltboxes and
revival farmhousesFor a listing of homes in Lebanon built prior to 1940, please sddisharic
Resources Survey, Inventory of Existing Dwellings in Town 1700-p88®ared in 1978 by the
Connecticut Historical Commission and located in the Jonathan Trumbrdly. In addition to
housing, there are numerous barn and outbuildings of distinctive design and historical value.

Redwood, 589 Exeter Road (Built 1778) Governor Jonathan Trumbull House
168 West Town Street (Circa 1735)
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A review of building permits for new home construction made between 2000-shows that
329 permits were issued, including 15 to construct seasonal-occupancy dwellimgkaltes.

New Dwelling Permits
2000-2010

M Year-Round Home Permits M Seasonal Home Permits
66

2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

Between 2000 and 2006 Lebanon, the State and Nation experienced a trentenidioug

boom. Since 2007, the average number of new dwelling permits has detrmedtically in

Town, a phenomenon experienced throughout the State and Country. The maifaets®n
decline and the resultant drop in population growth (see Table d)avang, deep and wide-
spread recession that began in 2007 and continued through 2009 coined as the Great Recession.

Other reasons include the limited availability of developddohel coupled with the amount of
land which has been preserved in Lebanon over the past decade (2,0085)/-aapeduction in
the number of children per household and an aging population which stays in their trogees |

The median real estate tax bill for a non-farm residence in 20083853 versus $4,520 for a
farm residence. The median sales price of a home sold in Leba2d@8rwas $235,000. Land
values for a single-home lot range in price from $70K-$100K depending daytloé¢ the land
and location.

Today, Lebanon has an estimated “yearnd” population of 7,500 persons. However, there are
an additional 1,500+/- persons who reside up to seven (7) months eaah tyheaB58 seasonal
homes and 135 campsites located along the Lakes. With the exadrools, these citizens
use Lebanon’s road system, police, fire, library and other towrcesrviConsequently, it is also
accurate to describe the Town’s populaiim2010 as 9,000+/- persons.

Over the past decade Lebanon experienced its lowest populaberihgsince the 1950s,
representing an increase of approximately 593 persons or 8.8%. ahilvmore than double
the 3% State and County population increases over the same periggtthBless, since 2000 an
average&3homes peyearwere constructed ibebanonresulting in ovefl,000acresofland being

developed for new home sites, often on large lots that were formerly used for farm dameod

2
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Table 1
Change in Year-Round Population
1940 - 2020
Increase over previous Decade Median

Year Population Persons Percent Age
1940 1,467 31 2.1%

1950 1,654 187 12.7%

1960 2,434 780 47.2%

1970 3,804 1,370 56.3%

1980 4,762 958 25.2%

1990 6,041 1,279 26.9% 33.8
2000 6,907 866 14.3% 38.2
2010 est. 7,500 593 8.8% 44.4
2020 est. 8,000 500 6.7% 49.6

According to the State Data Center at the University of Cdimuecit is estimated that by 2020
Lebanon will have an all-time high median age of 49.6 years due tgiag baby boomer
population or those born between 1946-1964.

Population Increase
1940 - 2020

H Year-Round Population B Increase Over Previous Decade

8,000
6,907 7,500

6,041
4,762
3,804
2,434

1,467 1,654 1,370 1,279
1 187 780 958 866 593 500

1940 1950 1960 1970 1980 1990 2000 2010 2020

It is estimated that Lebanon’s future increasgapulation will be limited to 500+/- persons
during this planning period (2010-2020) or the lowest population increase thie 1940s when
the Town had approximately one-fifth (1/5) its current population. dditianal 200+/- new
homes are projected to be constructed in Lebanon during the 2010-2020 planning period.
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Single-Family Development and Zoning

The current and historic pattern of low density residential develophes been incorporated
into Lebanon’s Zoning and Subdivision Regulations which contain minirtwaen (2) acre
zoning. In an effort to reduce sprawl and retain active farmland theslatiegs were revised
by the Planning and Zoning Commission in 2008 to mandate cluster devatogmdereduce the
number of additional rear or back lots.

Mandating clster and reducing the number of new rear lots helps to mainéhianbn’s rural
agricultural character by:

U preserving large parcels of useable open space;

U increasing property values of homes abutting the open space and throughout Town;

U reducing environmental impacts of new development by creating itegervious
surface/stormwater runoff, less impacts to natural resource atidnds and less
bisection of wildlife corridors;

U preserving scenic views from public roads;

U enhancing sense of neighborhood by promoting greater social ciaraamong
neighbors due to reduced lot sizes; and,

U reducing town infrastructure costs.

Multi-Family Development and Zoning
Lebanon’s Zoning Regulations allow for the following mufidtimily housing types.

Two-family houses by right on four (4) acres.

Three-family houses by special exception on three (3) acres.

Four-family houses by special exception on four (4) acres.

Apartment complexes by special exception up to six (6) peitdbuilding per minimum
six (6) acre parcel.

Elderly housing by special exception up to six (6) units per building amd49 units per
acre on a minimum six (6) acre parcel.

v Accessory-living units in owner-occupied homes by special permworfd) acres.

< << KL<

<

Lebanon contains 39 two-family houses, six (6) three-family houses éhde8) four-family
houses all of which are scattered throughout Town. Lebanon’s five (5naparcomplexes
contain a total of 58 one-and-two bedroom units as follows:

Heritage Apartments, 844 Exeter Road, 6 (six) two-bedroom units.

Northwoods Apartments, 225 Mack Road, 4 (four) two-bedroom units.

Stone Ridge Estates Elderly Housing, 12 Dr. Manning Drive, 23 omedradand 1 two-
bedroom units.

Village Hill Apartments, 281 Beaumont Highway, 12 two-bedroom units.

Willow View Apartments, 1280-1300 Trumbull Highway, 12 two-bedroom units.

Q. VAW
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In total, Lebanon’s mukfamily housing stock stands at 166 units or 6% of the year-round
housing stock and 5.3% of the total (year-round and seasonal) housing stockdditional
10+/- accessory living units exist in owner-occupied single-family homes

Lebanon Housing Stock

Seasonal
12%

Year-Round
Multi Family
5%

Affordable Housing Development and Zoning

Less than three percent (2oY of Lebanon’s/ear-round housing stock or 73 units are considered
affordable under Connecticut General Statute (CGS) Sec. 8-30g. CG& 3&ugrrequires that
an affordable dwelling unit be (1) government assisted housing; (2) durfer@nced by
Connecticut Housing Finance Authority mortgages; or (3) subject tongindicorded deeds
containing covenants or restrictions which require that such dwellindgpeisiold or rented at or
below prices which will preserve the unit as housing for whichopesrand families pay 30% or
less of income, where such income is less than or equal to 80% of th@nnrecome, i.e.,
$44,800 for one (1) person, $64,000 for a family of four (4) in 2009.

HOMEConnecticut is a statewide campaign aimed at increasengtock of affordable housing
in the State. It issues an anniédiordability in Connecticustudy that analysis the ability of a
household making median income to afford a median sales priced honuh iof eiate's towns

and cities. Since 2006, Lebanon has been deemed affordable under themdtudys ranked as
the 25" most affordable town in Connecticut out of 168 towns in 2008.

Lebanon’s Zoning Regulations allow a density bonus and reduction in opee sghen
affordable housing is proposed in a conservation or cluster subdivi@iecause Lebanon does
not have an affordable housing stock of 10% it is not exempt fromaffbedable housing
appeals procedure which can shift the burden of proof to a municipalgiiaw that public
safety or health concerns outweigh affordable housing need.

5
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Senior Housing Development and Zoning

As noted, Lebanon’s Zoning Regtibns permit the construction of elderly housing by special
exception up to four (4) units per acre on minimum six (6) acre gardd¢le maximum number
of units per building is six (6). There is only one senior housing dewveot in Town (Stone
Ridge Estates), which was built in 1991 and consists of 24 units. deleas no town-owned
housing, or housing authority.

Groups Homes

There are currently 10+/- group homes located throughout Lebanon that hotsesixp(6)
persons plus staff. These homes are privately owned and managedgceviding provided
through the Connecticut Department of Developmental Services. [tdtde does not allow
communities to prohibit this use.

The Lakes

Amston Lake, Red Cedar Lake, and Lake Williams were planned andpedeks seasonal or
summer communities on lots underagre in size. With the onset of zoning in 1962, Lebanon’s
Planning and Zoning Commission established standards for permittngotend occupancy at
the lakes. These included that only homes which were in place addyear-round prior to
1962 were permitted to obtain year-round status. New homes bthk &ikes since that time
were limited to seasonal occupancy use unless a lot contained the minimueqanes.

Today, 558 houses or cottages are located on the lakes, the majorhiclofor 358 are zoned
season occupancy use. There are an additional 200+/- vacant lots at thierlakealbof which
are zoned for seasonal occupancy as they are less than two §2hagize or the minimum lot
size required by Lebanon’s Zoning Regulations. Roads servicing tlezseaae largely private
and below Town standards in terms of road construction, grade, widthsettten turning
radius and drainage.

A 2010 build-out analysis and fiscal impact study of Amston Lakeagpesl by the Green Valley
Institute concluded that if Amston’s existing seasonal homes and Jatsantere converted and
built-out to yearround occupancy Lebanon’s mill rate would increase by 1.47 or 6.9%. The
study also noted that relaxing the Zoning Regulations to permit comversseasonal to year
round housing could increase the pace of development activity at Amston Lalkiegen:

10+/- additional acres of land around the lake being lost to impervious surface;

a 79% increase in vehicle trips on lake roads, 2.3 miles of which iaegegty owned,
unpaved and narrow limiting emergency access, especiallynterwi A cost estimate to
improve the private lake roads was $2 million and would result in &eres of
additional impervious surface;

150+/- additional school children requiring additional investment in school infrastructure
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a 360% increase in year-round population from the current 230 to 1,058 yedr-roun
residents at build-out; and,
potential for a decrease in existing year-round property market values.

Lebanon’sPlan of Conservation and Developmeialls for retaining seasonal occupancy use at
the lakes. Increasing lake use or occupancy would negative§ctrtipe fragile environmental

and water quality at the lakes, as well as the seasonal character ofritsoneigds. In addition,
public health and safetpuld be jeopardized due to the lack of adequate roads and infrastructure.

In addition, seasonal properties are assessed 20% less than yegoropertes, a reflection of
market value. Increasing occupancy at the lakes would require additiongipal services for
police, fire, schools and road maintenance, the cost of which would bewahwide and would
more than offset any future tax benefits.

Recommendations
Implementation responsibility is identified italics.

1. The Planning and Zoning Commissiahould consider amending the Zoning and
Subdivision Regulations to:

a. Establish inclusionary zoning (CGS 8-2i) for medium size residetéiatlopments
(e.g., developments with 10 or more units or lots) so that at leapert@nt of
proposed units or lots are affordable as defined by CGS Sec. 8-30g.

b. Establish regulations to encourage age-restricted or active-adulbdndays special
permit. Said regulations shall not increase density beyond that permitedhets in
the Zoning Regulations.

c. Amend Subdivision Regulations to require consideration of passive sdiaicqees
when laying out roads and homes.

2. Acquire land to encourage the private development of senior houBlagning and
Zoning Commission, Board of Selectmen, Town Meeting.

3. Maintain two (2) acre zoning density for single family dwellings amdiatary
cluster development for subdivisionBlanning and Zoning Commission

4. Maintain allowing two (2) family dwellings by right on four (4) acr&anning and
Zoning Commission

5. Maintain existing mix of seasonal and year-round housing in the Lake Zone soas not t
change the environmental and other characteristics of the Lakedimgcpublic health
and safety.Planning and Zoning Commission
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Section 2: Community Facilities and Services

Goal: To maintain and expand community facilities and town servicegeb tire needs of the
current and projected population.

As noted in the 200®lan of Conservation and Developmeat principal function of local
government is to provide community services, facilities and infrastruttateneet town needs.
Lebanon’s Tow Government is conducted by 54 elected and 93 appointed officials, and
approximately 275 full or part-time employees (80% school, 20% otfié®re are 18 standing
Town boards and commissions, and over a dozen ad-hoc committees.Lef@e®n Town
Government Organizational Chairt appendix.]

The following recommendations are an outgrowth of discussions with each department.

Town Hall

Constructed in 1969, Lebanon Town Hall conta
6,888 square feet maintained by the Board
Selectmen. In 2007, renovations in the form
asbestos abatement, installation of outside perim
drainage, reconstruction of the parking lot, a
installation of energy efficient indoor and outdo
lighting fixtures were conducted. Expansion of toy
government since 1969 has caused the downs
meeting room space to be diminished to make r
for additional offices.

Consideration should be made to relocate overflow town offices to ad@oemnunity Center
lower level or attic.

Community Center/Town Pool

Constructed in 1970, the 4,000 square fd

and private functions by fee for residents. The To, .«
Pool is located directly behind this facility. In 200
renovations were conducted to the lower level.
2010 the Town completed construction of the AldSEssss
Tavern parking lot adjacent to the Community Ce
to accommodate overflow parking.

Consideration should be made to accommodate overflow municipal offices liowte level
and/or attic space should Town Hall needs arise.

8



Town of Lebanon 2010 Plan of Conservation and Dewgment

Senior Center

Constructed in 2008, the 6,450 square foot Se
Center is operated by the Commission on Aging &
open to those of qualifying age. The facility contai
meeting rooms and activity spaces, a commer
kitchen and other areas utilized by Lebanon’s seni
Programs offered include but are not limited |
luncheons, health screening, computers, exerd
games, dancing and guest lectures. Senior
service dispatch is operated from this location.

Complete driveway loop from Senior Center to Dr. Manning Dovienprove access. Once the

grant-required-age-restrictions expire in 2013, allow utilieat of facility by other
organizations (i.e., recreation) during off-peak hours.

Public Works Facility

Constructed in phases beginning in 1950, the tc
garage contains 6,600 square feet of buildings wt.
house the highway garage offices, and truck, mate_
and equipment storage. Senior vans are also hol 4§ {#
at this site. The town garage is in poor conditi

lacking potable water, with seasonal septic iSSug
The site is located at a major focal point for thg
entering or exiting the Town Center and containg
pond. The facility is not large enough ¢
accommodate the existing (9) trucks, salt and s
storage, and staff parking. Many of the truck bay
including the repair facility, are too small to accommodate larghkicles. The site is
environmentally sensitive, with salt and sand storage left uncovered and expdsedléoients.

Consideration should be made for the construction of an updated fackty 88 accommodate
current and future needs with proper water and sanitary faciliti€se existing site should be
redeveloped for economic development, location of a new Pos¢ Offa greenway entrance to
Town Center. Consideration should also be made to provide satellite sand/salc|iest
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Jonathan Trumbull Library

Constructed in 1967, with an addition completed in
1974, the Jonathan Trumbull Library contains 7,500
square feet. The library is open five (5) days a week
for 38 hours, which is up from four (4) days a week
and 30 hours in 2000. In 2009, the library had a
collection of 48,210 books, periodicals, videos,
tapes, DVD’s and CD's Since 2000, circulation has
grown by 60% with 80,148 items loaned out and
44,000 library visits in 2009. Parking is limited and
shared with the First Congregational Church and
users of the Town Green. A 2010 Library Space
Needs Study determined a need for added library
space.

Consideration should be made to construct an addition to the existinigyfadong with

additional parking to accommodate current and future user needs, anttreasing library
hours to include Fridays and all-day Saturdays.

Fire Safety Complex

Constructed in 1988, the 17,000 square foot facility

houses the Fire Department, Fire Marshal, Police

Department, Cemetery Sexton and function hall with

commercial kitchen. An addition to the facility was

constructed in 2007 to enlarge the truck bays and

create Fire Department offices and a training facility.

The function hall and kitchen are available to the

community for rent at a fee and was renovated in

2010. The function hall is also used as Lebanon’s

sole voting station and for occasional meetings. The

parking lot is undersizedThe Town’s Dog Pound is

located to the rear of the property and is shared with

the Town’s of Bozrah, Franklin and Spragughe Fire Department is currently looking into the
possibility of building a substation(s) to facilitate emergency sesvice

Consideration should be made to acquire land for future substation(s) and hitetime staff
person(s) to man the stationhouse during the day.

10



Schools

Lebanon’s public school system is consed of
three (3) facilities, which include an elementary,
middle and high school. For the 2008-09 school
year there was a total of 1,546 students. This
represents a 2.9% or 44 student increase over 2000.
It is estimated that 97.4% of Lebanon’s schage
children attend public schools.

Lebanon Elementary School contains 72,000 square

feet and serves grades PK-4. Built in 1936,

additions were made to the facility in 1956, 1966, Lebanon Elementary School
1983 and 2005.

Lebanon Middle School contains 70,500 square feet
and serves grades 5-8. Built in 1959 to serve grades
7-12, additions were made to the facility in 1977,
1981 and 2005.

Lyman Memorial High School was constructed in

1992 to serve grades 9-12 and contains 117,000

square feet. The Town of Columbia contracts with

Lebanon to send 110+/- students to Lyman High

School. Lyman contains a vocational agricultural

science center, which in addition to Lebanon Lebanon Middle School
students, serves those from Andover, Bozrah,

Colchester, Chaplin, Columbia, Hampton, Hebron,

Franklin, Marlborough, Salem, Scotland and

Sprague.

With recent additions made to the elementary and
middle schools, it is anticipated that Lebanon’s

public schools posses enough capacity to handle a
modest increase in the number of students over the
next decade. This assumes no sizeable in-migration
or the advent of newly mandated state education

requirements.
Lyman Memorial High School

In addition to its public schools, Lebanon contains the Lebanon CoepeMrsery School
(ages 3 and 4), Red Sneakers childcare/kindergarten (ages 3-6), and a dozen in-home day cares.

Land for a new school is not projected to be necessary during the Plan period.

11



Recreation Facilities

The 2000 POCD recreation objective is adopted into this P&eeK to provide adequate land to
meet active recreation needs, while ensuring that existotige recreation areas are properly
managed for maximum use

In addition to the recreation fields located at the schools, thee&emn Commission along with
a part-time Recreation Coordinator manages the Aspinall Recreatompl€x and the
Community Center Pool and run a variety of programs throughout Town.

In 2008, the Recreation Commission preparedAative Recreation Needs Analysigich
identifies three (3) recreation projects that are ready for coristiintorder to meet current and
projected population needs. These include:

1. Construct three (3) ball fields at Tyler Field off Bascom Road;
2. Renovate Aspinall Recreation Complex; and,
3. Construct three (3) soccer fields at the West Town Street Senior Center property.

In addition, theActive Recreation Needs Analysistes that the Recreation Commission requires
adequate funding for current and future maintenance and staffing needs.

Funding consideration should be made to (1) implement Tyler Fielstremtion; (2) renovate

Aspinall Recreation Complex; (3) construct West Town Streddl;Fand, (4) hire a full-time
Recreation Coordinator.

Solid Waste Facility

Lebanon’s Transfer Station and former landfill occupy 1z¢tes of a town-owned 141-acre
site on Exeter Road near the Franklin town line. The former landfilch@sed and capped in
the 1990’s. Residents have the option of transporting their household waste Toattséer
Station and paying a per-bag fee or contracting with a prilauler. The Transfer Station
accepts recyclables, bulky waste, metals, yard waste,anmgsspent oil and antifreeze. The
Town joins with other area municipalities to provide hazardous rahteaiste collection once or
twice per year outside of Town. Waste is transferred from Lebanmsource recovery plants

in Lisbon and Preston. The Town leases the remaining open land for corn and hay production.

Consideration should be made to sponsoring hazardous material wastetioolleithin the
Town of Lebanon on an annual or biannual basis and to upgrade the Solid Waste Bachity

as modifications to facilitate single-stream recycling, addoegnpactors to the facility, and
recycling of certain electronic items.

Cemeteries

Most of Lebanon’s cemeteries are managed by the Cemetery Ssiormand a paftime
Sexton. The Town’s cemeteries are anticipaveach capacity during this planning period.

12



A new 5+ acre cemetery site is necessary to be acquireeeblrebanon’s short and losigrm
needs.

Old Fire House

The old fire house is located at 900 Trumbull Highway and is usedutdicRNorks storage.
The site is limited in size (Y4 acre) and lacks parking, watet septic. The facility is
structurally sound and the roof was last replaced in 1993.

No change in use is proposed.

Police Services

Police services are conducted by a Resident State Trooper and fpart{dine Police Officers
with support from State Police Troop K in Colchester.

Assuming Lebanon’s crime rate remains low, no changes are proposed.

Lebanon Post Office

The Post Office is located on a %z-acre site with limited pgriat 562 Exeter Road. A new
facility is needed to accommodate current and projected populationsie cated near the
Town Center. (The Town may be able to facilitate a new qifise by redeveloping the site
which currently houses the Public Works Facility should it be relocated.)

Transportation

Lebanon contains 56 square miles and is tH& laégest community in size in Connecticut.
Lebanon contains 120 miles of road, including 91 miles of Town roads (of whishgi&vel or
unpaved) and 29 miles of State roads. Any road improvements shokili seaintain the rural
character of the community.

Unpaved roads should be preserved in order to maintain a visible commdribiet Town’s
scenic and rural character. To date only Smith Roathéas classified under the Towr8senic
Roadordinance. The following roads are recommended for future Scenic Road designation:

Bogg Lane

North and West Town Streets

Bender Road, Goshen Hill Road, and Tobacco Street Extensions

Babcock Hill, Barstow, Briggs, Church, Cook Hill, Fowler, Randall, Roger Foote, Sisson,
Taylor Bridge, Village Hill and York Roads

13



With respect to safety and utility of Town roads and bridges, thect8wa currently
recommend the reconstruction of Leonards Bridge Road (Phase V) and BaseoimaRd
replacement of the McGrath Road Bridge over the Yantic River

The Conservation Commission should assist property owners in ¢né& soad designation

process. The Town should petition Connecticut DOT to include the atistalbf bicycle lanes
where feasible when resurfacing Routes 87, 207 and 289.

Utilities, Water and Sewer

Electricity reaches Lebanon’s homes and businesses through either Gutriagtit & Power

(CL&P) or Bozrah Light and Power Company. (CL&P is the highegiager in Town, owning
450+/- acres of land.) Water is provided to most homes and busin®sgasvate wells.

Exceptions to this rule are at Amston Lake, Frankel Acres, Qarbaive, and Norwich’s Deep
River Reservoir which provides service to limited properties along Norwenue.

In the late 1990’s the Town lobbied for and received purveyor of wssgus from the
Department of Public Health. With this authority, the Town mpgpt@e any proposed public
water supply, with the exception of south of Norwich Avenue.

In 2009, the Town established a Water Pollution Control Authority to rseweoffset
environmental concerns at Amston Lake. The Town voted to sewer Amskenin&010.
Sewers are anticipated to be in place by 2013.

Energy

An Energy Task Force Advisory Committee was established in 20@@gly for and oversee
grants to support local public awareness and education préfettsupport clean renewable
energy. Lebanon has taken the EPA Community Challenge pledgeéutte riotal energy use
10% by 2013 and conducted an energy audit of town buildings. In 2010, the€efestad a
wind turbine at the Middle School to provide partial school electric needs.

Renewable energy modules should be integrated into the vo-ag aumicahd senior center
and library programming. The Town should purchase Energy Star equipment.

Town Services

Lebanon operates without a Town Charter or professional town adntonistras the Town is

required to deal with an increasing array of local, state and feoenatlates, consideration
should be made to establish a Town Charter and enact an alternativeffgovernment, e.g.,
town administrator or manager.

Consider establishment of a Charter Study Committee.

14



Section 3: Agriculture

GOAL: To encourage the continued dominance of land-based agricukutee gprimary land
use in Lebanon by protecting farmland for current and future generatipn@noting
agriculture-based economic opportunities; and, allowing agricalt uses and related activities
to thrive as the Town grows.

Lebanon is Farm Country! It's historical and agricultural roots aseparable. Lebanon’s
farms continue to provide food and fiber necessary to sustain the massas, ij did at the time
of our nation’s founding. Maintaining a significant agricultural base is a centramiheof
Lebanon’s2010 Plan of Conservation and Development

The Town understands that without municipal planning and support, agriatgutebecome a
thing of the past. Maintaining and gving Lebanon’s agricultural base is not only good for the
tax base but is paramount to providing and protecting valuable spece and scenic vistas,
tourism and local economy, jobs, wetlands and wildlife habitat, and publit healt

Existing Conditions

Lebanon remains one of Connecticut’'s largest agricultural commumlgepite residential

growth pressures. Agriculture and its ancillary businesseshar dominant economic activity
and consumers of land in Lebanon, representing seven (7) of the top niagp@yers. Its

presence dominates the overall character of Town.

Lebanon has one of the highest concentrations of prime and importalanf@drsoils in the State
comprising 23,928 acres or 67% of Town. Approximately 10,000 acres in LeAsnonactive

agricultural use, with the majority of this land or 6,000 acres unpestefrom future

development. According to the University of Connecticut’'s Center fod ILise Education and
Research, between 1995 and 2006 Lebanon lost 2.9% (or 212 acres) ofcitkuagrifields.

This former farmland now contains residential development or has grdlew.faThe 2007

Agricultural Census reports 122 farms in Lebanon.

In addition to a large number of traditional farms in Lebanon thera ap@wing number of
smaller farms as more and more residents choose to invest in tiaeirllas no coincidence that
new smaller farms continue to sprout up as more and more Nutmeggers chbagedcally
grown products after more than half a century consuming mostly processed andaidoelds.
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The 2007 Agricultural Census shows that the number of farms in New L&wloty increased
sharply between 1997 and 2007 from 677 to 793 farms or an increase of 30.0%eard.0
Between 1997 and 2007 the average size of a New London County farm decreasktiiftom
80 acres, representing a 28% reduction in farm size.

New London County
Number of Farms and Average Farm Size
1987 - 2007

1987 1992 1997 2002 2007

B Average Farm Size in Acres B
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Agricultural Economy

Agriculture is Connecticut’'s original green industryAccording to a 2010 University of
Connecticut Study entitleBconomic Impact of Connecticut’s Agriculture Industagriculture
contributes $3.5 billion dollarannually to the State’s economgmploys 20,000 people, and
utilizes 400,000 acres of land. Consequently, agriculture adds to anhagor component of
the region’s economic diversity. Most farm production dollars are spealiylocAncillary
businesses such as machinery and operators, feed and fertilizer, fugkgnend veterinary
services help make up the agricultural economy.

Agriculture in Lebanon is represented by many sectors, most ol\ahgcinterconnected, reliant

on and complement one another.

Town of Lebanon
Agriculture Sectors

Christmas Trees Maple Syrup

Dairy and Cheese Nursery/Greenhouse
Equine On-Farm Sales/Farm Stands
Farmers’ Market Orchards

Hay and Straw Poultry

Honey Wood Production

Livestock Production Wool and Fiber Production

The relationship of agriculture to the economy in terms of tourismcr@dtion and maintaining
lower property taxes is strong. Farmland offers a fiscal beonefibinmunities as evidenced by
Lebanon’s 2007Cost of Community Servig€OCS) study. This study compared the cost of
town services to residential, commercial/industrial, and farmland/open spacedand us

The COCS study, prepared by the Green Valley Institamalyzed Lebanon’s fiscal year 2006
2007 expenditures and determined that agriculture and open spaeedisproportionate share

in taxes compared to residential development. It also detadrtiiaeagriculture and open space
are nearly equal to commercial and industrial development in terms of positivenaifit.

The study showed that for every dollar ($1.00) collected in municipaistéor residential
development $1.12 was expended in municipal services, whereas for céeimdustrial and
farmland/open space development only $0.16 and $0.17 was spent on musecipeds
respectively.

The results are not surprising when one considers that farmland, whickergpra sizeable
portion of Lebanon’s total land area, requires limited muaicgervices. The results show that
farmland and open space, along with commercial and industrial landmgagsthan their fair
share in taxes thus helping to offset the municipal costs associated withtiakak/elopment.
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Lebanon is a major contributor to the state's agricultural econoftsy.such, the long-term
economic viability of agriculture remains considerably better tiene in other parts of the State
where development pressures have been more intense. Biotechnology Istiogldreat
changes to agriculture in the future. One outcome may be a rgdeaesity in crops and
products. These will depend on Lebanon’s expansive agriculturalbiasel Low intensity
agritourism and heritage tourism can reinforce and expand the economic value of agriculture

In addressing the future of agriculture in Lebanon, it is vital togeize that many farms are
their owner’s principal financial asset. The community as a wie@les many benefits from
farms, but the farmer is compensated for only a few. While marytwikeep their land open,
selling land for residential development offers an alternative opticamwn efforts to preserve
and promote agriculture must take this squarely into account.

Agriculture and the Environment

Few property owners understand their land or its natural workings thrmefarmers. Without
healthy water and soil, agricultural production would cease. Mdstldnon producers prepare
Conservation Plans and many participate in USDA Conservation pregach as WHIP or
EQUIP.

The environmental benefits to agricultural development are milogt agricultural operations
provide natural limitations on impervious surface coverage comparemth&y land uses.
Consequently, agricultural development provides less potential fartipol run-off, loss of
habitat and biodiversity, flooding, erosion and sedimentation, and diminished air quality.

Lebanon and communities near Connecticut’s coast contain a unique miatedavorable to
fruit crops, including vineyards. In the event of global warming asidgisea temperatures it is
believed that the environment for these and other warm climate wibpscrease and make the
region even more agriculturally viable.

Local agriculture helps reduce carbon emissions by providing local &odd horticultural
sources versus a developing dependence on products shipped acrosd, retatmaand
continental divides. According to the Food and Drug Administration apprédyne0% of all
fruits and vegetables are imported from outside the United Statés.fulther estimated that
85% of all food products consumed in Connecticut are trucked in annually &tetedines.
Local agriculture helps provide food security should a natural or manisadter occur outside
our region.

Agricultural Incentives
Until recently only developers were interested in farmlambt for farming but for residential

development purposes. Governmental incentives or options for farmensgadolpreserve their
land were few.
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An early option for farmers and one that hoped to quell the rapidolotarmland was the
establishment of Public Act 490 in 1963. Public Act 490 requires Cbouetowns to assess
farm and forest land on the basis of use rather than development ot waduke Consequently,
taxes are reduced when compared to developable or open laaghadticular parcel of land is
sold for development within 10 years of its classification in FuBtt 490, towns receive a
conveyance tax from the property owner to recover part of the lost taxes.

Approximately 19,000 acres of land is classified in Lebanon under PADbtic490, which
represents 54% dahe Town’s total land area. The maigprof this classification or 63% is
farmland, with the remainder forest land.

Another tax reduction assistance program mandated by Statee $taau$100,000 tax exemption
for farm equipment available for farm businesses that spend or ahdéast $15,000 annually.
In Lebanon, 25+/- farm entities participate in this exemptionadiition, the Town enacted an
additional $100,000 farm-equipment tax exemption (for a total of $200,000) in 2002.

Additional State programs created to assist agricultural busmékat Lebanon could adopt
include a $100,000 farm-building tax exemption and an abatement af 5% of property
taxes for certain type of farm businesses, i.e., dairy, fruit orcheirsyards, vegetable farms
and nurseries.

Another program established by the legislature in 1978 is the Bigartment of Agriculture
Farmland Preservation Program. This program pays up to 100% adrikervation easement or
development rights value for farmland that contains at least 3eamtres. To date, 35,000
acres on 250 farms have been preserved, including 3,500 acres in Lebdmeomost of any
town in the State, representing 10% of all farmland preserved through this program.

The Department of Environmental Protection manages an Open Spmagesilon Grant
Program that pays up to 50% of either the fair market value @la@®mwent rights or purchase
price, whichever is less. The USDA Natural Resource Consanvaervice (NRCS) manages
the federal Farm and Ranch Lands Protection Program where statal @oeernments, or non-
profit land trusts provide 25% of the conservation easement valueharege for receiving 50%
funding from NRCS.

There are also several private non-profit land trusts avaitaldssist farm owners in Lebanon
interested in land preservation. Connecticut Farmland Trust for egdoquises exclusively on
preserving farmlandyith staff and funding to meet this goal. Thrst forPublicLands provides
technical assistance and funding for land preservation, including farmldmghua’s Tract, a
local land trust will accept easements from farmers and others interested préaervation.

Lastly, the Town is in an enviable position to assist farmersagmidultural businesses in a
variety of ways. In addition to adopting the optional tax redacgirograms identified above,
the Town owns farmland which it leases to area farmers. The Towaldwaset aside funding
for farmland preservation and partners with organizations interested inpl&seérvation.
Finally, the Town can assist residents interested in preservimg fand promoting agricultural
businesses by appointing an Agricultural Committee under the asispfcéhe Economic
Development Commission to work with this constituency group.
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Agricultural Planning Since 2000

Lebanon’s Board of Selectmen, Planning and Zoning Commissionefyatisn Commission
and others have taken significant steps to protect and promote ageicihce 2000. Examples
include:

Set goal tpreservatleast2,000acres oagriculturalandopenspace over the nedéecade;
Adopted Right-to-Farm Ordinance;

Created system for ranking farmland and open space for preservation purposes;
ChargedTown Planner and Conservation Commission to create and manage Lebanon’s
farmland preservation program;

Applied for and received multiple State and Federal Grants and nanfprafing to
preserve agriculture;

Set aside $200,000 for open space and farmland preservation efforts;

Enacted $100,000 farm-equipment tax exemption for qualified farmers;

Provided local funding to promote Community Supported Agriculture operations;
Established and promoted successful weekly farmers market;

Mandated agricultural buffers, cluster housing and other farm-friendly t&mda
Became first Connecticut town to partner with the USDA/NRCS taiaffy recognize
and designate locally-important farmland solls;

Quantified thevalue of agriculture bgommissioning &ostof Communityservicestudy
Celebrated farms on the Town web suav{v.lebanontownhall.ofgand,

U Reached out to area farmers and large-lot property owners $gngirey options for land
preservation and expressing an eagerness to assist those interestedvatijorese
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These efforts have been recognized locally, statewide and by SibA INatural Resource
Conservation Service. For example, in 2007 the Town receive&aimland Preservation
Pathfinder Award for Outstanding Groupom the Working Lands Alliance and Connecticut
Board of Trustees for the Eastern States Exposition. In 2008, Lebarwinerkt theGreen
Neighbor Awardfrom the Green Valley Institute for “valuable steps ... taken twmept
Lebanon’s rural character and agricultural resources”.

Resident Attitudes on Agriculture

In NovembeP008 the Town engaged the UnivergifyConnecticut' enter foilSurveyResearch
& Analysis to conduct a statistically valid survey of residetituates toward agriculture and
farmland preservation. Approximately 1-in-7 year-round households partitipatee survey.

Key survey findings include:

96% believe that having working farms make Lebanon a better place to live.

93% consider it important to preserve additional open space and farmland in Lebanon.
86% assume Lebanon is one of the largest agricultural communities in Connecticut.
77% believe the Town should fund open space preservation efforts.

71% feel that farmland and open space preservation should be Lebanon’sgofanns
over the next decade.

(T e i i
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When it came to funding, 70% of residents said they would be in favor ofrall&# dollar 20-

year bond referendum to support land preservation even if it costupp¢man additional $50
annually in property taxes. When asked if residents would suppgortilar referendum if both
farmland preservation and construction of recreation fields were provided, the numiéé&eavas

The survey also showed that residents believe Lebanon should consideemaptiens to
encourage agriculture. When asked if the Town should partially exeopsrpr taxes on farm
buildings, 84% were in favor. This number dropped to 67% when respondents \aetetot
could cost them up to an additional $15 annually in property taxeslafy, 71% were in favor
of partially exempting property taxes for certain types ahfand, including dairy and orchard,
even if it cost them up to an additional $25 in annual property tax.

Agriculture Today

A major attraction in Lebanon is its farmland and open spadé& Town is blessed with a
variety of agricultural venues each of which contributes to Lebanmrismunity character,
quality of life, local economy and tax base. Agriculture in Lebanon means [sisines

@ Beef Cattle Cattle raised for beef are located on
half a dozen farms in Lebanon. The largest beef
beef cattle operation is Four Winds Farm with
100+ head and 600 acres. Beef cattle operators
and those in the dairy business are important
stewards of land in Lebanon.

@ Christmas Tree Farmslew London County ranks first in the State in number of Christmas
tree farmsaccording to the 200XgriculturalCensus. These farmentribute to thenviron-
ment and provide a valuable product. Lebanon contains a number of Christmas tsee farm

@ Dairy. In 2000, Connecticut had 240 dairy farms
whereas it has 151 today. Nevertheless, the Dairy
Industry continues to represent the largest
agricultural land base in Lebanon and the State.
The Dairy Industry contributes $1B annually to
the State’s economy, providing up to 4,200 jobs.

Lebanon contains over half a dozen dairies with

2,000+/- cows (1 cow for every 4 residentsach

cowrequiregwo (2) acresof farmland. The largest

dairy is Graywall Farm, headquarters to The Farmers Cow, which medutk, ice cream
and other dairy products. Lebanon’s Grayvadrm, Square A Farm and River Plain Dairy
have been awarded Dairy Farms of Distinction by the Dept. oicélture. Since 2000
several Lebanon dairy farms have ceased to have active dairy hewds;er, their crop-
land continues to support larger herds from other farms. Lebanon als;sdDéki Leaf
Dairy and Beltane Farms which produce sought after goat cheese, yafuand soap.
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Equine Connecticut boasts 40,000+ horses -- the
third most per square mile than any other State.
Horse owners spend on average more than
$20,000 annually on their horsesnuch of which

is spent locally. Lebanon has approximately 125
horses, with facilities for training, lessons,
boarding and recreation.

Farm Markets The Town established a weekly
Farmers Market at Town Hall in 2007 which
provides a local venue for 20 area farmers to sell
their products directly to the public. The Market
is supported by the State Department of
Agriculture which provides WIC clients and
income eligible seniors vouchers to purchase fresr.
fruits and vegetable®ther seasonal farm markets
include West Green Market on West Town Street
and Bluebird Hill on Trumbull Highway. In
addition, there are various farm stands and a few
pick-your-own scattered throughout Town.

Lebanon Agricultural Fair The Lebanon Lions
Club operates the Lebanon Country Fair on its 44-
acre fairground on Mack RoadThe purpose of
the Fair is to promote agriculture in Lebanon and
the region by providing a venue for local
agricultural producers and vendors to showcase
their products, and to provide an opportunity for
the public(including future farmers) tearn about
agricultural uses. The Fair runs for three (3) days
in August and attracts some 20,000 people.

Nursery and Greenhousé& he nursery and green-
house industry represents half of all farm sales in
Connecticut employing 48,000+/- persons. The
State’s largest wholesale nursery operation or
Prides Corner Farm is located in Lebanon. Prides
Corner operates on 400+ acres and employs
400+/- workers just south of the Town Center.
Lebanon’sretail greenhouses include Liberty Hill
Farm Market Greenhouses on Trumbull Highway
and Kristin’sCountryGreenhouse on Sisson Road.
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@ Poultry ~ Connecticut has more chickens per
square mile than any other stateebanon houses
at least ¥4 of these chickens or over 1.2 million,
most of which can be found at the Land O’Lakes
(Kofkoff Egg Farm) facility on Mack Road.
Manure from chickens is rich in nitrogen and
phosphorus and used throughout Lebanon and
the State to fertilize corn and hay fields.

@ Town Green Approximately one (1) mile long and 27 acres in area, Lebanon’s Town
Green is not only the Town’s signature historical and cultural ventés Connecticut’s
only working Town Green still in agricultural use and farmed for hay.

@ Other In addition, the Town contains fuel wood and forestry production; llama and
vegetable farms; maple syrup operations and a corn maze. liodtiere are many
farms that provide mainly corn and hay production, including Oweneco waram has
been farmed by the same family for over 300 years.

Agricultural Opportunities

The agricultural base is the Town's most significant economét &s$uild on. The economic
dominance of agriculture in Lebanon also makes it the likely focusfutoire economic

development. In addition to supporting existing agricultural operatgwesn the large amount
of permanently preserved farmland, there are a number of agricdppattunities which the
Town should encourage.

@ Community Supported Agriculture (CSA)CSAs provide the public the opportunity to
partner with a farm to obtain fresh local products. Farmers arenge@daincome and
are able to plan according to their customer base. Consumgn®waiced the benefit of
seeing their food grow, learning about agriculture and interactingthgtilyrower. The
number of consumers looking to participate in a CSA far outnumbetsgxsowers in
the State. Because Lebanon has available farmland and no supetheg@tential for
CSA development is strong.

@ Farm-To-School This program, operated through the Connecticut Departments of
Agriculture and Education, promotes the use of locally grown produgisblic schools.
Lebanon could expand its participation in this program by proviftegh local products
to its children while supporting local agricultural businesses.

@ On-Farm-Sales/Farm Markefhere is a seasonal potential for this venue in Lebanon.

@ Milk and/or Food Processing FacilityGiven Lebanon’s prominence in the dairy industry
and desire to add to its tax base, the Town should encourage this agricultural business.
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@ Meat Packing Plant The State of Connecticut is in need of a USDA sanctioned meat
packing plant. A 2009 University of Connecticut study showed that 74%tabé S
producers said they would expand beef production in the next threea(d)ifyethey had
increased access to local USDA-inspected slaughter andspiogédacilities. This type
of facility could be located on an appropriate site in Lebanon.

@ Pick-Your-Own and Vineyards As noted, the climate in Lebanon is favorable to fruit
crops, including vineyards. Because few of these operations exisgtebanon,
development of this agricultural venue should be encouraged.

Recommendations

A. Regulatory Responsibility. The following recommendations are regulatonature and
require legal action by one or more town agencies.

Planning and Zoning Commission

1. Review regulations to encourage agricultural business.

Town Meeting

2. Adopt the $100,000 farm building tax exemption for buildings used exclysiuel
farming as permitted under CGS Sec. 12-91(c).

3. Adopt up to 50% property tax abatement for certain typesrofsfaas permitted under
CGS Sec. 12-81m.

4. Pass bond referendum(s) that provides multi-year funding for farmland andsogpes
preservation so that the Town maintains a land preservation fundngdsilance of
$500,000. Consider linking bond package with other capital expenditures readeun
in thePlan of Conservation and Developméne., recreation fields and library addition
construction) for both cost savings and to garner wider support.

5. Continue utilizing town funds, State and Federal grants and other funding seticks
may become available to promote and preserve agriculture.

B. Non-Regulatory. The following recommendations are administrative in nature and do not
require legal action. The group(s) responsible for their implementation atiiéde

1. Lebanon ordinances, regulations, policies and actions should support tmeiatorni of
agricultural uses in TownAll Town Boards, Commissions and staff.

2. Establish an Agricultural Committee under the auspices of the E¢oriadevelopment
Commission to assist in promoting Lebanon’s agriculture, including thieweof
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existing and proposed ordinances and land use regulati@menomic Development
Commission.

. Expand participation in the Farm-To-School Program and deliver freshiougrimeals
to students to promote healthy learning/livingBoard of Education, Food Service
Coordinator.

. Continue outreach efforts to farmers and agricultural businesses, andeethgcptiblic
about the benefits to agricultureAgricultural Committee, Town Planner, Board of
Selectmen, Conservation Commission.

. Continue to partner with USDA/NRCS, Connecticut Department of Aguijltland
trusts and others to preserve and promote farmland preservation gati to preserve at
least 2,000 acres of land over the next ten yeAggicultural Committee, Town Planner,
Board of Selectmen, Conservation Commission, Town Meeting.

. Continue to celebrate agricultural business in Town, including thedfa’ Market and
local farms through advertising, including on the Town web sitAgricultural
Committee, Board of Selectmen, Conservation Commission.

. Continue to lease town-owned land for farmi@pard of Selectmen.

. Provide agricultural education curricula at all grade levBisard of Education.
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Section 4: Economic Development

“Lebanon is not strategically situated to attract large scale industrial or commercial
activity. The agricultural base is the Town’s most significant economic asset to build
on. The economic dominance of agriculture also makes it the likely focus for future
economic development in town.” 2000 Lebanon Plan of Conservation and Development

The preceding statement is as true today as was when wastiepears ago. However, in
addition, there are also limited commercial and service needs of tewients to be filled as

well as the promotion of heritage tourismall of which should also be the focus of future
economic development efforts.

GOALS:

=

To continue to promote agricultural businesses.

2. To promote heritage tourism through identification and advertisemeravailable
resources and attractions and by increasing visitor accommodations and services.

3. To allow for integrated business and residential development in the Tamrer,
specifically the South Green, to meet the commercial and service neesiserfite

4. To promote an increase in commercial and industrial developm#hinwdesignated
non-residential zones.

5. To rezone established commercial businesses in residential zoneseigtdborhood
commercial zones.

6. To allow non-residential development by rezoning where busineskopimeait master

plan proposals meet the physical, social, economic and environmental néedsobn.

Existing Conditions

Due to the proximity of Lebanon to adjacent commercial centerg/illimantic, Norwich,
Colchester, and recently Hebron, the economic development needs @bwn are limited.
Residents mainly travel outside Lebanon for employment, shoppingersdnal services. In
response to the amenities offered in adjacent towns, including theflaablic water and sewer
in Lebanon, land uses in Town consist of agriculture and rural residerittiah limited number
of small commercial and industrial establishments interspersed throughomit Tow

There are approximately 71 parcels in Lebanon zoned for commerdiadustrial use. The
majority of these parcels or 65% (46 parcels) have been devealegiddntially. Only 14% or
10 parcels are commercially or industrially developed, 18% orat8e[s are vacant, and three
(3) are permanently preserved as farmland. With the exception of ha®eé-basiness, there
has been little in the way of additional economic development established/msince 2000.
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Agriculture remains the dominant economic activity in Lebanon. Agri@ltansumes the
largest amount of developable land in Town, makes up the laggesiase and is the highest
non-governmental employer. Approximately 10,000 acres or 28% of Lebanactively
farmed, which include land-based field crop agriculture and large eocrah or industrial
agricultural operations. Since 2000, over 1,000 acres have been preservetheifdgemiand
Preservation Program by the Connecticut Department of Agriculture and through ffang e

The number of home-based businesses has continued to increase dinc&#60s in part due
to the allowance of home occupations in all zoning districts eXoephe Light Industry and
Lake Districts.

Economic Environment

Lebanon’s labor force consists of approximately 4,400 residents, of whicbxapately 12%
work within the Town of Lebanon. The largest employer of fulletworkers in Lebanon is the
Town itself, with approximately 215 full-time and 75 part-time empés. According to the
2000 Census, the majority of Lebanon residents are employed in the cdiesnahWindham,
Norwich, Hartford, Groton, Colchester, Mansfield, Glastonbury, Marehesnd Killingly
respectively.

Next to the Town itself, the largest employment sector in hebas in the field of agriculture.
Approximately 106 of Lebanon’s grand list of taxable property is mapgeotiagricultural uses,
with just under three percent (3%) made up of commercial and industrial@sesbanon’s top
10 taxpayers in 2008even (7) were agricultural operations (identified in bold and italics below).

Town of Lebanon
Top 10 Taxpayers

Name 2009 Assessment
Connecticut Light & Power Company $13,662,470
Prides Corner Farms Inc 4,816,820
Kofkoff Egg Farm Holding LLC 3,189,330
Kofkoff Egg Farm LLC 2,909,830
Earthgro Incorporated 2,586,360
Robin & Kathryn Chesmer 1,160,360
Charles River Labs Incorporated 1,006,950
Harold & Florence Liebman 968,260
Southern New England Eggs LLC 956,100
Stone Ridge Estates LLC 949,380

Source: Lebanon Assessors Department

In 2009, Lebanon’s median household income was reported at $77,110, whicB%véigher
than the New London County median household income of $63,239 and 13% higher than the
State median household income of $68,055.
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Lebanon’s unemplyment rate has historically remained lower than the State atidnbla
average. Since 200Debanon’sunemployment rate has increased from an historic low of 1.9%
to an average 7.3% in 2009. The increase in unemployment atribated to what has been
coined the"Great Recessidnor generally considered to be the longest and deepest economic
recession since théreat Depressidnwhich began in 2007 and continued through 2009.

With a lack of public sewers and water, close proximity dmmercial centers, and limited
vacant commercial or industrial zoned land, it is unlikely that |aogde commercial or
industrial growth will occur in Lebanon over the coming decddkewise, Town'’s people have
made clear that they do not want these types of uses in LebanoneqGemty, agriculture is
projected to remain Lebanon’s top economic asset over the next ten years.

Agricultural Business Development

Agriculture adds to and is a major component of the region’s economicsitjver
Consequently, most farm production dollars are spent locally. Amciiasinesses such as
machinery and operators, feed and fertilizer, fuel, tires and veterieatiges help make up the
agricultural economy.

The relationship of agriculture to the economy in terms of tourismgr@dtion and maintaining
lower property taxes is strong. Farmland offers a fiscal bewefiebanon as evidenced by a
2007 Cost of Community Servicgtudy conducted by the Green Valley Institute. This study
compared the cost of town services to residential, commercial/iradustnd farmland/open
space land uses. The study determined that agriculture and openpsjch a disproportionate
share in taxes compared to residential development. It aisordeed that agriculture and open
space are nearly equal to commercial and industrial development in termsigépasibenefit.

The study showed that for every dollar ($1.00) collected in municipaistéor residential
development $1.12 was expended in municipal services, whereas for caéalindrstrial and
farmland/open space development only $0.16 and $0.17 was spent on murecyiz@ss
respectively.

\

Town of Lebanon
FY 2006-07
Cost to Provide Community Services per Dollar of Revenue Raised

Residential $1.12
Farmland/Open Space $0.17
Commercial/Industrial $0.16

Source: 2007 Lebanon Cost of Community Services Study

In 2008, the Planning and Zoning Commission rezoned approximately 5,0800&cesidential
land to Agriculture to identify land permanently protected for agriculturd.ebanon’s
Agricultural Zone is the largest in the State of Connecticut.
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Non-Residential Commercial and Industrial Development

Current zoning designates three (3) non-residential zoning districtseanbn, including
Business, Light Industry and Neighborhood Business. These zones fallomoderate
developments that are complementary to and have a minimaltimpatrrounding residential
properties. Residential development is allowed in all above zones éxceght Industry.

@ Business Zone.The purpose of the Business Zone is to allow for business deeib oy
special permit intermixed with residential properties in anrozgal manner. Three (3) areas
are currently zoned Business in Lebanon.

Norwich Avenue. The largest area zoned Business in Lebanon is along Norwiehua
(Route 616). Prior to construction of Route 2 this area was zoned Businegasatiié main
east/west thoroughfare from Hartford to points east. Since constrwftRoute 2 in 1970,
however, this road has had limited traffic and the majority of dewedop has been in the
form of single-family residences. Of the 47 parcels zoned Busioelystwo (2) are
developed for business (one of which has been vacant for some titheseeen (7) are
undeveloped. The remaining 38 parcels contain residential homes, whicls foake
commercial development outside of the Route 2 interchange amneeghebutting the Light
Industry Zone potentially incompatible with existing residential uses

Other. The remaining two (2) areas zoned Business are located at theatibersof
Trumbull Highway and Tobacco Street (currently occupied by tgeCabin restaurant and
a vacant parcel) and on the westerly side of Beaumont Highwayt€dR289) between
Burnham and Village Hill Roads (currently occupied by Country Comnidaza). Both
areas are limited in size and have limited growth potential.

@ Light Industry Zone. The purpose of the Light Industry Zone is to allow for a rarfge o
office, research and light industrial facilities that can be lacegatively close to residential
uses without negative influence, and which will have minimum impantghe natural
resource base of the Town. Three (3) areas are currently zone Light Indlstipanon.

Industrial Park. The largest Light Industry Zone is located on Exeter Road (R@iteat

the Franklin Town Line, which includes Lebanon’s Industrial Park. This iareerved by
rail but lacks public water and sewer. Of the 17 parcels zomgd Industry in this area,
four (4) are developed for industry with the remaining containing singldyfammes,

farmed or undeveloped parcels.

Other. The other Light Industry Zones are located on either end of Norwich Avediughe

six (6) parcels zoned Light Industry, two (2) have been industriallyiales@ (one of which

is vacant), one (1) was recently preserved as farmland by the Depadf Agriculture, two

(2) contain single family homes and one (1) is undeveloped. With tepton of the
undeveloped parcel, which was approved by the Town for a 30,000 square foot
manufacturing facility in 2007, there is limited potential for futum@ustrial growth in this

area of Town.

30



@ Neighborhood Business Zone.The purpose of the Neighborhood Business Zone is to allow
for neighborhood-oriented commercial, institutional and office serviceshwéncourage a
diversity of uses that are complementary to surrounding residergas Ay special permit.
Currently, there is only one (1) parcel zoned Neighborhood Business, whicbated on
Exeter Road (Route 207) in front of the Middle and High Schools and contgassstation,
Subway and convenience store.

In addition, there are a number of properties located throughout totvotitain businesses
that meet the definition of the Neighborhood Business Zone but are zoned Residential

Should a business development master plan be proposed that megily$iEal, social,
economic and environmental needs of the community, the Planning and Zmimgission
should be open to such development, including rezoning accordingly.

Business Development within Residential Zones

Lebanon contains a large number of home occupation/businesssestednits that are operated
from residences. This is due in part to the allowance of home atomop by right within any
zoning district except for the Lake and Light Industry Zones. dditian, the Zoning
Regulations allow residential business uses by special peifhiése businesses include self-
employed contractors, agricultural-related business, professiodapersonal services. The
Town should continue to allow home occupations by right and residential businéssspeeial
permit in order to allow greater use of property and greater local servicesiftants.

As noted, the Town also has several properties without homes thatincdntsiness
development, which are located within the Residential Zone. eTtpesdfathered commercial
uses include the Green Store and those at Liberty Hill, Lakeawdl and Beaumont Highway
opposite Chappel Road.

Heritage Tourism

Preservation and promotion of Lebanon’s superb historic assets shouteiteah theme of any
economic development within the Town Center. Unfortunately few if @mplementary
businesses exist which assist in promoting Lebanon’s heritagentouridRestaurants, public
restrooms, safe pedestrian circulation and parking are all necessacyease visitation, which
in turn helps financially support museums and area businesses. lioradalitreating design
review requirements, the Town should allow non-owner-occupied uses Milkhge Center

which are necessary to promote businesses to enhance the seoatdsdpthose who frequent
Lebanon’s museum and historic sites.
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Recommendations

A. Regulatory Responsibility. The following recommendations are regulatonature and
require legal action by tf#anning and Zoning Commission

1.

Rezone a portion of the Village Rural Agricultural (VRA) Resideldistrict to the Town
Center Village (TCV) District permitted under CGS 8-2j. Tarea could include the
current VRA Zone south and east of Route 207 (Exeter Road). The @ufpibe TCV
Zone should be to allow for integrated residential and business develowitieh meets

the service needs of the town and promoting ancillary businesseseavides for
heritage tourism while preserving the rural and historic charaftédne District. This
would allow for non-owneopccupied business such as the “Green Store” to become
conforming uses.

Rezone a portion of the Business District on Norwich Avenue to Agrieudind Rural
Agricultural Residence to conform to the current residential develapamel agricultural
preservation patterns and to reduce the potential for land use conflid updated
delineation should reflect an existing and projected business peesethe immediate
vicinity of the Route 2 interchange and at the westerly end of Norwich Avenue.

Rezone the westerly portion of the Light Industry District on NomwAvenue (Route
616) to reflect current development conditions. The updated delineation sbmdde
the recently preserved lands and residentially developed properties frdiattiue.

Continue to rezone properties Agricultural that have been permanenthcted for
agriculture.

Permit business development master plan proposals that threegbhysical, social,
economic and environmental needs of the community, including rezoning accordingly.

B. Non-Regulatory. The following recommendations are administrative in aatligo not
require legal action. Implementation responsibility is identified.

1.

Lebanon ordinances, regulations, policies and actions should support the tmmtiotia
agricultural uses in TownAll Town Boards, Commissions and staff.

. Continue to encourage growth of home occupations, particularly in thosdiestiiat

can benefit from and complement tourism. These activities musif lze scale and

intensity that is appropriate for existing neighborhoods and afdhe Town. Proposed
uses must not alter the essential residential appearance opextpror create off-site

impacts that are not appropriate to the surroundifjanning and Zoning Commission,
Economic Development Commission.
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. Connect or loop the walking path around the Town Green in the viahitiye Library
and incorporate an east/west crosswalk to link the Historicaé§dduseum and Alden
Tavern Parking Lot with the Town Green, Library and other museumlBsard of
Selectmen.

. Utilize Town web site “VISITOR” section to include a list ahd link to museums,
agriculture and other businesses, annual events, etc. Preparelahe entown map that
locates these featureEconomic Development Commission.

. Continue to secure funding for agricultural viability, including floee Farmer's Market
and farmland preservatioiBoard of Selectmen, Town Planner, Town Meeting.

. Maintain Economic Development Commission (EDC) focus to establistiorships
with business property owners, assist with brown field devedopnpromote heritage
tourism, and promote agriculture, home-based and other businesEesnomic
Development Commission, Board of Selectmen.

. Establish a standing Agricultural Committee under the auspicetheofEconomic
Development Commission to assist in promoting Lebanon’s agricuinokeding the
review of existing and proposed ordinances and land use regulati&e®nomic
Development Commission.

. Consider adoption of a tax abatement ordinance which provides tamivesefor new or

expanded businesses identified in fHan of Conservation and Developmeliconomic
Development Commission, Board of Selectmen, Town Meeting.
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Section 5: Natural Resources

GOAL: Provide for the permanent protection of open space teaxtscorridors, giving priority
to those that are most important to community character and that hold dke important
natural resources, while seeking methods to protect open spagays that keep the land in
private ownership.

Lebanon’s primary planning goal remains the preservation of the 'Sakaracter as a rural
agricultural community, which underlies the Town’s efforts in preseraatgral resources and
open space. The natural environment significantly influences thigycarad character of life in
Lebanon, as well as the potential for growth through development.ndelsanatural resources
and open spaces must be protected to support the integritylot#the@cosystem, to continue to
provide residents with a healthy and enjoyable environment in wbitilaet and to safeguard
land-based economic resources, such as agriculture and tourism.

In November 2008, the Town commissioned the Center for Survey Rese#mnhlysis at the
University of Connecticuto conduct a statistically valid (1 in 7 household) survey of residents’
attitudes toward land conservation. The results showed that residenihelmingly favored

the preservation of land in Lebanon. Key findings included:

@ 93% stated that preserving farmland and open space in Lebanon is important;

@ 77% said that the Town should fund land preservation efforts, AD&h favoring
a 2-million dollar 20-year bond referendum for this purpose that would result in up to $50
in additional annual property taxes per household; and,

@ 71% believe that land preservation should be the focus of the Towmnsingaefforts
over the next ten (10) years.

Natural Resources Inventory

The Town of Lebanon is rich in natural resources. Wetlands, lakasalvpools, forests and
wildlife, open space, and productive farmland soils all contributdndoabundance of nature
Lebanon residents enjoy and depend on for groundwater, recreation and agriculture.

Wetlands

Lebanon contains 6,765+/- acres of wetlands representing 19% of the T@/etlands are
defined by soil type, described as poorly drained, very poorly draifiediag and floodplain.
Wetlands provide many benefits including:

acting as “sponges” for precipitation;
controlling runoff into rivers and streams;
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absorbing contaminants and removing them from water;

recharging groundwater;

providing essential habitat for wildlife and plant communities; and,

acting as natural wildlife and plant corridors linking open tracts of uplantahab

Lebanon’s wetlads are regulated by the Inland Wetlands Commission, which is resigofusi
assuring that any development that affects wetlands or a buffen W00 feet of wetlands does
not negatively impact the environment.

Lakes, Ponds, Streams, and Vernal Pools

In addition to their importance as components of wetlands systakes, Iponds, rivers and
streams play an important role in supporting public water sudEi and wildlife, and

recreational activities. Several relatively large water [sde within the Town of Lebanon
encompassing 776+/- acres or 2% of the Town.

Lebanon’s Major L akes, Ponds, Rivers and Streams

Lakes Ponds Rivers/Streams

Amston Lake Big Pond Bartlett Brook

Lake Williams Brewster Pond Deep River

Red Cedar Lake Graves Pond Exeter Brook

Savin Lake Palmer Pond Pease Brook
Spaulding Pond Susquetonscut Brook
Spencer Pond Ten Mile River
Stiles Pond Yantic River

Lebanon is unique in being home to lakes, ponds and streams that aredobgdsudstantial

tracts of undeveloped land and offer good recreation potential as wkiglagesource and

habitat value. Much of these undeveloped shorelines are privatelyl pame the town should
actively seek ways both to preserve undeveloped shorelines thcongbkrvation easements,
and, where it does not already exist, to allow public access to their waters.

Vernal pools, which are self-contained, usually seasonal water badéeshe sole breeding
habitat of some amphibians, mollusks, crustaceans and inseckspeciare essential to the life
cycle of certain other species. Some dependent species mastitideveloped forest floor to
move to and from their vernal pool. Vernal pools and their surrounding habgdtey to
maintaining biodiversity. Nearby development disrupts or dgstiioese fragile systems. No
inventory of vernal pools exists in Lebanon.

Lebanon’s lakes, ponds, river, streams, and vernal pools are regulated IblaldeWetlands

Commission, who is responsible for assuring that any developmértakiea place in or within
100 feet of each does not negatively impact the environment.
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Open Space, Forest and Wildlife

Lebanon’s Conservation Commission (1) maintains an inventory of oper® smadt natural
resources; (2) works to preserve additional important open spacédafdynforest, open land,
and wildlife corridor) tracts; (3) works to protect natural resouraas, @) assists in educating
the public and managing conservation easements. In 2007, the Cooseaimmission
prepared a draft Natural Resources and Open Space Plan, whiséctios of the POCD relies
heavily on.

Apart from actual economic uses supported by open space, swdri@dture and tourism,
many other economic as well as environmental and quality of lifefil® depend on sound
conservation and open space planning. Some of these include:

Maintaining and enhancing Lebanon’s rural character;

Allowing agriculture and forest-based industries to flourish;
Protecting the health and diversity of our native wildlife population;
Providing recreational, tourism and educational opportunities;
Removing carbon dioxide from the air and helping to produce the oxygen we breathe;
Protecting groundwater resources and controlling flooding; and,

Maintaining low property taxes as open space requires less in mlisgip@es than
taxes paid.

The Conservation Commission utilizes a system for rating farmland erd space parcels to
determine the value for each when considering future preservation projégproximately
7,000 acres or 20% of Lebanon is considered permanently preserved open space.

Type/Owner of Open Space Acres (+/-)
Conservation Easemenfson-farmland preservation) 552
Farmland Preservation (where agriculture is permitted) 3,700
Private NorRrofits (Nature Conservancy, CT Forest & Parks, Joshua’s Tract) 296
State-Owned Land (Bartlett Brook, Pomeroy, Red Cedar, Savin, Pease Brook) 2,020

Town-Owned Land (not all land open space, i.e., fire/safety, cemetery, schools) _ 492
Total 7,060

Other large parcels are currently maintained as private sg@ae but not permanently protected.
These include the 343-acre Camp Laurel owned by the Girl ScoutgBesh and Game Club
(142 acres), Lebanon Lions (44 acres) and Hebron Sportsman Club (36 acres).

! Open Space is defined in Lebar® Zoning Regulations adahd permanently preserved through deed or consenva
restriction in its natural state and/or developeddareational or farming use as approved by the Cononiss

% Conservation Easements are a nhon-possessorysintareeal property imposing limitations, the pusps of which
include retaining or protecting natural, scenic, @em space values of real property assuring itslabiiy for
agricultural, forest, recreation, or open space use.
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Although not officially designated as open space, the LebaneaenGras been used as such by
townspeople for centuries. It deserves special recognition forsthiglaas for its historical and
cultural value to the Town. The walking path that encircles tleeiGis the most heavily used
passive recreation facility in Town.

Since 2006, the Town has assisted landowners in successfully prede®@dfg/- acres of land -

- land which otherwise could have yielded 125 homes at a one-timectstalf $150,000+/-. In
these efforts the Town has helped broker partnerships with the Deparof Agriculture,
USDA/NRCS, Connecticut Farmlandust, Joshua’s Tract, and Connecticut Forest and Parks
Association, yielding $2.5+/- million dollars for these effected propentyeos.

The Airline State Park Trail runs parallel to the Ten Mile Rifee much of the 7.2 miles it
covers in Lebanon. The trail occupies an abandoned railroad bed and is managed by the
Department of Environmental Protection. Lebanon’s Rails to T€alemittee has spearheaded
development of this trail and volunteers have worked to remove debris; aspob control
erosion, and construct bridges for safe public use.

In addition to the Airline Trail and the Town Green, Lebanon has sevttrait sites offering
walking/hiking opportunities. In 2009, Lebanon’s Conservation Commission geeehiking
trail from Route 87 to Town-owned land on Commons Hill, near Schalk R&aate-owned
wildlife management areas and parks offer hiking, as well as hunting and fishintuogEs.

Analysis

Given Lebanon’s growth as a residential community, it must be ackdged thasubsurface
penetration of pollutants on virtually any area of land in Town caengiatly affect water used
for drinking. While protection of open space cannot ensure groundgeabty, woodlands and
properly managed agricultural lands carry the benefit that theyextremely unlikely to be
sources of groundwater pollution. In addition, several high-yield aquifdiswm hold potential
as future public drinking water supplies and should be considered in prioriizémgspace.

The health of surface waters can be affected by wastewaehadges, hazardous material
mismanagement, water diversions, dredging, polluted stormwater runoff, anddgetlteration.
Such activities may arise from residential, commercial, industial, agricultural uses. The
greatest threat to water quality in Lebanon is not industrial ormmagial pollution, but “non
point” pollution sources. These include effluent from septic systems and contaminated
stormwater runoff carrying such pollutants as fertilizers, manure cpkestj petroleum products,
and road salt and sand.

Surface water quality and ground water quality are interdependentr@pel pnanagement of
both is critical. Proper management includes appropriate piooteaf wetlands, protection of
riparian zones, avoidance of potentially polluting land uses over highgrelohd water areas,
and avoidance of inappropriate land uses in flood management areas.
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Most of Lebanon’s forest land is privately owned by individuals fandlies. As development
pressures increase and the forest continues to "fragment" intdersrmadividual parcels

interspersed with housing, the ability of the forest to provide @synienefits declines rapidly.
Wildlife habitat value also diminishes rapidly as forests fragment.

State-owned parks, open space, and development rights represeagedtest quantity of
protected land in Lebanon. This land, along with Town and privataigdwpen space land are
the building blocks upon which Lebanon’s future open space effortsdshewoncentrated.

By connecting large tracts to one another, vegetated and haliidbcs can be maintained and
should be a land use priority. Often, such corridors logically run almegns belts, and their
protection will overlap with wetlands protection and the riparian buftere recommended
below.

In view of current conditions and the Town’s overall planning gohks,following represent
Lebanon’s major challenges in protecting natural resources going forward:

Potential contamination or degradation of surface and groundwater resources.
Development of environmentally sensitive areas.

Forest fragmentation and loss of wildlife habitat.

Spread of invasive and non-native species.

Maintenance of Lebanon’s Open Space Rortovide resources for land education
and preservation.

arwnpE

Recommendations

The following recommendations will help guide Lebanon’s natural resquatection strategies
and efforts through the next decade. Responsibility for implementation is iglémtiialics.

1. The Town should preserve at least 2,000 additional acres of land owexthen years

and continue to increase its open space account to allow for ngafohigs/leverage for state,
federal, and private-nonprofit open space and agricultural presengtants, which require
town contributions. The Town should build the open space fund to a workiagcbabf
$500,000 either through annual budget allocation or through a revolving bond initiative
Conservation Commission, Planning and Zoning Commission, Board oftrBete Town
Meeting.

2. Monitor Town-held easements and work with owners as necessary to émsure
conservation restrictions are honorétbnservation Commission.
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3. Continue to require that those who subdivide land donate a fee-in-lgpenfspace
unless the open space donation will be significant in sizet@s hagh in natural resource value.
Conservation Commission, Planning and Zoning Commission.

4, Continue toenlist the assistance of and partner with land trusts and coneervati
organizations to inform interested landowners about creative land ptesead development
options. Conservation Commission, Board of Selectmen, Planning and Zoning i€am
Town Meeting.

5. Implement Town policy to limit or eradicate invasive spedig discouraging spread of
invasive plants through road and landscape maintenance and dumplhgraf,fivhen possible,
involve Town personnel to eradicate invasives on road right-of-ways and groperty. Board
of Selectmen, Planning and Zoning Commission

6. Protect and improve the quality of all surface waters, wetlands,gemehdwater in
Lebanon. Since the Town relies almost solely on groundwater foaits supply, the quality of
groundwater in Lebanon should be protected. Privately owned we#taddsndeveloped land
abutting ponds, streams, and wetlands should receive high prioriyeim gpace protection.
Inland Wetlands Commission, Conservation Commission, Planning and Zoning Gmmmis

7. Maintain overall development densities at or below existing levetsit development in
lake areas to a density that will ensure water quality ispted, whether sewers are introduced
or not Planning and Zoning Commission.

8. Require riparian buffer zones to protect all surface wateredyyating activity within
the buffer so as to discourage and prevent any activity -- exegitimate forest, wildlife or
agricultural management activities that involve soil disturbance. Such activity should be
permitted only if no “prudent or feasible” alternatives existhe Taim should be to protect
existing vegetation as well as the banks or body of the wateunee. Adopt procedures in the
permitting process to encourage and assist in establishingnsideavegetation where it is
absent. Adopt a 150-foot riparian buffer or regulated protection zonedstreams and rivers.
Inland Wetland Commission, Conservation Commission, Planning and Zoning Cammmiss

9. Prepare a vernal pool inventory map using aerial photographs and gropiohgaand
incorporate vernal pool protection into the development and subdivisiawreegulations.
Conservation Commission, Inland Wetland Commission, Planning and Zoning €ommi

10. Ensure that stormwater management practices in new developrogett the quality
and availability of surface and groundwater; and, require that any devatbpesults in no net
increase in stormwater discharge at the lot line. Ensurettratvgater discharges are managed
so that they will not degrade receiving waters by siltation, gmntce pollution, or other
contamination. For all land uses, place limits on amounts of imperemwes so as to protect
water quality. Incorporate DEP’s 2002 Guidelines for Soil iBrosind Sedimentation Control
and 2004 Stormwater Quality Manual into Zoning Regulatiomsland Wetlands Commission,
Planning and Zoning Commission.
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11. Develop and aggressively pursue a town-wide sewer avoidancenpitogreclude septic
system education. Sewers should be introduced within Lebanon only to asolegisting,
critical wastewater disposal problem within a limited aread not as an inducement to
development. The pending sewer development around Amston Lake shatridthelimited to
the identified problem areaBoard of Selectmen, Water Pollution Control Authority, Health
Department.

12. Utilize the State Environmental Review Team and Conservation Gsiomifor town
development projects or private development that could affectommentally sensitive areas.
Board of Selectmen, Conservation Commission, Planning and Zoning Commission.

13. Require curbing only to manage stormwater, and in such cases apecod” style.
Planning and Zoning Commission, Board of Selectmen/Public Works.
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Section 6: Historical and Cultural Resources

GOAL: To preserve, promote and recognize Lebanon’s historical andralultesources,
including the Lebanon Green and its surrounding environment.

Lebanon is steeped in historical and cultural resources all ohwlgaificantly contribute to the
Town’s rich heritage. Home to Connecticut’s largest Town Green, icetgr significant
buildings and sites, and the greatest abundance of farmland, Lebanestdidished itself as a
unique historical and rural agricultural community.

Existing Conditions

Lebanon contains many historic neighborhoods and sites all of whichbcoatto the Town’s

rural character. The Goshen, Exeter, Liberty Hill and Villagk &teas were once strong
neighborhoods with their own schools, churches, mills, stores, cemeteniesettlement

patterns. Although these neighborhoods have changed over time, mang akdthetic

characteristics that made these areas special remain tayedod merit continued recognition
and protection. (See “Historical and Cultural Resources Map” on following page.)

Lebanon Green

The heart of the community remains the Lebanon Green in the towar.ceiithe Green
distinguishes Lebanon from all other communities in the State, andditonther picturesque
towns and villages in New England. A mile in length and with aompprtion still in
agricultural use, Lebanon Green is unique because of its sipeegisrvation as an example of
early town settlement, and its association with great events in the Amegualufon.

From the time of the first settlement period in the 1690’s, therGnas developed as a public
place. It was early chosen as the site of the first meetingehang used as a place for militia
training, public assembly, a private school, commercial fairs, pasince grazing, stores and
other communal activities. With the growth of the Town, public bogsli(town hall, schools,
library, community and senior centers) and recreational areas were algd logahe Green.

Unlike Town Greens in most New England villages, transfer oftattbe Town has never taken
place because of complexities of determining shared ownership Green by many thousands
of descendants of original owners and assigns. Because of th@nadpublic uses of the
Green, the Town has maintained supervision and liability for tkieeeGreen while the custom
of abutting property owners to hay on the Green still continues. Tdieiseand farming
activities have co-existed on the Green through the 300+ year histdrg Town of Lebanon
and have preserved the Green as a vast open space for public use.

43



ONogOrWNE

16.
17.

20.
21.
22.
23.
24,
25.
26.
27.
28.

38.
39.
40.
41.
42.
43.
44,
45,
46.

HISTORIC AND CULTURAL RESOURCES MAP
NUMBER KEY

Individual Historic Sites

Lebanon Green

Governor Trumbull House

The War Office

William Williams House

Jonathan Trumbull Jr. House
“Redwood” — David Trumbull House
The Welles House

Wadsworth Stable

9.
10.
11.
12.
13.
14.
15.

Dr. William Beaumont Birthplace
Second Buckingham House
Clark Homestead

Yantic River Dam

Bridge over Ten Mile River
Town Pound

Five Mile Rock

Historic Neighborhoods and Churches

Town Green and First Congregational Church
Randall and Sisson Roads, Goshen Hill Area

Cemeteries

Trumbull (Colonial) Cemetery
Exeter (Colonial) Cemetery
Goshen (Colonial) Cemetery
Liberty Hill

Center

New Lebanon

Geer

Scovell-Buckingham

Segar

Scenic Roads

Smith Road

Babcock Hill Road (Proposed)
Barstow Road (Proposed)

Bender Road Extension (Proposed)
Bogg Lane (Proposed)

Briggs Road (Proposed)

Church Road (Proposed)

Cook Hill Road (Proposed)

Fowler Road (Proposed)
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18.
19.

29.
30.
31.
32.
33.
34.
35.
36.
37.

47.
48.
49.
50.
51.
52.
53.
54.
55.
56.

Liberty Hill
Village Hill

Greenman-Card
Loomis

Bliss

Mackall

Fowler

Young (Unlocated)
Webster

Powers
Woodworth

Goshen Hill Road Ext. (Proposed)
North Street (Proposed)

Randall Road (Proposed)

Roger Foote Road (Proposed)
Sisson Road (Proposed)

Taylor Bridge Road (Proposed)
Tobacco Street Ext. (Proposed)
Village Hill Road (Proposed)
West Town Street (Proposed)
York Road (Proposed)
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The agricultural use of Lebanon Green and the working farms adjaxdbtare a prime
component of the nature of the open space in the area. Preservaheseofarming activities
benefits the Town by maintaining the agricultural heritage and open apdence of the Green
and the landased food and dairy farming that continues to be a vital part lohnom’s

economy.

Around the Green are some of the most important buildings connecte@aevihecticut’s rolen

the American Revolution when Lebanon was the home of the war governor and the focal point of
the State’s contribution to the patriot cause. It is these @esithat earned Lebanon its place in
history as “the heartbeat of the Revolution”. Becausthefsignificance of the Green and the
number of buildings associated with figures prominent in state amhabkhistory, the Lebanon
Green was placed on the National Register of Historic Places in 1978.

It is therefore the policy of the Town of Lebanon to conservésteen and its surrounding
environs as a unique component of the Town’s culture and character and ssueceethat sets
Lebanon apart from any other.

Village Center/Green

Preservation of the historic assets of the village center shoultiebeentral theme of any
economic development within the District. At present, a sraedla around the Village
Center/Green is zoned as the Village Rural Agricultural District (VRA).

The VRA has much open space, agricultural lands, sweeping vistesge number of
historically significant private homes and museum sites, ard abuthern end the Town Hall,
Community Center and Green Store. However, the Zoning Regulationdeptitte protection
for the historic assets and open spaces that make the distdcindeed the Town unique.
Without meaningful design review requirements to ensure that infill stegtdo not detract
from the character of the area, Lebanon’s major historical and cultural featujeapandy.

Few if any complen@ary businesses exist which assist in promoting Lebanomnitade
tourism. Restaurants, public restrooms, safe pedestrian circulatiqgraknoly are all necessary
to increase visitation, which in turn helps financially support museamas businesses. In
addition to creating design review requirements, the Town should allow noer@ecupied
uses in the Village Center which are necessary to promote bssi& enhance the services
provided those who frequent Lebanon’s museum and historic sites.

In 2000, a Town Center Parking Lot Study Committee was formed todesnmrking needs for
the Town Hall, Library and Congregational Church. A redesigned parkingabimplemented
at the Town Hall in 2007. State funding to construct a parkingtldhe Alden Tavern site
adjacent to the Community Center and Historical Society Museam secured in 2009 and
construction was completed in 2010. This parking area will servdialsray force for several
venues on the Green. A crosswalk linking this property to the ComyrDeitter and Historical
Society Museum to the Green, Library and other museums will also be needed.
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Recommendations

A. Regulatory Responsibility. The following recommendations are regulatogtiire. Imple-
mentation responsibility is identified in italics.

1. Design Review. Rezone a portion of the Village Rural Agricultur&®AY Residence
District to the Town Center Village (TCV) District permitted un@&S 8-2). This area
could include the current VRA Zone south and east of Route 207 (Exeter. Rba€)
purpose of the TCV Zone should be to allow for integrated resifiemtth business
development which meets the service needs of the town and pramikzra businesses
and services for heritage tourism while preserving the rural and hist@recter of the
District. This would allow for non-ownesecupied business such as the “Green Store” to
become conforming usesPlanning and Zoning Commission

2. Scenic Roads. Certain roads should be preserved in order to maintasiblea
component of Lebanon’s scenic and rural charadBamsider adoption of the following
roads under the Town’s Scenic Road Ordinance: Church Road, Barstow Road, Bende
Road Extention, Bogg Lane, Briggs Road, Roger Foote Road, Taylor BrRdgd,
Tobacco Street Extension, Goshen Hill Road Extension, Fowler RosshnSRoad,
Randall Road, North Street, Village Hill Road, Cook Hill Road, West/T Street and
York Road. Conservation Commission, Planning and Zoning Commission

3. Demolition Delay Ordinance. A demolition delay ordinance (typic@ days) should
be enacted that provides the Town and/or other interested paméeso negotiate with
property owners to find a means to preserve a building thatad I a local historical
resources inventory or that meets the criteria for eligibility Ifsting on the State
Register of Historic PlaceBoard of Selectmen, Town Meeting

4. Financial Incentives for Rehabilitation. A program to defer, througse in, the full
cost of increased property assessments and taxes arising floabilitation of
historically significant buildings should be implemented. Thesb#sithese properties
should be the 1978 Historic Resources Survey prepared by the ConnElistouical
Commission. Flexibility in code compliance in the case obhistuildings should be
followed under the State Building Codduilding Official, Board of Selectmeifiown
Meeting

B. Non-Regulatory. The following recommendations are administrative in nétopément-
ation responsibility is identified in italics.

1. Conservation Easements and Agricultural Preservation. Continue to sumpgbrt a
encourage property owners interested in land preservation, including fuhdiiigwn’s
Open Space Account through annual appropriations and/or through bondimgn
Planner, Board of Selectmen, Conservation Commission, Town Meeting
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2. Walking Paths. Walking paths connecting to the Green, public busl@ind businesses
should be installed throughout the village center. Connect or loop daheng path
around the Town Green in the vicinity of the Library and incorpoeateeast/west
crosswalk to link the Historical Society Museum and Alden Tavern Pakkihgith the
Town Green, Library and other museums. Posts or bollards may e inseisually
slowing traffic and enhancing pedestrian safety. Special iatteshould be made to
materials usedBoard of Selectmen

3. Street Furniture, Signage and Lighting. A coordinated plan should beogesetor
benches, interpretative signage and lighting in the VRA and TCV atisstri Public
knowledge of the history of the Green is essential to all pregmmvatforts. At a
minimum, signs should be erected at the entrances to the NationsleR&jstrict and
an appropriate plaque on the historical use of the Green plateel walkway entrance
near the Library. Exterior lighting should be of a design and injetigat harmonizes
with existing uses.Board of Selectmen, Planning and Zoning Commission

4. Web Site. Utilize Town web site “VISITOR” section to includelist of and link to
museums, historic sites, annual events, etc. Prepare and include mapvihat locates
these featuresEconomic Development Commission

5. Economic Development Commission. Maintain Economic Development Gsiom

focus on promoting heritage tourism and agricultureEconomic Development
Commission, Board of Selectmen, Planning and Zoning Commission
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Section 7: Future Land Use Plan

The Future Land Use Plan is a graphical representatibal@non’s2010 Plan of Conservation
and Developmentecommendations. As with the 2000 POCD, the current plan focus is to
maintain Lebanon’s rural agricultural character while accommodating lgrowt
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Section 8: Implementation

As Lebanon’s2010 blueprint for development for the coming decadePthe of Conservation
and Developmenwill be judged both on how it accurately grasped the pulse of derTn
2010 and how well its recommendations are implemented by town agehmugh 2020. Each

of the recommendations made in the plan sections are illustratéte diollowing tables by
subject and assigned town agency responsibility.

Lebanon’s Plan of Conservation and Development was compared witlC@@$ Regional
Land Use Plan and the 2005-2010 State Plan of Conservatiobearelopment Locational
Guide Map for Lebanon and was found to be consistent with both.
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HOUSING AND POPULATION
Implementation Table
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COMMUNITY FACILITIES AND SERVICES
Implementation Table
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AGRICULTURE
Implementation Table
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ECONOMIC DEVELOPMENT
Implementation Table
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NATURAL RESOURCES
Implementation Table
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HISTORICAL AND CULTURAL RESOURCES
Implementation Table
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Plan Resources

American Farmland Trust and Connecticut Conference of Municipaltiasning for Agriculture:
A Guide for Connecticut Municipalitie2009.
Green Valley Institute:
Amston Lake Build Out and Fiscal Analys§10
Building Out Analysis and Cost of Community Services SAQf7
HOMEConnecticutAffordability in Connecticyt2006, 2007, 2008
New London County Farm Bureau
State of Connecticut:
Department of Agriculture
Department of Economic and Community Development
Department of Environmental Protection
Department of Labor
General Statutes
Historical Commissiontdistoric Resources Survey, Inventory of Existing Dwellinggown
1700-19391978
Office of Policy and Management
State Plan of Conservation and Developmeotational Guide Map2005-2010
UConn Center for Survey Research and Analysbanon Land Conservation Sury@p08
UConn Department of Agricultur&conomic Impact of Connecticut’'s Agilture Industry 2010
UConn State Data Cent@Q10-2030 Population Projections for Connecticut Tovae97
Town of Lebanon:
Active Recreation Needs AnalydRecreation Commission, 2008
Assessor'Office
Board of Education
Board of Finance
Board of Library Trustees
Board of Selectmen
Cemetery Commission
Commission on Aging
Conservation Commission
Draft Natural Resources and Open Space P@onservation Commission, 2007
Economic Development Commission
Energy Task Force Advisory Committee
Fire Department
Inland Wetlands Regulations and Inland Wetlands and Watercoursedmitam Wetlands
Commission, 2006
Land Use Department
Plan of Conservation and Developmeptanning and Zoning Commission, 2000
Solid Waste Commission
Subdivision Regulation®lanning and Zoning Commission, 2008
Town Ordinances2010
Value of Agriculture Study010, Paula Stahl, LLA, ASLA, AICP
Zoning Regqulations and Maplanning and Zoning Commission, 2010
United States of America:
Census Bureau, Town of Lebanon, 1940, 1950, 1960, 1970, 1980, 1990, 2000
Department of Agriculture, Census of Agriculture, 1992, 1997, 2002, 2007
Department of Agriculture, Natural Resource Conservation Service
Windham Region Council of Governmenegion Land Use Plar2010
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