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LADA, P.C.
Land Planners Land Development Consulting, Site Planning, Landscape Architects, Planners, Corridor Studies, Visual Assessment,

Environmental  Impact  Statements,  Erosion Control Specialists,  Streetscapes,   Recreation,  and Master Planning

May 7, 2024

Mr. George McGregor, AICP
Planning and Community Development Director
Town of SImsbury
933 Hopmeadow Street
Simsbury, CT 06070

RE: Two Sisters Ice Cream- Site Plan Amendment
Simsbury, CT

Dear Mr. McGregor

Two Sisters Ice Cream at Talcott Mountain previously submitted a site plan amendment application on May
1, 2024.  Since that time, there have been a number of comments from various town departments which have
resulted in revised plans and documents.

Comments:  
Email from Mr. Joseph Hollis AZT

1.  No dumpster shown on plan. Applicant should provide a waste rtemoval plan whether that will be
utilizing existing dumpster on site or proposing a new enclosure closer to the ice cream building. 
Response: There is an existing dumpster in the overflow parking lot (formerly the tennis courts)
which is noted on the plans

2.  Plan calls for reuse of 4 existing light poles, 3 new pole fixtures and 5 building mounte dlights. 
All lights should only be on during hours and off during the off season top reduce impact to the
surrounding areas.
Response: The pole and building lights will be controlled form inside the ice cream building and can
be switched off when the employees leave after closing.

3.  No landscaping changes proposed
Response: No response required

4.  Existing bituminous lot to be restriped showing 36 spaces at 9' x 18' and 2 handicap accessible
spaces.  Parking is adequate for the site as a whole.
Response: No response required
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5.  No Change in impervious surface
Response: No response required

6.  The two ice cream displays are considered wall signs under the zoning regulations and need sign
area details shown on the plan to determine compliance.  The building frontage facing Nod Road
(20') and the frontage facing the bituminous parking lot (24') are used in the total sign area
calculation.  The limit on total wall sign area for the Nod Road elevation is 13.25 sf meaning each ice
cream sign cannot exceed 6.6sf.  Design review should review the signage and building elevations.
Response: At this time, the ice cream cones art have been removed.  If the applicant decides to use
them, a formal application will be made with all the required measurements and calculations.

Email from Henry Miga, Building Official

1.  The site plan details provided appear to meet State Building Code requirements to the extent that
they are shown with minor exceptions that can be addressed prior to permitting the structure and
handrails on the walk.

Response: The applicant reached out to Mr Miga for clarification and the plans now address those
minor exceptions.

1a.  It should be noted that there are three outstanding permits that have not been issued for structures
that were constructed on the site pending site plan and zoning approval.  Only one was constructed
after an application was filed.  The Building Department did several site visits to assure life safety
concerns were met in that the facility was operating and in continuous use.  It would seem prudent at
this point to include all site improvements on a finalized site plan so we can issue and close all
outstanding permit applications.

Response: As requested by staff, the picnic pavilion at the Ice Cream Building has been added to the
application.  The other two buildings referenced were installed by the tenant who will submit a
application for these structures at a later date.

Email from Anthony Piazza, WPCA

1.  This is outside the sewer service area.  No comments form the WPCA
Response: No response required

Conversation with Planning Staff

1.  Please enlarge the site plan and put on its own sheet.
Response: An additional plan has been added to the set as requested.
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A digital copy and five paper copies of the following are attached:
1.  Cover letter
2.  Application for Site Plan Amendment
3.  Site Plan (3 sheets) dated May 1 , 2024, last revised May 7, 2024
4.  Plan and elevations for ice cream building
5.  Photo Sheets/Presentation powerpoint

We look forward to review at both the Design Review Board and the Zoning Commission at the May 20,
2024 meeting.  The applicant is very eager to get this project approved so they open around Memorial Day.  
Please let me know if you have questions. 

Sincerely, 

Terri Hahn, PLA
Principal
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05/07/24 Town Comments 1

AERIAL PHOTO
SCALE: 1" = 600'

ZONING MAP
SCALE: 1" = 600'

OVERALL SURVEY
SCALE: 1" = 400'

1. CONTRACTOR SHALL BACKFILL WITH APPROVED SAND OR GRAVEL OVER TOP OF PIPE TO BOTTOM
OF REQUIRED BASE OF PAVEMENT WHEN STORM LINES CROSS DRIVES AND PARKING.

2. STONE RIP RAP SHALL CONSIST OF SOUND, TOUGH, DURABLE ROCK, FREE FROM DECOMPOSED
STONE OR OTHER DEFECTS IMPAIRING ITS DURABILITY.  SIZE OF MATERIAL SHALL CONFORM TO
GRADATION FOR INTERMEDIATE RIP RAP AS SPECIFIED BY CONNECTICUT STATE D.O.T.

3. FLARED END SECTIONS SHALL BE INSTALLED AT ALL OPEN ENDS OF STORM LINES UNLESS
OTHERWISE SHOWN.

4. ALL GRATES, COVERS, AND DRAINAGE STRUCTURES SHALL MEET THE STATE CONNECTICUT D.O.T.
REQUIREMENTS FOR MATERIAL AND CONSTRUCTION METHODS.

5. DEWATERING OF EXCAVATIONS IS THE CONTRACTORS RESPONSIBILITY. DEWATERING DISCHARGES
MUST BE FILTERED AND CLEANED PRIOR TO DISCHARGE INTO THE EXISTING STORM WATER
SYSTEM. DEWATERING OVER THE BANK IS NOT PERMITTED.

GENERAL NOTES:

1. ALL WORK IN PUBLIC STREETS TO MEET THE STANDARDS OF THE TOWN OF SIMSBURY

2. CONTRACT LIMIT LINE IS COINCIDENT WITH THE PROPERTY LINE  OR AS OTHERWISE SHOWN ON
SITE OR EXTENDED AS REQUIRED TO CONNECT TO UTILITIES OR OTHER IMPROVEMENTS SHOWN
OFF SITE.

3. ALL DISTURBED AREAS NOT OTHERWISE IMPROVED SHALL BE COVERED WITH TOPSOIL AND
SEEDED TO FINISHED LAWN.

4. THE CONTRACTOR SHALL INSTALL A CONSTRUCTION FENCE ALONG THE ENTIRE CONTRACT LIMIT
LINE (C.L.L.) TO DEFINE THE EXTENT OF WORK AND TO PROTECT AREA OUTSIDE C.L.L. UNLESS
OTHERWISE NOTED.

5. AERIAL PHOTO FROM CT ECO WEBSITE. IMAGERY FROM SPRING 2019.

6. SURVEY BY MESSIER & ASSOCIATES, INC., DATED 05/99.

7. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE INSIDE AND OUTSIDE WORK LIMITS DUE
TO CONSTRUCTION ACTIVITIES.

8. CONTRACTOR SHALL BLEND PROPOSED GRADES SMOOTHLY WITH EXISTING GRADES AND
IMPROVEMENTS AT LIMITS OF WORK.

9. TOPSOIL SHALL BE INSTALLED TO A MINIMUM DEPTH OF 6" AND SEEDED ON ALL DISTURBED AREAS
NOT DESIGNATED TO BE SURFACED OTHERWISE.

10. CONTRACTOR TO REMOVE ANY DEBRIS AND EXCESS MATERIAL OFFSITE.

11. EXISTING UNDERGROUND UTILITIES ARE UNKNOWN. THE CONTRACTOR SHALL FIELD VERIFY THE
EXACT SIZE, LOCATION, DEPTH AND INVERT OF ALL EXISTING UTILITIES WITHIN THE LIMITS OF
WORK PRIOR TO COMMENCING HIS OPERATIONS AND REPORT ANY DISCREPANCIES TO THE
LANDSCAPE ARCHITECTS AND ARCHITECT FOR RESOLUTION.

12. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES 72 HOURS PRIOR TO THE START OF HIS
OPERATION .

13. ALL WALKS HAVE 2% CROSS PITCH UNLESS OTHERWISE SHOWN.

14. ALL UTILITIES TO BE UNDERGROUND.

15. SIGNS (BUILDING & SITE) SHALL CONFORM TO THE ZONING REGULATIONS

16. CONTRACTOR TO HOLD A PRECONSTRUCTION MEETING WITH TOWN STAFF PRIOR TO START OF
CONSTRUCTION TO DISCUSS EROSION CONTROL & CONSTRUCTION SEQUENCE.

17. CONTRACTOR IS RESPONSIBLE FOR CLEARING SILT FROM TEMPORARY SEDIMENT TRAPS, EXISTING
& PROPOSED CATCH BASINS & YARD DRAINS, FINAL SLOPE STABILIZATION, REPLACE TOPSOIL,
SEED & MULCH OF DETENTION BASINS PRIOR TO ANY REQUEST FOR A C.O.

18. THESE PLANS INCLUDE SITE IMPROVEMENTS AND UTILITIES ALREADY CONSTRUCTED.
CONTRACTOR IS RESPONSIBLE FOR DISCREPANCIES BETWEEN THE PLAN AND EXISTING
CONDITIONS AND SHOULD NOTIFY THE PROJECT LANDSCAPE ARCHITECT AND OWNER IF ANY
DISCREPANCY IS IDENTIFIED.

19. CONTRACTOR IS RESPONSIBLE FOR ENSURING THAT NO SILTY WATER LEAVES THE CONSTRUCTION
AREA, EXCEPT TO TEMPORARY SEDIMENT TRAPS. CONTRACTOR MUST COMPLETELY CLEAN OUT
(REMOVE ALL SEDIMENT AND FLUSH OUT) FROM CATCH BASINS, PIPES, INLET AND OUTLET
STRUCTURES, ETC. FROM CONSTRUCTION SITE TO DISCHARGE POINT BEFORE LEAVING SITE.

20. CONTRACTOR IS RESPONSIBLE FOR STREET SWEEPING EXISTING PAVEMENT AT THE END OF EACH
DAY OR MORE OFTEN AS NEEDED AND BASED ON WEATHER DURING CONSTRUCTION.

GENERAL NOTES

21. THIS SITE IS MONITORED FOR SILT AT ALL TIMES.  RELEASE OF SILTY WATER FROM CONSTRUCTION
AREAS WILL HAVE SIGNIFICANT IMPACTS INCLUDING THE POSSIBILITY OF FINES, CONTINGENCY
MEASURES, AND VIOLATION OF PERMITS.  CONTRACTOR IS RESPONSIBLE FOR ALL
CONSEQUENCES DUE TO DISCHARGE OF SILTY WATER OR OTHER SUBSTANCES.

22. THE ENTIRE AREA SURROUNDING THE CONSTRUCTION SITE IS DEVELOPED, CONTRACTOR SHALL
MAKE EVERY EFFORT TO MINIMIZE THE IMPACT OF BOTH EXPECTED AND UNEXPECTED,
POTENTIALLY DAMAGING, OR OTHER UNUSUAL WEATHER CONDITIONS.  CLEAN UP IS THE
RESPONSIBILITY OF THE CONTRACTOR.  ANTICIPATION OF STORMS WILL REDUCE CLEANUP
EFFORTS. ADDITIONAL HAYBALES, SILT FENCE, COCOLOGS, AND EROSION BLANKET SHALL BE
MAINTAINED ON-SITE TO RESPOND TO UPCOMING WEATHER AT THE CONTRACTOR'S EXPENSE.

23. FINAL SLOPES MUST RECEIVE PERMANENT COVER WITHIN 48 HOURS.  IF COVER TAKES LONGER
THAN 1 DAY TO INSTALL, EXPOSED SOIL SHALL BE COVERED WITH TACIFIER VIA HYDROSEEDER.
REAPPLY IF ANY AREAS ARE THEN DISTURBED.

24. WHERE PERMANENT COVER IS GRASS, HYDROSEED AND USE SEED MIX AS SPECIFIED. WHERE
GRASS GROWTH IS NOT EFFECTIVE WITHIN 30 DAYS OF ORIGINAL APPLICATION, CONTRACTOR
SHALL PROVIDE A SECOND APPLICATION IN ALL AREAS OF LIMITED GROWTH (AS DETERMINED BY
LANDSCAPE ARCHITECT) WITHIN 10 DAYS OF DETERMINING IF NEED IS REQUIRED.

25. PROJECT IS SUBJECT TO APPROVALS FROM THE TOWN, AND IS SUBJECT TO INSPECTIONS
THROUGHOUT CONSTRUCTION.  PROJECT LANDSCAPE ARCHITECT AND TOWN TO REVIEW EROSION
CONTROL THROUGHOUT CONSTRUCTION.

26. CONTRACTOR IS RESPONSIBLE TO CALL BEFORE YOU DIG (1800-922-4455) CONTRACTOR
RESPONSIBLE TO IDENTIFY AND PROTECT EXISTING UNDERGROUND UTILITIES. NOT ALL EXISTING
UTILITIES ARE SHOWN ON SURVEY OR PLANS. CONTRACTOR TO IDENTIFY ALL UNDERGROUND
UTILITIES BEFORE STARTING CONSTRUCTION.

27. INTERMEDIATE RIPRAP (WITH FABRIC) ALL SWALES OVER 5%.

28. CONTRACTOR IS RESPONSIBLE FOR TOUCH UP (TOPSOIL, RAKING, SEED & MULCH) ANY AREAS
WHERE EROSION OCCURS UNTIL THE LANDSCAPE ARCHITECT RECOMMENDS FINAL OWNER
ACCEPTANCE.

29. WHERE SLOPES ARE LABELED:    3:1 SLOPE = HORIZONTAL : VERTICAL

30. CONCRETE WASHOUT TO BE DONE ONLY AT LOCATION PROVIDED BY OWNER.

31. ALL ISLANDS IN PARKING AREAS, ENTRANCE ROADS, ETC. TO BE SEEDED TO LAWN.

32. SUBSTITUTIONS MUST BE APPROVED BY PROJECT LANDSCAPE ARCHITECT.

33. OWNER TO RESURFACE AND IMPROVE EXISTING WALKWAY TO ELIMINATE POTENTIAL TRIPPING
HAZARDS ALONG ACCESSIBLE PATH AS PART OF REGULAR MAINTENANCE.
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