
MANSFIELD TOMORROW: PLAN OF CONSERVATION AND DEVELOPMENT 

APPENDIX A:  

Demographic Summary: Mansfield’s Residents and Households Today 

 

Population Trends 

Population.  As home to the main campus of 
the state’s flagship university, demographic 
statistics for Mansfield cannot be taken at 
face value.  Of the 26,543 residents identified 
in the 2010 census, it is estimated that 
approximately 14,300 residents included in 
the town’s population were students at the 
university.  Additionally, over 1,100 residents 
were living in other transient housing such as 
the now closed state prison and nursing 
homes.  When these transient populations 
are deducted, it is estimated that the town’s 
year-round permanent population is closer to 
11,100.  

The following population profile summaries 
attempt to distinguish between the transient 
student population and the permanent resident population to the extent possible given the way in 
which census data is collected and reported.  However, as it is not possible to completely extract the 
student population from census data, the statistics must still be viewed with an acknowledgement that 
numbers may be skewed based on the unique characteristics of Mansfield’s population. 

Population and Household Growth.  While Mansfield’s total population grew from 20,720 in 2000 to 
26,543 in 2010, much of this growth can be attributed to growth in the student population. For example, 

A NOTE ON THE DATA 
Data for the Mansfield Tomorrow plan was gathered from public and private sources. Census 2010 data is used 
when available. Some data is from the American Community Survey (ACS). The US Census Bureau no longer 
collects housing and economic data in census years through a census long form survey. Instead, the Census 
Bureau conducts surveys every year and releases data based on rolling three- years averages through the ACS. 
 
For communities like Mansfield, which has a relatively small population, nearly half of which lives in campus 
housing, surveys of this type introduce a large margin of error in many data sets, making census enumerations 
preferable when available. The plan also used proprietary databases such as ESRI Business Analyst and EMSI 
when data from public sources was unavailable. Mansfield’s unusual demographic profile should be taken into 
account in comparisons with other Connecticut communities, which are often based on analyses of town-wide 
data. The town’s high percentage of university students has implications for many demographic markers such 
as age, income, household characteristics, and so on, making it quite different from towns where the 
overwhelming majority of the population lives in households. 



the population housed in college dormitories grew by 4,293 from 2000 to 2010.  This change alone 
accounts for 74% of the total population increase during that time period.  

Examining changes in household growth during the same time period provides a clearer picture of how 
the permanent population of Mansfield has changed during the same time period.  Table 1.1 depicts the 
change in households by type from 2000-2010. 

Table 1.1. Change in Households by Type 

 2000 2010 % Change 
2000-
2010 

 Number of 
Households 

% of Total 
Households 

Number of 
Households 

% of Total 
Households 

Total Households 5,291 100% 5,586 100% 5.5% 

With children under 18 1,543 29.2% 1,446 25.9% -6.3% 

With individuals 65 
years and older 

1,289 24.4% 1,448 25.9% 12.3% 

Total Family Households* 3,123 59% 3,138 56.2% 0.005% 

With Children under 
18 

1,485 28% 1,349 24% -9% 

Married Couple 
Families 

2,562 48.4% 2,486 44.5% -3% 

Total Non-Family 
Households 

2,168 41% 2,448 43.8% 12.9% 

Single Person 
Households 

1,428 27% 1,426 25.5% -0.001% 

Single Person 
Household over 65 
years 

545 10.3% 606 10.8% 11.2% 

*Family Household=People related by blood, marriage or adoption. 

Source: US Census Bureau: 2000 and 2010 Census Data 

The increase in non-family households provides further evidence that the growth in total population 
between 2000 and 2010 was not due to a significant increase in the number of year-round residents. 
With the number of single-person households remaining constant, the increase in non-family 
households is due to an increase in the number of households with multiple unrelated individuals, 
circumstances often associated with students.  The number of families remained constant during this 
time period, and more significantly, the number of households (both family and non-family) with 
children under 18 decreased.  In contrast, the number of households with individuals over 65 years of 
age increased significantly, including an 11.2% increase in the number of single person households 
where the householder is over 65 years in age.  

Age Composition. Age of residents is another demographic statistic that is significantly skewed by the 
student population.  When looking at age distribution for the total population, the largest age groups 
are 15-19 years (23%) and 20-24 years (34%), resulting in a median age of 21.5.  To get a better 
representation of the age composition of year-round residents, Figure 1.3 provides a breakdown by age 
of householders.  In contrast to the total population, only 850 (15%) of householders are between the 
ages of 15 and 24.  Similarly, while residents 65 years of age and older represent only 8% of the total 
population, they account for 24% of householders.   



 

Racial and Ethnic Composition. According to the 2010 Census, over 80% of Mansfield residents identify 
themselves as White, 9% Asian, 5% Black or African-American.  Six percent (6%) of residents are of 
Hispanic origin.  As with other demographics, the overall percentages are influenced by the student 
population; however, racial and ethnic composition for family households breaks down along similar 
lines, with 88% of families having a White householder, 7.6% Asian, and 1.9% Black or African-American.   

 

Educational Attainment. Educational attainment in Mansfield is high, as might be expected in a 
university town. As of the 2010 Census, over 50% of residents over age 25 hold a Bachelor’s degree or 
higher and over 10% of residents hold doctorate degrees. 

Income Profiles and Poverty Data.  In 2012, the median household income for Mansfield was $67,615, 
which is lower than both Tolland County ($80,887) and the state ($69,519) but higher than Windham 
County ($58,489). 1  Figure 1.4 provides a breakdown of household incomes in 2012. The lower ranges of 
                                                           
1 CERC 2014 Mansfield Town Profile 



household income likely include undergraduate and graduate students with no or little income, 
contributing to a median household income that is artificially much lower than the median for Tolland 
County. 

 

A better indicator of the number of year-round residents at the lower end of the income scale are 
statistics that focus on families and children.  The 2013 American Community Survey estimated that 
14.1% of families in Mansfield had incomes below the poverty level in previous 12 months. The non-
profit organization End Hunger Connecticut! Reported that in 2013 there was a monthly average of 646 
food stamp recipients in Mansfield and 23% of public students were eligible for free or reduced lunch. 
These statistics were based on data from the Connecticut Department of Social Services, the 
Connecticut State Department of Education and the Connecticut Department of Labor.2 

                                                           
2 “CT Hunger Map: Table of Data.” End Hunger Connecticut! Retrieved October 8, 2013 from 

www.endhungerct.org 
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MANSFIELD TOMORROW: PLAN OF CONSERVATION AND DEVELOPMENT 

 
APPENDIX B:  
Community Engagement Summary 
 
The Mansfield Tomorrow Plan – Mansfield’s 2015 Plan of Conservation and Development – benefitted 
from a conscious commitment to extensive public outreach and citizen engagement that provided all 
members of the Mansfield community with an opportunity to share their hopes and aspirations for 
Mansfield’s future.   
 
The Plan distills many hours of community activity and the contributions of hundreds of Mansfield 
residents and stakeholders who participated in a town-wide Community Visioning Workshop, attended 
community open houses, provided personal vision statements, participated in an online vision survey, 
contributed comments via email or the Mansfield Tomorrow MindMixer site 
(ideas.mansfieldtomorrow.com), and provided feedback at three Information Hubs. The Plan also 
reflects thoughtful discussion and feedback from the Mansfield Tomorrow advisory and focus groups 
and from other Town committees, whose members carefully reviewed community input and draft 
materials, and who offered guidance on development of the Plan. 
 
1. OVERVIEW OF COMMUNITY ENGAGEMENT ACTIVITIES 
 
Community outreach for the Mansfield Tomorrow Plan incorporated a variety of tools and activities, 
allowing residents and other stakeholders to participate in ways that worked best for them. Each step in 
the Plan’s development included multiple ways for community members to follow the planning process 
and to share comments and ideas. The goal was to offer a variety of ways for residents to participate so 
that the planning team would receive input from a broad cross section of the Mansfield community.  
The community engagement process included: 
 

 Guidance by Town groups and committees, including the Mansfield Tomorrow Advisory Group, 
three Mansfield Tomorrow Focus Groups, and a range of Town committees  

 Interviews with over 70 town residents, business owners, workers, elected officials, municipal 
staff, committee members and others  

 E-Engagement, offering opportunities for participation via computer, cell phone or tablet, 
including: 

o Project website - www.MansfieldTomorrow.com  
o Online idea and comment forum - ideas.MansfieldTomorrow.com  
o E-mail blasts – email updates reaching over 3,000 people 
o Online survey – eliciting over 330 responses 
o Textizen survey – through which over 80 people used their cell phones to text responses 

to survey questions 
o Interactive mapping tool – through which residents discussed their priorities for 

preservation and “smart growth” development 
 Public meetings and open houses which drew hundreds of people from across the community 

and included the following events: 
o Kick-Off Event 
o Community Visioning Forum 

http://www.mansfieldtomorrow.com/
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Mansfield Tomorrow bookmark 

o Community Open House 
 Information Hubs located at the Library, Community Center, and Senior Center, providing the 

latest information and opportunities to share comments 
 Other activities aimed at raising public awareness and engaging community members, 

including: 
o Distribution of 400 Mansfield 

Tomorrow magnets and 1,200 
Mansfield Tomorrow bookmarks at the 
Mansfield Public Library 

o Visits by Town staff to local 
organizations (e.g., volunteer fire 
fighters, PTO, library events, farmers 
markets, faith communities) 

o Presence at the Town’s 2012 and 2013 Festival on the Green, including coloring sheets 
for kids 

o Using town news and information sources to spread word about the planning effort and 
upcoming events 

 
The planning team used the community’s feedback and guidance to shape all aspects of the Plan, from 
creating the Vision and Principles, to developing the strategies and actions needed to achieve that 
vision.   
 
2. GUIDANCE FROM CITIZEN COMMITTEES AND GROUPS 
 
Citizen groups made up of knowledgeable people from the public, private and non-profit sectors worked 
with the planning team to provide guidance throughout the planning process. Members were appointed 
by Mansfield’s Planning and Zoning Commission (PZC) at the outset of the planning process, beginning in 
fall of 2012, following an open invitation to all interested Town residents, business owners, and other 
potential stakeholders. The PZC also asked Town committees, local organizations, the University, and 
other major stakeholders to appoint a representative to the Mansfield Tomorrow working groups 
relevant to their areas of focus.  
 
The Mansfield Tomorrow Advisory Group was composed of 36 residents, business owners, UConn 
representatives, and others with a stake in the future of the town. Advisory Group members were 
representative of different geographic areas, backgrounds, experience, and interests. The Advisory 
Group served as a community “sounding board,” raising thoughtful comments and questions that 
helped guide development of the Mansfield Tomorrow Plan. The Advisory Group played a key role in 
each facet of the Plan, including outreach; development of the Mansfield Tomorrow Vision; review of 
Planned Development Area concepts; and review of the initial draft POCD document. The Group met 
approximately once a month between January and November of 2013. 
 
Three Focus Groups worked closely with the planning team to develop specific strategies related to the 
following topic areas: 
 

 Agriculture 
 Economic Development 
 Housing 
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The agriculture, economic development and housing Focus Groups met up to four times each, and each 
included 25 – 35 members. Focus Groups members brought interest and expertise related to the topic 
for which they provided guidance. Members of the Agriculture, Economic Development, and Housing 
Focus Groups played in active role in the development of strategy reports prepared on each topic, as 
well as the goals, strategies, and actions that are the core of the Mansfield Tomorrow Plan.  Key to the 
development of the Agriculture Strategy Report was a Forum on Growing Farms in Mansfield, a 
workshop that brought together over 50 individuals involved in Mansfield’s agricultural sector to 
identify priorities and potential strategies for strengthening agriculture within the town.  
 
Standing town committees and commissions also helped guide development of the Mansfield 
Tomorrow plan, including: 
 

 Agricultural Committee 
 Conservation Commission 
 Economic Development Commission1 
 Historic District Commission 
 Open Space Preservation Committee 
 Sustainability Committee 

 
3. STAKEHOLDER INTERVIEWS 
 
The Mansfield Tomorrow initiative began with a series of interviews. To better understand the issues 
and opportunities confronting Mansfield, members of the planning team conducted over 70 interviews 
with town residents, business owners, workers, elected officials, municipal staff, committee members 
and others. Interviews focused on a range of issues, including agriculture, open space, economic 
development, zoning, housing, public safety, community facilities, the University, current and recent 
planning initiatives, and sustainability efforts. Information and insights from the interviews provided an 
important foundation for the planning effort, and helped shape the strategy reports prepared for 
agriculture, housing, economic development components of the Mansfield Tomorrow Plan. 
 
4. E-ENAGEMENT 
Digital outreach and community participation via computer, cell phone or electronic tablet were 
important components of the Mansfield Tomorrow planning process, reaching several thousand 
Mansfield residents, workers, and others. Email blasts, the MindMixer site, online and Textizen 
(responses sent via text using cell phones) surveys, an online mapping tool and the website all offered 
opportunities for people to follow the process and voice their perspective at any time of day and from 
any location. The Mansfield Public Library served as an important resource for those without internet 
access, or who had difficulty accessing the digital participation tools.  For Mansfield, a community with a 
busy and highly educated population, digital outreach proved to be the most popular way to participate 
in the planning effort. 
 
 
 
 
 

                                                        
1 The Economic Development Commission formed the core of the Mansfield Tomorrow Economic Development 
Focus Group.  
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a) Mansfield Tomorrow Website 
 
The Mansfield Tomorrow project website (www.mansfieldtomorrow.com) served as a virtual 
information hub throughout the planning effort, providing a unified place for community members to 
find information about the plan; sign up for email blasts; find news on upcoming events and other 
opportunities to get involved; contact information for the planning team; and access project materials, 
including draft documents, maps and diagrams, meeting presentations and summaries, and background 
information.    
 

 
Mansfield Tomorrow website 
 
 
b) Mansfield Tomorrow MindMixer Site 
 
The Mansfield Tomorrow MindMixer site ( ideas.MansfieldTomorrow.com ) provided an online idea and 
comment forum – a virtual town hall meeting where community members could provide input on key 
questions and respond to others’ input at any time throughout the planning process. Via the MindMixer 
site, community members weighed in on a broad range of topics, including their aspirations for the 
Town’s future; thoughts on what’s best about living in Mansfield; ideas for increasing Town revenues; 
likes and dislikes related to initial scenarios for the Planned Development Areas; and priorities among a 
range of housing, agriculture, economic development, and open space and conservation strategies. New 
questions were introduced periodically throughout the process. The MindMixer site received over 650 
visits and 7,500 page views.  
 
Questions discussed included: 
 

 What’s the best thing about living in Mansfield? 
 If you could change one thing about Mansfield, what would it be? 
 What is your vision for a greener Mansfield? 
 How can Mansfield grow and expand, while protecting the character of each of our 

neighborhoods? 
 What type of economic development is right for Mansfield and will help the Town pay its bills? 

http://www.mansfieldtomorrow.com/
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MindMixer Site: An online idea and comment forum 
  
c) Email Blasts 
Email blasts provided another way for community members to keep up-to-date on the Mansfield 
Tomorrow process, and to learn about new opportunities to provide input into the plan as it took shape. 
Many signed up for email blasts via the project website, while others were added to the email 
distribution list after participating in a Mansfield Tomorrow event. Recipients of email blasts received 
news on upcoming Mansfield Tomorrow events, additions the website, and online surveys.  Over 3,200 
people received Mansfield Tomorrow email blasts.    
 
d) Online Survey, Interactive Mapping, Mansfield Patch Blog Series 
Online surveys and an interactive mapping tool provided easy ways for community members to provide 
input at key points in the Mansfield Tomorrow process. An online survey focused on topics such as 
vision elements, preferred development types, and what worked well or could have been improved 
about recent meetings. Online survey for vision elements and preferred development types received 
over 300 responses. Several press releases helped to broaden awareness of Mansfield Tomorrow.    
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Community members used computer-based mapping tools to provide input on what places in Mansfield 
should be preserved or changed, as well to provide general comments on places of importance within 
Mansfield. The interactive map at http://map.mansfieldtomorrow.com incorporated comments from the 
Community Visioning Forum Open House, where attendees used “touchtables” to provide and map their 
comments, as well as comments added by individual community members who reached the online 
mapping tool via the Mansfield Tomorrow website link. 
 
 
e) Textizen Survey 
Textizen provided another vehicle for community 
input into the process – a survey tool that enabled 
respondents to quickly text their answers to 
questions posed by the Mansfield Tomorrow 
team.  Posters were placed in locations across 
town, including the mall, the Community Center, 
medical offices, and retail establishments in Storrs 
Center and in other parts of town.  The posters 
announced an initial question and provided a 
number to text a response. Those who responded 
to the initial question received follow-up questions via text. The questions focused on biking and walking 
facilities, to further explore community opinions on a topic that generated a high level of interest on the 
MindMixer site and at public meetings. Over 80 people participated in the Mansfield Tomorrow Textizen 
survey.  

 90% of respondents indicated that they would walk to destinations in Mansfield if Route 195 
had sidewalks. 

 78% of respondents indicated that they would be more likely to get around town on a bike if 
Route 195 and other major roads had bike lanes. 

 Respondents reported infrequent use of bikes as a way to reach the Library, Community Center 
or Town Hall. 

 
 
 
 

Textizen survey 
poster 

 

http://map.mansfieldtomorrow.com/
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5. PUBLIC MEETINGS AND EVENTS 
 
a)  Mansfield Tomorrow Meetings and Events 
Public meetings and events were held throughout the master plan process, offering community 
members the opportunity to share their hopes and aspirations for Mansfield’s future, to learn more 
about the process and emerging findings, to provide feedback that would help shape the plan. There 
were four public meetings related to the Plan: 
 

   
 

   
 

   
Mansfield Tomorrow public meetings and events 
 

a) Kick-Off Event (January 30, 2013 | Mansfield Public Library - Buchanan Auditorium): Held at 
the outset of the Mansfield Tomorrow process, this event drew approximately 90 people from 
across the community. Attendees were introduced to the Mansfield Tomorrow effort and the 
planning team, and then worked in small groups to provide input on questions such as:  What 
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kinds of topics and questions should we ask people to discuss through the Mansfield Tomorrow 
process? Who should participate? Attendees emphasized the importance of a very inclusive 
process, open to all residents, employees, business owners, consumers of community services, 
etc. Community input from the Kick-Off Event helped shape Mansfield Tomorrow outreach 
efforts. 

 
b) Community Visioning Forum: Workshop & Open House (March 9, 2013 | E.O. Smith High 

School): The town-wide Community Visioning Workshop and the Open House that followed 
drew over 90 members of the Mansfield community. The purpose of this event was to begin a 
discussion about the future of Mansfield in an interactive setting, specifically considering the 
twenty year vision for the Town. The event also provided a forum for exploring alternatives to 
conventional development in the Planned Development Areas (PDAs) identified within the 2006 
Plan of Conservation and Development (POCD). At both the workshop and the open house, 
community members expressed a strong desire for:  
 
 Preservation of Mansfield’s rural character and historic villages 
 Continued presence of viable agriculture enterprises 
 Support for development that’s appropriately located and consistent with the character of 

the Town (e.g., village-style and conservation-style development) 
 A sense of community with more places to interact and more events to bring residents 

together  
 An improved Town-Gown relationship that balances the interests of both parties 
 More transportation options such as biking, walking and trails 

 
Community input from this event shaped the Mansfield Tomorrow Plan Vision and provided an 
important foundation for development of the Plan.  

 
c) Community Open House (June 18, 2013 | Mansfield Public Library - Buchanan Auditorium): 

Approximately 50 people participated in the June open house, which provided an opportunity 
for community members to review emerging strategies for housing, economic development, 
agriculture, and open space, as well as to see initial concepts for how smart growth 
development could occur within in several of the Planned Development Areas (PDAs) identified 
in the 2006 Plan of Conservation and Development (POCD). This event was an essential step in 
crafting concepts for the Planned Development Areas and in shaping the goals, strategies and 
actions documented within this Plan.  
 

d) Forum on Growing Farms in Mansfield (February 2, 2013 
| Mansfield Public Library - Buchanan Auditorium): In 

February of 2013, approximately 50 Mansfield farmers and 
other local and regional agriculture stakeholders gathered for a 
daylong workshop led by Yellow Wood Associates. This event 
served as the town’s annual Farmers’ Forum and focused on 
what could be done to help create and sustain viable 
agricultural enterprises in Mansfield. Workshop outcomes 
provided a foundation for the agriculture-focused goals, 
strategies and actions within the Mansfield Tomorrow Plan.  
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6. INFORMATION HUBS 
 
Three Information Hubs - featuring information about Mansfield Tomorrow, stations for review and 
comment on emerging plan strategies, and draft documents – were located at the Library, Community 
Center, and Senior Center throughout the Mansfield Tomorrow planning effort. Information Hubs 
provided an easily accessible, in-person way for community members to follow the planning process and 
provide input.  
 
7. OTHER OUTREACH ACTIVITIES 
 
Throughout the process, the planning team used a variety of additional strategies to raise awareness 
about Mansfield Tomorrow. Those strategies include:  

 Visits to local civic organizations: At the outset of the Mansfield Tomorrow planning process, 
Town staff visited the Volunteer Fire Fighters group, as well as school open houses and the 
Parent Teacher Organizations (PTOs) affiliated with Mansfield’s schools to introduce the 
initiative and speak with members of these groups about their aspirations for the Town.  Staff 
also set up a booth at the Storrs Farmers Market on various occasions and met with 
representatives of local faith communities. 

 Presence at town events: Town staff provided a Mansfield Tomorrow presence at the town’s 
2012 and 2013 Festival on the Green. Staff provided information on the initiative to Festival 
attendees, responded to community questions, and provided a coloring sheet for kids. At the 
2012 Festival on the Green, community members offered comments on what they like best 
about Mansfield. These comments were included on the MindMixer site. Staff also attended 
events at the Mansfield Public Library such as the kick-off of the 2013 summer reading program. 

 Distribution of magnets and bookmarks: 400 Mansfield Tomorrow magnets and 1,200 
Mansfield Tomorrow bookmarks were distributed to community members at locations such as 
the Mansfield Public Library. 

 Town news and information sources: Opportunities for participation in the Mansfield 
Tomorrow process were noted within the Mansfield Minute, the town’s monthly public events 
calendar. The Mansfield Tomorrow initiative was featured on the Wayne Norman Show, a 
popular local radio program. Mansfield’s Deputy Mayor, Planning & Zoning Chair, Director of 
Planning and Development, and Natural Resources and Sustainability Coordinator / Mansfield 
Tomorrow Project Manager participated in the broadcast. 
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MANSFIELD TOMORROW: PLAN OF CONSERVATION AND DEVELOPMENT 

 
APPENDIX C:  
Open Space Evaluation Criteria 
 
 
Whether an open space property is preserved by acquisition, conservation easement, donation, or a 
dedication resulting from the regulatory process, all open space preservation decisions are based on a 
comprehensive review of specific site characteristics.  The Town uses the criteria outlined below to 
evaluate whether or not to preserve an open space property.  These criteria are not weighted to help 
establish priorities.  However, sites that address multiple primary categories or that would address a 
goal or objective of the Town’s Plan of Conservation and Development have a higher priority.  Land 
availability, acquisition costs and budgetary priorities also influence open space acquisition decisions. 
These criteria may be updated from time to time and adopted by the Town Council with input from the 
Open Space Preservation Committee and the Planning and Zoning Commission. 
 
Planning:  Identified as a potential resource in a government planning document. 

 Identified or specifically referenced as a potential conservation, preservation or recreational 
resource in planning documents such as Mansfield’s Plan of Conservation and Development, the 
CRCOG Regional Land Use Plan or the Connecticut Conservation and Development Policies Plan, 
or other local, state, or federal planning document 

Historic: Conserves or preserves historic or archaeological resources. 
 Site is located within or adjacent to a historic village or district.   
 Site contains historic structures, sites or features, such as a mill site, cemetery, foundations, or 

stone wall  
 Site contains archaeological resources  

Habitat: Conserves, preserves or protects wildlife habitats and/or plant communities 
 Site includes species listed by State or Federal agencies as endangered, threatened or of special 

concern, or classified as a critical habitat by CT DEEP 
 Site is identified as a critical habitat by CTDEEP  
 Site contains or helps protect notable plant or animal habitats, such as vernal pools, marshes, 

cedar swamps, or grasslands 
 Site is within a large contiguous interior forest area   
 Site includes a diversity of habitats 

Water resource: Conserves, preserves or protects surface or groundwater resources 
 Site is located within or proximate to a State‐designated wellfield aquifer area, potential 

stratified drift wellfield area or existing public water supply well 
 Site is proximate to the Willimantic Reservoir or tributary watercourses and waterbodies 
 Site contains or impacts water resources, such as wetlands or watercourses 
  Site contains a flood hazard area 

Agriculture and forestry: Conserves, preserves or protects agricultural or forestry land. 
 Site contains prime farmland soils, statewide or locally important farmland soils. 
 Site is located within an existing agricultural area  
 Site is within a large contiguous interior forest or within a site implementing a long‐term forest 

management plan 
 Site buffers an existing agricultural use 
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Scenic: Conserves, preserves or protects scenic resources 
 Site contains an area or view of scenic importance, such as an overlook, ridgeline, open field, 

meadow, river valley 
 Site contains significant roadside features, such as specimen trees and noteworthy stone walls 
 Site abuts or is visible from a Town‐designated Scenic Road 
 Site is visible from existing roadways, trails and/or readily accessible public spaces 
 Site contributes to the scenic quality of one of Mansfield’s commercial areas, compact 

residential areas, mixed use center, or village center.    
Connectivity: Creates or enhances connections 
 Site is located along a state designated greenway, such as the Willimantic River, Mt Hope, 

Fenton, Natchaug, the Nipmuck Trail, or a potential town‐wide or multi‐town greenway or trail 
system 

 Site expands an existing park or open space property, contributes to a continuous area of open 
space, protects a wildlife corridor, and/or provides a new trail access between open space 
properties or from existing roads or subdivisions to open space properties) 

 Site links an existing or proposed residential neighborhood to an open space property/park area, 
school or commercial area 

 Site buffers  existing trails 
Recreation:  Creates or enhances recreational opportunity 
 Site is physically suitable for active recreational use 
 Site abuts an existing school, playground or active recreational site 
 Site provides boating or fishing access to watercourses or waterbodies 
 Site abuts or is within the watershed of existing outdoor public swimming site, such as 

Bicentennial Pond in Schoolhouse Brook Park 
 Site is located within or proximate to existing areas of higher‐density residential development 

 



MANSFIELD TOMORROW: PLAN OF CONSERVATION AND DEVELOPMENT 

 
APPENDIX D:  
Natural Resources Protection Zoning (NRPZ) 
 
 
About NRPZ 
The next step in the evolution of conservation 
zoning is NRPZ, which can take a number of forms, 
but the essence is to combine low underlying 
densities with compact patterns of development so 
that significant areas of land are left permanently 
undeveloped and available for agriculture, forestry, 
recreation, watershed, carbon sequestration, and 
wildlife habitat.”1 NRPZ does not have a defined lot 
size or density but instead uses a formula to 
calculate the amount of developable land and 
undeveloped land, and the number of units.  
 
While similar to conservation subdivision zoning in 
many respects, NRPZ regulations provide a number 
of different approaches to establishing subdivision 
design that protects and preserves critical natural 
and environmental features on development sites. 
In fact, one of the more important steps in 
enacting NRPZ regulations is to make the use of the 
regulations in subdivision design mandatory. When 
cluster and open space subdivision regulations are 
optional or require extensive public review and 
special permits, most developers are not likely to 
use them. A system that allows these development 
approaches by right (without a special permit), but 
that provides sufficient guidance to produce 
desired outcomes, is more likely to be successful. 
 
It is important in designing NRPZ that serious 
consideration be given to how the regulations are 
structured in terms of the formulas that determine 
the lot yield (the number of housing lots created) 
under the NRPZ regulations versus the lot yield of a 

                                                            
1	Jeffrey	R.	Lacy,	AICP,	Robert	W.	Ritchie,	Esq.,	and	Joel	S.	Russell,	Esq.,	“Natural	Resource	Protection	Zoning:	The	Green	Side	of	Smart	
Growth,”	December	2010,	http://www.mass.gov/envir/smart_growth_toolkit/bylaws/green_side_smart_growth_nprz.pdf	



conventional subdivision, which is typically based on underlying zoning. Because NRPZ is a new 
concept, public discussion about how this tool works and how it might best be tailored to 
Mansfield will be important in shaping and implementing regulations. Discussion might 
consider: 

 Areas of town where NRPZ could help advance community goals—and areas where 
other regulatory tools would be more appropriate 

 Existing density patterns and resources 

 Potential impacts on individual property rights (actual or perceived) 
 
In addition, communities without public water or public sewer systems in rural areas, like 
Mansfield, will need to work with state and regional health district development policies and 
regulations to make NRPZ development work. While NRPZ has not been adopted as yet by any 
Connecticut municipality, there appears to be no legal impediment to its use. 
 
Ultimately, NRPZ is a tool Mansfield can use to preserve natural resources and important 

features of the land while encouraging development of neighborhoods, rather than simply new 

streets and housing lots. This appendix provides examples of how NRPZ formulas employed by 

various communities can be used to cluster housing and preserve a greater amount of open 

space by applying the formulas to a recently subdivided parcel in Mansfield. Any formula 

developed for use in Mansfield will need to be tailored to our community to achieve the vision 

and goals identified in this plan. NRPZ regulations will also need to include standards to prevent 

forest fragmentation and address current concerns with use of common driveways (See Goal 

3.4, Strategy A, Action 4 for more information. 

 

                                                            
	

NRPZ	development	needs	to	be	supported	by	either	water	and	sewer	infrastructure	or	
community	systems.	In	Mansfield	today,	a	conservation	subdivision	will	still	result	in	
individual	lots	of	at	least	one	acre,	because	each	house	is	required	to	have	a	private	well	and	
a	septic	field	on	its	own	lot.	Without	defined	lot	sizes	and	densities,	NRPZ	provides	more	
flexibility	to	preserve	resources,	but	reduced	lot	sizes	would	require	community	septic	
systems.	While	the	Eastern	Highlands	Health	District	regulates	systems	with	a	design	flow	of	
less	than	5,000	gallons	per	day,	community	systems	and	alternative	treatment	systems	are	
regulated	by	the	state	Department	of	Energy	&	Environmental	Protection	(CT	DEEP)	
Subsurface	Sewage	Disposal	Program.2			For	Mansfield,	a	more	complex	and	potentially	time‐
consuming	approval	process	for	community	systems	is	in	a	context	where	subdivisions	tend	
to	be	relatively	small	and	there	is	no	incentive	to	use	community	systems.	If	the	Town	
pursues	NRPZ,	it	will	need	to	take	a	more	proactive	role	in	encouraging	community	septic	
systems.		
	
2	The	state	has	issued	a	Draft	Guidance	Document	for	Design	of	Large‐Scale	On‐Site	Wastewater	Renovation	Systems,	
http://www.ct.gov/deep/lib/deep/water_regulating_and_discharges/subsurface/2006designmanual/designmanual2006.pdf	



 
How does NRPZ work? 
The purpose of NRPZ regulations is to preserve open space and water resources by encouraging 
compact development patterns and more creative site design than typically allowed by 
traditional subdivision regulations.  
 
Traditional subdivision regulations simply indicate the allowable number of housing units 
regardless of site‐specific features and provide no guidance about where homes should be 
located on the site. NRPZ calculations tailor development to each site, ensuring conservation of 
natural features and minimizing the development footprint. The allowable number of housing 
units, required conservation area, and developable area for a site are determined using a 
straightforward calculation. Conservation site analysis determines the areas of the site that are 
most important to protect (wetlands and steep slopes especially).  
 
The calculations towns that have adopted NRPZ vary slightly but generally follow the same 
pattern.  

 First, the site areas that are most important to conserve are deducted from the total site 
area to produce the net site area.  

 The net site area is then divided by certain factor (in these examples, 3 or 5) to calculate 
the number of allowable housing units. 

 Additional housing units can be earned by meeting specified requirements such as 
providing affordable housing units, sustainable site features, or preserving additional 
open space.  

 
In some cases, the minimum required open space is calculated separately by multiplying the net 
acreage by a percentage (in these examples, 65% or 80%). The result is an allowable number of 
units that must be located within a determined development envelope.  

 
If Mansfield decides to adopt this approach, the key variables that must be discussed and 
established in the regulations include: 

 Divisor or “factor” used to determine allowable housing units (lower density better for 
conservation) 

 Extent to deduct constrained land (wetlands and steep slopes) 

 Minimum required open space (higher percentage better for conservation) 

 Density bonus criteria (affordable housing, sustainable design, public trail access, etc.) 

 Approach to water and sewage 
 
In the pages that follow are a few examples of how NRPZ can be used to create neighborhood‐
oriented subdivisions that conserve natural resources and other important features of a site. 
The illustrations demonstrate examples of how housing can be clustered; they are not intended 
to be used as examples of site planning/layout for an entire parcel, particularly with regard to 
location of development in relation to natural and cultural resources. 
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Access to common 
space

Potential location for 
wells and/or septic

Common green space

Site area: 62 acres
Preserved area: 51 acres
Developed area: 11 acres

Summary:
Create 12 half-acre lots organized around a central shared green space
Shared driveways reduce curb cuts
Shared green space used for community garden, recreation space, and stormwater absorption
Shared or community wells and septic fields located on periphery of parcels or under central green space

Potential Development Concept: Natural Resource Protection Zoning (NRPZ)

1

Access to wetland trails

Existing stone walls
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Access to wetland trails

Existing stone walls

Shared driveways

Common green space 
and potential location 
for wells and/or septic

Site area: 62 acres
Preserved area: 55.5 acres
Developed area: 6.5 acres

Summary:
Create 12 quarter-acre lots organized around a central shared green spaces
Shared driveways reduce curb cuts
Shared green spaces used for community gardens, recreation, and stormwater absorption
Shared or community wells and septic fields located on periphery of parcels or under central green spaces

Potential Development Concept: Natural Resource Protection Zoning (NRPZ)

2
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Access to common 
space

Existing stone walls

Potential location for 
wells

Common green space 
and potential location 
for wells and/or septic

Site area: 62 acres
Preserved area: 47 acres
Developed area: 15 acres

Summary:
Create 20 half-acre lots organized around a central shared green spaces
Shared driveways reduce curb cuts
Shared green spaces used for community gardens, recreation, and stormwater absorption
Shared or community wells and septic fields located on periphery of parcels or under central green spaces

Potential Development Concept: Natural Resource Protection Zoning (NRPZ)

3

Access to wetland trails
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