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Refer to attached draft minutes 

 

a. Draft of POCD – Meeting with Planimetrics 

 

Discussion with Glenn Chalder re: Draft POCD and public comment review. 

 

 

a. Coastal Site Plan #311; 75 Eastern Point Road 

Applicant: Electric Boat 

Agent: Fuss & O’Neill 

 

This CSP’s date of receipt was at the last meeting, but was not noted on the agenda because it 

was submitted after the agenda was posted. 

 

Plans can be downloads here. 

 

Background 

 

Applicant (Electric Boat), proposes a 6,400 SF addition to Building #80 located at the very 

southerly limits of the campus.  This will bring the total building size up to 24,000 SF.  The 

improvements are 30’ from the front property line along Eastern Point Road across from a 

residentially zone district.  Several parking spaces will be lost to accommodate the expansion 

IV. OLD BUSINESS 

 

V. NEW BUSINESS 

 

II. APPROVAL OF MINUTES 

 

http://cityofgroton.com/download/Boards-and-Commissions/planning_and_zoning_commission/application_materials/2018_september/CSP-311-2018-08-17-Build-80-CAM-Plans.pdf
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and the installation of a double fence gate system to the south which will channel contractors 

entering the property for future expansion.  It is not clear how many parking spaces will be lost 

and replaced.  Staff has issued comments and at the date of this report has not received responses 

or revised plans.   

Furthermore, this improvement requires a Site Plan Application because the building is over 

10,000 SF and it lies adjacent to a residential district.  The applicant was notified of this within 

staff comments and as of the date of this report, the additional application has not been received. 

Staff has advised the applicant that the application will be reviewed by the Commission during 

the October meeting and only after Staff has been able to thoroughly vet the revisions and 

responses to comments. Staff comments are provided at the end of this Agenda Report. 

 

 

T.R.I.P: Redevelopment/Placemaking Project 

The consultant selection process is still underway with a second round of interviews planned for 

Monday September 17th. 

 

Tax Increment Financing (TIF) 

The City Council has approved the TIF Policy (provided for your reference at the end of this 

Agenda Report).  Staff will be working with the TIF Advisory Group to begin drafting a master 

plan for the two districts.  It is anticipated the master plans will be ready for public hearing in 

approximately 6 months. 

 

Application Fees 

Attached is a first draft of a possible new fee structure.  As outlined in the spreadsheet, I have 

investigated other nearby coastal communities as well as two urban areas I have familiarity with.  

As you will see, and I have attempted to outline each community’s structure to the best of my 

ability, the approach can vary.  This makes it somewhat of a challenge to compare apples to 

apples.  Rather than drafting what could be a lengthy written explanation, I will defer to provide 

my opinion and approach to what I offer as my initial recommendations.  I do want to continue 

with additional research beyond the communities listed. 

 

 

 

VII. REPORT OF STAFF 
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Possible Zoning Text Amendments 

I am offering the following as possible amendments to the regulations.  These strengthen a areas 

I have recognizing as challenging for enforcement or interpretation, or could be in the future.  

The last suggested modification is intended to expedite permit requirements for businesses that 

may be a startup or relocating and do not requiring exterior building alterations or lot 

improvements. 

 

7.3 Filling and Removal of Earth Products 

The primary purpose of this amendment is to clarify what is meant by ‘filling’ and ‘removal’.  In 

the context of this section, these terms are only intended to refer to the taking of earth material 

off a property or bringing earth material into a property.  However, these terms in the context 

‘earthwork’ and civil engineering can be misconstrued to also mean when earth material remains 

on a property.  Rather than using ‘filling’ and ‘removal’, I am recommending the use of industry 

excepted terms ‘import’ for filling, and ‘export’ for removal.  I also clarify other matters to keep 

terms consistent and preserve the intentions of exempting buildings from Site Plan Review when 

less than 10,000 SF and within the IT and Technology Campus districts.  However I am holding 

the spirit of section 7.3 to protect the public interest from possible undue stresses placed upon 

infrastructure and properties when large amounts of earth material is transported to or from a 

property. 

The attached draft revision further explains the changes. 

 

Appendix A: Site Plan Requirements 

This section has been substantially revised but maintaining the requirements as currently 

specified.  I have also outlined additional submission requirements and standards and 

reorganized the listing to correspond to the organization of drawings.  Highlights include: 

 Added a formalized Approval Signature block with language to strengthen the need for a 

site plan modification if revisions are made following approval. 

 Reference the standards of site surveys as set forth by the CT Department of Consumer 

Protection and as recognized by the CT Association of Land Surveyors. This includes a 

specific listing of existing features that shall be included on a site survey. 

 Emphasizes that general statements such as “all applicable codes will be met” is not 

acceptable during site plan review.  Details of designs and installation must be provided 

to the satisfaction of staff and the Commission. 

 Additional listing of how proposed improvements should be represented on certain types 

of plans (i.e. layout, demolition, grading, landscaping, etc.).  This is organized by a 

generally accepted industry standard of how drawings are organized for construction 

documents. 

See attached revised Appendix A 
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Section 9.3 Site Plan Permit 

There is no reference of Appendix A throughout the zoning regulations and therefore could be 

readily over looked.  Calling attention to the information in Appendix A required as part of a Site 

Plan application is important for staff and the Commission to conduct a thorough review.  To 

that end, I have already added the Appendix to the Table of Contents and updated the regulations 

on the website.  This general format change is not considered an amendment.  But I do suggest 

the following revision to Section 9.3.C to reinforce the requirement that applicants provide the 

necessary information outlined. This minor revision is noted in red and yellow highlight below. 

 

9.3.C Submission Requirements  
 
1. A Site Plan application shall be submitted to the Commission or its agent and shall include a 
completed application form and the appropriate fee.  
 
2. A Site Plan application shall be accompanied by detailed plans that comply with the 
requirements of Appendix A of these Regulations, signed and sealed by an appropriate 
professional, for review by the Commission and its designees.  
 
3. The Commission may, in accordance with the requirements of these Regulations, require the 
submission of additional information as deemed necessary to make a reasonable review of the 
application.  
 
4. Site Plans will not be considered complete unless they contain all applicable information as 
required by these Regulations.  

 

 

Change of Use 

Add the following to each Business and Industrial Zones as the last item in corresponding 

Principal Uses Permitted by Site Plan Approval (Commission): 

The City Planner may approve by Zoning Permit, and at time of building permit 

application, a change of use that does not require the expansion of a building or 

improvement upon a lot provided the change of use is one permitted by site plan 

approval. 

The purpose of this change to help expedite business startups or relocations that only require 

interior building improvements or sign permits.  Paying the full site plan fee and the time waiting 

to receive a commission approval can add unnecessary costs and delays to a business. 

 

 



 

 

 

THE CITY OF GROTON 

PLANNING AND ZONING COMMISSION         

MINUTES 

TUESDAY, August 21, 2018 

 

    MUNICIPAL BUILDING 

 COUNCIL CHAMBERS

 7:30 PM 

 

I. ROLL CALL 

Call to order: 7:32PM 

Present:  P. Kunkemoeller, D.Rose, G. Keeler, S. Bergeron, A. Bumgardner 

Absent:   I. Streeter 

Staff:  D. Goderre 

 

II. APPROVAL OF MINUTES 
a. Minutes of the June, 19 2018 Meeting 

Motion:  To approve the minutes of the June 19, 2018 meeting 

Motion: D. Rose 

Second: Aundre 

Decision: 5-0  
 

III. PUBLIC COMMUNICATIONS 

None 

  

IV. OLD BUSINESS 

a. Draft of POCD-Review and Discussion 
 

D. Goderre reviewed the upcoming meeting workshop to be held as a special meeting at 6:30-7:30pm in 

Council Chamber on September 18, 2018.  Draft of the POCD with revisions were distributed.  It was 

noted that G. Chalder will join the commission at its regular meeting on same night to discuss draft and 

topics discussed with the public during the workshop.  

 

V. NEW BUSINESS 

a. Site Plan Application #463; 103 Bridge Street change of use from Retail to 

Personal Service Establishment – barber shop 

 

D. Goderre explained this was a change of use solely and no site improvements are required. Use 

is proposed to be a personal service establishment allowed by Site Plan approval by 

Commission. 

 

Motion 

 

Motion to approve Site Plan #463 to establish the use of a personal service establishment (barber 

shop) at 103 Bridge Street. 

 

 

Motion:   D. Rose 

Second:  A. Bumgardner 



 

 

Decision   5-0-0 Approved 

 

b. Coastal Site Plan #308; Birch Plain Creek Trail extension, Branford Manor 

 

Ms. Hann of LADA provided an overview of the routing and explained the trail extension was a 

condition of approval for the prior application.  Trail will meander through woodlands and over a 

wetland via bridge.  A wetland approval has been issued.  The trail will connect Birch Plain 

Creek Town Open Space trails to Nathan Hale Rd and Groton Heights. 

 

Motion 

 

To approve Coastal Site Plan #308, Birch Plain Creek Trail extension, consisting of 

approximately 125’ of new trail on City property, approximately 900’ of new trail with new 

bridge on Branford Manor property and northerly gate with electrical improvements on City 

property in the vicinity of Nathan Hale Road as depicted on plans L-1 through L-5 dated 3/22/18 

with revision date of 05/15/18 with the following modifications to be consistent with all 

applicable coastal policies on CGS 22a-92, and includes reasonable measures to mitigate adverse 

impacts to the coastal environment in accordance with Section 5.2 of the City of Groton Zoning 

Regulations and creates no unacceptable adverse impacts: 

 

1. A note shall be added to the plans stating Branford Manor shall maintain and conduct 

repairs to all improvements associated with the trail located on Branford Manor property; 

and 

2. A note shall be added to the plans stating Branford Manor shall draft an agreement, for City 

to review and recommend changes, to enable Branford Manor to construct the 

improvements upon City property. 

 

Motion:  A. Bumgardner 

Second:  D.Rose 

Decisions:  5-0-0 Approved 

 

c. Coastal Site Plan #309, Electric Boat Demolition of two buildings, new lumber 

store and propone tank, 75 Eastern Point Rd. 

 

Ms. Salloway provided an overview of the project orienting the commission to the location of the 

improvements on site and within the North Yard. She explained the lumber stores and demolition 

of a structure to support he lumber store construction has been removed from the application 

because the structures finished floor elevation could not be placed above the base flood elevation 

and that a variance was being pursued.  She noted the base of the propane tank would be below 

BFE which is permitted by the regulations when certain structural elements are provided.  She 

also noted the fill cap is being placed above BFE per zoning regulations which necessitated the 

installation of a metal stair structure to access the fill cap. 

 

Motion 

 

Motion to approve Coastal Site Plan #309, Electric Boat demolition of two structures and new 

propane tank, 75 Eastern Point Rd. to include the demolition of one building, installation of a 

1,000 gallon propane tank and supporting utility infrastructure with the following modifications 

to be consistent with all applicable coastal policies on CGS 22a-92, and includes reasonable 



 

 

measures to mitigate adverse impacts to the coastal environment in accordance with Section 5.2 

of the City of Groton Zoning Regulations and creates no unacceptable adverse impacts: 

 

1. Plans shall be modified to remove the proposed two lumber stores and demolition of 

structure; 

2. Plans shall be modified to raise the propane tank fill cap at an elevation above base flood 

elevation (BFE); 

3. Plans shall be modified for the addition of a new stair to access the fill cap to be located 

above base flood elevation and said stair and propane tank construction measures shall 

conform to all building and fire codes as required by the City Fire Department and 

Building Official; 

4. Plans shall be modified to incorporate permanent inlet filters with a rating appropriate to 

the application and within the nearby catch basins; 

5. Plans shall be modified to show the location of the haybale/silt fence erosion control 

measures; 

6. Plans shall be modified to incorporate notes regarding required inspection and 

maintenance requirements for the inlet structures during and following construction and 

as required by staff; and 

7. Inspection reports of all erosion control measures during construction shall be submitted 

to the City Planner within 24 hours of said inspection. 

 

Motion:  D. Rose 

Second:  S. Bergeron 

Decision: 5-0-0 Approved 

 

d. Coastal Site Plan #310, Electric Boat demolition of multiple buildings, 

installation of new utilities, and construction of support structures, 75 Eastern 

Point Rd. 

 

D. Goderre explain this is both a CAM application with site plan review because the earthwork 

associated with the construction of the central waste facility required more than 50 CY of 

excavation per Section 73 of the zoning regulations. 

 

Ms. Salloway first explained the structures to be demolished along waterfront, noting various 

buildings, a dock and a guard tower to be relocated.  Ms. Salloway and D. Xenelis described that 

environmental remediation would occur for all structure demolition to ensure proper 

characterization and remediation would be done in accordance with CT DEEP and EPA 

requirements. 

 

The central waste facility was then reviewed.  Applicant noted hazard materials would be stored 

within 55-gallon drums and various containment procedures are provided to help ensure 

containment if there was a leak.  Some of the hazardous materials are flammable and all 

materials are only stored in the facility for a 90 day or less period.  The containers are not opened 

in the facility.  It was noted that bulky materials are within the cart.  Also highlighted was that 

the existing waste facility is closer to the Thames River, thus the new location will be further 

away and at a higher elevation from the coastal resource.  

 

D. Xenelis explained that Electric Boat has a robust plan for management of hazardous materials. 

In addition to containment measures there is routine monitoring and inspection for leaks on a 



 

 

daily basis throughout the campus with a team responsible for these measures.  The process 

reviewed by DEEP and the fire department receives training in hazardous waste handling.  

Furthermore it was noted that EB has a contract with Clean Harbors.  In case of a spill, Clean 

Harbors would be contacted immediately and deployed to the site.  

 

Ms. Salloway explained the excavated material from the waste facility is primarily ledge that 

would be blasted in order to remove it.  EB will work with the contractor to establish all 

protocols for blasting to ensure protection of the neighboring properties.  This would likely 

include establishing the sequence of blasting, seismographic monitoring, and pre and post 

neighboring inspections.   

 

Ms. Salloway also explained fueling facility; it has a canopy, above ground tanks and fire 

suppression. 

 

Ms. Salloway explained the use inlet filters to help with treating stormwater management and 

explained the inspection process.  The filters will collect solids as well as hydrocarbons if fuel 

pollutes the runoff 

 

Motion 

 

Motion to approve Coastal Site Plan #310, Electric Boat demolition of multiple buildings, 

installation of new utilities and construction of support structures 75 Eastern Point Rd. to 

include the demolition of 14 structures including dock, relocation of an existing guard tower 

to the vicinity of buildings 83 and 84, central waste facility, sewer pump chamber, re-fueling 

station, and Building 154 loading area with the following modifications to be consistent with 

all applicable coastal policies on CGS 22a-92, and includes reasonable measures to mitigate 

adverse impacts to the coastal environment in accordance with Section 5.2 of the City of 

Groton Zoning Regulations and creates no unacceptable adverse impacts: 

 

 

1. Plans shall be modified to incorporate all applicable building and fire codes to the 

satisfaction of the Building Official and Fire Department including but not limited to fire 

suppression and water supply location; 

2. Plans shall be modified to incorporate permanent inlet filters with a rating appropriate to 

the application and within the nearby catch basins; 

3. Plans shall be modified to clarify construction details of the dual hay bale/silt fence 

erosion control measure; 

4. Plans shall be modified to incorporate notes regarding required inspection and 

maintenance requirements for the inlet structures during and following construction and 

as required by staff;  

5. Plans shall be modified to incorporate the means, standards and methods of blasting; 

6. Plans shall be modified to demonstrate the stockpile area shown is of adequate size to 

accommodate the quantity of material;  

7. Plans shall be modified noting the recommended frequency of inspection of invert filters 

during construction in accordance with manufacturer’s specifications and staff 

requirements; 

8. Inspection reports of all erosion control measures during construction shall be submitted 

to the City Planner within 24 hours of said inspection; and 



 

 

9. A performance guarantee for all erosion and sedimentation measures shall be posted in 

conformance with Section 9.9.L Performance Guaranty in the City’s Zoning Regulations. 

 

Motion:  A. Bumgardner 

Second:  D.Rose 

Decisions:  5-0-0 Approved 

 

e. Site Plan Application #462, 135 Brandegee Ave., modification of antenna on 

tower and addition of new utility cabinets on ground. 

 

D. Goderre explained this application has been handled administratively because of a revision to 

lower the antenna to match existing. 

 

f. 8-24 Referral – 343 Thames St.; Construction of new dock and kayak launch (aka 

Costa Property) 

 

The commission had consensus to support the design and construction of all docks and restroom 

as depicted in the master plan incorporated into the 2017 SHIPP Grant application. 

 

g. Town of Groton Referral; 456 Poquonnock Rd, EB R&D Annex Parking 

 

The commission had consensus to support the improvements for container storage, new parking 

and easement in favor of the Town of Groton on 456 Poquonnock Rd. 

 

VI. REPORT OF COMMISSION 

 

 A. Bumgardner noted he is on SEAT board.  D. Rose noted he felt it could be easier to receive 

information on SEAT service.  A field trip was suggested.  

 

VII. REPORT OF STAFF 

 

D. Goderre provided an overview of various projects and initiative including T.R.I.P., Tax 

Increment Finance District, possible adjustments to Planning and Zoning Fees and consultant 

services for design review within the village districts. 

 

 

IX. ADJOURNMENT        

 

Motion: D. Rose 

Second: S. Bergeron 

The meeting was adjourned at 9:00PM 

       

 

 

_________________________________________________________  

Respectfully submitted, Girard Keeler, Secretary 

 

 



City of Groton, CT 

Department of Planning & Economic Development 

 

Application Review Sheet 
 
 

Issue Date:   September 4, 2018  Application No.:  CSP #311 

 

Address:  55 Eastern Point Road 

Project Name/Description: Building 80 addition 

1. This proposed work requires a Site Plan Application and associated fee because it results 

in a building greater than 10,000 SF and it lies across the street from a residential zone.  

This is in addition to the Coastal Site Plan. The 10,000 SF threshold does not apply to 

total addition size but rather total building of existing plus addition.  Please provide plans 

in accordance with Section 9.2, Appendix A, and applicable checklist located upon the 

Department’s website 

2. How many cubic yards of material is being removed from the site? 

3. Two way drive aisles between building and striped hash marks shall be a minimum of 24’ 

wide. 

4. Limits of pavement removal do not correspond to relocated sanitary and water service. 

5. Building height in zoning table is noted as 24’.  Finished grade varies with the southeast 

corner ~4’ below finished floor and northeast corner ~6’ above finished floor.  Height 

should be average grade of front wall.  Please verify calculation, knowing the height will 

be well below the permitted building height. Provide building elevations accurately 

reflecting topography. 

6. How will run-off from the roof be addressed? 

7. Revise hay bale detail to also show silt fence installation. 

8. Run-off appears to flow toward the trench drain near building 84.  No erosion control 

measures are proposed for these drainage features. 

9. Will old fence be removed? 

10. Where is contractor staging area? Where will contractors park? 

11. No construction entrance pad is provided.  An erosion control plan must be provided in 

accordance with the zoning regulations. 

12. Where will building materials be stored? 

13. The new double fence is depicted extending off the provided drawings.  Where does this 

terminate? 

Comments 



14. No fence height is specified only a minimum.  Will it be higher? 

15. For both during and post-construction where will displaced parking be relocated to?  A 

new parking facility or existing? Note parking must be provided in accordance with 7.1.D 

Location of Parking. 



Planning and Zoning Fee Analysis DRAFT DRAFT DRAFT DRAFT DRAFT

Application Type

 City of Groton Current 

Fee (2007) 

 Waterford 

(2014) Notes

 Old Saybrook 

(2011) Notes

New London 

(2006) Notes

 Town of 

Groton 

(2010) Notes  Hartford (2018) Notes

 East Hartford 

(2013) Notes

 East Lyme (date 

??) Notes
Large scale map copies  $                                            5.00  $12 o $25 Regs $25

Zoning Permit/temp events  under building 

Site Plan App

  Commercial   small ,25k  $                                        200.00  $                300.00 base plus below 25  $                       100.00 

 medium <50k  $                                        400.00  $                200.00 less than 25k  $                     100.00 $200 plus  $             180.00 25k SF or less  $                       450.00 1-3 units/ <8k SF  $100 +$10/1,000 SF  $                           300.00 Commercial (all)

large >100k  $                                        500.00  $                300.00 25-100k  $10/$5  per unit/per parking space $25/1,000 SF  $             280.00 25-100k  $                       825.00 4-20 units/8k-50k SF

 $                400.00 100k+  $             380.00 over 100k SF  $                    1,200.00 20+units/50k+SF

Multi-Family  same as above same as above

                               (size dependant)  Mods 

 $                300.00 base plus below

Residential/Duplex  $                                          80.00  $                100.00 less than 25k 50  $             180.00  see above  $50 +$10/1,000 SF 

Modification Major  $                                        125.00  $                150.00 25-100k 50  $             180.00 

Modification Minor  $                                          50.00  $                200.00 100k+

Special Permit

 $                                        250.00  $                300.00 

base plus below AND site plan 

review fees above  $                     200.00 $200 plus  $             430.00  $                       450.00 1-3 units/ <8k SF  $                      260.00  $                           150.00 

 $                200.00 less than 25k  $10/$5  per unit/per parking space $25/1,000 SF  $                       825.00 4-20 units/8k-50k SF

 $                300.00 25-100k  $                    1,200.00 20+units/50k+SF

 $                400.00 100k+

Signs

 $                  55.00 25  $250+$50 per sign  $                      115.00 

CAM

                        Residential  $                                          50.00 

 $25 per 

lot/200/500 Sub/residential/commercial  $                       50.00 200-250  $                           200.00 

                        multi-family  $                                        250.00  $                     100.00 350  $             180.00 non exempt  $                           300.00 

                         Commercial  $                                        300.00  $                     100.00 500  $             105.00 

combined with sub., variance, site plan 

or special permit

Subdivision

 $125/lot or $250  $                     100.00 base fee 500  $             430.00 Base Fee  $                      160.00 Final Plan  $                           750.00 base fee

 $300 + $100/lot + 

$1 LF new road Plus cost of legal notices

 $250/200/100/50 

per lot 25/50/100/100+ Plus $150/lot

 $225/150/125 

per lot 4/49/50+ lots  $350 + $150/lot 

 $90/lot $200 

Minimum Initial/Prelim  $                           100.00 per lot

                                 Road  $50./100 ft.  $                     100.00 

per 100' of new road (in add 

to above) na  $                        1,250.00 public hearing fee

Modification Major  $                                        125.00  $                     200.00 

base fee plus below 

regardless of major or minor  $             280.00  $                               1.00 per LF of new road

Modification Minor  $                                          50.00 

 $250/200/100/50 

per lot  $             280.00 

Reg. Amendment  $                                        250.00  $300/$200 

Zoning/Subdivision plus legal 

notices  $                     200.00 300  $             430.00  $                    1,000.00  $                      260.00  $                           300.00 

Map Amendment  $                                        250.00  $                300.00 Plus legal notices  $                     200.00 300  $             430.00  $                       750.00 per parcel  $                      260.00  $                           400.00 

All require + State fee  $                                          60.00 

Lot Split

 none  $                110.00  $                       50.00  $                       250.00  $                           200.00 

Flood Hazard Permit

Not substantial improvement  $                     400.00 $260 Major

new residneital A zone  $                  1,500.00 includes 2 inspections $95 Minor

Residential VE Zones  $                  2,000.00 includes 2 inspections

Certificate of Zoning Compliance

 $                                          50.00  110/55/10/10 

New SF/SF Add/per $1000 

value of site 

improvments/per$1000 ES 

measures for subdivisions  $                       25.00 50  $               25.00 

Zoning status opinion (mortgage)
 $                                          55.00  $                             50.00 

IWWC Minor/Major Does not spec. minor/major

 SF Res. 50/200  SF  $                                    100.00  Non-sign.  $                                                    180.00  Non-Sig. 200 235  Res $150 + $50 per lot

Non-sign  $                                        150.00  1-2 lots 50/200  Sub/PRD/IHZ  $                                    200.00  Sign.  $                                                    430.00  Sign. < 2 AC Site 350  This is a very long list 150  Comm $400 plus Schedule A

sign.  $150+   TBD  3+ lots 100/200  Commer.  $                                    200.00  Sign. > 2 AC Site 700  All other $200 plus Schedule A

 Commercial 100/200

ZBA Base/Fee EACH Var.

each  $                                        325.00  Resid. $200 plus $100 each  Non Res  $             350.00  Res.  $                                                    430.00  Per Variance 350  Commer. 235  All 350

 Commer. $350 plus $150 each  Res  $             200.00  Comm  $                                                    430.00  Use Variance 750  Res. 150

New Regulations define a 

'Floodplain Development 

Permit': No fee currently 

required



Proposed Fees DRAFT 091108
Permit Type and Intensity Notes

 Site Plan 

 Base Review Fee plus below $250 

 If no building proposed $100 

 Less than 25,000 SF $100 

 25,000 SF to less than 50,000 SF $200 

 50,000 SF to less than 100,000 SF $300 

 100,000 SF + $500 

 Major Modification (Commission) $250 No base review fee required

 Minor Modification (Staff) $100 No base review fee required

 NEW: Village District Design Review Cost of consultant

Special Permit

 Fees in addition to Site Plan Fee listed above See Note 1

 Base Review Fee plus below $250 

 If no building proposed $50 

 Less than 25,000 SF $50 

 25,000 SF to less than 50,000 SF $100 

 50,000 SF to less than 100,000 SF $150 

 100,000 SF + $250 

Coastal Site Plans (CAM)

Fee in addition to Site Plan and Special Permit

Residential (single family/duplex) $100 

All other uses

 Base Review Fee plus below $150 

 If no building proposed $50 

 Less than 25,000 SF $50 

 25,000 SF to less than 50,000 SF $100 

 50,000 SF to less than 100,000 SF $150 

 100,000 SF + $250 

NEW: Floodplain Development Permit (FDP) As defined in 5.3.E.1

Fee in addition to Site Plan, Special Permit and CAM

Residential in A or AE $50

Residential in VE $100

Commercial in A or AE $150

Commercial in VE $250

Floodway $250

Regulation Amendment (see note 1 below)

Zoning Regualtion/Subdivision Regualtion $400 See Note 1

Zoning Map $400 See Note 1

Certificate of Zoning Compliance $150 Includes two site visits ($100 for each additional site visit)

Zoning Status Opinion Letter $55

Subdivision

Base Fee $250 See Note 1

Per Lot $50

Per LF of New Road $1

Modification - Major $250

Modification - Minor $150

Lot Split $100

Note 1: Applicant shall pay for the cost of all legal notices prior to final permit being issued.

Size is new construction only

Size is new construction only

Size is new construction only and within CAM zone



7.3. Filling Importing and RemovingExporting Of Earth Products  
 

1. The following fillingimporting or removalexporting of earth products such as, but not limited to, earth 
loam, topsoil, sand, gravel, clay, stone, mulch or minerals is permitted in any zone provided that the 
fillingimporting or removalexporting shall only involve the minimum quantity of material necessary to 
make such lot, site, or right-of-way suitable for the proposed use.  

 

a. Necessary fillingimporting with or removalexporting of earth products in direct connection with 
the building construction, structural alteration or site improvements on a lot for which aonly a 
building permit has been issuedis required.  

 

b. Necessary fillingimporting with or removalexporting of earth products in direct connection with 
required site improvements in accordance with an approved subdivision plan.  

 

c. Necessary fillingimporting with or removalexporting of earth products in direct connection with 
street or utility improvements within a public right-of-way for which the City Department of 
Public Works or State Department of Transportation has granted a street opening permit.  

 

d. Necessary fillingimporting with or removalexporting of earth products in direct connection with 
the installation or relocation of heavy machinery or in connection with the installation, relocation 
or repair of on-site utilities.  

 

e. The fillingimporting or removalexporting of not more than 50 cubic yards of earth products for 
the purpose of landscaping, building construction, structural alteration, or sitelot improvements 
provided that in no case shall the removalexporting or fillingimporting of material cause adverse 
conditions on neighboring properties. For buildings exempt from Site Plan Review under Section 
9.3.B.2, the import of only structural fill material is exempt from site plan review per item 2 
below. 

 

f. Necessary fillingimporting with or removalexporting of earth products in direct connection with 
the removal of a building or structure for which a demolition permit has been issued, provided 
that the amount of fill shall be limited to the minimum quantity necessary to restore the site to 
grade and permit landscaping or site restoration as shown on a site and grading plan approved by 
the City Planner or Zoning and Building Official.  

 
 

2. Any other fillingimporting or removalexporting activities require Site Plan approval by the Planning and 
Zoning Commission. 
 

 

Commented [GD1]: The term ‘filling’ is replaced with 
‘importing’ and the term ‘removal’ is replaced by 
‘exporting’.  The new language is more commonly excepted 
terms in the fields of engineering as it means the physical 
transport of material/product to or from a property.  ‘Filling’ 
and ‘removal’ can be construed to imply the material 
remains on the property. 

Commented [GD2]: Added ‘building construction, 
structural alteration’ to clarify that if more than 50CY of 
import or export material in conjunction with building 
improvements is required, a site plan permit is also 
required.  Within the IT and Tech. Campus districts, 10,000 
SF buildings are exempt from Site Plan Review.  A 10,000 SF 
building will easily create more than 50 CY of material that 
may be required to be exported from the property.   

Commented [GD3]: Changed ‘lot improvement’ to ‘site 
improvement’ to be consistent with item a. above. 

Commented [GD4]: This last sentence was added to 
permit ‘structural fill material’ in excess of 50 CY to be 
imported into a site to preserve the intent of exempting 
buildings below 10,000 SF in the IT and Tech districts.  
However, if general fill, or excavated material, must be 
imported or exporting and in excess of 50CY, then a site 
plan permit is required. 
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Appendix A: Site Plan Requirements 
 

Sheet Size 12” x 18”; 18” x 24”; or 24” x 36” and as determined by the City 
Planner 

Number of Plan Sets The number of plans submitted shall be determined by the City 
Planner depending on the number of staff required to review the 
plan. 

 

When approval of a Site Plan is required under these Regulations, application for approval shall contain: 

A. A completed application form, fee, and a written statement of the proposed use of the building 

structure or use for which the application is made.  

B. A location sketch showing the approximate locations and use of structures in any residential zone 

abutting the site or lying immediately across the street from the site of the proposed use and 

within 100 feet thereof and the approximate distance of any street intersections within 500 feet of 

the site of the proposed use.  

C. All plans shall be prepared, signed, and sealed by a Connecticut registered engineer, architect, or 

landscape architect, whichever is appropriate.  All Site Plans shall be prepared at a scale of not 

more than 40 feet to 1 inch and each plan shall include: 

1. Date, north arrow, numerical and graphical scale; 

2. Sheet title and sheet number; 

3. Property address as depicted on the assessor’s card; 

4. Signature and seal of the professional responsible for the preparation of the drawing, as 

applicable; 

5. The following signature block: 

 

CITY OF GROTON: APPROVED PLAN 

The plans upon which this stamp is affixed are approved.  All work must conform to the 

representations made herein and other applicable documents or conditions.  It is the 

applicant’s responsibility to secure additional permits as may be required.  Any 

modifications to these plans required in order to secure other permits or address field 

conditions during construction must first be approved by the City Planner or Planning and 

Zoning Commission, as may be applicable, and prior to commencing with construction. 

Approved on ________________ by: 

__________________________          ___________________________ 

Chairman    Printed Name 
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D. The Planning and Zoning Commission may require approval of the Site Plan by any City of Groton 
agency, department, and/or official, other than the Planning and Zoning Commission or the Zoning 
and Building Official of said City; however, the approval of such agency, department, and/or 
official shall be obtained by the applicant.  

E. As part of the Site Plan requirement in all zones, sidewalks shall be provided along all street 
frontages where such sidewalks are absent. Such walks shall be 5 feet wide and built to City of 
Groton Highway Department specifications. The Commission shall require such walks to be 
extended a reasonable distance beyond the site frontage in order to connect to existing walks. 
Such extensions shall not exceed a total of 100 feet.  

F. Drawings shall include enough detail to demonstrate, to the satisfaction of staff and the 
Commission, that all improvements are in compliance with all applicable local, state and federal 
land use, building and fire codes.  General statements that compliance will be achieved following 
site plan approval or at time of building permit application will not be accepted. 

G. All drawings shall be collated and edge bound.  The following minimum information shall be 

provided along with the completed Site Plan Application & Fee and depicted on its own drawing as 

noted below or as otherwise approved by the City Planner: 

1. Site Surveys.  Provide a Property Survey in accordance with Sec. 20-300b-2 (b) (1) of the 

Department of Consumer Protection Concerning Survey and Map Standards, conforming to A-2 

Class of Horizontal Accuracy; and a Topographic Survey in accordance with Sec. 20-300b-4 (a) of 

the Department of Consumer Protection Concerning Survey and Map Standards, conforming to T-2 

Vertical Class of Accuracy.  Both surveys shall be signed & sealed by a licensed site surveyor 

registered to do business in the State of Connecticut with appropriate references attesting to the 

above noted standards and accuracy.  In addition to the minimum requirements to meet the 

above standards the surveys shall include: 

a. The name of abutting property owners and location of intersecting property lines; 

b. All existing improvements including buildings, pavement, utilities (above and below grade), 

fences, walls, curbing, walkways, etc.; 

c. Existing vegetation and trees with a diameter of 12 inches or more, as measured at the base 

located on site; 

d. Existing contours at 2 feet intervals and appropriate spot elevations; 

e. Limits of wetlands and watercourses as delineated by a licensed CT Soil Scientist; 

f. Limits of Special Flood Hazard Areas; 

g. Coastal resources; 

h. The general location of existing buildings within fifty feet of the property line situated on other 

property; 

i. Location of significant physical/natural features on and within 100 feet of the Lot; 

j. Edge of roadways and other existing improvements within the public right of way for the 

entire Lot frontage (both sides of the street); 

k. Easements and setback lines; 

l. Existing deed restrictions or covenants applying to the Lot. 

Information provided upon the Site Survey(s) shall be depicted on all plans noted below to convey 

the relationship of existing conditions to future Lot improvements. 



3 

 

 

 

2. Demolition Plan showing all existing improvements and vegetation to be removed including limits 

of sawcut lines and construction fencing. 

3. Layout Plan depicting all proposed improvements, clearly labeled and corresponding to the 

applicable construction detail provided; critical dimensions provided for such items as walks, 

drives, setbacks, parking spaces, etc. to demonstrate code requirements (building and zoning). At 

minimum the Layout Plan shall depict the following proposed information: 

a. Building and structure locations and decks/balconies (including roof overhangs); 

b. Walks; 

c. Fences and Bollards; 

d. Pavement materials and markings; 

e. Curbing and parking; 

f. Handicap parking and ramps; 

g. Outdoor storage areas; 

h. Trash enclosures; 

i. Signage (including those used for traffic control); 

j. Setback lines and building/structure distance to property lines; 

k. Existing and proposed easements; 

l. Existing and proposed deed restrictions or covenants applying to the Lot. 

4. Sedimentation and Erosion Control Plan depicting the information contained upon the Layout Plan 

as required above and, at minimum, containing: 

a. Silt fence, hay bales, etc 

b. Temporary sedimentation trap (with supporting calculations) 

c. Stockpile areas 

d. Staging and storage of equipment 

e. Location of construction trailer and contractor parking 

f. Erosion control narrative and sequence of construction 

g. Inspection requirements and schedule 

h. Contact information for individual responsible for ES measures 

i. All other items necessary to conform to the requirements of Section 7.8 of these regulations. 

5. Stormwater Management Plan prepared by a CT licensed Professional Engineer demonstrating 

compliance with Section 7.7 of these Zoning Regulations and including the following:  

a. Grading and Drainage Plan(s) depicting at minimum: 

i. Proposed contours at a minimum of 2’ intervals;  

ii. Spot elevations at high and low points, top and bottom of stairs and ramps, intermediate 

landings of ramps, top and bottom of all walls (retaining and free standing);  

iii. All drainage structures, piping (including inverts, size, slope and material); 

iv. Stormwater facilities (above and below ground); 

v. Finished floor elevations of all structures; 

vi. Existing and proposed easements; 

vii. Existing and proposed deed restrictions or covenants applying to the Lot; 
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viii. Location and base flood elevation of all Special Flood Hazard Areas; 

ix. Cut and fill calculations when material is to be imported to, or exported from, the Lot; 

x. Nature and character of material to be imported to, or exported from, the Lot 

b. Stormwater report with supporting calculations (pre and post: quantity and quality) 

c. Construction details of all materials and techniques used to control stormwater and address 

water quality  

6. Utility Plan showing all proposed electrical, telecommunications, fiber optics, sanitary sewer, 

water, transformers, and other above and below grade utilities, including those to remain.  

7. Landscape Plan, Tree Survey, Tree Protection Plan depicting the location of all plant material and 

protection measures.  The plan shall include all proposed and existing features to remain, below 

and above grade utility improvements, signage and lighting in order to confirm no conflicts exist 

with proposed landscape materials. Plan shall also include a Landscape Schedule, provide on each 

landscape plan when more than one is necessary, and contain the following information: 

a. Plant Code or Symbol 

b. Scientific Name 

c. Common Name 

d. Size at time of planting using American Nursery & Landscape Association standard size 

nomenclature 

e. Method of planting (i.e. container grown, balled and burlapped, etc) 

f. Notes as may be applicable to plant species 

8. Lighting Plan depicting the location of all exterior lighting, including those mounted on the exterior 

of a building.  Provide lighting details and product cuts to demonstrate compliance with the zoning 

regulations.  Lighting may be combined with the Site Layout Plan or Landscape Plan as long as 

legibility is not affected. 

9. Photometric Plan prepared by a Connecticut licensed professional engineer depicting foot candles 

on the ground, in relationship to all property lines and site improvements and demonstrating 

conformance with the zoning regulations.  This plan must be separate from all other plans. 

10. Building Floor Plans with clearly labeled space/room uses, provide critical dimensions, location of 

windows, exterior and interior doorways, utility and storage rooms, location of utilities entering 

the building. 

11. Building Elevations (Including existing buildings with additions) depicting all exterior improvements 

and accurately illustrating roof lines and wall/roof height. 

12. Phasing Plan, when the improvements upon the Lot will be constructed at different times, clearly 

showing the limits of each phase and associated improvements.  Provide a schedule and duration of 

each phase. 

13. Construction details depicting the methods and means of installation of major site improvements. 

14. Additional items that may be required include: 
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a. Traffic report and identification of necessary offsite improvements; 

b. Environmental reports; 

c. Architectural product samples; 

d. Noise study; 

e. Structural analysis; 

f. Geotechnical reports; 

g. Illustrative renderings; 

h. Cross section of buildings or site improvements; 

i. Other supporting information found necessary by staff or the Planning and Zoning Commission. 
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City of Groton Tax Increment Financing Policy 

I. City of Groton TIF Policy 

To support economic development, the City of Groton may consider the creation of and adoption of Tax 

Increment Financing (“TIF”) Districts within the City (the “District” or “Districts”).   TIF is a financing tool that 

can be used by municipalities to invest in economic development.  It allows some or all of public and/or 

private costs associated with development to be financed over time by increases in the property tax 

revenues that are generated by the new development or redevelopment. Connecticut General Statutes 

Chapter 105b authorizes municipalities in Connecticut to create TIF districts for the purposes of economic 

development.  

The following shall be the City of Groton’s Policy to guide the process of planning for, reviewing, 

approving, and implementing Districts.  The details of each District will be contained in the District’s TIF 

Master Development Plan (the “District Master Plan”). In addition, the City’s establishment and 

implementation of Districts will be consistent with all other applicable Federal, State, and local laws and 

regulations.  As a political subdivision of the Town of Groton, this City of Groton policy is designed to be 

consistent with the Town of Groton’s TIF Policy.   

1. Purpose 

The City of Groton understands the usefulness of TIF in economic development as part of its 

long-term economic development strategy, planning and implementation including its Plan of 

Conservation and Development. In designating TIF District(s) and adopting District Master Plan(s), 

the City seeks to accomplish the following goals: 

a. Grow and diversify the City’s tax base through private investment; 

b. Grow and support economically diverse, long-term, stable employment opportunities for City 

residents; 

c. Improve the City’s quality of life and place to better serve residents, businesses and workers 

including: 

I. Enhance infrastructure development; 

II. Create housing opportunities to attract and support workforce development; 

III. Establish and support public spaces and cultural uses; 

IV. Improve transportation and recreation infrastructure, including enhanced and well-

connected pedestrian and bicycle facilities; 

V. Assist established businesses in the City, thus assisting in retaining existing 

employment opportunities and expanding employment; and 

VI. Revitalize areas or buildings in need of redevelopment, remediation, or rehabilitation. 

 

2. District Master Plan Requirements 

To establish a District, the City of Groton will prepare and approve a District Master Plan 

applicable to such District.  The City may thereafter create and approve a TIF Development Plan 

(the “Development Plan”) for property located within any District separately from the Town, 

however, it can only receive and utilize revenues attributable to the City’s portion of the property 

tax rate as applied to property within each District.  The City may also create and approve a TIF 

Joint Development Plan (the “Joint Development Plan”) for property located within any District.  In 
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cases of such Joint Development Plan, the Joint Development Plan must be reviewed and adopted 

by both the City and the Town in accordance with the TIF Policy of each. District Master Plans 

shall include the following: 

a. A statement indicating whether the Master Plan is a District Master Plan created solely by the 

City for the District (the “City-Only Master Plan”) or a joint Master Plan which includes both 

the Town and the City (the “Joint Master Plan”);  

b. A legal description of the boundaries of the District and a listing of all properties (lots and 

parcels) within the District including tax map and tax identification numbers, gross assessed 

value of taxable real property for each lot within the District and for the District as a whole 

based on the most current assessed value, a description of the present condition and current 

use of all land and buildings within the District, and an indication for each lot or parcel if it is 

subject to any special tax districts or zones currently, such as an Enterprise Zone or Business 

Improvement District;   

c. A statement on how the creation of the District meets some or all of the stated purposes 

contained in the City’s, and if applicable, Town’s TIF Policy and that it is needed for successful 

development or redevelopment to occur within the District; 

d. Maximum Duration of District in number of years– The preferred District term will be a 

maximum of thirty (30) years.  While State law allows terms up to fifty (50) years, this will only 

be considered as special circumstances by the City 

e. A determination with supporting data that the Original Assessed Value (the “OAV”) of taxable 

real property of the District plus the OAV of taxable real property of all existing Districts 

within the City of Groton and Town of Groton does not exceed ten percent (10%) of the total 

value of taxable real property within the entire municipality (City and Town combined) as of 

October 1st of the year immediately preceding the establishment of the District; 

f. Description of projected future public and private development or redevelopment to occur 

within the District, to include size, type, and uses; public and private site, building, and 

infrastructure improvements to be completed in the district and related areas; and estimated 

costs for all components.  In the case of a Joint Master Plan, for all public costs, projections 

should must be broken out by those to be paid by City versus those to be paid by Town 

along with the combined public costs; 

g. Annual estimated, projected assessed value of taxable real property and associated annual 

estimated, projected tax revenues, as well as the value and associated revenues above the 

OAV for all parcels within the District. In the case of a Joint Master Plan, all revenue 

projections must be broken out between portion resulting from City tax rate and portion 

resulting from Town tax rate; 

h. Annual percentage of incremental (percent of the amount above OAV) valuation of taxable 

real property to be captured (dedicated for specified District purposes) and percent to be sent 

to General Fund (percent for each between 0% and 100%; combined total must equal 100%).  

In the case of a Joint Master Plan, this percentage shall apply the same to both the City and 

the Town; 
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i. Maximum percentage and estimated, projected dollar amount of incremental revenues 

captured for District purposes to directly support private development or redevelopment. In 

the case of a Joint Master Plan, this percentage shall apply the same to both the City and the 

Town; 

j. A description of the method(s) to provide direct support to developers, property owners, or 

businesses using incremental captured District revenues including abatements, credit 

enhancement agreements, or any other methods of direct support;  

k. Details on any other financing mechanisms that are tied to or impacted by the Development 

Plan or Joint Development Plan, including a statement of (i) whether the Development Plan or 

Joint Development Plan includes the issuance of Municipal Bonds or any other form of 

municipal public debt; and (ii) the relationship with any special district or zone tax 

assessments including Enterprise Zones, Business Improvement Districts, and Tax Abatements; 

l. A description of the methods the City and Town, in the case of a Joint Development Plan, will 

use to annually track and report on District performance and detailed associated financials; 

and 

m. Any other requirements imposed by Section 7-339ff of the Connecticut General Statutes, as 

may be from time to time amended, at the time such District Master Plan is approved, 

including but not limited to the financial plan required thereunder. 

 

3. Process for Drafting, Reviewing, and Approval of a District Master Plan in the City of Groton  

a) District Master Plans for review and consideration of approval shall be prepared by 

appropriate staff at the request of the Mayor and City Council.  

b) City staff will utilize a TIF Advisory Committee i for guidance in development of a District 

Master Plan.  This can be an existing committee related to economic development and/or 

finance, a newly created subcommittee of an existing committee related to economic 

development and/or finance, or a newly formed committee tasked with this role and 

responsibility. 

c) If a City-Only Master Plan, once drafted by City staff with guidance from the TIF Advisory 

Committees, the draft District Master Plan will be sent to the City’s Economic Development 

Commission for review and recommendations. The City’s Economic Development Commission 

shall review the draft for consistency with the City’s TIF Policy and its ability to meet stated 

economic development purposes If a Joint Master Plan, once drafted by City and Town staff 

with guidance from their TIF Advisory Committees, the draft District Master Plan will be sent 

to the City’s Economic Development Commission and the Town’s Economic Development 

Commission for review and recommendations. The City’s and Town’s Economic Development 

Commissions shall review the draft for consistency with the City’s and Town’s TIF Policy and 

its ability to meet stated economic development purposes.   

d) If a City-Only Master Plan, upon review and receipt of recommendations from the Economic 

Development Commissions, and City Planning and Economic Development Staff the draft 

District Master Plan shall be sent to the City Council for review and comment.  If a Joint 

Master Plan, upon review and receipt of recommendations from the Economic Development 

Commissions, and City and Town Planning and Economic Development Staff the draft District 

Master Plan shall be sent to the City and Town Councils for review and comment. 
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e) If a City-Only Master Plan, upon determination by the City Council that the District Master 

Plan satisfies the requirements of Chapter 105b of the Connecticut General Statutes, , and is 

in the City’s best interest to adopt, the City Council shall submit the District Master Plan to the 

Planning and Zoning Commissions at least ninety (90) days prior to the public hearing date 

for the District Master Plan by the City Council. The referral will request a review of the District 

Master Plan and a written advisory opinion. The Planning and Zoning Commission shall 

render a written advisory opinion as to whether the proposed District Master Plan is 

consistent with the Plan of Conservation and Development.  If a Joint Master Plan, upon 

determination by the City and Town Councils that the District Master Plan satisfies the 

requirements of Chapter 105b of the Connecticut General Statutes, and is in the City’s and 

Town’s best interest to adopt, the City and Town Councils separately shall submit the District 

Master Plan to their respective Planning and Zoning Commissions at least ninety (90) days 

prior to the public hearing date for the District Master Plan by the City and Town Councils. 

The referrals will request a review of the District Master Plan and a written advisory opinion. 

The Planning and Zoning Commissions shall render a written advisory opinion as to whether 

the proposed District Master Plan is consistent with the Plan of Conservation and 

Development. 

f) If a City-Only Master Plan, the City Council shall hold a public hearing on the proposed 

District and District Master Plan. Such public hearing shall be properly noticed at least 10 days 

prior to the public hearing pursuant to the requirements of Chapter 105b of the Connecticut 

General Statutes.  If a Joint Master Plan, the City and Town Councils shall hold public hearings 

on the proposed District and District Master Plan. These can be done together as one public 

hearing, or separately.  Such public hearing(s) shall be properly noticed at least 10 days prior 

to the public hearing pursuant to the requirements of Chapter 105b of the Connecticut 

General Statutes. 

g) If a City-Only Master Plan, following the public hearing, the City Council shall act to consider 

establishment of the District and adoption of the District Master Plan applicable to such 

District.  The City Council is not required to act the same day as the public hearing.  If a Joint 

Master Plan, following the public hearing(s), the City and Town Councils shall act separately to 

consider establishment of the District and adoption of the District Master Plan applicable to 

such district.  The City and Town Council are not required to act the same day as the Public 

Hearing. 

h) If a City-Only Master Plan, if approved by the City Council, the District Master Plan become 

effective at a date set mutually by the City Council and its implementation will be carried forth 

by City Administration with guidance as needed from the TIF Advisory Committee. If a Joint 

Master Plan, if approved by the City and Town Councils, the District Master Plan become 

effective at a date set mutually by the City and Town Councils and its implementation will be 

carried forth by City and Town Administration with guidance as needed from the TIF Advisory 

Committee and if not approved by both the City and Town Councils the District master Plan 

shall not become effective. 

i) If a City-Only Master Plan, any resulting agreements with developers, property owners, or 

businesses, such as Credit Enhancement Agreements, must also be approved by the City 

Council following review and recommendations from City Staff, the TIF Advisory Committee, 

and the Economic Development Commission.  If a Joint Master Plan, any resulting agreements 

with developers, property owners, or businesses, such as Credit Enhancement Agreements, 

must also be approved by the City and Town Councils following review and recommendations 
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from City and Town Staff, the TIF Advisory Committees, and the Economic Development 

Commissions. 

j) The creation and approval of a District Master Plan shall not relieve any developer from 

complying with any other regulatory and/or permitting requirements which may be necessary 

as part of such developer’s project. 

k) If a City-Only Master Plan, the City through its staff shall annually report to the City Council 

on the status and performance of the District.  If a Joint Master Plan, The City and Town 

through their Staff shall annually report to the City and Town Councils on the status and 

performance of the District. ,  

4. District Development Financing Mechanisms 

For Joint District Master Plans:  

In addition to public infrastructure and improvements, the City and Town may support certain 

industrial, commercial, residential, mixed-use or retail improvements, downtown development or 

transit-oriented development within Districts, or a combination thereof, using TIF revenues. The 

City and Town’s preferred method of providing assistance to property owners, businesses, and 

developers of property within a District is through Credit Enhancement Agreements (“CEA”s), 

however, the City and Town may choose to utilize other methods as appropriate including 

issuance of municipal debt and utilizing TIF tax revenues to support debt repayment, tax 

abatements, or fixed valuation agreements.  

Credit Enhancement Agreements: CEAs are the preferred mechanism for providing assistance to 

property owners and/or developers undertaking development projects within the City and Town’s 

Districts. A CEA is a contractual agreement between the City, and Town, and applicant that allows 

the City and Town to provide reimbursements of future incremental property tax revenues to 

property owners. This policy outlines the eligibility requirements, guidelines, process, and other 

details for how and when the City, with the approval of the Town, may enter into CEAs. It is 

preferred that all CEA’s be negotiated by the Town and City together for all developments in the 

City Districts. 

The City and Town reserve the right to negotiate CEAs individually with property owners or 

developers of any properties within the District. CEAs may provide a reimbursement of up to 

100% of the incremental real property tax revenue produced from the captured assessed value on 

the particular property, and up to the full term of the District. Under any CEA, the City and Town’s 

obligation to make a periodic payment under the CEA will only arise to the extent the City and 

Town receive incremental real property tax revenue based on positive captured assessed value of 

the particular property during the appropriate period. In other words, in any CEA, the City and 

Town shall not obligate itself to make payments to the applicant without receiving incremental 

tax revenues nor shall it be obligated to make payments if there is no increased assessed value. 

The City and Town will review CEA applications on a case-by-case basis and are not obligated or 

bound to enter into a CEA.   If the City or Town enter into a CEA on their own within the District 

that is within City boundaries it does not bind the other party into entering into a CEA unless 

approved by both the City and Town Councils. 

Property Tax Abatements: Property tax abatements involve reducing a portion of property taxes 

owed for specified reasons. In Connecticut, they can be used by communities to reduce taxes for 

a specified period of time for certain types of new construction or rehabilitation including 



Approved by Groton City Council September 4, 2018 

City of Groton Tax Increment Financing Policy                                     Page - 6 

 

residential and commercial/industrial, subject to state law. They have been the traditional method 

used by communities in Connecticut to incentivize private development for the purpose of 

economic development at the municipal level. Their use is very limited in terms of time period 

over which incentives can be provided, the types of property and uses for which abatements can 

be provided, and the percent of taxes to be paid that can be abated. Within Districts, property tax 

abatements or CEAs can be utilized according the City and Town’s Master Plan. 

Revenue Bonds: Revenue Bonds provide a method for financing public and private (through 

public-private partnership) infrastructure and development costs. They are a means of debt 

financing available to municipalities. Revenue bonds distinguish themselves from general 

obligation (“GO”) bonds through their method of repayment; unlike GOs which rely on taxation, 

revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of use 

for financing for economic development, an example would be utilizing parking fees to pay back 

a revenue bond issued to build a parking garage. Within a District and according to a District 

Master Plan, future incremental revenues from new property taxes on taxable real property can be 

utilized to help finance public and private development costs including infrastructure and site 

improvements.  

Fixed Assessment Agreements (“FAA”s): With a District the municipality can agree to set a fixed 

valuation on a property for up to fifteen years providing the City and the owner/developer with 

predictability in tax liability.  All FAAs shall be negotiated and reviewed and approved by both the 

City and Town of Groton.  They shall be recorded in the Town Land Records.   

For City-Only Master Plans:  

CEAs, Property Tax Abatements, FAAs, and Revenue Bonds shall follow the same policy guidelines 

as above, but can only be based on or utilize revenues associated with the City’s proportion of the 

combined City and Town Property Tax Rate. 

 

Use of Multiple Incentives 

In all cases the City shall not allow “double dipping,” providing tax incentives from more than one 

program on the same dollar value of new investment such as providing Enterprise Zone tax 

benefits and TIF tax benefits on the same increment of property value. 

The City also reserves the right to transfer City tax revenues from TIF Development Accounts that 

are in excess of funds needed to meet their obligations specified in its District Master Plan and 

any related CEAs to its General Fund and utilize funds for General Fund purposes at any time 

during the life of the TIF.  In all cases this can only be done by the City for its proportionate share 

of TIF revenues after obligations have been met. 

While the City may provide a reimbursement of up to 100% of the incremental real property tax 

revenue produced from the captured assessed value on the particular property for the duration of 

the District, it shall be their policy to provide no more than 50%, on average annually, of 

incremental real property tax revenue as reimbursement to the developer, business, or property 

owner regardless of whether achieved through a Credit Enhancement Agreement, Tax Abatement, 

of Fixed Valuation Agreement.  Reimbursement in excess of this 50% threshold will only be 

considered when the potential benefits as measured by the potential to achieve the City’s goals, 
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as stated in this policy are considered to be significantly high, and only upon concurrence and 

approval by the City Council   

 

5. District Credit Enhancement Guidelines and Requirements 

General Provisions 

A. Terms 

The specific terms of each CEA will be negotiated between the City (and Town, if applicable) 

with the applicant.  Agreements can extend between one (1) and thirty (30) years; and up to 

100% of the annual TIF Revenues associated with the captured incremental value from the 

property can be reimbursed to the property owner depending on the merit in achieving the 

City’s and Town’s purposes for CEAs. Under any CEA, the City’s and Town’s obligation to 

make a periodic payment under the CEA will only arise to the extent the City and/or Town 

receives incremental real property tax revenue based on positive captured assessed value of 

the particular property during the appropriate period. In other words, in any CEA, the City and 

Town shall not obligate itself to make payments without receiving incremental tax revenues 

nor shall it be obligated to make payments if there is no increased assessed value. The 

percentage of annual TIF Revenues that are reimbursed to the property owner may be 

adjusted over the life of the Agreement. In no case, shall a CEA extend beyond the life of the 

TIF District. While the City and Town may provide a reimbursement of up to 100% of the 

incremental real property tax revenue produced from the captured assessed value on the 

particular property for the duration of the TIF District, it shall be the City’s and Town’s policy 

to provide no more than 50%, on average annually, of incremental real property tax revenue 

as reimbursement to the developer, business, or property owner regardless of whether 

achieved through a Credit Enhancement Agreement, Tax Abatement, of Fixed Valuation 

Agreement.  Reimbursement in excess of this 50% threshold will only be considered when the 

potential benefits as measured by the potential to achieve the City’s and Town’s goals, as 

stated in this policy, are considered to be significantly high.   

B. Level of Funding Adjustments 

During the application process and during the life of the District (and CEA), the applicant shall 

demonstrate that the funds are being used at appropriate levels for the purpose intended. If 

the level of funds the applicant receives exceeds the projected need, the amount returned to 

the applicant shall be adjusted and any excess placed in the City/Town General Fund or 

applied to the TIF Districts.  

C. Enterprise Zone Requirements and Relation to Other City Provided Incentives 

For projects within an enterprise zone or receiving other City or Town -provided direct tax 

benefits, the applicant will contractually agree not to take the Enterprise Zone reduced 

assessed value on land and buildings benefit or to receive any other direct City or Town tax 

benefit for any phase of the project benefitting from a CEA. The Applicant cannot receive 

benefit from both a CEA and another City or Town financial incentive on the same 

incremental value. 

General Provisions for City-Only Master Plans 
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CEA’s shall follow the same policy guidelines and requirements, but can only be based on or 

utilize revenues associated with the City’s proportion of the combined City and Town 

Property Tax Rate. 

6. CEA Requirements 

The City and Town may participate in CEAs when its participation is financially necessary and 

involvement by the City is needed in order for the project to be undertaken. Justification for 

financial need and City and Town involvement can be demonstrated by:  

a. A need to offset infrastructure costs unique to the site; or 

b. A need to offset economic advantages available to a corporate entity if it should develop a 

project (or expand operations) outside of the City and Town Groton; or 

c. A lack of sufficient private or other public funding sources to meet the full capital investments 

needed to undertake a project.  

The following requirements will also be considered: 

a. The Applicant is financially capable to undertake the project demonstrated by submitting one 

or more of the following:  

i. Letters from a financial institution, government agency, or other funding agency 

indicating a commitment to provide a specified amount of funds, and the uses for 

which the funds may be utilized;  

ii. In cases where funding is required but there can be no commitment of money until 

approvals are received, letters of “Intent to Fund” from the appropriate funding 

institution indicating the amount of funds and their specified uses;  

iii. The Applicant’s most recent corporate (or other entity) annual report indicating 

availability of sufficient funds to finance the development, together with explanatory 

material interpreting the report; and 

iv. Evidence indicating availability of funds if the applicant will personally finance the 

development.  

b. The Applicant is compliant with statutory and regulatory guidelines of the City and Town and 

State of Connecticut;  

c. The project represents a minimum private investment of at least One Million Dollars 

($1,000,000) in development or redevelopment costs.  This minimum investment cannot 

include the cost of acquisition of the property;     

d. The Applicant’s equity contribution (excluding all debt, local, state, and federal support 

including tax credits, grants, and other support) to the project is a minimum of ten percent 

(10%) of the development or redevelopment costs;  

e. Reasonable buildout timeline for investment and completion of construction with 

documentation indicating the buildout completion plans with supporting market/feasibility 

information; 
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f. Developer has pursued use of other available funding and incentives and has integrated other 

sources to the extent possible; 

g. Developer provides sufficient financial information as deemed necessary by the City and 

Town for planning and administration of the District including information for the 

consideration of District and CEA approval and annual information following District and CEA 

approval on the status of the development including a description of development 

completed, jobs created, jobs retained, and total private investment made; and  

h. Submission of any other documentation requested by the City and Town to help ensure that 

the City and Town will benefit through new investment, new employment, or other public 

benefits. 

 

 

7. Guidelines That Determine Level of Municipal Participation in CEAs 

In considering and negotiating support for private development costs, the level of support given 

by the City and Town should be based on the potential of the project to advance the City’s and 

Town’s purpose for utilizing TIF, as stated under Section II.1. Purpose, above. 

 

8. CEA Application Requirements 

The City and Town shall utilize an application form that includes at a minimum the following 

information: 

a. Name and contact information of applicant and owner if separate; attorney if applicable; 

b. Tax Map and Lot # of property (or properties) for which TIF assistance is being requested; 

c. Zoning District(s); 

d. List of any other local zones or districts the property is within that relate to tax assessment or 

payments, including but not limited to fire districts, city taxes, sewer mill rates, etc.; 

e. Current original assessed value of taxable real property; 

f. Description of proposed project; 

g. Description of proposed use(s) for site (residential, commercial, retail, industrial, etc.); 

h. Description of how the proposed project meets the City’s and Town’s TIF purposes as stated 

in their TIF Policy’s; 

i. Estimated permanent jobs to be created and/or retained resulting from development;  

j. Estimated development costs; 

k. Estimated development timetable including project start, completion, and any phasing if 

applicable; 

l. Statement that the applicant demonstrates the financial capacity to undertake the project and 

provides evidence in support of this capacity. Evidence will include but is not limited to:  

i. Development budget and pro-forma; 

ii. Financial commitments of project lenders; and 

iii. A project implementation plan and schedule. 

m. Description of any other local, state, or federal support being used to finance project; and 
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n. Statement that the requested TIF project would not otherwise occur “but for” assistance 

through TIF. 

 

Confidentiality: All such information provided by the Applicant shall be kept confidential to the 

extent permitted by law. 

Other Requirements: The creation and approval of a District Master Plan shall not relieve the 

Developer from complying with any other regulatory and/or permitting requirements which may 

be necessary as part of the Developer’s project such as site plan, wetlands, building permits, etc. 

Application Fee: At the time of the final application submission and after preliminary advisement 

by City and Town staff, a non-refundable fee of $5,000 will be made by the applicant to help fund 

City expenses for staff time and any other direct expenses such as required legal fees.  This fee 

shall be split by the City and Town. 

 

9. CEA Application Process 

A property owner, or a developer that has secured an interest in real property within an approved 

or proposed District, may approach the City seeking the potential use of a CEA. If a developer, the 

property interest must include sufficient rights to purchase the property upon a definitive event. 

The steps outlined below detail the full CEA approval process: 

Step 1: Preliminary Advisement with applicant by City and Town Staff (Office of Planning, Finance, 

and Town Tax Assessor); 

Step 2:  Application preparation by City and Town Staff, with input by Finance and City Mayor; 

Step 3:  Application submission if all required information is supplied by applicant;   

Step 4:  Review and approval by City Mayor and Town Manager; 

Step 5:  Review and Recommendation by City and Town TIF Advisory Committees and referral of 

application to: Economic Development Commissions; 

Step 6:  Submission to City Council for review and approval.  Submission to Town Council for 

review and approval; and 

Step 7:  Implementation and tracking by City and Town Staff. 

Additional CEA process and requirements may be contained within individual District Master 

Plans that add to or exceed the requirements contained in this policy. 

10.  Amendment procedure 

Amendments to this policy shall be completed in the same manner, as required by Connecticut 

and local laws and ordinances, as the adoption of this policy.   
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Appendices  

Appendix A. 

Introduction and Background to Connecticut TIF State Law  

Tax Increment Financing (“TIF”) is a financing tool that can be used by municipalities to invest in economic 

development. It allows some or all of public and/or private costs associated with development to be 

financed over time by increases in the property tax revenues that are generated by the new development 

or redevelopment. Chapter 105b of the Connecticut General Statutes, titled “Tax Increment Districts”, 

authorizes Connecticut municipalities to create TIF Districts for the purposes of economic development.  

The following is an overview of the TIF process, components and requirements per the Connecticut 

General Statutes. This information provides guidance for the City and Town of Groton’s TIF Policy, which 

in turn, provides the framework, process, and details for any TIF District(s) and TIF District Master Plan(s) 

to be adopted by the City and Town. 

1. TIF Process 

Use of TIF by Connecticut municipalities does not require State approval, and its structure and 

details are determined by the local legislative process. However, the State does require the 

creation and local adoption of a TIF District Master Plan to create and utilize a TIF District. The 

municipality’s legislative body must adopt a TIF District Master Plan for each TIF District. The TIF 

District Master Plan is adopted at the same time the TIF District is created. The TIF District creation 

and approval process includes the following steps: 

a. The municipality’s legislative body affirms TIF will contribute to the economic growth or well-

being of the municipality or to the betterment of the health, welfare or safety of the 

inhabitants of the municipality. 

b. At least 90 days prior to establishing a TIF District and approval of a TIF District Master Plan, 

submit such plan to the municipality’s Planning and Zoning Commission requesting a study 

of the plan and a written advisory opinion prior to approval of such plan.  Such written 

advisory opinion shall include a determination of whether the plan is consistent with the 

municipality’s plan of conservation and development. 

c. Hold a public hearing on the proposal to establish the TIF District and adopt the TIF District 

Master Plan. 

d. The municipality’s legislative body confirms that the TIF District meets all eligibility criteria 

and assessed value requirements in accordance with applicable Connecticut General Statutes. 

e. Submission of TIF District Master Plan to the municipality’s legislative body. 

f. The municipality’s legislative body establishes the TIF District and approves the TIF District 

Master Plan applicable to such district. 

 

2. TIF District Master Plan Components 

The TIF District Master Plan must include: 

a. The boundaries of the TIF district by legal description. 

b. A list of the tax identification numbers for all lots or parcels within the TIF District. 
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c. A description of the present condition and uses of all land and buildings within the TIF 

District. 

d. A description of the public facilities, improvements, or programs within the tax increment 

district anticipated to be added and financed in whole or in part. 

e. A description of the industrial, commercial, residential, mixed-use, or retail 

development/improvements; downtown development; or transit-oriented development 

within the TIF District anticipated to be financed in whole or in part. 

f. A financial Plan detailing the schedule of incremental tax revenues. 

g. A plan for the proposed maintenance and operation of the TIF District after the planned 

capital improvements are completed, if applicable. 

h. The maximum duration of the TIF District, which may not exceed a total of fifty (50) tax years, 

beginning with the tax year in which the TIF District is established. 

 

3. Financial Plan Components 

The Financial Plan of the TIF District Master Plan must include: 

a. Cost estimates for the public improvements and developments anticipated in the TIF District 

Master Plan. 

b. The maximum amount of indebtedness, if any, to be incurred to implement the TIF District 

Master Plan. 

c. Sources of anticipated revenues, including TIF and any other revenues. 

d. A description of the terms and conditions of any agreements, including any anticipated 

assessment agreements, contracts, credit enhancement agreements (CEA), or other 

obligations related to the TIF District Master Plan. 

e. Estimates of the increased assessed values of the TIF District. 

f. The portion of the increased assessed values to be applied to the District Master Plan as 

captured assessed values and resulting tax increments in each year of the plan. Captured 

value is the amount, as a percentage or stated sum, of increased real assessed value that is 

utilized from year to year to finance project costs pursuant to the TIF District Master Plan.  

Note: A municipality can designate an amount up to 100% of incremental value to be utilized 

for specified TIF purposes or any amount less than 100%. The amount of tax increment revenues 

to be designated is determined by designating captured assessed value, subject to any 

assessment agreements.  Whatever amount of incremental revenues that are not utilized for 

specified TIF purposes accrue to the General Fund. The applicant cannot receive a CEA or other 

TIF benefit if they are also utilizing any state or local tax incentives such as, but not limited to 

Enterprise zones, Urban Jobs, Airport Development Zone, or other property tax incentives.  

Subject to any assessment agreements provided by the TIF statute or the TIF Plan.   

g. Specify the maximum percentage of TIF revenues to be utilized to support private developers 

through credit enhancement agreements or other mechanisms (such as bonding). 

 

4. TIF District Limitations 

A municipality can have multiple TIF Districts; however, all TIF Districts combined are subject to 

the following limitation: 



Approved by Groton City Council September 4, 2018 

City of Groton Tax Increment Financing Policy                                     Page - 13 

 

The original assessed value of all taxable real property of the TIF District plus the original 

assessed value of all taxable real property of all existing TIF Districts within the 

municipality may not exceed ten percent (10%) of the total value of taxable real property 

within the municipality as of October 1st of the year immediately preceding the 

establishment of the TIF District.  

5. TIF Revenues Uses 

Connecticut General Statues § 7-339hh enables a municipality to use all or part of TIF revenues in 

connection with costs of improvements within the TIF District, costs of improvements outside the 

TIF District which are directly related to or are made necessary by the establishment or operation 

of the TIF District, or for support of economic development, environmental improvements or 

employment training associated with the TIF District. This includes, but is not limited to: 

infrastructure, services made necessary by the project, repayment of debt service on municipal or 

private developer costs, and support or leverage for further economic development within or 

related to the district. More specifically, TIF revenues can be used for the following non-exclusive 

purposes: 

a. Public infrastructure improvements 

b. Façade improvements 

c. Project development and redevelopment costs (including transit-oriented and downCity 

district development) 

d. Capital costs 

e. Remediation costs 

f. Land assembly costs (forming a single site from a number of parcels) 

g. Technical and marketing assistance 

h. Revolving loans 

i. Professional services 

j. Repayment of private debt incurred by private developer 

k. Administrative expenses, including personnel, studies, reports, and/or administration for Main 

Street managers 

l. Business development and expansion assistance for TIF district property owners 

m. TIF district establishment costs 

n. Off-Site (related to TIF District) 

i. Roadways, water/sewer 

ii. Public safety 

iii. School 

iv. Mitigate adverse impacts (e.g. new traffic) 

o. Economic development and environmental 

i. Economic development initiatives 

ii. Workforce training 

iii. Environmental mitigation 

 

Dedicated TIF revenues cannot be used for General Fund purposes. The portion of incremental 

revenues not dedicated for TIF purposes are used for General Fund expenses. 
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6. TIF Use with other Financing Tools 

TIFs can and should be used with other public and private financing tools as appropriate and 

available. They are not meant to be used “instead of” or “exclusive of” other financing 

mechanisms. TIF can, but does not have to be, used in conjunction with municipal bonding and 

related debt service. As available during the life of the District, TIF can be used to directly pay for 

specified costs or pay down debt service associated with the TIF District. A detailed overview of 

Economic Development Finance Tools is contained in the Appendix. 

7. TIF Use to Directly Support Private Development 

In addition to helping finance public costs to support economic development, TIFs can be used to 

help finance private developers’ costs to spur further private investment. If a City chooses to help 

finance private development costs, the City should, as a matter of policy, require developers to 

demonstrate that “but for” the TIF support a project would not occur and that they have utilized 

and exhausted all other financing mechanisms, such as state and federal grants and tax credit 

programs 

Municipalities can assist private developers with financing through property tax abatements. They 

can also utilize TIF for such purposes. TIFs can be used to support private development by 

reimbursing the private developer a portion (up to 100%) of property taxes resulting from new 

investment annually through what is known as a “credit enhancement agreement” (CEA). The CEA 

is a binding legal contract developed and agreed to as part of the TIF District process that can be 

used by the private developer to offset some private development costs and be used to support 

or enhance financing for the private developer. If the municipality chooses to provide CEAs it 

should do so in the form of a percentage of paid incremental taxes to be returned as opposed to 

a fixed dollar amount to protect itself from an underperforming TIF development. The 

municipality should also have an application process and guidelines for helping determine if the 

City should support development through a CEA as part of a TIF District and to what extent it 

should support it. The municipality shall also prohibit a developer from what is known as “double 

dipping,” providing tax incentives from more than one program on the same dollar value of new 

investment, such as providing Enterprise Zone tax benefits and TIF tax benefits.  Note:  utilizing 

TIF in both the City and the Town of Groton is not considered “double dipping” as each has a 

separate tax rate  

Figure 1 below shows how revenues are dedicated under a TIF arrangement. 
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Figure 1 
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APPENDIX B 

1. Glossary of Tax Increment Financing Terms 

a. Captured Assessed Value – the amount, as a percentage or stated sum, of increased real 

assessed value that is utilized from year to year to finance project costs pursuant to the TIF 

District Master Plan. 

b. Credit Enhancement Agreement – agreement with developer or business to return a portion 

of real property taxes paid annually over a specified period of time to offset development 

costs 

c. Current Assessed Value – the assessed value of all taxable real property within a TIF District as 

of October first of each year that the TIF District remains in effect. 

d. Incremental Assessed Value – the valuation amount by which current assessed value of a TIF 

District exceeds the original assessed value of the TIF District.   If the current assessed value is 

equal to or less than the original assessed value, there is no incremental assessed value.   

e. Original Assessed Value (OAV) –assessed value of all taxable real property (land & buildings) 

within a TIF District as of October first of the tax year immediately preceding the year in which 

the TIF District was established by the legislative body of the municipality.  

f. Tax Abatement – Connecticut law allowing communities to reduce a portion of property taxes 

owed for specified reasons for a fixed time period of time; more restrictive than CEAs 

g. TIF District – Those property(ies) wholly within the corporate limits of the municipality that 

have been established and designated as such pursuant to the Connecticut General Statutes 

and that is to be developed under the TIF District Master Plan applicable to such district. 

h. TIF District Master Plan – a statement of means and objectives prepared and approved by the 

municipality relating to a TIF District designed to provide new employment opportunities, 

retain existing employment, provide housing opportunities, improve or broaden the tax base 

or construct or improve the physical facilities and structures through the development of 

industrial, commercial, residential, retail and mixed use, transit oriented development, 

downtown development or any combination thereof, as described in section 7-339ff of the 

Connecticut General Statutes. 

i. TIF Revenues – revenues generated by incremental real assessed value within a TIF District 
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2. Tools for Financing Economic Development 

Tax Increment Financing (TIF) provides a method for communities to support economic 

development by helping finance public and private investments for development within a 

specified district. In addition to TIF, there are other financing mechanisms to assist with economic 

development financing, all of which can be used either separate from or within a TIF District Plan. 

Property Tax Abatement 

Property tax abatements involve reducing a portion of property taxes owed for specified reasons. 

In Connecticut, they can be used by communities to reduce taxes for a specified period of time 

for certain types of new construction or rehabilitation including residential and 

commercial/industrial, subject to property tax laws detailed in the Connecticut General Statutes 

C.G.S. Sec. 12-81. They have been the traditional method used by communities in Connecticut to 

incentivize private development for the purpose of economic development at the municipal level. 

Their use is very limited in terms of time period over which incentives can be provided, the types 

of property and uses for which abatements can be provided, and the percent of taxes to be paid 

that can be abated. TIF provides an alternative to the use of tax abatements through what is 

known as a credit enhancement agreement (CEA), which provide far greater flexibility on these 

matters and are discussed further below. Plus, within TIF districts, abatements or CEAs can be 

utilized according the City’s district plan. 

Historic Tax Credits 

Historic Tax Credits can also be utilized to help offset development costs. The Connecticut 

Historic Rehabilitation Tax Credit Program (C.G.S. Sec. 10-416c) establishes a 25% tax credit on 

the Qualified Rehabilitation Expenditures associated with the rehabilitation of a Certified Historic 

Structure for either 1) residential use of five units or more, 2) mixed residential and nonresidential 

use, or 3) nonresidential use consistent with the historic character of such property or the district 

in which such property is located. An additional credit is available for projects that include 

affordable housing as provided in section 8-39a of the general statutes. Similar Federal Tax 

Credits of 20% are also available, which together with the State credits covers a total of 45% of 

qualified expenditures 

Program Specifics: 

a. 25% tax credit of the total qualified rehabilitation expenditures  

b. 30% tax credit of the total qualified rehabilitation expenditures if the project includes an 

affordable housing component provided at least 20% of the rental units or 10% of for sale 

units qualify under CGS Section 8-39a.  

c. $31.7 million in tax credit reservations are available each fiscal year  

d. Per project cap is up to $4.5 million in tax credits  

e. Qualified rehabilitation expenditures are hard costs associated with rehabilitation of the 

certified historic structure; site improvements and non-construction costs are excluded  

f. Buildings must be listed on the National or State Register of Historic Places, either individually 

or as part of an historic district  



Approved by Groton City Council September 4, 2018 

City of Groton Tax Increment Financing Policy                                     Page - 18 

 

g. All work must comply with the Secretary of the Interior’s Standards for Rehabilitation  

h. State tax credits may be combined with the 20% federal historic preservation tax credits 

provided the project qualifies under federal law as a substantial rehabilitation of depreciable 

property as defined by the Internal Revenue Service 

i. Tax credit vouchers are issued after completion of rehabilitation work or, in phased projects, 

completion of rehabilitation work to an identifiable portion of the building placed in service 

j. Tax credits are available for the tax year in which the building or, in phased projects, an 

identifiable portion of the building is placed in service  

k. Tax credits can only be used by C-corporations with tax liability under Chapters 207 through 

212 of the Connecticut General Statutes  

l. Tax credits can be assigned, transferred or conveyed in whole or in part by the owner to 

others up to three times 

Bonds 

General Obligation bond (GO): A GO is a bond issued by the municipality that is backed by the 

municipality’s full faith and credit (including taxing authority). GO bonds are obligated to be paid 

back regardless of the completion and performance of the use for which they were issued. They 

are typically used by municipalities to finance significant public infrastructure projects including 

roads, sewer, water, and facilities. 

Revenue Bonds: Revenue Bonds provide a method for financing public and private (through 

public-private partnership) infrastructure and development costs. They are a means of debt 

financing available to municipalities. Revenue bonds distinguish themselves from general 

obligation (GO) bonds through their method of repayment; unlike GOs which rely on taxation, 

revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of use 

for financing for economic development an example would be utilizing parking fees to pay back a 

revenue bond utilized to build a parking garage. Within a TIF district and according to a TIF 

District Master Plan future revenues from new property taxes can be utilized to help finance 

public and private development costs including infrastructure and site improvements.  

Tax Increment Financing 

The purpose of Tax Increment Financing (TIF) is to assist a developer with redevelopment through 

various mechanisms, including the fixing of tax assessments, abatements, payment for credit 

enhancement agreement, bonds, and funding of infrastructure to support development. State 

guidelines for TIF are included in C.G.S. 7-339cc to 7-339kk 

Through a TIF, future property tax revenues from new development and/or above current 

property valuations within a specified district (parcel or set of parcels) can be dedicated to pay 

portions of public and/or private development. This can include any of the following or a mix of 

the following:  

a. Placing into TIF development fund to dedicate to paying off public costs for infrastructure 

and economic development related to the district 
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b. Credit Enhancement Agreements – a binding legal agreement with a property owner or 

developer to reduce future property taxes related to new development by a specified 

percentage (0-100%) for a specified period of time (up to 50 years). This reduction in future 

property taxes represents a future flow of funds which can then be used by the property 

owner or development to enhance their credit in obtaining additional private debt or equity. 

c. Tax Abatement – see explanation above – more restrictive than CEAs but can still be utilized 

within a TIF District 

d. Fixed assessment agreement – With a TIF District the municipality can agree to set a fixed 

assessment on a property for up to fifteen years providing the owner/developer with 

predictability in tax liability. 

e. Payment stream for public finance including bonds explained above 

f. General Obligation bond (GO) – A GO is a bond issued by the municipality that is backed by 

the municipality’s full faith and credit (including taxing authority). GO bonds are obligated to 

be paid back regardless of the completion and performance of the use for which they were 

issued. They are typically used by municipalities to finance significant public infrastructure 

projects including roads, sewer, water, and facilities. 

g. Revenue Bonds – Revenue Bonds provide a method for financing public and private (through 

public-private partnership) infrastructure and development costs. They are a means of debt 

financing available to municipalities. Revenue bonds distinguish themselves from general 

obligation (GO) bonds through their method of repayment; unlike GOs which rely on taxation, 

revenue bonds are guaranteed by the specific revenues generated by the issuer. In the case of 

use for financing for economic development an example would be utilizing parking fees to 

pay back a revenue bond utilized to build a parking garage. Within a TIF district and 

according to a TIF District Master Plan future revenues from new property taxes can be 

utilized to help finance public and private development costs including infrastructure and site 

improvements. However, if revenue bond funds are used to support private development 

then the bond revenues will not be tax-exempt, contrary to if they are used for public 

infrastructure. 




