










































Town of Lebanon 2010 Plan of Conservation and Development
 

Farmland and Lebanon 

~ Over 37 square miles or 23,928 acres of prime and important farmland soils. 
~ Greatest amount of active farmland in the State of Connecticut. (10,000+/- Acres) 
» Greatest amount of permanently protected farmland in Connecticut - representing 

10% of the farmland protected by CT Department of Agriculture. (4,000+/- Acres) 
~ Greatest amount of unprotected farmland in State of Connecticut. (6,000+/- Acres) 
~ Largest Agricultural Zoning designation in State of Connecticut. (5,000+/- Acres) 
~ One of Connecticut's dairy (2,000+ cows), poultry (1.2+ million chickens), 

wholesale nursery and goat dairy capitals. 
~ Home to first farm permanently protected by CT Department of Agriculture in 

1979. (Kofkoff Egg Farm) 
~ First Connecticut municipality to obtain Federal "Iocally-importanf' farmland soils 

designation from USDA l\Iatural Resource Conservation Service. 
~ Home to one of the largest wholesale nursery (Prides Corner Farm) and goat 

dairy's (Oak Leaf Dairy) in Connecticut. 
~ Only Town Green remaining in agricultural operation in Connecticut. (27+/- Acres) 
» Major supplier of provisions to the Continental Army during the Revolution. 

The 2007 Agricultural Census shows that the number of farms in New London County increased 
sharply between 1997 and 2007 from 677 to 793 farms or an increase of 30.0% in 10 years. 
Between 1997 and 2007 the average size of a New London County farm decreased from 111 to 
80 acres, representing a 28% reduction in farm size. 
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Agricultural Economy 

Agriculture is Connecticut's original green industry. According to a 2010 University of 
Connecticut Study entitled Economic Impact of Connecticut's Agriculture Industry, agriculture 
contributes $3.5 billion dollars annually to the State's economy, employs 20,000 people, and 
utilizes 400,000 acres of land. Consequently, agriculture adds to and is a major component of 
the region's economic diversity. Most farm production dollars are spent locally. Ancillary 
businesses such as machinery and operators, feed and fertilizer, fuel and tires, and veterinary 
services help make up the agricultural economy. 

Agriculture in Lebanon is represented by many sectors, most of which are interconnected, reliant 
on and complement one another. 

Town of Lebanon 
Agriculture Sectors 

Christmas Trees Maple Syrup 
Dairy and Cheese Nursery/Greenhouse 
Equine On-Farm Sales/Farm Stands 
Farmers' Market Orchards 
Hay and Straw Poultry 
Honey Wood Production 
Livestock Production Wool and Fiber Production 

The relationship of agriculture to the economy in terms of tourism, job creation and maintaining 
lower property taxes is strong. Farmland offers a fiscal benefit to communities as evidenced by 
Lebanon's 2007 Cost of Community Service (COCS) study. This study compared the cost of 
town services to residential, commercial/industrial, and farmland/open space land uses. 

The COCS study, prepared by the Green Valley Institute, analyzed Lebanon's fiscal year 2006­
2007 expenditures and determined that agriculture and open space paid a disproportionate share 
in taxes compared to residential development. It also determined that agriculture and open space 
are nearly equal to commercial and industrial development in terms ofpositive tax benefit. 

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

The results are not surprising when one considers that farmland, which represents a sizeable 
portion of Lebanon's total land area, requires limited municipal services. The results show that 
farmland and open space, along with commercial and industrial land pays more than their fair 
share in taxes thus helping to offset the municipal costs associated with residential development. 
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Lebanon is a major contributor to the state's agricultural economy. As such, the long-term 
economic viability of agriculture remains considerably better here than in other parts of the State 
where development pressures have been more intense. Biotechnology should bring great 
changes to agriculture in the future. One outcome may be a greater diversity in crops and 
products. These will depend on Lebanon's expansive agricultural land base. Low intensity 
agritourism and heritage tourism can reinforce and expand the economic value of agriculture. 

In addressing the future of agriculture in Lebanon, it is vital to recognize that many farms are 
their owner's principal financial asset. The community as a whole derives many benefits from 
farms, but the farmer is compensated for only a few. While many wish to keep their land open, 
selling land for residential development offers an alternative option. Town efforts to preserve 
and promote agriculture must take this squarely into account. 

Agriculture and the Environment 

Few property owners understand their land or its natural workings more than farmers. Without 
healthy water and soil, agricultural production would cease. Most of Lebanon producers prepare 
Conservation Plans and many participate in USDA Conservation programs such as WHIP or 
EQUIP. 

The environmental benefits to agricultural development are many. Most agricultural operations 
provide natural limitations on impervious surface coverage compared to other land uses. 
Consequently, agricultural development provides less potential for pollution run-off, loss of 
habitat and biodiversity, flooding, erosion and sedimentation, and diminished air quality. 

Lebanon and communities near Connecticut's coast contain a unique microclimate favorable to 
fruit crops, including vineyards. In the event of global warming and rising sea temperatures it is 
believed that the environment for these and other warm climate crops will increase and make the 
region even more agriculturally viable. 

Local agriculture helps reduce carbon emISSIOns by providing local food and horticultural 
sources versus a developing dependence on products shipped across regional, state and 
continental divides. According to the Food and Drug Administration approximately 50% of all 
fruits and vegetables are imported from outside the United States. It is further estimated that 
85% of all food products consumed in Connecticut are trucked in annually across State lines. 
Local agriculture helps provide food security should a natural or manmade disaster occur outside 
our regIOn. 

Agricultural Incentives 

Until recently only developers were interested in farmland - not for farming but for residential 
development purposes. Governmental incentives or options for farmers looking to preserve their 
land were few. 
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An early option for fanners and one that hoped to quell the rapid loss of fannland was the 
establishment of Public Act 490 in 1963. Public Act 490 requires Connecticut towns to assess 
fann and forest land on the basis of use rather than development or market value. Consequently, 
taxes are reduced when compared to developable or open land. If a particular parcel of land is 
sold for development within 10 years of its classification in Public Act 490, towns receive a 
conveyance tax from the property owner to recover part of the lost taxes. 

Approximately 19,000 acres of land is classified in Lebanon under Public Act 490, which 
represents 54% of the Town's total land area. The majority of this classification or 63% is 
fannland, with the remainder forest land. 

Another tax reduction assistance program mandated by State Statute is a $100,000 tax exemption 
for fann equipment available for fann businesses that spend or make at least $15,000 annually. 
In Lebanon, 25+/- fann entities participate in this exemption. In addition, the Town enacted an 
additional $100,000 fann-equipment tax exemption (for a total of $200,000) in 2002. 

Additional State programs created to assist agricultural businesses that Lebanon could adopt 
include a $100,000 fann-building tax exemption and an abatement of up to 50% of property 
taxes for certain type of fann businesses, i.e., dairy, fruit orchards, vineyards, vegetable fanns 
and nurseries. 

Another program established by the legislature in 1978 is the State Department of Agriculture 
Fannland Preservation Program. This program pays up to 100% of the conservation easement or 
development rights value for fannland that contains at least 30 active acres. To date, 35,000 
acres on 250 fanns have been preserved, including 3,500 acres in Lebanon - the most of any 
town in the State, representing 10% of all fannland preserved through this program. 

The Department of Environmental Protection manages an Open Space Acquisition Grant 
Program that pays up to 50% of either the fair market value of development rights or purchase 
price, whichever is less. The USDA Natural Resource Conservation Service (NRCS) manages 
the federal Fann and Ranch Lands Protection Program where state or local governments, or non­
profit land trusts provide 25% of the conservation easement value in exchange for receiving 50% 
funding from NRCS. 

There are also several private non-profit land trusts available to assist fann owners in Lebanon 
interested in land preservation. Connecticut Fannland Trust for example focuses exclusively on 
preserving fannland, with staff and funding to meet this goal. The Trust for Public Lands provides 
technical assistance and funding for land preservation, including fannland. Joshua's Tract, a 
local land trust will accept easements from fanners and others interested in land preservation. 

Lastly, the Town is in an enviable position to assist fanners and agricultural businesses in a 
variety of ways. In addition to adopting the optional tax reduction programs identified above, 
the Town owns fannland which it leases to area fanners. The Town has also set aside funding 
for fannland preservation and partners with organizations interested in land preservation. 
Finally, the Town can assist residents interested in preserving fanns and promoting agricultural 
businesses by appointing an Agricultural Committee under the auspices of the Economic 
Development Commission to work with this constituency group. 
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Agricultural Planning Since 2000 

Lebanon's Board of Selectmen, Planning and Zoning Commission, Conservation Commission 
and others have taken significant steps to protect and promote agriculture since 2000. Examples 
include: 

../ Set goal to preserve at least 2,000 acres ofagricultural and open space over the next decade; 

../ Adopted Right-to-Farm Ordinance; 

../ Created system for ranking farmland and open space for preservation purposes; 

../ Charged Town Planner and Conservation Commission to create and manage Lebanon's 
farmland preservation program; 

../ Applied for and received multiple State and Federal Grants and non-profit funding to 
preserve agriculture; 

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

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

../ Provided local funding to promote Community Supported Agriculture operations; 

../ Established and promoted successful weekly farmers market; 

../ Mandated agricultural buffers, cluster housing and other farm-friendly regulations; 

../ Became first Connecticut town to partner with the USDAlNRCS to officially recognize 
and designate locally-important farmland soils; 

../ Quantified the value of agriculture by commissioning a Cost ofCommunity Services Study; 

../ Celebrated farms on the Town web site (www.lebanontownhall.org); and, 

../ Reached out to area farmers and large-lot property owners by presenting options for land 
preservation and expressing an eagerness to assist those interested in preservation. 

These efforts have been recognized locally, statewide and by the USDA Natural Resource 
Conservation Service. For example, in 2007 the Town received the Farmland Preservation 
Pathfinder Award for Outstanding Group from the Working Lands Alliance and Connecticut 
Board of Trustees for the Eastern States Exposition. In 2008, Lebanon received the Green 
Neighbor Award from the Green Valley Institute for "valuable steps ... taken to protect 
Lebanon's rural character and agricultural resources". 

Resident Attitudes on Agriculture 

In November 2008 the Town engaged the University of Connecticut's Center for Survey Research 
& Analysis to conduct a statistically valid survey of resident attitudes toward agriculture and 
farmland preservation. Approximately l-in-7 year-round households participated in the survey. 

Key survey findings include: 

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

../ 93% consider it important to preserve additional open space and farmland in Lebanon. 

../ 86% assume Lebanon is one of the largest agricultural communities in Connecticut. 

../ 77% believe the Town should fund open space preservation efforts. 

../ 71% feel that farmland and open space preservation should be Lebanon's planning focus 
over the next decade. 
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When it came to funding, 70% of residents said they would be in favor of a $2 million dollar 20­
year bond referendum to support land preservation even if it cost them up to an additional $50 
annually in property taxes. When asked if residents would support a similar referendum if both 
farmland preservation and construction of recreation fields were provided, the number was 66%. 

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

Agriculture Today 

A major attraction in Lebanon is its farmland and open spaces. The Town is blessed with a 
variety of agricultural venues each of which contributes to Lebanon's community character, 
quality of life, local economy and tax base. Agriculture in Lebanon means business! 

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

~	 Christmas Tree Farms. New London County ranks first in the State in number of Christmas 
tree farms according to the 2007 Agricultural Census. These farms contribute to the environ­
ment and provide a valuable product. Lebanon contains a number of Christmas tree farms. 

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

Lebanon contains over half a dozen dairies with 
2,000+/- cows (1 cow for every 4 residents). Each 
cow requires two (2) acres of farmland. The largest 
dairy is Graywall Farm, headquarters to The Farmers Cow, which produces milk, ice cream 
and other dairy products. Lebanon's Graywall Farm, Square A Farm and River Plain Dairy 
have been awarded Dairy Farms of Distinction by the Dept. of Agriculture. Since 2000 
several Lebanon dairy farms have ceased to have active dairy herds; however, their crop­
land continues to support larger herds from other farms. Lebanon also contains Oak Leaf 
Dairy and Beltane Farms which produce sought after goat cheese, yogurt, milk and soap. 
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~	 Equine. Connecticut boasts 40,000+ horses -- the 
third most per square mile than any other State. 
Horse owners spend on average more than 
$20,000 annually on their horses - much of which 
is spent locally. Lebanon has approximately 125 
horses, with facilities for training, lessons, 
boarding and recreation. 

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

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

~	 Nursery and Greenhouse. The nursery and green­
house industry represents half of all farm sales in 
Connecticut employing 48,000+/- persons. The 
State's largest wholesale nursery operation or 
Prides Comer Farm is located in Lebanon. Prides 
Comer operates on 400+ acres and employs 
400+/- workers just south of the Town Center. 
Lebanon's retail greenhouses include Liberty Hill 
Farm Market Greenhouses on Trumbull Highway 
and Kristin's Country Greenhouse on Sisson Road. 
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~	 Poultry. Connecticut has more chickens per
 
square mile than any other state. Lebanon houses
 
at least Y4 of these chickens or over 1.2 million,
 
most of which can be found at the Land O'Lakes
 
(Kofkoff Egg Farm) facility on Mack Road.
 
Manure from chickens is rich in nitrogen and
 
phosphorus and used throughout Lebanon and
 
the State to fertilize com and hay fields.
 

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

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

Agricultural Opportunities 

The agricultural base is the Town's most significant economic asset to build on. The economic 
dominance of agriculture in Lebanon also makes it the likely focus for future economic 
development. In addition to supporting existing agricultural operations, given the large amount 
of permanently preserved farmland, there are a number of agricultural opportunities which the 
Town should encourage. 

~	 Community Supported Agriculture (CSA). CSAs provide the public the opportunity to 
partner with a farm to obtain fresh local products. Farmers are guaranteed income and 
are able to plan according to their customer base. Consumers are provided the benefit of 
seeing their food grow, learning about agriculture and interacting with the grower. The 
number of consumers looking to participate in a CSA far outnumbers existing growers in 
the State. Because Lebanon has available farmland and no supermarket the potential for 
CSA development is strong. 

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

~	 On-Farm-Sales/Farm Market. There is a seasonal potential for this venue in Lebanon. 

~	 Milk and/or Food Processing Facility. Given Lebanon's prominence in the dairy industry 
and desire to add to its tax base, the Town should encourage this agricultural business. 
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~	 Meat Packing Plant. The State of Connecticut is in need of a USDA sanctioned meat 
packing plant. A 2009 University of Connecticut study showed that 74% of State 
producers said they would expand beef production in the next three (3) years if they had 
increased access to local USDA-inspected slaughter and processing facilities. This type 
of facility could be located on an appropriate site in Lebanon. 

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

Recommendations 

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

Planning and Zoning Commission 

1.	 Review regulations to encourage agricultural business. 

Town Meeting 

2.	 Adopt the $100,000 farm building tax exemption for buildings used exclusively in 
farming as permitted under CGS Sec. l2-9l(c). 

3.	 Adopt up to 50% property tax abatement for certain types of farms as permitted under 
CGS Sec. l2-8lm. 

4.	 Pass bond referendum(s) that provides multi-year funding for farmland and open space 
preservation so that the Town maintains a land preservation fund working balance of 
$500,000. Consider linking bond package with other capital expenditures recommended 
in the Plan of Conservation and Development (i.e., recreation fields and library addition 
construction) for both cost savings and to gamer wider support. 

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

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

1.	 Lebanon ordinances, regulations, policies and actions should support the continuation of 
agricultural uses in Town. All Town Boards, Commissions and staff 

2.	 Establish an Agricultural Committee under the auspices of the Economic Development 
Commission to assist in promoting Lebanon's agriculture, including the review of 
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existing and proposed ordinances and land use regulations. Economic Development 
Commission. 

3.	 Expand participation in the Farm-To-School Program and deliver fresh nutritious meals 
to students to promote healthy learning/living. Board of Education, Food Service 
Coordinator. 

4.	 Continue outreach efforts to farmers and agricultural businesses, and educate the public 
about the benefits to agriculture. Agricultural Committee, Town Planner, Board of 
Selectmen, Conservation Commission. 

5.	 Continue to partner with USDAlNRCS, Connecticut Department of Agriculture, land 
trusts and others to preserve and promote farmland preservation with a goal to preserve at 
least 2,000 acres of land over the next ten years. Agricultural Committee, Town Planner, 
Board ofSelectmen, Conservation Commission, Town Meeting. 

6.	 Continue to celebrate agricultural business in Town, including the Farmers' Market and 
local farms through advertising, including on the Town web site. Agricultural 
Committee, Board ofSelectmen, Conservation Commission. 

7.	 Continue to lease town-owned land for farming. Board ofSelectmen. 

8.	 Provide agricultural education curricula at all grade levels. Board ofEducation. 
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Section 4: Econontic Development 

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

The preceding statement is as true today as was when written ten years ago. However, in 
addition, there are also limited commercial and service needs of town residents to be filled as 
well as the promotion of heritage tourism - all of which should also be the focus of future 
economic development efforts. 

GOALS: 

1.	 To continue to promote agricultural businesses. 
2.	 To promote heritage tourism through identification and advertisement of available 

resources and attractions and by increasing visitor accommodations and services. 
3.	 To allow for integrated business and residential development in the Town Center, 

specifically the South Green, to meet the commercial and service needs ofresidents. 
4.	 To promote an increase in commercial and industrial development within designated 

non-residential zones. 
5.	 To rezone established commercial businesses in residential zones into neighborhood 

commercial zones. 
6.	 To allow non-residential development by rezoning where business development master 

plan proposals meet the physical, social, economic and environmental needs ofLebanon. 

Existing Conditions 

Due to the proximity of Lebanon to adjacent commercial centers in Willimantic, Norwich, 
Colchester, and recently Hebron, the economic development needs of the Town are limited. 
Residents mainly travel outside Lebanon for employment, shopping and personal services. In 
response to the amenities offered in adjacent towns, including the lack of public water and sewer 
in Lebanon, land uses in Town consist of agriculture and rural residential with a limited number 
of small commercial and industrial establishments interspersed throughout Town. 

There are approximately 71 parcels in Lebanon zoned for commercial or industrial use. The 
majority of these parcels or 65% (46 parcels) have been developed residentially. Only 14% or 
10 parcels are commercially or industrially developed, 18% or 13 parcels are vacant, and three 
(3) are permanently preserved as farmland. With the exception of home-based business, there 
has been little in the way of additional economic development established in Town since 2000. 
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Agriculture remains the dominant economic activity in Lebanon. Agriculture consumes the 
largest amount of developable land in Town, makes up the largest tax base and is the highest 
non-governmental employer. Approximately 10,000 acres or 28% of Lebanon is actively 
farmed, which include land-based field crop agriculture and large commercial or industrial 
agricultural operations. Since 2000, over 1,000 acres have been preserved under the Farmland 
Preservation Program by the Connecticut Department ofAgriculture and through Town efforts. 

The number of home-based businesses has continued to increase since 2000. This is in part due 
to the allowance of home occupations in all zoning districts except for the Light Industry and 
Lake Districts. 

Economic Environment 

Lebanon's labor force consists of approximately 4,400 residents, of which approximately 12% 
work within the Town of Lebanon. The largest employer of full-time workers in Lebanon is the 
Town itself, with approximately 215 full-time and 75 part-time employees. According to the 
2000 Census, the majority of Lebanon residents are employed in the communities of Windham, 
Norwich, Hartford, Groton, Colchester, Mansfield, Glastonbury, Manchester and Killingly 
respectively. 

Next to the Town itself, the largest employment sector in Lebanon is in the field of agriculture. 
Approximately 10% of Lebanon's grand list of taxable property is made up of agricultural uses, 
with just under three percent (3%) made up of commercial and industrial uses. Of Lebanon's top 
10 taxpayers in 2009, seven (7) were agricultural operations (identified in bold and italics below). 

Town of Lebanon 
Top 10 Taxpayers 

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

Source: Lebanon Assessors Department 

In 2009, Lebanon's median household income was reported at $77,110, which was 22% higher 
than the New London County median household income of $63,239 and 13% higher than the 
State median household income of$68,055. 

28 



Town of Lebanon 2010 Plan of Conservation and Development 

Lebanon's unemployment rate has historically remained lower than the State and National 
average. Since 2000, Lebanon's unemployment rate has increased from an historic low of 1.9% 
to an average 7.3% in 2009. The increase in unemployment can be attributed to what has been 
coined the "Great Recession" or generally considered to be the longest and deepest economic 
recession since the "Great Depression", which began in 2007 and continued through 2009. 

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

Agricultural Business Development 

Agriculture adds to and is a major component of the region's economic diversity. 
Consequently, most farm production dollars are spent locally. Ancillary businesses such as 
machinery and operators, feed and fertilizer, fuel, tires and veterinary services help make up the 
agricultural economy. 

The relationship of agriculture to the economy in terms of tourism, job creation and maintaining 
lower property taxes is strong. Farmland offers a fiscal benefit to Lebanon as evidenced by a 
2007 Cost of Community Service study conducted by the Green Valley Institute. This study 
compared the cost of town services to residential, commercial/industrial, and farmland/open 
space land uses. The study determined that agriculture and open space paid a disproportionate 
share in taxes compared to residential development. It also determined that agriculture and open 
space are nearly equal to commercial and industrial development in terms ofpositive tax benefit. 

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

Town of Lebanon
 
FY 2006-07
 

Cost to Provide Community Services per Dollar of Revenue Raised
 

Residential $1.12 

Farmland/Open Space $0.17 

Commercial/Industrial $0.16 

Source: 2007 Lebanon Cost ofCommunity Services Study 

In 2008, the Planning and Zoning Commission rezoned approximately 5,000 acres of residential 
land to Agriculture to identify land permanently protected for agriculture. Lebanon's 
Agricultural Zone is the largest in the State of Connecticut. 
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Non-Residential Commercial and Industrial Development 

Current zoning designates three (3) non-residential zoning districts in Lebanon, including 
Business, Light Industry and Neighborhood Business. These zones allow for moderate 
developments that are complementary to and have a minimal impact on surrounding residential 
properties. Residential development is allowed in all above zones except for Light Industry. 

~	 Business Zone. The purpose of the Business Zone is to allow for business development by 
special permit intermixed with residential properties in an organized manner. Three (3) areas 
are currently zoned Business in Lebanon. 

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

Other. The remaining two (2) areas zoned Business are located at the intersection of 
Trumbull Highway and Tobacco Street (currently occupied by the Log Cabin restaurant and 
a vacant parcel) and on the westerly side of Beaumont Highway (Route 289) between 
Burnham and Village Hill Roads (currently occupied by Country Commons Plaza). Both 
areas are limited in size and have limited growth potential. 

~	 Light Industry Zone. The purpose of the Light Industry Zone is to allow for a range of 
office, research and light industrial facilities that can be located relatively close to residential 
uses without negative influence, and which will have minimum impacts on the natural 
resource base of the Town. Three (3) areas are currently zone Light Industry in Lebanon. 

Industrial Park. The largest Light Industry Zone is located on Exeter Road (Route 207) at 
the Franklin Town Line, which includes Lebanon's Industrial Park. This area is served by 
rail but lacks public water and sewer. Of the 17 parcels zoned Light Industry in this area, 
four (4) are developed for industry with the remaining containing single-family homes, 
farmed or undeveloped parcels. 

Other. The other Light Industry Zones are located on either end of Norwich Avenue. Of the 
six (6) parcels zoned Light Industry, two (2) have been industrially developed (one of which 
is vacant), one (1) was recently preserved as farmland by the Department of Agriculture, two 
(2) contain single family homes and one (1) is undeveloped. With the exception of the 
undeveloped parcel, which was approved by the Town for a 30,000 square foot 
manufacturing facility in 2007, there is limited potential for future industrial growth in this 
area of Town. 
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~	 Neighborhood Business Zone. The purpose of the Neighborhood Business Zone is to allow 
for neighborhood-oriented commercial, institutional and office services which encourage a 
diversity of uses that are complementary to surrounding residential areas by special permit. 
Currently, there is only one (1) parcel zoned Neighborhood Business, which is located on 
Exeter Road (Route 207) in front of the Middle and High Schools and contains a gas station, 
Subway and convenience store. 

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

Should a business development master plan be proposed that meets the physical, social, 
economic and environmental needs of the community, the Planning and Zoning Commission 
should be open to such development, including rezoning accordingly. 

Business Development within Residential Zones 

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

As noted, the Town also has several properties without homes that contain business 
development, which are located within the Residential Zone. These grandfathered commercial 
uses include the Green Store and those at Liberty Hill, Lake Williams and Beaumont Highway 
opposite Chappel Road. 

Heritage Tourism 

Preservation and promotion of Lebanon's superb historic assets should be a central theme of any 
economic development within the Town Center. Unfortunately few if any complementary 
businesses exist which assist in promoting Lebanon's heritage tourism. Restaurants, public 
restrooms, safe pedestrian circulation and parking are all necessary to increase visitation, which 
in tum helps financially support museums and area businesses. In addition to creating design 
review requirements, the Town should allow non-owner-occupied uses in the Village Center 
which are necessary to promote businesses to enhance the services provided those who frequent 
Lebanon's museum and historic sites. 
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Recommendations 

A.	 Regulatory Responsibility. The following recommendations are regulatory ill nature and 
require legal action by the Planning and Zoning Commission. 

1.	 Rezone a portion of the Village Rural Agricultural (VRA) Residence District to the Town 
Center Village (TCV) District permitted under CGS 8-2j. This area could include the 
current VRA Zone south and east of Route 207 (Exeter Road). The purpose of the TCV 
Zone should be to allow for integrated residential and business development which meets 
the service needs of the town and promoting ancillary businesses and services for 
heritage tourism while preserving the rural and historic character of the District. This 
would allow for non-owner-occupied business such as the "Green Store" to become 
conforming uses. 

2.	 Rezone a portion of the Business District on Norwich Avenue to Agriculture and Rural 
Agricultural Residence to conform to the current residential development and agricultural 
preservation patterns and to reduce the potential for land use conflict. The updated 
delineation should reflect an existing and projected business presence in the immediate 
vicinity of the Route 2 interchange and at the westerly end ofNorwich Avenue. 

3.	 Rezone the westerly portion of the Light Industry District on Norwich Avenue (Route 
616) to reflect current development conditions. The updated delineation should remove 
the recently preserved lands and residentially developed properties from the district. 

4.	 Continue to rezone properties Agricultural that have been permanently protected for 
agriculture. 

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

B.	 Non-Regulatory. The following recommendations are administrative ill nature and do not 
require legal action. Implementation responsibility is identified. 

1.	 Lebanon ordinances, regulations, policies and actions should support the continuation of 
agricultural uses in Town. All Town Boards, Commissions and staff. 

2.	 Continue to encourage growth of home occupations, particularly in those activities that 
can benefit from and complement tourism. These activities must be of a scale and 
intensity that is appropriate for existing neighborhoods and areas of the Town. Proposed 
uses must not alter the essential residential appearance of a property or create off-site 
impacts that are not appropriate to the surroundings. Planning and Zoning Commission, 
Economic Development Commission. 
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3.	 Connect or loop the walking path around the Town Green in the vicinity of the Library 
and incorporate an east/west crosswalk to link the Historical Society Museum and Alden 
Tavern Parking Lot with the Town Green, Library and other museums. Board of 
Selectmen. 

4.	 Utilize Town web site "VISITOR" section to include a list of and link to museums, 
agriculture and other businesses, annual events, etc. Prepare and include a town map that 
locates these features. Economic Development Commission. 

5.	 Continue to secure funding for agricultural viability, including for the Farmer's Market 
and farmland preservation. Board ofSelectmen, Town Planner, Town Meeting. 

6.	 Maintain Economic Development Commission (EDe) focus to establish relationships 
with business property owners, assist with brown field development, promote heritage 
tourism, and promote agriculture, home-based and other businesses. Economic 
Development Commission, Board ofSelectmen. 

7.	 Establish a standing Agricultural Committee under the auspices of the Economic 
Development Commission to assist in promoting Lebanon's agriculture, including the 
review of existing and proposed ordinances and land use regulations. Economic 
Development Commission. 

8.	 Consider adoption of a tax abatement ordinance which provides tax incentives for new or 
expanded businesses identified in the Plan ofConservation and Development. Economic 
Development Commission, Board ofSelectmen, Town Meeting. 
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Section 5: Natural Resources 

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

Lebanon's primary planning goal remains the preservation of the Town's character as a rural­
agricultural community, which underlies the Town's efforts in preserving natural resources and 
open space. The natural environment significantly influences the quality and character of life in 
Lebanon, as well as the potential for growth through development. Lebanon's natural resources 
and open spaces must be protected to support the integrity of the local ecosystem, to continue to 
provide residents with a healthy and enjoyable environment in which to live, and to safeguard 
land-based economic resources, such as agriculture and tourism. 

In November 2008, the Town commissioned the Center for Survey Research & Analysis at the 
University of Connecticut to conduct a statistically valid (1 in 7 household) survey of residents' 
attitudes toward land conservation. The results showed that residents overwhelmingly favored 
the preservation of land in Lebanon. Key findings included: 

~ 93% stated that preserving farmland and open space in Lebanon is important; 
~ 77% said that the Town should fund land preservation efforts, with 70% favoring 

a 2-million dollar 20-year bond referendum for this purpose that would result in up to $50 
in additional annual property taxes per household; and, 

~ 71% believe that land preservation should be the focus of the Town's planning efforts 
over the next ten (10) years. 

Natural Resources Inventory 

The Town of Lebanon is rich in natural resources. Wetlands, lakes, vernal pools, forests and 
wildlife, open space, and productive farmland soils all contribute to the abundance of nature 
Lebanon residents enjoy and depend on for groundwater, recreation and agriculture. 

Wetlands
 
Lebanon contains 6,765+1- acres of wetlands representing 19% of the Town. Wetlands are
 
defined by soil type, described as poorly drained, very poorly drained, alluvial, and floodplain.
 
Wetlands provide many benefits including:
 

• acting as "sponges" for precipitation; 
• controlling runoff into rivers and streams; 
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• absorbing contaminants and removing them from water; 
• recharging groundwater; 
• providing essential habitat for wildlife and plant communities; and, 
• acting as natural wildlife and plant corridors linking open tracts of upland habitat. 

Lebanon's wetlands are regulated by the Inland Wetlands Commission, which is responsible for 
assuring that any development that affects wetlands or a buffer within 100 feet of wetlands does 
not negatively impact the environment. 

Lakes, Ponds, Streams, and Vernal Pools 
In addition to their importance as components of wetlands systems, lakes, ponds, rivers and 
streams play an important role in supporting public water supply, fish and wildlife, and 
recreational activities. Several relatively large water bodies lie within the Town of Lebanon 
encompassing 776+/- acres or 2% of the Town. 

Lebanon's Major Lakes, Ponds, Rivers and Streams 

Lakes Ponds Rivers/Streams 
Amston Lake Big Pond Bartlett Brook 
Lake Williams Brewster Pond Deep River 
Red Cedar Lake Graves Pond Exeter Brook 
Savin Lake Palmer Pond Pease Brook 

Spaulding Pond Susquetonscut Brook 
Spencer Pond Ten Mile River 
Stiles Pond Yantic River 

Lebanon is unique in being home to lakes, ponds and streams that are bordered by substantial 
tracts of undeveloped land and offer good recreation potential as well as high resource and 
habitat value. Much of these undeveloped shorelines are privately owned, and the town should 
actively seek ways both to preserve undeveloped shorelines through conservation easements, 
and, where it does not already exist, to allow public access to their waters. 

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

Lebanon's lakes, ponds, river, streams, and vernal pools are regulated by the Inland Wetlands 
Commission, who is responsible for assuring that any development that takes place in or within 
100 feet of each does not negatively impact the environment. 
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