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MEETING MINUTES
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From:
Subject:

Regional Planning Commission
Eugene Livshits, Regional Planner
Minutes for Thursday, May 13, 2010 Meeting

Present: Peggy Rubens-Duhl, Brian Cummings, Christopher Traugh, Charles Andres, David
Anderson, Joseph McDonagh, Carl Amento, Eugene Livshits.
1

Administration
1.1 Minutes of the April 8, 2010 RPC meeting. Motion to accept the minutes as presented:
David Anderson. Second: Brian Cummings. Vote: Unanimous.

2

Statutory Referrals
2.1 Town of Branford: Connecticut Department of Environmental Protection Open Space
Grant Application for the acquisition of 99 Laurel Hill Rd.
By resolution, the RPC has determined that the application for the acquisition of 99
Laurel Hill Rd is consistent with and meets the important goals of the Regional Plan of
Conservation and Development of maintaining comprehensive sustainable local habitat
and ecosystems, expanding existing preserved open space and protecting the water
quality of the State’s lakes, rivers and coastal waters. In addition, the preservation of the
property will contribute to the development of existing regional trails. Motion: Joseph
McDonagh. Second: Christopher Traugh. Vote: Unanimous.
2.2 City of Meriden: Connecticut Department of Environmental Protection Open Space
Grant Application for the acquisition of 628 Finch Ave.
By resolution, the RPC has determined that the application for the acquisition of 628
Finch Ave, a 2.54 acre parcel is consistent with and meets important goals of Regional
Plan of Conservation and Development of providing connections between protected open
space and enhancing regional trails. In addition, the preservation of site will contribute to
the protection of environmentally sensitive lands and waterways. Motion: Brian
Cummings. Second: David Anderson. Vote: Unanimous.
2.3 Town of Madison: Connecticut Department of Environmental Protection Open Space
Grant Application for the acquisition of the Griswold Airport Property
By resolution, the RPC has determined that the application for the acquisition of the
Griswold Airport Property is consistent with and meets important goals of the Regional
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Plan of Conservation and Development of maintaining comprehensive sustainable local
habitats and ecosystems, protecting and preserving environmentally sensitive lands and
the water quality of the Long Island Sound and creating connections between existing
open spaces. Motion: David Anderson. Second: Joseph McDonagh. Vote: Unanimous.
2.4 Town of Madison: Connecticut Department of Environmental Protection Open Space
Grant Application for the acquisition of 80 acres of land at the northeast corner of Route
80 and Summer Hill Rd.
By resolution, the RPC has determined that the application for the acquisition of
approximately 80 acres of land at the northeast corner of Route 80 and Summer Hill
Road is consistent with and meets important goals of the Regional Plan of Conservation
and Development of maintaining comprehensive sustainable local habitats and
ecosystems and enhancing connectivity between protected open spaces. Motion: Brian
Cummings. Second: Christopher Traugh. Vote: Unanimous.
2.5 Town of Orange: Proposed Zoning Regulation Amendment to permit an Affordable
Single Family Design District
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments may cause negative inter-municipal impacts due to the potential scale of the
development. The proposed text limits the authority of the Orange Planning and Zoning
Commission to deny the application even if the proposal would have adverse intermunicipal impacts.
In addition, the procedural provisions which authorize the change of zone without a
public hearing may be in violation of the Connecticut General Statutes. The proposed
regulations state that a public hearing is optional for future zone changes which may not
provide the Regional Planning Commission an opportunity to review potential
developments that can occur within 500’ of a municipality in the South Central Region.
There may be potential impacts to the habitat or ecosystem of the Long Island Sound if
development occurs on wetlands which drain into waterways that are tributary to Long
Island Sound. Motion: Christopher Traugh. Second: Peggy Rubens-Duhl. Vote:
Unanimous.
The commission moved the revised staff recommendation. The commission discussed
the potential issues of the proposed regulations; including a provision that may allow an
approval of a zone change without a public hearing and the provision which limits the
authority the Town’s Planning and Zoning Commission has in denying an application.
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2.6 Town of Orange: Proposed Zoning Map Amendment for an Affordable Single Family
Design District
By resolution, the RPC has determined that the proposed Zoning Map Amendment for an
Affordable Single Family Design District accompanied by a conceptual site plan may
cause negative inter-municipal impacts due to the potential scale of development and lack
of requirements for environmental and traffic studies prior to approval. The proposed site
has no sewer service and contains inland-wetlands, which may not be suitable for large
scale development. There may be potential impacts to the habitat or ecosystem of the
Long Island Sound if development occurs near inland-wetlands which drain into
waterways that are tributary to Long Island Sound. In addition, see comments regarding
proposed Affordable Single Family Design District. Motion: David Anderson. Second:
Christopher Traugh. Vote: Unanimous.
The Commission moved the staff recommendation with additional comments. This
referral is based on the Affordable Single Family Design District proposed in item 2.5.
The following statement was added “In addition, see comments regarding proposed
Affordable Single Family Design District.”
2.7 Town of Bethany: Proposed Zoning Regulation Amendments to Bethany’s Flood Plain
Management Regulations
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments do not appear to cause any negative inter-municipal impacts to the Towns
of the South Central Region nor do there appear to be any negative impacts to the habitat
or ecosystem of the Long Island Sound. Motion: Brian Cummings. Second: Joseph
McDonagh. Vote: Unanimous.
2.8 Town of Woodbridge: Proposed Zoning Regulation Revisions to the Flood Hazard Area
Regulations
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments do not appear to cause any negative inter-municipal impacts to the Towns
of the South Central Region nor do there appear to be any negative impacts to the habitat
or ecosystem of the Long Island Sound. Motion: Christopher Traugh. Second: Joseph
McDonagh. Vote: Unanimous.
2.9 Town of Woodbridge: Proposed Zoning Regulation Revisions to the Sign and Artificial
Lighting Regulations
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments do not appear to cause any negative inter-municipal impacts to the Towns
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of the South Central Region nor do there appear to be any negative impacts to the habitat
or ecosystem of the Long Island Sound. Motion: Joseph McDonagh. Second: Brian
Cummings. Vote: Unanimous.
2.10 City of Shelton: Proposed Zoning Regulation Amendments to Section- 49 Distributed
Wind Energy Facilities
By resolution, the RPC supports regulations which encourage the use of wind energy;
however, the proposed Zoning Regulation Amendments may cause negative intermunicipal impacts due to insufficient setback requirements from public ways and
overhead utility lines, which may create safety hazards. In addition the minimum
setback requirements may be subject to a 50% reduction. There do not appear to be
any negative impacts to the habitat or ecosystem of the Long Island Sound. Motion:
Christopher Traugh. Second: Peggy Rubens Duhl. Vote: Unanimous.
The Commission moved the staff recommendation with additional comments. There
was a discussion centered around the Commission expressing support for wind energy
regulations.
2.11 Town of Durham: Proposed Zoning Amendments to the Home Occupation Zoning
Regulations
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments do not appear to cause any negative inter-municipal impacts to the Towns
of the South Central Region nor do there appear to be any negative impacts to the
habitat or ecosystem of the Long Island Sound. Motion: David Anderson. Second:
Brian Cummings. Vote: Unanimous.
2.12 Town of Clinton: Proposed Zoning Regulation Amendments to the Incentive Housing
Zone Regulations
By resolution, the RPC has determined that the proposed Zoning Regulation
Amendments do not appear to cause any negative inter-municipal impacts to the Towns
of the South Central Region nor do there appear to be any negative impacts to the
habitat or ecosystem of the Long Island Sound. Motion: Christopher Traugh. Second:
Joseph McDonagh. Vote: Unanimous.
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3

Other Business
The Commission discussed the concept of sustainability and that we should take the
opportunity to incorporate it into our advisory comments. For the next meeting we will
discuss potential guidelines and/or provisions of incorporating the concepts of
sustainability in the review of referral applications.

Motion to Adjourn:

David Anderson. Second: Joseph McDonagh. Vote: Unanimous.
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Referral 2.1: Town of Orange

Subject:

Proposed Zoning Regulation Amendments to permit Outdoor Restaurant

Seating in the Commercial C-1 and C-2 Districts.

Staff Recommendation: The proposed Zoning Regulation Amendments do not appear
to cause any negative inter-municipal impacts to the Towns in the South Central Region
nor do there appear to be negative impacts to the habitat or ecosystem of the Long Island
Sound.

Background: The Town of Orange has submitted a referral application pertaining to
Outdoor Restaurant Seating in the Commercial C-1 and C-2 Districts. The outdoor
seating would only be permitted by Special Permit as an incidental use to an established
restaurant, coffee house, or other food service business.

In order for the use to be allowed an application has to be reviewed by the Orange
Planning and Zoning Commission including a detailed site plan, lighting plan and
permission from the property owner or management company. The site plan will need to
be reviewed by the Fire Department, Police Department and the Town Sanitarian.
The approved seating will only be permitted from April 1st through November 15th and it
cannot obstruct any entries, exits, permitted signs or utilities. The proposed regulations
have provisions regarding safety including the condition of the area and protection from
vehicular traffic. The outdoor seating in establishments where alcohol is served must be
enclosed by a fence or a wall, which is a minimum height of six feet. The use must be
separated from any residence by a minimum of 400 feet. Noise from the outdoor dining
area shall not be significantly audible off premises. Additional parking must be provided
at half of parking requirement for the indoor area. This can be waived if the applicant
demonstrates to the commission that the additional parking is not necessary.

Communication: In researching this proposal, I spoke to the Planning Staff in Orange
and notified the adjacent municipalities in the South Central Region (Milford, West
Haven, New Haven, and Woodbridge).

Referral 2.2: Town of Orange

Subject: Proposed Zoning Regulations Amendments and to amend the Orange Zoning
Map to establish a Light Industrial District (LI-5)

Staff Recommendation: The proposed Zoning Regulation and Map Amendments do not
appear to cause any negative inter-municipal impacts to the Towns in the South Central
Region nor do there appear to be negative impacts to the habitat or ecosystem of the Long
Island Sound.

Background: The Town of Orange has submitted proposed Zoning Regulations and
Zoning Map Amendment to establish an LI-5 Zoning District.

The zoning district

regulations and the map amendment will replace the Office Park District. The purpose of
the new district is to permit small, low impact economic development uses within an
environmentally sensitive area.

The permitted uses in the district require a site plan approval and the buildings housing
the uses to be 15, 000 square feet or less. The uses which are permitted under the above
mentioned scenario include the following: offices, laboratories, manufacturing (in a
manner which does not create a noticeable amount of smoke, dust, noise, or vibration),
uses, buildings and facilities of the Town of Orange (permitted in existing district).
Special uses permit warehouses, conference and training centers. The Lot Area, Shape
and Frontage have remained the same as in the Office Park District (min. lot area 2 acres,
min. dimension of square 200 feet, min. frontage 100 feet). The Orange Planning and
Zoning Commission does have the ability to permit as special use lots without direct
frontage on a public road. The maximum height requirement is 2.5 stories and the
Maximum Ground Coverage is 15%. In the existing regulations the maximum ground
coverage was 10%, but did not include paved surfaces. The proposed regulations have an
additional requirement that the total building and pavement coverage cannot exceed 15%.
The setback requirements have remained the same as in the existing Office Park District.

Additional regulations which the proposed district establishes include parking, loading,
landscaping, exterior lighting, Erosion, Sedimentation, water quality measures and
buildings need to be designed so that each outer façade has an architectural finish. Prior
to the approval of any application for a certificate of zoning compliance, a site plan shall

be submitted and approved.

The parking requirements prohibit parking areas from

extending within less than 50 feet of any property line or 100 feet from a residence
district boundary line and shall be screened from view from any street right-of-way line
or property line.

The references to the Office Park District have been removed from the Orange Zoning
Regulations and replaced with the LI-5 District.

Communication: In researching this proposal, I spoke to the Planning Staff in Orange
and notified the adjacent municipalities in the South Central Region (Milford, West
Haven, New Haven, and Woodbridge).

Referral 2.3: Town of Orange

Subject: Proposed Zoning Regulation Amendments concerning Steep Slopes

Staff Recommendation: The proposed Zoning Regulation Amendments do not appear
to cause any negative inter-municipal impacts to the towns in the South Central Region
nor do there appear to be any negative impacts to the habitat or ecosystem of the Long
Island Sound.

In addition to the above comments, the proposed regulations state that “slopes in excess
of 35% grade within a minimum contiguous area of 5,000 square feet, also within a
minimum square area of 50 feet by 50 feet, at predevelopment conditions, shall not be
disturbed from its natural state.” Legally subdivided lots for single-family residence use
have been exempt from this requirement. The Orange Planning and Zoning Commission
should consider removing this exemption.

Background: The Town of Orange has proposed Zoning Regulation Amendments to
add a Section 383-170A – Regulation of Steep Slopes. The purpose of the regulations is
to prevent erosion, sedimentation, habitat disturbance, water quality degradation, slope
failure and minimizing stormwater runoff. The regulations state that the disturbance of
any steep slope is unlawful unless a permit is obtained from the Orange Planning and
Zoning Commission.

Steep slopes are defined as having a topographical gradient of 15% or more with a
minimum area of 500 square feet. In regards to lot area calculation steep slopes in excess
of 25% grade, greater than 1,000 square feet in area (predevelopment conditions) cannot
be used for compliance with minimum lot area requirements of the district. Steep slopes
with this gradient cannot be used in the calculation of maximum ground coverage. Steep
slopes in excess of 35% grade, greater than 5,000 square feet, shall not be disturbed from
its natural state. There is an exception for legally subdivided lots for use as a singlefamily residence. The Orange Planning and Zoning Commission may want to reconsider
this provision unless it is intended for existing lots.

The proposed regulation establishes a maximum of height of a retaining wall in
residential districts of six feet and eight feet in all other districts. There are also several
guidelines listed by which the Orange Planning and Zoning Commission should evaluate
the applications.

Communication: In researching this proposal, I spoke to the Planning Staff in Orange
and notified the adjacent municipalities in the South Central Region (Milford, West
Haven, New Haven, and Woodbridge).

Referral 2.5: City of Milford

Subject: Proposed Zoning Text Amendment to Section 4.1.7.3 – Fences and Walls of the
Milford Zoning Code

Staff Recommendation: The proposed Zoning Text Amendment does not appear to
cause any negative inter-municipal impacts to the towns in the South Central Region nor
do there appear to be any negative impacts to the habitat or ecosystem of the Long Island
Sound.

Background: The City of Milford has submitted a proposed text amendment pertaining
to Section 4.1.7.3 – Fences and Walls. Section 4.1 is General Lot, Yard, Height, and Use
Regulations.

The only change which has occurred is the addition of “Watercourses, or tidal wetlands”
to the subsection. In the existing regulations fences/walls or shrub rows are prohibited
from within the area located between the mean high water mark and the applicable wall
of the principal structure and a line extension projected perpendicular from the side
property lines to the rear corners of the principal building except where required by the
State of Connecticut Building Official in yards which abut Long Island Sound. The
proposed regulations would make this provision to watercourses and tidal wetland as
well.

Communication: In researching this proposal, I spoke to the Planning Staff in Milford
and notified the adjacent municipalities in the South Central Region (Orange, West
Haven)

