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MEETING MINUTES 

DRAFT – Not yet approved by the Commission.  

The meeting of the Regional Planning Commission (RPC) was held on Thursday, August 

13th at 5:15 p.m. via Microsoft Teams. 

Presiding:     Robert Satti, Chair 

Voting Members Present: Charles Andres, Hannah Leckman, Carol Snow, 

Kevin Curry, Paul Weymann, Jeffrey Kohan, 

Robert Wiznia 

Non-Voting Members Present: Kyle Dwyer, New Haven City Plan 

Staff Present:     Ian McElwee 

1. Administration 

1.1 Minutes of the July 9th, 2026 Meeting 

Motion: Curry. Second: Weymann 

Vote Passed: Unanimously 

2. Action Items 

2.1 Town of Wallingford. Proposed Plan of Conservation & Development. Received: July 2, 

2026. 

McElwee provided an overview of the Wallingford Plan of Conservation & Development 

and explained how it aligned with the Regional POCD. He provided a background on the 

plan and described how the intersection of housing, economic development, natural 

resources, and transportation goals and strategies fits the work and goals that the COG is 

undertaking and envisions for the region. He applauded the Town for incorporating the 

goals and objectives of other regional plans such as the Hazard Mitigation Plan and the 

MTP while crafting a plan that fits the municipality. Commissioners expressed their 

enjoyment of the plan as well. 

Motion: Wiznia. Second: Leckman. 

Abstain: Kohan 
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Vote Passed: Unanimously 

2.2 Town of Woodbridge. Proposed Zoning Map Amendment at 15 and 21 Krum Elbow. 

Received: July 7, 2026. Public Hearing: September 8, 2026. 

McElwee reviewed the referral and explained that two properties on a residential street 

are currently zoned as business because they abut the Amity business district in Town. He 

explained that the problem with this is that they are separated from the properties in the 

business district by a steep slope, so the only way to access these properties is from a 

residential street where all properties are zoned as residential. He finished by saying that 

the properties’ owners want to change the zoning of the properties to residential so they 

might want to develop them into additional housing units. He said that this change 

wouldn’t have an impact on the region as two single family units is not considered 
detrimental. 

Motion: Snow. Second: Leckman. 

Abstain: Wiznia 

Vote Passed: Unanimously 

2.3 City of Milford. Proposed Zoning Text Amendment for CDD-2 districts in Devon. 

Received: July 17, 2026. Public Hearing: August 2026. 

McElwee explained that the City of Milford is preparing to revise their zoning regulations 

for CDD-2 districts in the Devon neighborhood to allow boutique hotels as well as smaller 

homes at greater density than before. He explained that this will help promote additional 

economic development and support additional housing growth in the neighborhood and 

city. He finished by stating that this zoning change won’t have any inter-municipal impact 

or an impact to the Long Island Sound, further stating that any possible impact would be 

to the traffic of Stratford, but he saw this as very unlikely. 

Motion: Weymann. Second: Wiznia 

Abstain: Satti 

Vote Passed: Unanimously 

2.4 Town of East Haven. Proposed Zoning Text Amendments on tobacco and liquor shops 

and auto shops. Received: August 7, 2026. Public Hearing: September 2, 2026. 
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McElwee reviewed two zoning text amendment referrals from the Town of East Haven 

with the commission. He explained that the first one would limit tobacco and liquor shops 

to only certain commercial districts, would limit their location based on distance between 

each other and certain properties such as places of worship and schools, and would limit 

the number of shops that could operate in the Town at any given time. He explained that 

this is in line with how other municipalities in our region approach tobacco and liquor 

stores and would ensure that these businesses could still operate but wouldn’t overwhelm 
the Town. Second, he explained that a private applicant is asking the Town to add 

autobody shops to approved uses within two commercial districts. He explained that this 

would promote economic development and wouldn’t cause excess traffic. Finally, he 

stated that this wouldn’t impact the Long Island Sound as permitting these businesses 
would require safeguards already in place by the State. 

Motion: Leckman. Second: Kohan 

Motion Passed: Unanimously 

3. Other Business 

McElwee reminded everyone that the September meeting will be in-person in Milford and 

that he is working to secure a location. He also reminded the commission that SCRCOG is 

working to secure two consultants for the Regional HMP update as well as the Regional 

POCD update, both due in 2028. He said that more is coming for those projects.  

Adjourn: Curry 



Referral 2.1. Town of Bethany 

 
Subject: Town of Bethany. Proposed Zoning Text Amendment on primary and secondary solar 

equipment. Received: August 5, 2026. Public Hearing: October 7, 2026. 
 

Staff Recommendation:   

 
The proposed zoning text amendment does not appear to cause any negative inter-municipal 

impact to the Towns in the South Central Region nor will there be a negative impact on the 
habitat or ecosystem to the Long Island Sound. 

 

Background:  

 

The Town of Bethany is looking to modify their zoning regulations to provide further 
clarifications around solar panels and associated equipment. Under the proposed regulation 

change, the Town would separate primary and secondary solar equipment with primary being the 

equipment that is the primary use of a parcel, i.e. a solar field. Meanwhile, secondary solar 
equipment would include roof mounted or ground mounted solar panels on residential or 

business properties that already contain a house or business. The Town will now allow secondary 
solar equipment in residential and business/industrial districts by approval of the zoning 

enforcement officer, and primary solar equipment will be allowed in business/industrial districts 

by special permit. The regulation changes also include site plan information for these changes 
and a requirement of at least one unpaved parking space for primary solar properties. These 

changes in their zoning regulations will not cause an inter-municipal impact because it will still 
allow for solar arrays to be constructed in the Town, but with greater control over the location 

and the site plans required for such developments. It will also have a positive impact to the health 

of the Long Island Sound because it will better preserve open space in residential districts.  
 

 
Communication:  

 

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
 



Bethany Zoning Ordinance (Excerpts) 

Section 2 [Definitions] 

Primary Solar Energy Equipment. Solar Energy Equipment that is proposed as a primary 
use on a property or designed to produce energy for consumption oƯ-site. 

Solar Energy Equipment. Items including panels, lines, pumps, batteries, mounting 
brackets, framing and possibly foundations used for or intended to be used for collection of 
solar energy in connection with a building on residential or commercial property.  

Secondary Solar energy equipment located in conjunction with a building on a residential 
or commercial property where and its use is accessory to the principal use of the property. 

 

 

Section 5.3 Permitted Uses – Residential Zones 

L. Use of solar energy equipment as defined in Section 2 is encouraged in the Town of 
Bethany. The placement of the solar energy equipment on roofs of principal buildings is 
also encouraged. 

1. Zoning permits for roof mounted and ground mounted secondary solar energy 
equipment which fully complies with required setbacks may be issued by the Zoning 
Enforcement OƯicer. Zoning approval for ground mounted secondary solar energy 
equipment which does not meet the established setback requirements for accessory 
structures in the applicable zone may only be approved by the Commission after 
submission of information as outlined below. . .. 

 

 

Section 6.1 Permitted Uses – Business & Industrial Zones 

D. Use of solar energy equipment as defined in Section 2 is encouraged in the Town of 
Bethany. The placement of the solar energy equipment on roofs of principal buildings is 
also encouraged and regulated as follows. 

1. Zoning permits for roof mounted and ground mounted secondary solar energy 
equipment which fully complies with required setbacks may be issued by the Zoning 
Enforcement OƯicer. Zoning approval for primary solar energy equipment or for secondary 
ground mounted solar energy equipment which does not meet the established setback 



requirements for accessory structures in the applicable zone may only be approved by 
Special Use Permit the Commission after submission of information to the Commission as 
outlined below.  

2. Placement of Secondary Solar Energy Equipment is not permitted within the required 
front yard setback unless it is adequately screened from view from the public way so as to 
preclude any glare from the equipment which would adversely impact the vision of 
motorists on the public way. It is understood that this equipment may on occasion, be 
visible from the public way even if located in the side or the rear yard. 

3. If the Secondary Ssolar Eenergy Eequipment is unable to be located on the roof of the 
principal structure as is preferred, placement of ground mounted secondary solar energy 
equipment in the required side or rear yard may be permitted only if the equipment is 
located a minimum of one half the required setback for a structure in the subject zone from 
the property line or a distance equal to the height of the accessory structure whichever is 
greater. Unless it is adequately screened from view from abutting residential properties, 
Primary solar energy equipment must be located a minimum of one half the applicable 
side or rear yard setback for a structure in the subject zone from the property line. The solar 
energy equipment must be adequately screened from view of residential neighbors by 
appropriate vegetative screening or appropriate and adequate solid fencing. Any proposed 
fencing must comply with all applicable height requirements. Natural colored fencing is 
preferred. 

4 . . .  

5.  The Zoning Enforcement OƯicer or Commission, as applicable, prior to issuing a zoning 
permit for the placement of any solar energy equipment, shall be provided with any 
requested information in regard to proving compliance with this section. This information 
may include, but shall not be limited to:  

a.  <no changes> 

b. <no changes> 

c. A Site Plan consistent with the requirements of Section 9.1.1 except:  

i. Minimum setbacks and perimeter landscaped area requirements may 
be reduced where the Commission determines that the solar energy 
equipment is adequately screened from residential parcels and the 
public way so as to preclude any glare from the equipment which 
would adversely impact the vision of motorists on the public way. It is 



understood that this equipment may be visible from the public way 
and/or surrounding properties. 

ii. The Commission may waive the requirements of 9.1.1 (H) Drainage 
and RunoƯ Control) and 9.1.1 (O) (Erosion and Sediment Control) if 
Applicant submits an Erosion and Sediment Control Plan that 
demonstrates compliance with the current Connecticut Department 
of Energy & Environmental Protection (“DEEP”) General Permit for the 
Discharge of Stormwater and Dewatering Wastewaters from 
Construction Activities, including but not limited to Appendix I—
Stormwater Management at Solar Array Construction Projects 
(“General Permit”). 

iii. Solar panels shall not be considered when calculating Total Ground 
Coverage pursuant to Section 9.1.1(L) 

iv. The Commission may waive some or all of the requirements of 
Section 9.1.1(N) (Perimeter and Parking Lot Landscaping 
Requirements) where it determines that such a waiver is appropriate, 
taking into account visibility of the solar energy equipment; the zoning 
where the solar energy equipment will be located; and actual use of 
surrounding properties. 

d. An as-built plan showing the actual location of any installed solar energy 
equipment. If the equipment is not installed as permitted, the Zoning Enforcement 
OƯicer may order its removal and/or relocation as appropriate. 

 

Section 9.5 Parking and Loading Standards 

9.5.1 OƯ-Street Parking and Loading Requirements. 

No changes (A) . . . 

1. <no changes> 
2. <no changes> 
3. <no changes> 
4. <no changes> 
5. <no changes> 
6. <no changes> 
7. <no changes> 



8. Primary Solar Energy Equipment facilities: At least one unpaved parking space.  

 

[no further proposed changes] 

 





Referral 2.2. Town of Woodbridge 

Subject: Town of Woodbridge. Proposed Zoning Text Amendment on after-school programs. 

Received: August 5, 2026. Public Hearing: Octobre 5, 2026. 

Staff Recommendation: 

The proposed zoning text amendment does not appear to cause any negative inter-municipal 

impact to the Towns in the South Central Region nor will there be a negative impact on the 

habitat or ecosystem to the Long Island Sound. 

Background: 

A private applicant is petitioning the Town of Woodbridge to amend their zoning regulation that 

lists exceptions when placing businesses with liquor licenses in the Town’s business districts. 

Currently, siting businesses that require liquor licenses, there is a 300 foot exclusion zone from 

schools or educational facilities, including after-school facilities. The applicant noted that in 

2024, the Town removed places of worship and teen centers from this exclusion. The applicant is 

looking to open a wine bar on a property in the central business district and is within 300 feet of 

an after-school facility and would like the Town to remove these types of businesses from the 

300 foot exclusion. This change will not cause a negative inter-municipal impact because there 

are no after-school programs in Haven within 300 feet of the Town Line, and any properties that 

are would be unlikely candidates for re-development into an after-school program due to the 

location of Route 15 and other high volume and disruptive businesses. This will also have no 

impact to the health of the Long Island Sound. 

Communication:  

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 





August 3, 2026 

Woodbridge Town Planning & Zoning Commission, 

My name is Kimberly Kunzik.  I grew up nearby in Seymour and have spent most of my adult 

life in New Haven, primarily in the Westville neighborhood.  For the past seventeen years, I have 

worked at the highest levels of Connecticut's wine industry, serving almost exclusively in 

management roles.  My experience spans every aspect of the business—from retail and 

restaurant operations, to international wine sourcing and importing, as well as wholesale 

distribution supplying artisanal wines to many of our state’s premier wine retailers.  In addition, I 

currently provide private wine cellar consulting, purchasing exceptional wines for my clients, 

often from out-of-state retailers or specialty wine shops throughout other areas of Connecticut.  

My goal is to bring that business—and that level of expertise—to the Town of Woodbridge by 

opening a boutique wine shop unlike any other in the area.  Before I can move forward, however, 

I need your assistance. 

With the support of several generous investors, this project is already fully funded.  My business 

plan is in its final stages, and I am ready to bring this vision to fruition.  My partners are eager to 

move forward as quickly as possible, but before I could reasonably sign a lease and begin 

building out the space, I need confidence that obtaining a liquor permit at the proposed location 

will be possible. 

The site I have selected is the front 1,000 square feet of the long-vacant building at 180 Amity 

Road.  Following the 2024 zoning amendments removing the church and teen center restrictions, 

the only remaining obstacle is the language in Section 3.3 regarding "after-school programs," due 

to the presence of 10selden nearby.  I respectfully ask the Commission to consider removing that 

phrase, as doing so would eliminate the final zoning barrier preventing this property from being 

approved for a retail wine shop. 

I believe this amendment would allow for the establishment of a successful, woman-owned small 

business that complements—not competes directly with—the area's existing community.  My 

concept is fundamentally different from larger package stores such as Amity Wine & Spirit Co. 

and the numerous retailers along Whalley Avenue.  Rather than focusing on high-volume, mass-

market products, my shop will specialize in a thoughtfully curated selection of fine wines, 

artisanal spirits, and distinctive bottles for collectors, gift-buyers, enthusiasts, and customers 

seeking products they cannot easily find elsewhere. 

I have already spoken with Linda Cohen of 10selden, along with several neighboring property 

owners, and no one has expressed any concerns or conflicts of interest.  On the contrary, 

everyone I have spoken with has been enthusiastic about seeing a new business join the 

neighborhood.  At the October hearing, I intend to present letters of support from each party, at 

which point I will readily apply for a town permit for retail wine and liquor sales. 

I would also note that this same address has previously operated with a restaurant liquor permit 

as well as New England Brewing Company's former brewery and brewpub, both of which were 



located even closer to 10selden than my proposed storefront would be.  My entrance would face 

Amity Road, and the property would include substantial privacy screening with mature vines to 

further separate the businesses. 

I have maintained TIPS certification since 2010, voluntarily completing recertification every 

three years to stay current on responsible alcohol sales, age verification, and safe serving 

practices.  I intend to operate my business with that same level of professionalism, responsibility, 

and care.  Beyond protecting the business and career I have worked so hard to build, I have every 

intention of being a respectful and conscientious member of the Woodbridge community.  In fact, 

I hope to rent an apartment nearby so I can fully invest myself in the town.  Naturally, I want the 

same safe, quiet, and welcoming environment for myself that any resident would. 

I carefully evaluated other commercial properties throughout Woodbridge, but none offered the 

combination of parking, visibility, safety, and interior space necessary for this concept.  My 

vision includes educational tastings, wine classes, and community events that simply would not 

be feasible in many of the available storefronts.  Likewise, I would be uncomfortable operating 

alone in a commercial plaza that becomes isolated after dark.  The available properties on Lucy 

Street, Bradley Street, Litchfield Turnpike, and elsewhere along Amity Road are not well suited 

for a boutique wine shop of this nature. 

My investors have already suggested relocating the business to another nearby community, but I 

remain committed to Woodbridge because I believe strongly in the potential of this location and 

in what this business could contribute to the town.  I believe Woodbridge deserves an 

independent, destination-style wine shop that can thrive for decades by offering something 

genuinely distinctive rather than competing solely on price. 

After seventeen years in this niche facet of the alcohol industry, I am uniquely qualified to build 

and operate a responsible, community-focused fine wine shop that would be an asset to 

Woodbridge.  More than a business opportunity, this is my dream.  I respectfully ask the 

Commission to approve this amendment so I may begin turning that dream into a reality. 

Thank you very much for your time and consideration, 

Sincerely, 

Kimberly Kunzik 

kimberlykunzik@gmail.com 

203-906-9875

mailto:kimberlykunzik@gmail.com






Referral 2.3. Town of Orange 

 
Subject: Town of Orange. Proposed Zoning Map Amendment for 180 Boston Post Road. 

Received; August 11, 2026. Public Hearing: September 15, 2026. 
 

Staff Recommendation:   

 
The proposed zoning map amendment does not appear to cause any negative inter-municipal 

impact to the Towns in the South Central Region nor will there be a negative impact on the 
habitat or ecosystem to the Long Island Sound. 

 

Background:  

 

A private applicant is looking to subdivide a property on the Orange/West Haven line and 
contains a small amount of land in the City of West Haven into two parcels. The property would 

be subdivided into a parcel that contains a fast food restaurant and is on Boston Post Road. The 

rest of the existing parcel would continue to contain 0.35 acres of land in West Haven. This 
subdivision will not cause an inter-municipal impact because there will be no change in land 

ownership between the land in both municipalities, nor will there be any impact in property 
access because it will not be possible to build an entrance to the larger property from the West 

Haven side due to an existing apartment complex. There will also be no impact to the health of 

the Long Island Sound because no development is taking place. 
 

 
Communication:  

 

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
 































Referral 2.4. Town of Guilford 

 
Subject: Town of Guilford. Proposed Zoning Text Amendment regarding PA 25-1 compliance. 

Received: August 14, 2026. Public Hearing: October 7, 2026. 
 

Staff Recommendation:   

 
The proposed zoning text amendment does not appear to cause any negative inter-municipal 

impact to the Towns in the South Central Region nor will there be a negative impact on the 
habitat or ecosystem to the Long Island Sound. 

 

Background:  

 

The Town of Guilford is amending their zoning regulations to comply with various sections of 
SS PA 25-1. The Town will add definitions on conservation & traffic mitigation districts, middle 

housing dwellings, mixed use development, and site plan review/summary review that align with 

the statewide requirements. They will amend language in the districts that are subject to “transit 
oriented middle housing,” and they are removing off-street parking minimums for applicable 

types of housing projects. None of these changes will have a negative inter-municipal impact or 
an impact to the health of the Long Island Sound because these changes are required statewide 

from every municipality and align with state legislation. 

 
 

Communication:  

 

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
 











Referral 2.5. City of Milford 

 
Subject: City of Milford. Proposed Zoning Text Amendment regarding residential properties 

along the Long Island Sound. Received: July 23, 2026. Public Hearing: September 2026. 
 

Staff Recommendation:   

 
The proposed zoning text amendment does not appear to cause any negative inter-municipal 

impact to the Towns in the South Central Region nor will there be a negative impact on the 
habitat or ecosystem to the Long Island Sound. 

 

Background:  

 

A private applicant is petition the City of Milford to amend their zoning regulations for 
residential properties along the Long Island Sound to protect structures from coastal flooding and 

coastal erosion. The regulations would require new residential structures on properties abutting 

the Long Island Sound to be built no more than 90 feet from the edge of the street’s right of way 
or the property line along the street, and buildings cannot be constructed less than 25 feet from 

the mean high water line or minimum setback required by the district. These changes to the 
zoning regulations will still allow residential development on coastal properties, but they will 

provide better protections against potential damage or loss during coastal storms. This will not 

cause an inter-municipal impact and will only benefit the health of the Long Island Sound. 
 

 
Communication:  

 

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
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Amendment #26-3 

 

 

TO:   South Central Regional Council of Governments 

   Greater Bridgeport Regional Planning Council 

   City Attorney, City of Milford 

   State of CT DEEP 

   City of West Haven, City Clerk 

   Town of Stratford, City Clerk 

   Town of Orange, City Clerk 

 

FROM: David B. Sulkis, City Planner 

 

DATE: July 23, 2026 

 

RE: Proposed Changes to the City of Milford Zoning Regulations Article III – District Use 

Regulations; Add § 3.1.4.2 for Lots Abutting Long Island Sound to § 3.1.4 Residential  

District, Lot and Building Requirements. 

 

In accordance with Milford Zoning Regulations 10.3 and CT General Statutes 8-3b and 22a-104, the 

distribution of the following proposed regulation change is submitted for your agency’s review and comment.  
Please provide this office with acknowledgement of your receipt of this memorandum and provide your 

comments or approval within 35 days of the above date. 

 

Please provide this office with your comments or approval. 

 

EXISTING TEXT: NONE. 

 

PROPOSED TEXT: (Changes indicated in BOLD italicized text and/or strikethrough text) 

 

SECTION 3.1.4  Lot and Building Requirements: Buildings and uses shall comply with all 

requirements of the applicable Zoning District in the Schedule of Lot and Building 

Requirements for One Family District in Section 3.1.4.1 herein. 

 

3.1.4.1 Schedule of Lot and Building Requirements for One Family Residential 

Districts (NO CHANGE to 3.1.4.1) 

 

 

 

 

City of Milford, Connecticut 
Founded 1639 

70 West River Street – Milford, CT 06460-3317 

Tel 203-783-3245      

Website:  www.milfordct.us 

Email: dsulkis@milfordct.gov 
Planning and Zoning 

Office 

David B. Sulkis, A.I.C.P. 

         City Planner 

http://www.milfordct.usv/


 

2 

 

ADD: 

 

SECTION 3.1.4.2 – RESIDENTIAL DISTRICT LOT ABUTTING LONG ISLAND SOUND  

                                 REQUIREMENTS. 

 

Section 3.1.4.1 notwithstanding, in the case of any lot which abuts Long Island Sound: 

 

(a) Coastal Setback Limitation.  Maximum Distance from Front Property Line: 

 

The building envelope of the principal structure shall not be located more than ninety (90) feet from the front 

property line (edge of street or city right-of-way).  

 

(b): Minimum Distance from Long Island Sound: 

 

In no case shall any structure be located closer to Long Island Sound than the greater of twenty-five (25) feet 

from the mean high water line or the minimum setback required by the underlying zoning district. 

 

(c) Applicability: 

 

These requirements shall apply to all principal buildings. 

 

FINAL REGULATION TEXT: 

 

 

SECTION 3.1.4.2 RESIDENTIAL DISTRICT LOT ABUTTING LONG ISLAND SOUND                       

                              REQUIREMENTS.   

 

Section 3.1.4.1 notwithstanding, in the case of any lot which abuts Long Island Sound: 

 

(a) Coastal Setback Limitation.  Maximum Distance from Front Property Line: 

 

The building envelope of the principal structure shall not be located more than ninety (90) feet from the front 

property line (edge of street or city right-of-way).  

 

(b): Minimum Distance from Long Island Sound: 

 

In no case shall any structure be located closer to Long Island Sound than the greater of twenty-five (25) feet 

from the mean high water line or the minimum setback required by the underlying zoning district. 

 

(c) Applicability: 

 

These requirements shall apply to all principal buildings. 
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REASONS FOR CHANGE:  

 

This amendment is intended to prevent incremental encroachment toward Long Island Sound and to maintain 

consistent siting of structures along the shoreline. It establishes objective standards that align new construction 

with existing development patterns, preserve coastal character, and support flood resilience and sound coastal 

management practices. 

 

 

A petition for substantially the same change in regulations has previously been filed: 

 Yes: ___  No: __X_ If yes, date of hearing:  

 

This regulation change is proposed by: Petitioner: Kevin J. Curseaden or ___ PZB Subcommittee 

 

Cc: J. Quish, Chairman P&Z 

            City Engineer & Inland Wetlands Officer/Flood Plain Manager 

            City Attorney 
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