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AGENDA 
 
To:              Regional Planning Commission 
From:          Eugene Livshits, Regional Planner 
Subject:    Agenda for Thursday, April 12, 2012 RPC Meeting, 5:15pm @ SCRCOG 

Offices: 127 Washington Avenue, North Haven, CT   06473 
 
1. Administration 

 
1.1. Minutes of the March 8, 2012 RPC Meeting 

 
2. Statutory Referrals – April Action Items 

 
2.1. Town of Orange:  Proposed Zoning Regulation Amendments pertaining to Active 

Adult Community Age Restricted Housing.  Submitted by: Private Applicant.  
Received:  March 2, 2012.  Public Hearing: March 20, 2012 

 
2.2. Town of North Haven:  Proposed Zoning Regulation Amendment to add Section 

2.6 (Housing Opportunity Zone). Submitted by: Private Applicant. Received: March 
9, 2012.  Public Hearing: May 7, 2012 
 

2.3. Town of North Haven:  Proposed Zoning Regulation Amendment to add Section 
2.7 (Affordable Housing Opportunity Zone). Submitted by: Private Applicant. 
Received: March 9, 2012.  Public Hearing: May 7, 2012 

 
2.4. Town of Stratford: Proposed Zoning Map Amendment to Rezone 1010 Elm Street 

from RS-4 to RS-1 District. Submitted by: Private Applicant. Received March 9, 
2012. Public Hearing: April 17, 2012 

 
2.5. City of West Haven: Proposed Zoning Regulations Amendments to Section 80 

(Planning and Development Department), Section 83 (Enforcement), and Section 
88 (Zoning Board of Appeals). Submitted by: City of West Haven. Received: 
March 14, 2012. Public Hearing: April 24, 2012. 

 
2.6. Town of Branford: Proposed Zoning Regulation Amendment to add Section 5.7 

(Incentive Housing Overlay District). Submitted by: Town of Branford. Received: 
March 20, 2012. Public Hearing: May 3, 2012. 

 
2.7. Town of North Haven: Proposed Revisions to Aquifer Protection Area Regulations. 

Submitted by: Town of North Haven. Received: April 2, 2012. Public Hearing: May 
7, 2012. 

 
3. Other Business 
 

 
RPC 
Representatives 
 
Bethany:  
Mary Shurtleff 
 
Branford:  
Charles Andres 
 
East Haven:  
David Anderson 
(Secretary) 
 
Guilford:  
Peter Goletz 
 
Hamden:  
Richard Szczypek 
 
Madison:  
Christopher Traugh 
(Chair) 
 
Meriden:  
David White 
 
Milford:  
 Mark Bender 
 
New Haven:   
Kevin DiAdamo 
(Vice Chair) 
 
North Branford:  
Frances Lescovich 
 
North Haven:  
James Giulietti 
 
Orange:  
Paul Kaplan 
 
Wallingford:  
Vacant 
 
West Haven:  
Christopher Suggs 
 
Woodbridge: 
Peggy Rubens-Duhl 
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DRAFT - Not yet approved by the Commission 
 
MEETING MINUTES 
 
To: Regional Planning Commission 
From: Eugene Livshits, Regional Planner 
Subject: Minutes for Thursday, March 8, 2012 Meeting  
 
Present:   Christopher Traugh, Charles Andres, Kevin DiAdamo, Peggy Rubens-Duhl, Peter Goletz, 
Mary Shurtleff, James Giulietti, Christopher Suggs, Eugene Livshits 
 
1 Administration 

 
1.1 Minutes of the February 9, 2012 RPC meeting.  Motion to accept the minutes as presented:  Kevin 

DiAdamo.  Second: James Giulietti.  Abstain: Peggy Rubens-Duhl, Peter Goletz, Christopher 
Suggs.  Vote:  Unanimous.   

 
2 Statutory Referrals  

 
2.1 City of Milford:  Proposed Zoning Regulation Amendments to Article III (Direct Use 

Regulations), Section 3.19 (Corridor Design Development District 4 – New Haven Avenue 
Corridor Design Development District: CDD-4) 

 
The staff recommendation has been amended to include a statement pertaining to the potential 
impact on the Long Island Sound.  The reason for the amendment is the proximity of the 
impacted district to Gulf Pond and the Long Island Sound.   

 
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 in the South Central Region. 
The proposed use within the CDD-4 District may have a potential impact on the habitat or 
ecosystem of the Long Island Sound.  Consideration should be given to include a phrase that 
states that the proposed amendment is subject to all the applicable provisions of Section 5.4.  
Motion to accept as amended:  Mary Shurtleff.  Second:  Peggy Rubens-Duhl. Abstain: Peter 
Goletz. Vote: Unanimous.   
  

2.2 City of Meriden:  Proposed Zoning Map Amendment to change the zoning classification of 
certain parcels from R-2 (Two or Three Family Residential) to R-1 (Single Family Residential) 
 
By resolution, the RPC has determined that the proposed Zoning Map 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 negative impacts to the habitat or ecosystem of the Long Island Sound.  
Motion:  Charles Andres.  Second:  Peter Goletz. Vote: Unanimous.   
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2.3 Town of Clinton:  Proposed Zoning Regulation Amendment to Section 10.20 (Tattoo Parlors and 

Body Piercing Salons) 
 

By resolution, the RPC has determined that the proposed Zoning Regulation 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 negative impacts to the habitat or ecosystem of the Long Island 
Sound. Motion:  Peggy Rubens-Duhl.  Second:  Mary Shurtleff. Vote: Unanimous. 

 
 
3 Other Business 

 
 
Motion to Adjourn:    Charles Andres.  Second: Christopher Suggs.  Vote:  Unanimous. 
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Referral 2.1:  City of Orange 

 

Subject:  Proposed Zoning Regulation Amendments pertaining to Active Adult Community Age 

Restricted Housing 

 

Staff Recommendation:   

The proposed Zoning Regulation Amendments do not appear to cause any negative 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:  

A private applicant in the Town of Orange has proposed Zoning Regulation Amendments to the 

Active Adult Community District.  The amendments include a reduction in the minimum parcel 

size from 35 acres to 24 acres.  An additional street location has been added: now an ACC 

district would be able to locate where there is 225 feet of unbroken frontage on South Orange 

Center Road.  The development limitations section has been amended to add a provision 

pertaining to developments with 60 or more dwellings.  The section requires a community 

building or room of adequate size to accommodate general use of residents.  The building 

standards section has been amended to allow four dwellings within a single building if they are 

eligible for certification under the LEED program or other green building design rating system 

acceptable to the commission.   

 

Communication: In researching this proposal, I spoke to the planning staff for Orange and 

notified the adjacent municipalities in the South Central Region. 
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Referral 2.2: Town of North Haven 

 

Subject: Proposed Zoning Regulation Amendment to add Section 2.6 (Housing Opportunity Zone). 

 

Staff Recommendation:   

The proposed Zoning Regulation Amendment is inconsistent with the Regional Plan of Conservation and 

Development as it limits a concentration of development in an area which may not have suitable 

infrastructure in place.  The district is limited to an underlying R-40 district, which is the low density 

residential zone in the Town of North Haven.   

 

Background:   

A private applicant has submitted a proposed Zoning Regulation Amendment to add Section 2.6 – 

Housing Opportunity Zone (HOZ) to the North Haven Zoning Code.  As stated in the regulations, the 

purpose of the district is to provide for increased diversity in the Town of North Haven’s housing stock.   

 

The proposed district is an overlay zone, which can be established after a public hearing.  Prior to the 

establishment of the district, the Commission shall make a finding that the proposed district would meet 

the intent of these regulations and advance goals and objectives of the Town’s Plan of Conservation and 

Development.  The permitted uses in the district are detached single family homes in a common interest 

community subject to an approval of a site plan application.  Multi-family attached homes in a common 

interest community can be approved through a Special Permit and a Site Plan Application. The HOZ is 

limited to an underlying R-40 Residential Zone and must have direct access to and frontage on a road 

classified as a state highway.  The parcel size for the zone is a minimum of 10 acres and a maximum of 

20 acres.  The density associated with the district is 4.5 units per acre for a single family and 6 units per 

acre for a multi-family.  The maximum amount of units within all HOZ zones shall not exceed 150 and 75 

units within any HOZ.  The setback requirements for the district are as follows:  35 feet (front), 20 feet 

(side) and 20 feet (rear).  The maximum height is 30 feet, maximum impervious surface is 40%, and 

maximum building coverage is 20%.  All the dwelling units in the district should be able to accommodate 

two vehicles either through driveways or garage space. A garage is required and cannot accommodate 

more than two vehicles. All the utilities within the district must be located underground and there must be 

access to public water and sanitary sewer disposal.  The road network of an HOZ development is to be 

private and the maintenance is the responsibility of the common interest community.    

 

Communication:  In researching this proposal, I spoke to the planning staff for North Haven and notified 

the adjacent municipalities in the South Central Region. 
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Referral 2.3: Town of North Haven 

 

Subject: Proposed Zoning Regulation Amendment to add Section 2.7 (Affordable Housing 

Opportunity Zone) 

 

Staff Recommendation:  

The proposed Zoning Regulation Amendment’s promotion of affordable housing is encouraged 

by the Regional Plan of Conservation and Development and should be promoted within the 

Town.  The limitation of the high density development away from the Town’s center and to a 

low density R-40 District, which may not have the appropriate infrastructure in place, is 

inconsistent with the Regional Plan of Conservation and Development. 

 

Background:   

A private applicant has submitted a proposed Zoning Regulation Amendment to add Section 2.7 

– Affordable Housing Opportunity Zone (AHOZ) to the North Haven Zoning Code.  As stated in 

the regulations, the purpose of the district is to provide for affordable housing through increased 

diversity in the in the Town of North Haven’s housing stock.  A minimum of 30% of the units 

must be deed restricted as affordable units in accordance with CGS 8-30g. The deed restrictions 

shall be for a minimum of forty years. 

 

The proposed district is an overlay zone, which can be established after a public hearing.  Prior 

to the establishment of the district, the Commission shall make a finding that the proposed 

district would add diversity to the housing stock and the criteria and conditions within the 

proposed regulations are met.   The regulations have defined both a Market Rate Dwelling Unit 

and an Affordable Housing Dwelling Unit. The permitted uses in the district are detached single 

family homes in a common interest community subject to an approval of a site plan application.  

Multi-family attached homes in a common interest community can be approved through a Site 

Plan Application. The AHOZ is limited to an underlying R-40 Residential Zone and must have 

direct access to and frontage on a road classified as a state highway.  The parcel size for the zone 

is a minimum of 10 acres and a maximum of 40 acres.  The density associated with the district is 

10 units per acre for a single family and 20 units per acre for a multi-family.  The dwellings in 

the AHOZ are limited to three bedrooms or less.  The setback requirements for the district are as 

follows:  35 feet (front), 20 feet (side) and 20 feet (rear).  The maximum height is 45 feet, 

maximum impervious surface is 45%, and maximum building coverage is 25%.   The off-street 
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parking requirements are 1.5 parking spaces per unit.  All the utilities within the district must be 

located underground and there must be access to public water and sanitary sewer disposal.  The 

road network of an AHOZ development is to be private and the maintenance is the responsibility 

of the common interest community.   The affordable units are required to be of the same quality 

as the market rate units.  The site plan submitted for the AHOZ shall identify the location of the 

affordable dwelling units.  As part of the application for site plan approval, an affordability plan 

must be submitted as part of the AHOZ development.   

 

Communication:  In researching this proposal, I spoke to the planning staff for North Haven 

and notified the adjacent municipalities in the South Central Region. 
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Referral 2.4: Town of Stratford 

 

Subject: Proposed Zoning Map Amendment to Rezone 1010 Elm Street from RS-4 to RM-1 

District 

 

Staff Recommendation:   

The proposed Zoning Regulation Map Amendment does not appear to cause any negative 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:   

A private applicant in the Town of Stratford has proposed a Zoning Map Amendment, which 

would rezone a RS-4 District Parcel to a RM-1 District.  The RS-4 is highest density single 

family residence district, while the RM-1 is the lowest density multi-family district.  The 

majority of the bulk standards are similar between the two districts.  The biggest change would 

occur in the in the maximum building coverage as it would increase from 20% to 33.33%.  

 

Communication:  In researching this proposal, I spoke to the planning staff for Stratford and 

notified the adjacent municipalities in the South Central Region. 
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Referral 2.5: City of West Haven 

 

Subject: Proposed Zoning Regulation Amendments to Section 80 (Planning and Development 

Department), Section 83 (Enforcement), and Section 88 (Zoning Board of Appeals) 

 

Staff Recommendation:  

The proposed Zoning Regulation Amendments do not appear to cause any negative 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 West Haven has proposed Zoning Regulation Amendments pertaining to Zoning 

Administration and Enforcement and Zoning Board of Appeals. Section 80  (Planning and 

Development Department) has been amended to add a provision which states that the 

Commissioner of Planning and Development (Commissioner) shall serve as Chief Zoning 

Enforcement Officer (ZEO).  Another provision which gave the Commissioner the responsibility 

for overseeing the enforcement and interpretation of the Regulation is proposed to be added.  In 

the same section, the Commissioner would now be the liaison between the Commission and all 

other boards.  The subsection titled “Cease and Desist Order or an Order to Discontinue Use of a 

Zoning Violation” has been amended to give the Planning and Zoning Commission additional 

authority instead of sole authority to issue a cease and desist orders.  Section 83.8 (Appeals of 

Zoning Officials) has been amended to reduce the appeals time frame from sixty days to thirty 

days.    

 

Communication:  In researching this proposal, I spoke to the planning staff for West Haven and 

notified the adjacent municipalities in the South Central Region. 
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Referral 2.6: Town of Branford 

 

Subject: Proposed Zoning Regulation Amendment to add Section 5.7 (Incentive Housing 

Overlay District) 

 

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 Branford has proposed Zoning Regulation Amendments to add Section 5.7 - 

Incentive Housing Overlay District to the zoning code.  The Incentive Housing Overlay District 

(IHOD) may, but is not required to be in compliance with the requirements of Connecticut General 

Statutes (CGS) Chapter 124b.  In cases where a proposed IHOD District would be eligible for the 

financial incentives under CGS 124B, the application must comply with the statutes in addition to the 

requirements in the proposed Section 5.7.  The district provides opportunities for affordable housing 

regardless if the project is eligible under the incentives under the state program.   

 

The purpose of the district is to encourage affordable housing in residential and commercial districts, 

which have the proper infrastructure in place.  The appropriate locations for an IHOD have 

transportation connections, access to amenities and services and infrastructure to support higher 

density development.  The district aims to promote affordable walkable neighborhoods in close 

proximity to public transportation.  The district has potential subzones associated with it including 

multi-family (only residential uses) and mixed use (residential and commercial).  In an underlying 

residential zone only a multi-family subzone is permitted.  An approval of the IHOD has to meet 

certain location criteria.  The district would need to be in close proximity to public transportation and 

near areas with concentrated development.  An applicant must submit a conceptual plan with an 

application for an IHOD. There is a requirement for the commission to approve a special exception 

and a site plan for any principal and accessory uses proposed within the IHOD,   
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The bulk requirements would predominately reflect the underlying zone.  The specific bulk 

requirements applicable to the district include:   

Height 40 feet 
Net Residential Density 20 units per acre 

Impervious Surface Ratio .70 
Effective Impervious Surface .85 

 

For a development in a mixed used subzone, 50 percent of the gross floor area on the first floor has to 

be non-residential uses. The proposed district has a restriction provision, which states 20 percent of 

all dwelling units shall be deed restricted to be affordable.  The units would need to be occupied by 

households earning 80 percent or less of the area median income for Branford.  The applicant would 

need to submit Housing Affordability Plan in accordance with CGS 8-30G. The proposed district 

incorporates design standards applicable to building placement, building mass, exterior materials and 

colors, doorways and windows, roofs and mechanical equipment and covered parking.   

 

Communication:  In researching this proposal, I spoke to the planning staff for Branford and 

notified the adjacent municipalities in the South Central Region. 
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Referral 2.7: Town of North Haven 

 

Subject: Proposed Aquifer Protection Area Regulations 

 

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 North Haven has proposed Aquifer Protection Area Regulations.  The regulations 

are necessary for the Town to stay consistent with the Aquifer Protection Area Program as 

established by the CGS 22a-354a – 22a354bb. The regulations have provisions for delineating 

aquifer protection areas on the town zoning map, regulating land use activity within the aquifer 

protection area, and administrating and enforcing the regulations.  The regulations have a 

definition section with all the applicable terms associated with aquifer protection.  The North 

Haven Planning and Zoning Commission is established as the aquifer protection agency in 

accordance with Aquifer Protection Ordinance.  The regulations define a process for the 

“Delineation of Aquifer Protection Boundaries”.  There is also a section on the prohibited, 

regulated and not regulated activities with the aquifer protection areas.  There is a process for an 

exemption prohibition or regulation.  The detailed information can be reviewed in your agenda 

packet, which further defines the permitting, registration and transfer procedures.  The proposed 

regulations are consistent with the Connecticut General Statutes applicable to the Aquifer Protect 

Area Program.    

 

Communication:  In researching this proposal, I spoke to the planning staff for North Haven 

and notified the adjacent municipalities in the South Central Region. 
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