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Offices: 127 Washington Avenue, North Haven, CT 06473

1. Administration
1.1. Minutes of the April 11, 2013 RPC Meeting

1

2. Statutory Referrals – May Action Items
2.1. Town of Hamden: Proposed Zoning Regulation Amendments to Flood Plain Zones
and Special Flood Hazard Areas. Submitted by: Town of Hamden. Received: April
12, 2013. Public Hearing: June 11, 2013.

3

2.2. Town of Southington: Proposed Zoning Regulation Amendments to Section 201.A.5 and Section 2-18R (Definitions). Submitted by: Town of Southington.
Received: April 24, 2013. Public Hearing: June 4, 2013.

21

3. Other Business

New Haven:
Kevin DiAdamo
(Vice Chair)
North Branford:
Douglas Combs
North Haven:
James Giulietti
Orange:
Paul Kaplan
Wallingford:
Vacant
West Haven:
Christopher Suggs
Woodbridge:
Peggy Rubens-Duhl
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MEETING MINUTES
To:
From:
Subject:

Regional Planning Commission
Eugene Livshits, Regional Planner
Minutes for Thursday, April 11, 2013 Meeting

Present: Christopher Traugh, Kevin DiAdamo (2.3), Mary Shurtleff, Charles Andres, Christopher Suggs, Mark
Bender, Doug Combs, Robert Roscow, David White, Peter Goletz (2.1), Eugene Livshits
1

Administration
1.1 Minutes of the March 14, 2013 RPC meeting.
Motion to accept the minutes as presented: Mark Bender. Second: Doug Combs. Vote: Unanimous.
Abstentions: Robert Roscow, Mary Shurtleff

2

Statutory Referrals
2.1 Town of North Haven: Proposed Zoning Regulation Amendment to add Section 2.4.1.3 – Medical
Epicenter Elderly Residential Zone
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 any impacts to the habitat or ecosystem of the Long Island Sound.
Motion: Charles Andres. Second: Christopher Suggs. Vote: Majority. Abstain: Peter Goletz
2.2 Town of Prospect: Proposed Zoning Regulation Amendment to Section 2.4.4 – Expansion of
Nonconforming Structure
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 any impacts to the habitat or ecosystem of the Long Island Sound.
Motion: Mark Bender. Second: Mary Shurtleff. Vote: Unanimous.
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2.3 Town of Bethany: Proposed Zoning Regulation Amendment to add Section 23 – Bethany Open Space
Housing District
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 any impacts to the habitat or ecosystem of the Long Island Sound.
Motion: Christopher Traugh. Second: Peter Goletz. Vote: Unanimous. Abstain: Mary Shurtleff
2.4 City of Milford: Proposed Zoning Regulation Amendments to Definitions (Article XI) and Minimum OffStreet Parking Requirements (Figure 1)
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 nor do there appear to
be any impacts to the habitat or ecosystem of the Long Island Sound.
Motion: Peter Goletz. Second: Christopher Suggs. Vote: Unanimous.

Motion to Adjourn:

Peter Goletz. Second: Charles Andres. Vote: Unanimous.
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Referral 2.1: Town of Hamden

Subject:
Proposed Zoning Regulation Amendments to Flood Plain Zones and Special Flood Hazard Areas

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

Background:
The Town of Hamden has proposed amendments to Sections 430 (Flood Plain Zones and
Special Flood Hazard Areas) and Section 830 (Defined Terms). In Section 430.1, Applicability,
references have been added to the latest Flood Insurance Study for New Haven County (dated
July 8, 2013) and related Flood Insurance Rate Maps. Three definitions in Section 830 have been
edited: Special Flood Hazard Area, Substantial Damage, and Substantial Improvement. The
Special Flood Hazard Area definition now references the Flood Insurance Rate Maps dated July
8, 2013. The Substantial Damage definition has been edited to allow for the 50% damage
threshold to be met by flood-related damages occurring on two separate occasions during a 10
year period (the cost of repairs in each event, on the average, would have to meet or exceed 25
percent of the market value of the structure prior to the damage occurring). The Substantial
Improvement definition now clearly states that the cumulative cost of repairs must equal or
exceed “50% of the market value of the structure before the start of construction of the
improvement.” The exclusion of alterations of historic structures has been expanded to state that
the “alteration will not preclude the structure’s continued designation as a historic structure.”

The changes are a result of a review by the State of Connecticut’s National Flood Insurance
Program (NFIP) Coordinator and many of them are required in order for the Town to be eligible
to participate in the NFIP. Greater detail regarding the proposed changes can be found in the
background section.

Communication: In researching this proposal, I notified the adjacent municipalities in the South
Central Region.
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ATTACHMENT
PROPOSED AMENDMENT OF THE ZONING REGULATIONS
CONCERNING FLOOD PLAIN ZONES AND SPECIAL FLOOD HAZARD AREAS
Proposed Language Submitted April 10, 2013, Revised April 30, 2013
For Public Hearing on June 11, 2013
Explanation for Change
In 2010 the Planning and Zoning Commission revised the Zoning Regulations regarding
Floodplains and Special Flood Hazard Areas. Hamden was required by the Federal
Emergency Management Agency (FEMA) to make the changes in order to remain a
participant in the National Flood Insurance Program (NFIP). The changes went into effect on
December 17, 2010, coinciding with the effective date of the new Flood Insurance Rate Map
(FIRM) released by FEMA.
FEMA recently completed a revised Flood Insurance Study (FIS) and Flood Insurance Rate
Map, which will become effective on July 8, 2013, and has notified Hamden officials that the
Town must adopt modified floodplain management measures that are consistent with Title 44
Code of Federal Regulations Section 60.3.(d) and have been approved by FEMA, by the
same date.
The State of Connecticut Department of Energy and Environmental Protection's State NFIP
Coordinator has once again analyzed Hamden's Zoning Regulations and identified
modifications necessary to comply with federal regulations, thus maintaining Hamden's
eligibility to participate in FEMA's National Flood Insurance Program, as well as some
recommended changes.
The proposed text amendment incorporates all of the required and recommended changes. It
also includes a proposed change to the definition of a Special Flood Hazard Area so that it
references the Jul 8, 2013 FIRM. The revised text does not alter the basic requirements
found in the current Zoning Regulations.

Note: The proposed changes to the Zoning Regulations submitted on April 10, 2013 are
highlighted in boldface type. The additional proposed changes recommended by
DEEP or FEMA after its initial review are highlighted in boldface type and contained
within brackets. Any italicized text is included for explanatory purposes only.
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Currrent and Proposed Text
Page 42 Remove the following text:
726.4 Flood Damage Prevention Variances
To hear and decide variance in accordance with Section 430 (Flood Plain Zones and Special
Flood Hazard Areas) of the Hamden Zoning Regulations, adopted on December 7, 2009,
effective January 1, 2010, as amended. Variances shall not be issued within any designated
floodway if any increase in flood levels during the base flood discharge would result. For
variances which are granted allowing the construction of fully enclosed areas below base
flood elevation (BFE), the resulting structure must conform to minimum federal standards of
the National Flood Insurance Program cited in 44 CFR 60.3 (c) (5) for such areas below BFE.
Any applicant to whom a variance is granted shall be given written notice that the structure
will be permitted to be built with the lowest floor elevation below the base flood elevation
(BFE), and that the cost of flood insurance will be commensurate with the increased risk
resulting from the lowest floor elevation.
Section 726.4 incorrectly appears both here and in its proper place in Article VII.
430 Flood Plain Zones and Special Flood Hazard Areas : 430.1 Applicability
Current Text:
These regulations shall apply to all Special Flood Hazard Areas within the jurisdiction of the
Town of Hamden. These regulations shall apply to all special flood hazard areas (SFHA)
within the jurisdiction of the Town of Hamden. The special flood hazard areas identified by the
Federal Emergency Management Agency (FEMA) in its Flood Insurance Study (FIS) for New
Haven County, Connecticut, dated December 17, 2010, with accompanying Flood Insurance
Rate Maps (FIRM), dated December 17, 2010, and other supporting data applicable to
the Town of Hamden, and any subsequent revisions thereto, are adopted by reference and
declared to be a part of this regulation. Since mapping is legally adopted by reference into this
regulation it must take precedence when more restrictive until such time as a map
amendment or map revision is obtained from FEMA. The SFHA includes any area shown on
the FIRM as Zones A and AE, including areas designated as a floodway on a FIRM. SFHAs
are determined utilizing the base flood elevations (BFE) provided on the flood profiles in the
Flood Insurance Study (FIS) for a community. BFEs provided on Flood Insurance Rate Map
(FIRM) are only approximate (rounded up or down) and should be verified with the BFEs
published in the FIS for a specific location.
Proposed Text:
These regulations shall apply to all Special Flood Hazard Areas (SFHA) within the jurisdiction
of the Town of Hamden. The Special Flood Hazard Areas identified by the Federal
Emergency Management Agency (FEMA) in its Flood Insurance Study (FIS) for New Haven
County, Connecticut, dated July 8, 2013, with accompanying Flood Insurance Rate Maps
(FIRM), dated July 8, 2013 (Panels 09009C0294J, [09009C0429J], 09009C0432J,
Page 2 of 7
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09009C0433J, 09009C0434J, 09009C0451J) and December 17, 2010 (Panels
09009C0280H, 09009C0283H, 09009C0284H, 09009C0290H, 09009C0291H,
09009C0292H, 09009C0293H , 09009C303H, 09009C311H, 09009C426H, 09009C427H,
09009C431H), and other supporting data applicable to the Town of Hamden, and any
subsequent revisions thereto, are adopted by reference and declared to be a part of this
regulation. Since mapping is legally adopted by reference into this regulation it must take
precedence when more restrictive until such time as a map amendment or map revision is
obtained from FEMA. The SFHA includes any area shown on the FIRM as Zones A and AE,
including areas designated as a floodway on a FIRM. SFHAs are determined utilizing the
base flood elevations (BFE) provided on the flood profiles in the Flood Insurance Study (FIS)
for a community. BFEs provided on Flood Insurance Rate Map (FIRM) are only approximate
(rounded up or down) and should be verified with the BFEs published in the FIS for a specific
location.
Note: The changes to the FIRM Map date and panels are required by DEEP to ensure
proper reference of the latest maps issued by FEMA, which will become effective July
8, 2013. The capitalization of Special Flood Hazard Areas is a recommendation of
Planning and Zoning staff, intended to emphasize the term.
430.3.1. General Standards
Current Text:
430.3.1 General Standards:
When any new development or substantial improvement is located wholly or partially in a
designated flood plain zone as shown on the Zoning Map of Hamden, or wholly or partially
within a Flood Hazard Area, Zones A, A-l through 30, as shown on the Community Flood
Insurance Rate Map, all new construction and/or substantial improvements shall be
constructed:
Proposed Text:
430.3.1 General Standards:
When any new development or substantial improvement is located wholly or partially in a
designated flood plain zone as shown on the Zoning Map of Hamden, or wholly or partially
within a Flood Hazard Area, Zones [A and AE], as shown on the Community Flood Insurance
Rate Map, all new construction and/or substantial improvements shall be constructed:
FEMA no longer uses the A1 – A30 designation.
Section 430.5 Application, subsection e.
Current Text:
e. F.E.M.A., the D.E.P., adjacent communities and the Regional Planning Agency must be
notified of any alteration.
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Proposed Text:
e. F.E.M.A., the [D.E.E.P.], adjacent communities and the Regional Planning Agency must be
notified of any alteration.
The Department of Environmental Protection, D.E.P., is now the Department of Energy and
Environmental Protection, D.E.E.P.
Section 726.4 Flood Damage Prevention Variances
Current Text:
726.4 Flood Damage Prevention Variances
To hear and decide variance in accordance with Section 430 (Flood Plain Zones and Special
Flood Hazard Areas) of the Hamden Zoning Regulations, adopted on December 7, 2009,
effective January 1, 2010, as amended. Variances shall not be issued within any designated
floodway if any increase in flood levels during the base flood discharge would result. For
variances which are granted allowing the construction of fully enclosed areas below base
flood elevation (BFE), the resulting structure must conform to minimum federal standards of
the National Flood Insurance Program cited in 44 CFR 60.3 (c) (5) for such areas below BFE.
Any applicant to whom a variance is granted shall be given written notice that the structure
will be permitted to be built with the lowest floor elevation below the base flood elevation
(BFE), and that the cost of flood insurance will be commensurate with the increased risk
resulting from the lowest floor elevation.
Proposed Text:
726.4 Flood Damage Prevention Variances
To hear and decide variance in accordance with Section 430 (Flood Plain Zones and Special
Flood Hazard Areas) of the Hamden Zoning Regulations, adopted on December 7, 2009,
effective January 1, 2010, as amended. Variances shall not be issued within any designated
floodway if any increase in flood levels during the base flood discharge would result. For
variances which are granted allowing the construction of fully enclosed areas below base
flood elevation (BFE), the resulting structure must conform to minimum federal standards of
the National Flood Insurance Program cited in 44 CFR 60.3 (c) (5) for such areas below BFE.
Any applicant to whom a variance is granted[, except a variance allowing a fully enclosed
area below base flood elevation,] shall be given written notice that the structure will be
permitted to be built with the lowest floor elevation below the base flood elevation (BFE), and
that the cost of flood insurance will be commensurate with the increased risk resulting from
the lowest floor elevation.
FEMA noted that a variance for a fully-enclosed area below the base flood elevation would
not incur an increase in insurance rates, since FEMA allows this type of construction.
Hamden doesn't allow it and requires a variance.
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Section 830 Defined Terms:
Current text:
Basement: A story of a building wholly or partially below grade and having a clear floor-to-ceiling height of not less than 6½ feet.
Current Text:
Basement: A story of a building wholly or partially below grade and having a clear floor-to-ceiling height of not less than 6½ feet. [For Floodplain management purposes, any area of
the building having its floor subgrade (below ground level) on all sides.]
Change requested by FEMA.
Current Text:
Special Flood Hazard Area: The land in the flood hazard areas within Hamden subject to a
1% or greater chance of flooding in any given year as delineated on the Flood Insurance Rate
Maps dated June 15, 1979, as revised.
Proposed Text:
Special Flood Hazard Area: The land in the flood hazard areas within Hamden subject to a
1% or greater chance of flooding in any given year as delineated on the Flood Insurance Rate
Maps dated July 8, 2013, as revised.
Note: This change was not originally mentioned by DEEP but is recommended by Planning
and Zoning staff in order to make the definition explicitly consistent with the prior
change.
Current Text:
Substantial Damage: Damage of any origin to a structure where the cost of restoring the
structure to its before-damage condition would exceed 50% of the market value of the
structure before the damage occurred
Proposed Text:
Substantial Damage: Damage of any origin sustained by a structure whereby the cost of
restoring the structure to its before damaged condition would equal or exceed 50 percent of
the market value of the structure before the damage occurred. “Substantial Damage” also
means flood-related damages sustained by a structure on two separate occasions
during a 10-year period for which the cost of repairs at the time of each such flood
event, on the average, equals or exceeds 25 percent of the market value of the
structure before the damage occurred.
Note: This change is recommended but not required. As currently defined, substantial
damage has to occur in only one flood event for a property owner to file an Increased
Cost of Compliance (ICC) claim through his or her flood insurance policy. This text
change allows for a cumulative substantial damage definition where two separate flood
events with damage below 50% can be added together to reach the 50% threshold.
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Current Text:
Substantial Improvement: Any combination of repairs, re-construction, alteration, or
improvements to a structure taking place over a 1-year period, in which the cumulative cost
equals or exceeds 50% of the market value of the structure. For purposes of this definition,
“Substantial Improvement” is considered to occur when the first alteration of any wall, ceiling,
floor, or other structural part of the building commences, whether or not that alteration affects
the external dimensions of the structure.
The term does not, however, include either: any project for improvement of a structure to
comply with existing State or local health, sanitary, or safety code specifications which are
solely necessary to insure safe living conditions or any alteration of a structure listed on the
National Register of Historic Places or a State Inventory of Historic Places.
The cost of any reconstruction, rehabilitation, addition, alteration, repair or other improvement
of a structure shall be established by a detailed written contractor’s estimate. The estimate
shall include, but not be limited to: the cost of materials (interior finishing elements, structural
elements, utility and service equipment); sales tax on materials, building equipment and
fixtures, including heating and air conditioning and utility meters; labor; built-in appliances;
demolition and site preparation; repairs made to damaged parts of the building worked on at
the same time; contractor’s overhead; contractor’s profit; and grand total. Items to be
excluded include: cost of plans and specifications, survey costs, permit fees, outside
improvements such as septic systems, water supply wells, landscaping, sidewalks, fences,
yard lights, irrigation systems, and detached structures such as garages, sheds, and
gazebos.
Proposed Text:
Substantial Improvement: Any combination of repairs, re-construction, alteration, or
improvement to a structure taking place over a 1-year period, in which the cumulative cost
equals or exceeds 50% of the market value of the structure before the “start of
construction” of the improvement. This term includes structures that have incurred
“substantial damage”, regardless of the actual repair work performed. For purposes of
this definition, “Substantial Improvement” is considered to occur when the first alteration of
any wall, ceiling, floor or other structural part of the building commences, whether or not that
alteration affects the external dimensions of the structure. The term does not, however,
include either: any project for improvement of a structure to correct existing State or local
health, sanitary, or safety code specifications which have been identified by the local code
enforcement official and which are the minimum necessary to assure safe living
conditions or any alteration of a “historic structure” listed on the National Register of
Historic Places or a State Inventory of Historic Places, provided that the alteration will not
preclude the structure’s continued designation as a “historic structure”.
The cost of any reconstruction, rehabilitation, addition, alteration, repair or other improvement
of a structure shall be established by a detailed written contractor’s estimate. The estimate
shall include, but not be limited to: the cost of materials (interior finishing elements, structural
elements, utility and service equipment); sales tax on materials, building equipment and
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fixtures, including heating and air conditioning and utility meters; labor; built-in appliances;
demolition and site preparation; repairs made to damaged parts of the building worked on at
the same time; contractor’s overhead; contractor’s profit; and grand total. Items to be
excluded include: cost of plans and specifications, survey costs, permit fees, outside
improvements such as septic systems, water supply wells, landscaping, sidewalks, fences,
yard lights, irrigation systems, and detached structures such as garages, sheds, and
gazebos.
Note: This change is required.
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Referral 2.2: Town of Southington

Subject:
Proposed Zoning Regulation Amendments to Section 2-01.A.5 and Section 2-18 R (Definitions)

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

Background:
The Town of Southington has proposed Zoning Regulation Amendments to Section 2,
Definitions. Under the Residential Zones section of the Accessory Use or Building definition (201.A.5), the storage of recreational vehicles subsection has been expanded to allow for the
parking of recreational vehicles (1) in the side yard when insufficient space is available in the
rear yard and (2) In the front yard on the driveway for a maximum period of 48 hours over a
seven day period. The recreational vehicle must still be a minimum of 5 feet from any property
line. As part of this amendment, a definition for Recreational Vehicle has been added to the
Regulations (2-18 R): “a motor home, travel trailer, truck camper, or camping trailer with or
without motive power designed for human habitation for recreational or emergency occupancy.”

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