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To: Regional Planning Commission 
From: Eugene Livshits, Senior Regional Planner 
Subject: Thursday, July 13, 2017 RPC Meeting at 5:15pm at SCRCOG, 127 Washington 

Avenue, 4th Floor West, North Haven, CT 06473 
 

AGENDA 
 
1. Administration 

 

1.1. Minutes of the June 8, 2017 RPC Meeting 

 
2. Action Items 

 
2.1. Town of Hamden: Proposed Zoning Regulation Amendments to Section 677, Article 

VIII, and Table 6.1 regarding Marijuana Dispensaries and Producers in 
Retail/Manufacturing districts. Submitted by: Town of Hamden. Received: June 22, 
2017. Public Hearing: TBA. 
 

2.2. Town of Hamden: Proposed Zoning Regulation Amendment to Section 150.b. 
regarding Multiple Zone Lots. Submitted by: Town of Hamden. Received: June 22, 
2017. Public Hearing: TBA. 

 
2.3. Town of Hamden: Proposed Zoning Regulation Amendments to Various Sections. 

Submitted by: Town of Hamden. Received: June 22, 2017. Public Hearing: TBA. 
 

2.4. Town of North Haven: Proposed Zoning Regulation Amendment to Section 5.1.3.16.16 
regarding adaptive reuse requirements. Submitted by: Private Applicant. Received: July 
5, 2017. Public Hearing: August 7, 2017. 

   
3. Other Business 

3.1. South Central Region: Plan of Conservation Update – Focus Group Summaries 

 

 

The agenda and attachments for this meeting are available on our website at www.scrcog.org. Please contact SCRCOG at (203) 234-7555 
for a copy of agenda in a language other than English. Auxiliary aids/services and limited English proficiency translators will be provided with 
two week’s notice. 
 
La Agenda y Adjuntos para esta reunión están disponibles en nuestro sitio web en www.scrcog.org. Favor en contactar con SCRCOG al 
(203) 234-7555 para obtener una copia de la Agenda en un idioma distinto al Inglés. Ayudas/servicios auxiliares e intérpretes para personas 
de Dominio Limitado del Inglés serán proporcionados con dos semanas de aviso. 
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Frances Lescovich 
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(Chair) 
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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, June 8, 2017 Meeting at 5:15 pm at SCRCOG, 127 Washington 

Avenue, 4th FL West, North Haven, CT.  
 
Present:    James Giulietti, David White, Michael Calhoun, Charles Andres, David Killeen, Eugene 

Livshits 
 
1 Administration  

 
1.1 Minutes of the May 11, 2017 RPC meeting.   

 
Motion to accept the minutes as presented:  David White.  Second: Michael Calhoun.   
Vote:  Unanimous.  

 
2 Statutory Referrals 

 

2.1 Town of North Branford: Proposed Zoning Regulation Amendments to Section 42.5.12 

Farm/Winery Use to allow farm/winery use in Business and Industrial Zones with a Special Use 

Permit 

 

The staff recommendation was amended to delete the following “The Commission may want to 
consider recommending incidental service and sale of beer and spirits be only allowed in Business 
and Industrial zones.”  During the discussion, there was a consensus that the amendment would 
pose no inter-municipal or environmental impacts, and it was appropriate for the amendment to be 
applicable to the use, not based on Zoning District.   
 

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 to accept as amended:  Michael Calhoun.  Second:  David White. Vote: Unanimous.  
 

 

2.2 Town of North Haven: Proposed Zoning Regulation Amendments to Sections 2.1.1.5 and 2.1.1.9 

regarding uses permitted in residential zoning districts 

 

 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:  Charles Andres.  Second:  Michael Calhoun. Recuse: James Giulietti.   Vote: 
Unanimous.   
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2.3 Town of North Haven: Proposed Zoning Regulation Amendment to create Section 2.6 establishing 

an Independent Living Facilities with Supportive Services Overlay District (ILFSS) 
 

The staff recommendation was amended to reflect the need for the proposed amendment to be 
clarified pertaining to the requirement of a Zoning Map amendment prior to an applicant applying 
for the use.  During the discussion, it was recommended that location standards should be 
considered. 
 
By resolution, the RPC has determined that the North Haven Planning and Zoning Commission 
should clarify that a Zoning Map Amendment is necessary before an applicant can apply for the 
proposed use.  In addition, consideration should be given to incorporating locational standards as 
part of the regulation. 
 
Motion to accept as amended:  Charles Andres.  Second:  David Killeen. Recuse: James Giulietti.   
Vote: Unanimous.   
 

2.4 Town of Orange: Proposed Zoning Regulation Amendments to Sections 383-103, 383-109, and 

383-113 to reduce the restricted age from 62 to 55 in the Planned Residential Development 

districts 
 

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:  Charles Andres.  Second:  David White.  Vote: Unanimous.   
 

Motion to add the Town of Woodbridge Referral to the Agenda: Michael Calhoun.  Second:  David 

White.  Vote: Unanimous.   

 
2.5 Town of Woodbridge: Proposed Zoning Regulation Amendments to Section 3.1.2.1(2) and Section 

1.4.1 to allow residential uses in the GB District and definition of “Height of Buildings” 
 

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:  Charles Andres.  Second:  Michael Calhoun.  Vote: Unanimous.   

 
 
3 Other Business 

 

 

 

Motion to Adjourn:    Charles Andres.  Second: Michael Calhoun.  Vote:  Unanimous. 
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Referral 2.1: Town of Hamden 
 
Subject:  

 
Proposed Zoning Regulation Amendments to Section 677, Article VIII, and Table 6.1 regarding 
Marijuana Dispensaries and Producers in Retail/Manufacturing 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 any impacts to the 
habitat or ecosystem of the Long Island Sound. 
 

Background:  

 

The Town of Hamden has submitted proposed zoning regulations amendments to Section 677, 
Article VIII, and Table 6.1 regarding medical marijuana dispensaries and producers. The 
amendment adds definitions for Medical Marijuana Dispensary Facilities and Marijuana 
Production Facilities. The creation of Section 677 defines the special provisions for these 
facilities. The provisions include being licensed by the State of Connecticut and being located at 
least 1,000 feet from elementary and secondary schools and places of worship. Dispensaries 
must not exceed 20,000 square feet and are restricted to either a T-4 or T-5 Zone on Dixwell 
Avenue, Whitney Avenue, or State Street. Production facilities must be located in an M Zone. 
These uses require Site Plan approval, as noted in amendments to Table 6.1. 
 
Hamden’s M Zones are adjacent to North Haven’s IG-80 and IL-80 zones, and New Haven’s 
CEM, RM1, and PDD 119 zones. Hamden’s T-4 and T-5 zones are adjacent to New Haven’s 
PDD 103, BA, RM1, PARK, and IH zones, and North Haven’s R-20, CB-40, RA-12, and CN-20 
zones. 
 
Communication:  

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
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Referral 2.2: Town of Hamden 
 
Subject:  

 
Proposed Zoning Regulation Amendment to Section 150.b. regarding Multiple Zone Lots 
 
Staff Recommendation:   
 
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. 
 
Background:  

 

The Town of Hamden submitted a proposed zoning regulation amendment to Section 150.b. 
regarding multiple zone lots. The amendment changes the language from “Split Zone Lots” to 
“Multiple Zone Lots.” The amendment states that a use permitted in one of the zones may be 
extended throughout the lot, so long as there is a 25-foot deep buffer along the frontage and/or 
common border of the lot where adjacent uses are residential (R1, R2, R3, R4, R5, T-1, T-2, T-
3). 
 
Hamden is adjacent to Bethany, Woodbridge, New Haven, North Haven, and Wallingford. 
 

 
Communication:  

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
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Referral 2.3: Town of Hamden 
 
Subject:  

 
Proposed Zoning Regulation Amendments to Various Sections 
 
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 impacts to the 
habitat or ecosystem of the Long Island Sound. 
 
Background:  

 

The Town of Hamden has submitted proposed zoning regulation amendments to various sections 
of the regulations. The amendments to Figure 3.6, Figure 3.7, and Table 3.4 change the front 
setback requirements from “6 ft. min, 18 ft. max” to “6 ft. min, 20 ft. max” or may match the 
setback of an existing building within 200 ft. on adjoining properties. Further changes to Figure 
3.6, Figure 3.7, and Table 3.4 set a maximum outbuilding height to 20’-0”, allow new buildings 
to be one story if at least one abutting property is also one story, and eliminate the requirement of 
2 story minimums in T4 and T5 Outbuildings. 
 
Amendments to Sections 320 and 330 reduce the requirements on glass façade minimum areas 
from 70% for shopfronts to 50%.  This is effective in zones T1, T2, T3, T3.5, T4, T5, M, TG, 
and NC. 
 
In Sections 350.3 - Parking Requirements in Transect Zones, the Town of Hamden 
revised the calculation used to determine the required number of shared parking spaces. The 
previous formula requires dividing the number of required parking spaces by the sharing factor. 
The new formula requires dividing the smaller number of parking spaces for one separate use by 
the sharing factor, and adding the result to the larger number of spaces.  
 
Additional changes were made regarding minor additions in T4 and T5 zones, minimum tree 
widths, accessory structures in M zones, lighting standards, outdoor cafes, parking for 
commercial recreation & fitness, and sale of alcohol by package stores. Further information on 
all amendments can be found in the agenda packet. 
 
Hamden is adjacent to Bethany, Woodbridge, New Haven, North Haven, and Wallingford. 
 
 

Communication:  

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
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Referral 2.4: Town of North Haven 
 
Subject:  

 
Proposed Zoning Regulation Amendment to Section 5.1.3.16.16 regarding adaptive reuse 
requirements 
 

Staff Recommendation:   
 
 
Background:  

 

A private applicant submitted a proposed zoning regulation amendment to Section 5.1.3.16.16 
regarding adaptive reuse requirements. The amendment states that if a licensed architect finds a 
building does not possess environmental or historical benefits and is not able to be adaptively 
reused for mixed-use development, the property may be developed in compliance to Section 
5.1.3.16.15. This section allows reductions to the bulk standards of IL Upper Washington 
Avenue Multi-Use (ILUWMU) Developments. Section 5.1.3.16 can be found in the agenda 
packet. 
 
North Haven’s IL-30 Zone is adjacent to Wallingford’s I-40 Zone. 
 
Communication:  

In researching this proposal, I notified the adjacent municipalities in the South Central Region. 
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Economic Development, TOD, Smart Growth, Transportation, Arts, Culture and 

Historical Resources Focus Group held June 29, 2017 

In attendance: Annemarie Sliby, Orange EDC; Carol Smullen, Orange Chamber; Daniel 

Fitzmaurice, Arts Council of Greater New Haven; Mary Bigelow, League of Women Voters East 

Shore; Tim Ryan, Wallingford ED; Sue Rapini, Greater New Haven Chamber; Miriam Brody, 

League of Women Voters Hamden/ North Haven; Dee Prior-Nesti; Christopher Soto, East Haven 

planning; Karla Lindquist, New Haven Planning; Susmitha Attota, New Haven Planning; Barbara 

Malmber, REX; Juliet Burdelski, Meriden ED; Carey Duques, North Branford Planning; Julie Nash, 

Milford ED; Carl Amento, SCRCOG; Eugene Livshits, SCRCOG, Rebecca Andreucci, SCRCOG; 

Rebecca Augur, MMI; Nick Armata, MMI 

Discussion Summary: 

 Towns are competing to grow their tax bases, but also marketing themselves as part of a 

greater region 

 Opportunities to grow manufacturing, industrial base; however run up against 

workforce limitations 

 Need a workforce development strategy, especially for urban communities – access to 

good paying jobs limited by lack of public transportation 

 Unique strategies are currently being used by workforce development agencies in the 

region; e.g. Workforce Alliance grant for Uber to assist getting low-income people to job 

interviews 

 Need to align transit and transportation with employment opportunities 

 Having a solid future land use strategy critical for economic development – serve the 

greatest amount of people, connect people to jobs and educational opportunities 

 We have large amounts of vacant office space throughout the area and we expect this 

pattern to only increase in the future – how can these be repurposed? 

 Need to improve the quality of life in the area, which includes developing and 

promoting the area as rich in cultural institutions  

o When people look at the area and compare it to nearby cities like New York or 

Boston, there is much more appeal to live in those cities 

o Recruiting and retaining those in the creative class will help 

o Involve creative class in planning processes to help educate and connect with the 

public 

 Need to diversify housing stock 

 The communities in the region need to collaborate with one another in order to 

promote the area as the cultural and employment destination that it is 

 Senior housing easier to get approved in some communities than dense market-rate or 

affordable housing 
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 Public education needed on what exactly affordable housing is and who it serves 

o We need to educate the public on the capacity of our existing infrastructure and 

resources, so that they are aware that affordable housing can be seamlessly 

integrated into the existing community fabric 

 When development does occur, we need to make sure that it is incremental and that 

the new units can be fully absorbed  

 Work with universities to develop talent based on the needs of regional employers - 

90% of SCSU’s graduates stay in the region 

 Address the issue of “trailing spouses,” who enter the region’s workforce due to a 

relocation of their spouse, and who often take jobs designed for someone with a 

certificate or degree from a 2 year college, and for which they are often over-qualified 

 All communities need to promote walkability in some form – create those destinations  

 Encourage creative place making and public art 

 Work with coastal communities to mitigate flood issues, as many employment and 

industry areas are impacted 

 Growing industrial/manufacturing companies are leaving the City of New Haven as a 

result of space and parking constraints, and the costs associated with expanding in an 

urban environment (brownfields, historic preservation, land acquisition etc.) – need to  

work to understand the needs of these types of businesses 

o Opportunity for collaboration on regional space progression planning assistance 

support to connect growing industries with space and land available 

 Opportunity for the region to get ahead of the curve on renewable energy and green 

technology planning – communities currently reacting to private proposals, rather than 

a thought-out plan to increase renewable energy resources throughout, especially to 

serve industry 

 Agriculture is an important part of the region’s past, present and future – a sector that is 

also diversifying and increasingly looking for more year-round activity  

 Explore economic leakage in the area - understand what and where goods and services 

are coming from and make connections to possibly source them within the region 

 Invest in the port of New Haven - an asset to the region and state 

 Region does not capitalize on location on Long Island Sound – more opportunity to 

develop water-dependent businesses and/or waterfront activity  

 Do not think of the area as a region that is isolated from other metropolitan areas - 

build on the fact that the region is situated between Boston, NYC, Hartford and 

Providence 

 Need to better promote the host of cultural attractions available in the region, and 

ensure that we have a rich portfolio of cultural/ historic resources for all age groups 
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 Educate the public on the importance of sustainability, land use etc. – good role for the 

region to play  

o Opportunity to tie in the creative class 

o Planning needs to be more citizen focused and easier to 

understand/follow/engage 

 NHHS commuter rail development is a great opportunity to help the region grow into 

the type of community that can attract residents of all ages - the region can help 

organize a collaborative effort by affected towns to market themselves and the system – 

perhaps tie in with Shoreline East commuter rail towns 
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Housing, Demographics, Institutions Focus Group held June 27, 2017 

In attendance: Cheryl Daniw, Merit Properties; Jed Backus, Backus Real Estate; Robert Roscow, 

Hamden Planning & Zoning; Sandy Leubner, State Dept. on Aging; Anne McKeon, North Haven 

Housing Authority; Susan Rubino, Hamden Youth Services; Dagmar Ridgway, Branford Senior 

Center; Amy Casavina Hall; Erik Johnson, New Haven Housing; Carl Amento, SCRCOG; Eugene 

Livshits, SCRCOG; Rebecca Andreucci; Nick Armata, MMI; Rebecca Augur, MMI 

Discussion Summary: 

 Improvements to walkability / public transit in the region are needed 

 

 Suburban/rural communities lack transportation services for low-income, elderly 

populations - isolated populations, limited access to amenities, recreation, employment 

 

 Elderly population is living longer – affecting types and levels of need in housing 

assistance 

 

 The Region needs a diverse housing supply that provides housing suitable to all stages of 

life 

 

 Affordable housing and densification needs to occur in opportunity areas where 

housing, employment and transportation amenities can be expanded synergistically 

 

 Local housing authority model is unsustainable – regionalization and diversification of 

portfolios needed 

 

 Greater assistance needed for households at 61% to 100% of AMI – underserved by 

current federally funded housing programs 

 

 Use alternative terms to discuss “affordable housing” to reduce social stigmas  

 

 Encourage and explore unconventional, lower-cost housing options, such as micro units 

and apartments with shared common areas 

 

 Densification within the region needed to make development projects financially viable, 

to attract and maintain businesses, and to serve the new workforce that tends to 

change employers more frequently 
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 Acknowledge and embrace location in close proximity to Boston, New York, Philadelphia 

and Washington D.C. - design transportation networks that support such collaboration 

 

 The South Central Region needs to continue to invest in its excellent school systems – 

and work on maintaining students in state beyond graduation   

 

 Adapt and adjust to new outreach methods that will allow for greater engagement of 

Millennials in planning processes 

 

 The SCRCOG area (and State) need to continue to encourage regional cooperation for 

shared services  

 

 The State’s tax policies are no longer sustainable with towns competing against one 

another  

 

 SCRCOG could foster greater cooperation among anchor institutions, housing, 

workforce development, and philanthropic agencies on addressing housing, 

employment and transportation needs, and advocating for appropriate local, regional 

and state policies 

 

 Encourage apprenticeship programs in collaboration with local community colleges, 

local manufactures and corporations - in accessible locations 
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