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The South Central Regional Plan of Conservation and Development is a general guide for
land use conservation and development for the 15 town region comprised of Bethany,
Branford, East Haven, Guilford, Hamden, Madison, Meriden, Milford, New Haven,
North Branford, North Haven, Orange, Wallingford, West Haven, and Woodbridge. The
chapters and content of this regional document are determined by State Statute (CGS 8-
35a) and must be consistent with the State’s Plan of Conservation and Development.
Once adopted, this document must be updated every 10 years. This plan was developed
and reviewed extensively with planning staff in each town and by each town’s
representative to the Regional Planning Commission (RPC) in coordination with their
chief elected officials. In addition to the development of this plan, SCRCOG is indebted
to the monthly contributions of the RPC in reviewing local land use policies and projects.

The RPC members and Chief Elected Officials for each municipality are as follows:

Elected Officials RPC Representatives

Bethany First Selectwoman Derrylyn Gorski Sharon Huxley
Branford First Selectman Anthony DaRos Charles Andres, Chair
East Haven Mayor April Capone Almon Vacant
Guilford First Selectman Carl Balastracci Rudy Horowitz
Hamden Mayor Craig Henrici Edward Grant
Robert Roscow, Alternate
Madison First Selectman Al Goldberg Neil Payne
Christopher Traugh, Alternate
Meriden Mayor Mark Benigni Daniel Brunet, Secretary
Dominic Caruso, Alternate
Milford Mayor James Richetelli, Jr. Kim Rose
Kathy Patterson, Alternate
New Haven Mayor John DeStefano, Jr. Karyn Gilvarg

North Branford

North Haven

Mayor Michael Doody

First Selectwoman Janet McCarty

Dennis Hrabchak, Vice-Chair

Brian Cummings
James Giuletti, Alternate

Orange First Selectman James Zeoli Paul Kaplan
Wallingford Mayor William Dickinson, Jr. James Fitzsimmons
West Haven Mayor John Picard John Panza
Woodbridge First Selectman Edward Sheehy Peggy Rubens-Duhl

Jeff Kaufman, Alternate
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Table of Contents: Revised; Appendices (including SCRCOG Resolution, Amendments
7/09)

Map Index: Added; Appendices

= Bethany Sewer Service Map
Branford Sewer Service Map
East Haven Sewer Service Map
Guilford Sewer Service Map
Hamden Sewer Service Map
Madison Sewer Service Map
Meriden Sewer Service Map
Milford Sewer Service Map
New Haven Sewer Service Map
North Branford Sewer Service Map
North Haven Sewer Service Map
Orange Sewer Service Map
Wallingford Sewer Service Map
West Haven Sewer Service Map
Woodbridge Sewer Service Map

Public Utilities and Energy Conservation: Revision to text in the Sewer Service section
and a revised Sewer Service Area Map.
Existing Sewer Service Areas were updated
and Future Sewer Service Areas were
represented.

Appendix: Added Text; “Individual Municipal Sewer Service Area Maps,” The
Corresponding maps for the municipalities in the South Central
Region will be represented in the Appendix.
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Foreward

Development decisions depend on a host of factors: market demand for a given use;
available infrastructure; tax policy; private controls; and, not the least, planning, zoning,
and other land use regulations. While developers evaluate individual projects based on
the economics of the marketplace, municipal regulators must look beyond any given
project when planning for the overall appropriate development within their towns. In
such planning, municipal land use officials must establish and coordinate plans for
economic development, housing, transportation, open space, public facilities, public
safety, emergency services, and other relevant subjects.

Home rule is now and likely will always be a foundation of Connecticut government.
Nevertheless, we recognize the necessity of a regional perspective. An employer’s
decision to hire or fire workers in one town may affect the housing market in another
town. Our working, shopping, and recreational activities typically extend beyond the
reach of our individual towns. Thus, our perspective as local planning and zoning
officials is wider and more encompassing when we make our local decisions within the
context of a regional perspective.

The Regional Plan described in these pages contains a wealth of factual and policy
information on subject matters affecting planning decisions for our region. We thank
SCRCOG’s Regional Planner Emmeline Harrigan for her diligent efforts in compiling the
information and drafting the Plan itself. We fully expect this Plan will be a valuable
resource for both public officials and private citizens in our region over the next decade.

Chaoe Clidloes

Charles Andres
Chairman, South Central Regional Planning Commission
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Introduction

The South Central Region was established in 1960 and represents 15 municipalities in
the Greater New Haven area. These include Bethany, Branford, East Haven,
Guilford, Hamden, Madison, Meriden, Milford, New Haven, North Branford, North
Haven, Orange, Wallingford, West Haven, and Woodbridge. The region is located at
the juncture of the state’s primary east-west and north-south corridors with easy
commuting distance to most of the state including Fairfield County’s job centers and

the State Capital’s legislative activities. The region’s southern boundary is Long
Island Sound.
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The South Central Regional Council of Governments (SCRCOG)
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Originally a Regional Planning Agency, the South Central Region became a Council
of Governments in 1985 allowing for direct management and decision making by the
region’s chief elected officials. SCRCOG functions as a transportation planning and
coordination agency for the region and through the appointment of local land use
commissioners to a Regional Planning Commission - as an advisory regional land use
agency coordinating regional open space, housing, and other land use efforts.

In 2007-2008 the update to the Plan of Conservation and Development (POCD) has
fortuitously coincided with updates to both the Long Range Transportation Plan
(LRTP) and the region’s Comprehensive Economic Development Strategy (CEDS)
being completed by the Region’s economic development arm — the Regional Growth
Partnership (RGP). This timing has allowed the region the unique opportunity to
discuss Transportation, Economic Development, and Land Use comprehensively.
The LRTP is an update to the region’s twenty-eight year multimodal transportation
plan (2007-2035) that includes roadway, rail, bus, pedestrian, bicycle, airport, safety,
and air quality improvements. The CEDS is an action plan for the region’s economy
that identifies strengths and weaknesses in our economy, provides a concrete plan for
creating jobs, prioritizes infrastructure needs, and identifies strategies for improving
the region’s quality of life.

Similar to each Town’s Plan of Conservation & Development (POCD), the region’s
POCD is a long range land use planning document that evaluates existing conditions
and identifies physical areas for growth and preservation. The last Regional Plan of
Conservation and Development, A Vision for the Future, was published in 2000 and
expressed strong goals for reinvestment of the region’s existing corridors while
limiting sprawl and further public utility expansion, seeking ways to reinvest in
transit systems in lieu of additional highway investment and expansion, and
preserving and expanding the region’s open space network and regional trail
facilities.  Since that plan, the state’s legislature has provided additional
requirements’ for the POCD to include chapters on Transit-Oriented Development
(TODs), consistency with the state plan’s growth management principles, a new
evaluation of the region’s agriculture, and policies that improve the environmental
quality of Long Island Sound as mandated by State Statute.

This updated POCD builds on the existing solid policy foundation of strong regional
centers - providing updated regional data, a clear statement of regional goals and
potential implementation strategies in each of the chapters, and information for
federal and state funding sources that may be able to assist in achieving local and
regional implementation strategies. Our region’s easy proximity to New York,
Hartford, and Boston, and Fairfield County’s expanding job opportunities - combined
with quality education systems and higher education facilities, ample cultural
activities and comparatively modest home prices has made the South Central region
particularly desirable in the last 5-6 years as seen by the acceleration in home prices.

! CT General Statute, Public Act 07-239, An Act Concerning Responsible Growth, Section 6a.
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South Central Plan of Conservation and Development

The resulting hot housing market, increasing home sales prices and issues of
affordable house are further discussed in the Plan’s Housing Chapter. The chapter
discusses broadening the region’s housing choices by filling in the gaps of choice
beyond detached single family housing stock so that young people, the region’s
workforce, and aging residents have modestly scaled and appropriately priced
housing alternatives that guarantee that everyone has a place in the region that they
can call home.

At the same time, responsible growth does not occur without making specific choices
about preservation and ensuring the stability of our natural environments that includes
the South Central’s shoreline and Long Island Sound. The challenge of ensuring that
the region’s future growth be targeted to areas that preserve the area’s farms, forests,
and coastal resources so cherished in the South Central Region is outlined through
potential regional preservation efforts in the chapters on Recreation and Open Space;
Agriculture as well as Air Quality and Long Island Sound. Land Use policies that
encourage sprawl can no longer ignore that resulting infrastructure expansion is
staggeringly expensive and shifts an unsustainable tax burden of maintaining this
infrastructure to future generations. The Chapter on Public Utilities and Energy
Conservation provides an overview of the region’s existing infrastructure,
summarizes any future upgrades and expansions, and outlines the existing state and
federal policies that promote energy conservation and the future role that our towns
and region may have in these efforts.
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A Region not only consists of those places where we live and find quiet repose, but
also the places where we and our families learn, work, and engage in cultural
activities and the arts. In the South Central Region — the heart of our educational and
cultural activities are focused in and immediately around New Haven, while the
region’s commercial corridors have expanded throughout the region along its
interstate corridors and its State Routes (1, 5, and 80) as discussed in the Chapters on
Schools and Public Institutions and Economic Development. The Chapter on
Economic Development also reflects the Regional Growth Partnership’s efforts by
summarizing their CEDS which examines the region’s Economic Development
successes and challenges and outlines goals and strategies that will keep the Region
economically competitive. A Regional land use plan cannot ignore the ways in which
places are connected to each other and how the efficiency of the modes of travel
affects the quality of life. The Region’s available modes of transportation and plans
for expansion are discussed in the Chapter on Transportation which summarizes the
SCRCOG’s Long Range Transportation Plan (LRTP) and also adds discussion of the
region’s other Transportation studies and policies adopted in the interim. The Plan’s
Chapter on Public Safety and Emergency Management provides information about
the region’s extensive public safety infrastructure and summarizes the plans and
strategies that are in place to protect the region from natural and other disasters. The
Region’s biggest potential natural threat is damage from storm surge and flooding of
its waterways and Long Island Sound.

Finally, the Chapters on Land Use and Transit-Oriented Development and Smart
Growth examine the region’s land use policies and efforts to introduce some changes
to the status quo. Historically, the last century’s planning policies were instituted to
separate non-compatible uses — commercial districts and residential uses were
categorically buffered from one another resulting in significant distances between
where people live, work, shop, and play. This resulted in the suburban single family
neighborhoods and automobile-oriented commercial thoroughfares that we are all
accustomed to. In many circumstances these separations are still appropriate and in a
region full of families, these choices are ideal for some. However, the state and
region’s loss of working young people and the influx of compact age-restricted
developments suggest that these land use patterns may also exclude many others
either not yet ready or past wanting to maintain a detached single family house with a
sizeable portion of land around it. Expecting each individual town to fulfill the needs
and desires of all of the region’s residents asks too much and homogenizes what
makes each town unique. For example, rural Bethany, North Guilford, and North
Madison may never offer the diversity of housing choice or direct access to cultural
and social opportunities that might appeal to the region’s 21-30 year old population —
yet this type of lifestyle is exactly what New Haven and some of the region’s town
centers can offer. Building up rural areas to meet more urban criteria sacrifices the
region’s watershed, recreational and open spaces, prime farmlands, and their unique
sense of place.
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As a region, we are stronger due to the sum of our parts. New Urbanist and Smart
Growth theories promote mixed-uses and transit-oriented development that layer
commercial and residential uses and different components of people’s everyday lives
together. The State’s Plan of Conservation and Development has adopted these
polices through the requirement that regions identify Transit-Oriented Development
opportunities and potential mixed-use areas in their regions and a requirement that the
region’s POCD be consistent with the state’s Growth Principles. Fortunately, in New
England and, particularly in Connecticut’s South Central Region, these land use
patterns historically exist in our towns’ centers and villages and are ripe for
reinvestment and potential context-sensitive expansion. As a region, we need to
support and assist the work of our towns in taking a fresh look at these environments
and, as most have gone the way of being predominantly commercial, evaluating
where new dwelling units can be added at a scale that is appropriate to each
community. A better mixture of commercial and residential uses is necessary to
create the pedestrian oriented environments that are crucial in attracting and/or
retaining some of the region’s populations and reducing our ever increasing issues
with traffic congestion. The added benefit to this investment adds 24-hour
populations in our town centers and villages that bring back the vitality to the heart
and soul of our towns and cities - our historic main streets.

The strategies outlined in the various chapters of this document also attempt to reflect
the growing impact of climate change and global warming on our built environment.
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Among others, the recognition that automobile-oriented planning and zoning may not,
in all instances, be appropriate for the region. Hence the emphasis on Transit-
Oriented Development and a return to traditional, walkable, New England town
centers by means of mixed use zoning, where appropriate. The American Planning
Association in its “Policy Guide on Planning & Climate Change”, dated April 9,
20082, calls for “A dramatic new response to climate change...”. It challenges
planners to go even beyond smart growth and sustainability and address climate
change by both adapting to it and mitigating it. The Policy Guide “seeks to strengthen
connections between traditional planning and the emerging field of community and
regional climate change planning,” based on a new type of planning and public

policy.

Like the region, a successful Plan of Conservation and Development is stronger due
to the sum of its parts. A comprehensive discussion of all factors that contribute to
the region’s success and desirable quality of life is the only way to facilitate
thoughtful and appropriate land use policy suggestions. It is the sum of the region’s
land use and conservation policies that must be flexible enough to address lifestyle
changes and provide a place for all.

2 Available at http://www.planning.org/policyguides/pdf/draftclimatechange.pdf.

South Central Plan of Conservation and Development Page 8 - June 25, 2008



Regional Demographics

Since Vision for the Future, the Census 2000 data has been released as well as
statistical updates through the Connecticut Economic Resource Center (CERC). In
addition, the American Community Survey (ACS) conducted by the Federal
government has statistical data available every year for the City of New Haven and in
3 to 5 year intervals for other Public Use Microdata Samples (PUMS). Like most of
CT, a current snapshot of region’s demographics shows overall increased growth
targeted mainly in the region’s suburbs.

Population

A population drop in 2000 for SCRCOG’s urbanized areas of Meriden, New Haven,
and West Haven has by 2006 shown a rebound in population to 1990 statistical
figures. In 2006, New Haven is the area’s largest municipality with an estimated
population of 130,331 people with the region’s overall population is estimated to be
569,782. Projected population for 2011 includes modest growth for all communities
(4% - 9% with most at 7%). The slowest growth rates are anticipated for Meriden
and North Branford with the highest rate estimated for Bethany due to its smaller
overall population as a percentage of new residents.

South Central Region Population®

Projected % Change

Town 1990 2000 2006 2011 (2006-2011)
Bethany 4,608 5,040 5,349 5,596 0.9
Branford 27,603 28,683 29,952 30,999 0.7
East Haven 26,144 28,189 29,550 30,664 0.7
Guilford 19,848 21,389 22,331 23,115 0.7
Hamden 52,434 56,913 59,329 61,349 0.7
Madison 15,485 17,858 18,658 19,312 0.7
Meriden 59,479 58,244 59,468 60,522 0.4
Milford 49,938 52,305 53,887 55,223 0.5
New Haven 130,474 123,626 130,331 134,941 0.7
North Branford 12,996 13,906 14,266 14,573 0.4
North Haven 22,247 23,035 23,713 24,278 0.5
Orange 12,830 13,233 13,644 13,994 0.6
Wallingford 40,822 43,026 45,344 47,245 0.8
West Haven 54,021 52,360 54,684 56,587 0.7
Woodbridge 7,924 8,983 9,276 9,523 0.5
Region 536,853 546,790 569,782 589,755 0.63

As shown by the population density figures on the map below, the South Central
region is diverse with urban environments in the city center of New Haven that

! Statistics from Connecticut Economic Resource Center (CERC) Town Profiles, April, 2007 (www.cerc.com)
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extends into West Haven, traditional 1* ring suburban neighborhoods that follow the
1-95 to 1-91 interstate and rail corridors (Milford, North Haven, Wallingford,
Meriden, East Haven) and outlying rural communities and secondary suburbs
(Orange, Bethany, Woodbridge, Guilford, and Madison). New Haven has a
pedestrian-oriented density with 6,860 people per square mile. West Haven directly
to the west is the second most densely populated area with 4,972 people per square
mile. Overall - the Region’s 369 square miles has moderate density with an average
of 1,845 people per square mile (as compared with the South Western Regional
Planning Agency’s 1,683 persons per sq. mile). Per county — Density is 1,453 for
Fairfield County, 1,409 for New Haven County, and 1,199 for Hartford County. The
unifying element in most of the South Central municipalities is a historic town center.
In the municipalities along Long Island Sound, these town centers are traditionally
within close proximity of a main thoroughfare that connects to the shore.

Meriden
. pop. 59,468
South Central Regional 24'sq. miles
Council of Governments 2,478 pers./sq. mile
pop. 569,782
369 sg. miles
1,845 pers./sg. mile
Wallingford
pop. 45,344
39 sq. miles

1,163 pers./sq. mile

Bethany
pop. 5,349
21 sq. miles
255 pers./sq. mile North
Haven
pop. 23,713
Hamden 21 sq. miles North
. 1,129 pers./sq. mile i
Woodbridge ggp. 59'5.3'25 o q Branford Madison
pop. 9,276 1,812 S;r-sr?sl, esmile pop. 14,266 pop- 18,658
19 sq. miles ’ pers./sq. 25 sq. miles 36 sq. miles
488 pers./sq. mile 571 pers./sq. mile 518 pers./sq. mile
Guilford
New Haven pop. 22,3|31
47 sq. miles
pop. 130,331 )
19 sq. miles East 475 pers./sq. mile
Orange 6,860 pers./sq. mile Haven Branford
pop. 13,6_344 West pop. 29,550 pop. 29,952
17 sq. miles . H 12 sq. miles 22 sq. miles
802 pers./sq. mile aven 2,463 pers./sq. mile 1,361 pers./sq. mile
pop. 54,684
11 sq. miles
4,972 pers./sq. mile
Milford
pop. 53,887
23 sq. miles

2,343 pers./sq. mile

The densities for communities where the Regional Water Authority (RWA) is a
significant land holder are quite different when calculated by census tract or group.
For example in North Branford, the RWA owns 1/3 of the land area. This analysis
will be discussed in the Housing Chapter.
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Age

Demaographically, the South Central region’s highest density municipalities are also
its demographically youngest (Meriden, New Haven, West Haven) with the exception
of Hamden. New Haven’s median age of 31 is much younger than any other
municipality within the region and may be attributed to its large higher education
student population with Yale University, Southern Connecticut State University, and
Albertus Magnus all within its boundaries and Paier College of Art, Quinnipiac
University, and University of New Haven all in close proximity. Currently, the
challenge facing Connecticut and the South Central Region is enticing this population
to find employment and housing that would allow them to remain in the state and
contribute to the economy.

Estimated Aging Population in SCRCOG Towns (2006)*

Total
Median Ages Ages Active Total

Town Age 50-64 65+ Adults Population | 2006% | 2005% | 2004%
Bethany 42 1,113 640 1,753 5,349 32.7% 32% 31%
Branford 43 6,340 4,771 11,111 29,952 37% 36.6% 36%
East Haven 40 5,520 4,617 10,137 29,550 34% 33.7% 33%
Guilford 43 5,410 2,797 8,207 22,331 36.8% | 36% 35%
Hamden 39 10,359 9,907 20,266 59,329 34% 33.7% 33%
Madison 43 4,248 2,555 6,803 18,658 36% 36% 35%
Meriden 38 10,569 8,207 18,776 59,468 31.5% | 31% 30%
Milford 41 10,871 7,666 18,537 53,887 34% 33.8% 33%
New Haven 31 18,873 | 13,874 32,747 130,331 25% 24% 23%
N. Branford 41 2,886 1,900 5,772 14,266 40% 33% 32%
North Haven 43 4,992 4,059 9,051 23,713 38% 38% 37%
Orange 44 2,890 2,522 5,412 13,644 39.6% | 39% 38%
Wallingford 41 8,567 6,710 15,277 45,344 33.7% | 33% 32%
West Haven 38 9,815 7,576 17,391 54,684 31.8% | 31% 30%
Woodbridge 44 2,027 1,497 3,524 9,276 38% 37.5% 36.7%

TOTAL | 40.73 | 104,480 | 79,298 184,764 569,782 34.81% | 33.8% 31%

The diversity shown by the statistics is one of the Region’s strengths. It suggests the
region’s ability to house a variety of age and income demographics that can
contribute to a healthy economy and a stable workforce. The demographics show us
where we are and provide a roadmap for where we need to focus efforts to make the
region better. Income demographics will be discussed in the chapter on Economic
Development.

2 Excerpted from CERC 2007 Town Profiles available at: http://www.cerc.com
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Land Use

The Regional Plan of Conservation and Development (POCD) is a comprehensive
look at many aspects of the region - each of which is related to the primary topic of
land use and how to best use the land the region has left to accomplish its
conservation and development goals that balance the equally important goals of
bolstering a strong economy, but maintaining a high quality of life. The Region’s last
POCD recommended reinvesting in the region’s strong central corridors which is
consistent with the State Plan’s growth management principle of promoting “the
redevelopment and revitalization of regional centers and areas of mixed land uses
with existing or planned physical infrastructure.” In addition, the region’s land use
strategies reflect the overall State Plan’s strategy to “reinforce and conserve existing
urban areas, to promote staged, appropriate, sustainable development, and to preserve
areas of significant environmental value.” The South Central Region’s central
corridors follow the 1-95 corridor from Milford eastward through New Haven along
the shoreline to Madison and the north-south 1-91 corridor starting in New Haven and
traveling northward to Meriden.

Historic Land Use Patterns and Historic Preservation

The South Central Region abounds in natural resources such as the shoreline,
waterways, and ridgelines that have long attracted people to this area. A map of
historic Native American settlements and travel routes in 1625 reflect the foundation
for our present day town centers and major arterials. This is particularly evident
along the region’s shoreline and along the Quinnipiac River which parallels modern
highways and rail line infrastructure. Colonial settlement of the New Haven area” by
Puritans started in 1638 led by the pastor John Davenport and a businessman
Theophilus Eaton. The two men negotiated treaties with the local Native Americans
in 1638 and 1645 for a land area which spanned all the way north to modern Meriden
and Wallingford, and included Bethany and Woodbridge. The 1645 treaty did set
aside an area of East Haven/Morris Cove as reservation area which was then later
purchased as part of New Haven.

! Drawn by Hayden L. Griswold ; made for the Connecticut Society of the Colonial Dames of
America. Scale ca. 1:350,000. 1 map: photocopy ; 38 x 50 cm. Relief shown by hachures. Information
compiled by Mathias Spiess. Presented by Mrs. Mary Pierson Cheney. Shows location of Connecticut
Indian tribes circa 1625. Online_Linkage: http://magic.lib.uconn.edu/cgi-bin/MAGIC_HistL.ist.pl

2 Settlement history and historic references are all summarized from Connecticut: A Fully Illustrated
History of the State from the Seventeenth Century to the Present. By Albert E. VVan Dusen. Random
House: 1961. pp. 50-60.
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P oo r

P L A
Historic Native American Settlements (1625) in South Central Connecticut
(Red outline denotes current SCRCOG region adjusted to fit map scale.)

Soon after, three additional colonies were created by branches of the original New
Haven settlers primarily as farming communities. In 1639, members of the New
Haven Colony set off to form the new colony of Milford with land purchased from
the Native Americans and additional land purchases in 1655-61 established most of
the City’s current boundaries. Guilford was created in much the same way in 1639 led
by Henry Whitfield. The State’s oldest house is still the Henry Whitfield State
Museum (also known as the Old Stone House) built in Guilford in 1639 to house
Whitfield and his growing family which eventually included 10 children. Branford,
known originally as Totoket, was purchased in 1640 and settled 4 years later by a
group of farmers from Wethersfield (one of the original settlements in the
Connecticut River Valley). The Totoket settlement was named Branford in 1653.

Although functionally independent, the outlying colonies banded together as part of
the larger New Haven Colony by 1644 to provide overall governance and a shared
court system. Although early settlements experienced threats from small factions of
hostile Native American populations or from Dutch and French settlers, this does not
appear to have been a problem for settlers of the New Haven Colony. The Region’s
Historic Development patterns can be also be seen where districts or clusters of
historic properties are located on the attached Historic Site and Districts map. New
Haven’s nine squares, which are still in place today, were already laid out and
subdivided by 1641 and New Haven, aided by its port, became an important trading
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center. Many of the early settlement areas still define the region’s population centers
around which developed the area’s first train lines in the mid 1800s. Today these
areas have denser development neighborhoods or villages with a unique sense of

place and have the greatest potential for additional in-fill development as described in
the Chapter on Transit-Oriented Development and Smart Growth.

Early settlement patterns and population growth in the South Central Region®

Pop.in | Pop.in | Popin | Pop.in
First Settled Incorp | 1850 1950 1990 2007
Bethany Settled in early 1700s as part 1832 914 1,318 4,608 5,377
of the Amity/Woodbridge
Parish - 1762
Branford Purchased 1640, settled 1644. | 1653 1,423 10,944 27,603 29,864
East Haven Named in 1707 as part of 1839 1,670 | 12,212 | 26,144 | 29,418
New Haven settlement
Guilford 1639 1639 2,653 5,092 19,848 22,327
Hamden 1638 as part of New Haven 1786 2,164 | 29,715 | 52,434 | 59,825
settlement
Madison 1641 - Formerly East 1826 1,837 3,078 15,485 18,638
Guilford.
Meriden 1664 — Meriden Farms 1806 3,559 | 44,088 59,479 59,494
formerly part of Wallingford
Milford 1639 1639 2,465 26,870 49,938 53,874
New Haven 1638 1638 20,345 | 164,443 | 130,474 | 130,625
North Settled as part of Branford in 1831 998 2,017 12,996 | 14,248
Branford 1768
North Haven | Settled in early 1700s. 1786 1,325 9,444 22,247 23,990
Named in 1739, part of New
Haven settlement.
Orange Settled in late 1640s as part 1822 1,476 3,032 12,830 13,645
of Milford and New Haven
settlements - Formerly North
Milford
Wallingford Settled in 1667 as East River 1670 2,595 16,976 40,822 45,779
part of New Haven
settlement.
West Haven Settled in 1648 as West 1921 N/A 32,010 54,021 54,766
Farms became the west
parish of New Haven in 1719
Woodbridge | Settled in 1650s as the parish | 1784 912 2,822 7,924 9,265
of Amity as part of New
Haven settlement

One of the most important ways to reinvest in the region’s existing corridors is
through adaptive reuse and historic preservation. The other important corridor

reinvestment strategy - Brownfield reclamation - will be discussed on the Chapter on
Economic Development. The State has some tools available to assist historic

® Information for this table excerpted from information on UConn’s CLEAR website
http://clear.uconn.edu/ , from CERC’s Town Profile data for each town

http://www.cerc.com/newhaven.html, from the Bethany Historical Society at http://www.bethany-

ct.com/historicalSociety/bhs-facts.htm, and town websites.
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preservation efforts and since the passage of Public Act 05-228: An Act Concerning
Farmland Preservation, Land Protection, Affordable Housing, and Historic
Preservation the State also now has some reliable funding to work with. PA 05-288
enacted an additional recordation fee for public documents, a portion of which is
placed within a separate account within the general fund for land protection,
affordable housing and historic preservation purposes. These funds can be used to
assist historic preservation efforts including the State Grant-in-aid program. The
current state historic preservation programs include:

e State grants-in-aid for restoration of historic structures and landmarks. Sec.
10-411. (Formerly Sec. 10-320d). The Grant-in-aid program is available to a
municipality or private organization to acquire, relocate, restore, preserve and
maintain historic structures and landmarks in an amount not to exceed fifty
per cent of the nonfederal share of the total cost of such acquisition,
relocation, historic preservation and restoration. The grants are intended to be
combined with federal grants and private investment. Projects much have a
comprehensive historic preservation plan with specific work plans and
specifications, bonding, a historic preservation covenant on the property, a
preservation management plan including available times the site will be made
open to the public free of charge as approved by the State Historic
Preservation Commission. For a historic structure or landmark within the
boundaries of any historic district, the proposed acquisition, relocation,
preservation and restoration must also be approved by the local historic
district commission.

e Restoration of Supportive Improvements for Historic Assets in Connecticut
Fund (Sec. 32-6a.) The Commissioner of Economic and Community
Development may provide grants or loans for projects of historic preservation
and restoration with the proceeds of Special Obligation bonds issued pursuant
to Special Act 77-47. It should be noted that the amount of these bonds vary
and are not guaranteed to be issued annually. These grants and loans allowed
in this program allow for the installation or restoration of supportive
improvements which may include, but not be limited to, parking lots, office
space, sanitary facilities, utilities necessary to make a building functional,
information booths, provisions for the handicapped, improvements necessary
to bring such asset into conformance with local ordinances, or any other
improvements necessary to return the property to a state of utility provided
that any such supportive improvement shall not alter, destroy or detract from
the distinctive historical, aesthetic, archaeological, architectural, cultural or
stylistic qualities or characteristics of the historic asset or its environment.

e Public Act 07-250: State Tax Credits for Mixed Use Structures
Beginning in June 2009, Section 19 of Public Act 07-250 authorizes up to $50
million per three-year cycle in business tax credits for rehabilitating a historic
property used for residential and commercial purposes with a mixed use
building. The total amount available for the first cycle has yet to be identified
but will be provided via bond money and may fluctuate. The Connecticut
Commission on Culture and Tourism credit reviews applications to certify the
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property’s existing historic status and the proposed rehabilitation plans to
ensure the proposed work is historically appropriate for the structure and any
adjacent historic district. The rehabilitated property must meet two criteria: it
must be used to house people and operate a business, and the residential
portion must comprise at least 33% of its total floor area. The credit equals
25% of the total three-year credit allocation or, if a portion of the units are
affordable to low- and moderate- income people, 30%. No single project can
receive more than 10% of the three-year allocation. Individuals, limited
liability companies, nonprofit and for profit corporations, and other businesses
are eligible if they have title to the property and rehabilitate it. The credits are
based on the property's historic status and how the property will be used after
rehabilitation. The property must be a certified historic commercial or
industrial property either individually listed, or located in an historic district
that is listed, on the national or state Register of Historic Places.

Current Land Use and Zoning

The attached General Land Use map shows that the region’s most intense
development patterns of commercial, industrial, and higher density residential are
along its major arterials and its shoreline and the region’s zoning continues to support
reinvestment in these areas. Conversely those areas that tend to be more rural are the
outlying areas that are either topographically separated by the region’s ridgelines or
are part of the Regional Water Authority’s land area and serve to supply the region’s
drinking water supply. It should be noted that most of Wallingford’s rural area east
of 1-91 contains the town’s drinking water reservoirs and other lands preserved to
maintain the town-owned water supply. The Map utilizes each municipality’s zoning
map information combined with the state’s open space and aquifer protection area
layers and combines individual land use categories to its simplest use. The categories
are as follows:

South Central Regional Land Uses and Zoning Categories

Use Category | Description Areas in Region

Aquifer An overlay area identified as having a Class | North Hamden, Southwest

Protection Areas | A Aquifer by the Department of Meriden, Northwest
Environmental Protection. The map Wallingford, Guilford,
utilizes a file from the DEP’s website. Madison along Hammonasett
Land areas in this category are crucial River.

regional resources in protecting local
drinking water and ground water supply
and development alternatives are limited by
State Statute.

Water Supply An overlay area that represents Class I and | Northeast half of North
District Il land areas owned by the Regional Water | Branford, Significant areas of
Authority (RWA). In many circumstances | North Guilford and North
these are pristine open space areas and Madison, Lake Saltonstall area
forest lands. Some of the sites do allow of East Haven and Branford,
passive recreational access via a permit by Maltby Lakes area of Orange
the RWA’s Recreation Division. and West Haven, Eastern half
of Bethany, Northeast corner
of Woodbridge
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South Central Regional Land Uses and Zoning Categories (Cont.)

Use Category | Description Areas in Region

Single Family — Rural Residential — Residential areas with Water supply areas in

80,000 SF and higher likelihood of agricultural use. May Bethany, Wallingford,

Over also indicate area within water supply areas. | Woodbridge, North Branford,

North Guilford, and North
Madison. Predominant for
Madison and much of Guilford
north of 1-95.

Single Family — | Suburban Residential where public utilities | The residential density for

40,000 SF and may not be available and larger lots sizes Orange, Woodbridge, North

Over are necessary to support private well and/or | Branford, the west half of
septic systems. These areas are generally Bethany, Northern Hamden,
located outside of the main commercial and the residential corridor
corridors. east of 1-91 and north of Route

80 shared by East Haven,
North Haven, and North
Branford.

Single Family - 1% ring suburban single-family. These are Milford and Branford south of

Less than 40,000 | located in relative close proximity to the 1-95, most of West Haven and

SF main commercial corridors. Most with Hamden and within the
public utilities. corridor shaped by the Wilbur

Cross and 1-91.

Single Family — | Small lot detached Single Family more Milford south of 1-95, much of

10,000 SF and prevalent adjacent to town centers and New Haven and East Haven

less shoreline communities with public utilities. | and in the town centers of

Branford, Wallingford,
Hamden, and Guilford.

Multi-Family Represents multi-family of all types which | Meriden, New Haven, and
is concentrated along some shoreline areas | West Haven centers.
as well as central city areas. Shoreline condos in Milford,

West Haven, East Haven, and
Branford.

Commercial Commercial areas of all types. May also Located mainly along state
include areas of mixed-use which are not highways such as Routes 1, 5,
separately identified. Mainly retail and 10, and 80, and in historic
office corridors and town centers. town and rural centers.

Regional Includes areas with regionally significant Westfield Shopping Centers in

Commercial shopping centers and Tweed New Haven Milford and Meriden, Ikea in
Airport. New Haven, Tweed New

Haven Airport.
Industrial Avreas that allow industrial uses which are Significant corridors along I-

predominantly located adjacent to the
region’s primary interstates and significant
waterways

95, 1-91 in North Haven,
Wallingford and Meriden, the
Housatonic and Quinnipiac
Rivers, and the Port of New
Haven. Tilcon’s gravel
production is a sizeable
industrial area for North
Branford.

Park, Open Space
and Municipal

Includes State and Municipal parks,
Wildlife preserve areas, and private open
space lands such as golf courses.

The largest include West Rock
Ridge, Sleeping Giant, and
Hammonassett State Park.
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The State Locational Guide Map

The Locational Guide Map is a general policies map to guide growth created by the
State’s Office of Policy and Management as a companion to the State’s Plan of
Conservation and Development and is attached for reference. The map is another
simplified way to look at the region’s land use with eight land use categories falling
into two sectors - lands intended for development or lands intended for conservation
or low-density development such as rural lands. The map also indicates Aquifer
Protection areas and State recognized Historic Districts. The Region’s land uses are
consistent with the Location Guide map and reflective of its policies in most areas.
The Chapter on Consistency Finding will go into more detail on Regional variations
for specific areas of the map and suggest updates that may be needed for the next
version of the Map to be created when the State updates its Plan of Conservation and
Development.

It should be noted that the most significant variances between the State’s Locational
Guide Map and the Region’s General Land Use Map tend to be areas that the state
shows for Conservation yet are currently in Industrial use. Examples include Tilcon’s
gravel operations in North Branford, the Bristol Meyers Squibb Campus in
Wallingford, the entire Long Wharf area in New Haven, and areas along the region’s
primary waterways such as the West River, Houstonic River, and Quinnipiac River.
Many of the region’s waterways have been initial settlement areas and have been
important for the industrial and commercial development of the region. In most
instances the redevelopment of these waterways introduces an environmental
sensitivity not shown by previous generations both by cleaning up brownfields (sites
with some environmental contamination) and adhering to today’s more rigorous
development standards. These tend to be former commercial or industrial sites near
city centers and existing transportation, employment, housing, and public utility
corridors and their future redevelopment should be an integral part of responsibly
reinvesting in the region’s existing core. The sensitive redevelopment of industrial
sites along these waterways has also provided additional regional recreation
opportunities such as the Quinnipiac Linear and Gorge Trails, and future expansion of
this trail in North Haven.

University of Connecticut - CLEAR Program

One of the other ways to see changes in land cover over time is through looking at the
actual physical properties of the region’s land area as seen from above. In 2002, the
University of Connecticut’s Center for Land Use Education and Research (CLEAR)
conducted a study of satellite photographs (aerials) over a 17 year period from 1985
to 2002 to determine changes in land area coverage®. The study focused on
examining areas where land cover has changed, i.e. new areas of development which
can be used as a way to determine which areas of the state are “sprawling” more
rapidly than others. The study uses the aerials to determine which areas have been
covered from forest cover to turf and grass (i.e. new residential development) and

* For more information about UConn’s CLEAR program including current research, imagery, and data
available — go to their website at http://clear.uconn.edu/
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where existing wide expanses of grasses have new construction. As the data is
developed using views from above - there are some caveats with the data, particularly
for older residential neighborhoods with more mature tree cover or in areas where
minimal clearing occurred for new development.

Land Cover Change From 1985 to 2002 — Developed Land

1985 1990 1995 2002 Change

% of % of % of % of % of

Acres | town | Acres | town | Acres | town | Acres | town Acres | town

Bethany 1287 | 9.5% 1419 | 104% | 1450 | 10.6% | 1530 | 11.2% 243 18.9%
Branford 5040 | 345% | 5321 | 36.5% | 5389 | 36.9% | 5485 | 37.6% 445 8.8%
East Haven 3167 | 39.2% | 3439 | 42.6% | 3488 | 43.2% | 3575 | 44.3% 408 12.9%
Guilford 4663 | 15.3% | 4894 | 16.1% | 4992 | 16.4% | 5173 17% 510 | 10.9%
Hamden 6238 | 29.4% | 6623 | 31.2% | 6729 | 31.7% | 6901 | 32.5% 663 | 10.6%
Madison 3839 | 16.3% | 4136 | 17.5% | 4270 | 18.1% | 4519 | 19.1% 680 | 17.7%
Meriden 6322 | 41.3% | 6700 | 43.7% | 6761 | 44.1% | 6895 45% 573 9.1%
Milford 7115 | 47.7% | 7398 | 49.5% | 7555 | 50.6% | 7740 | 51.8% 625 8.8%
New Haven 8601 | 69.2% | 8711 | 70.1% | 8768 | 70.6% | 8786 | 70.7% 185 2.2%
North Branford | 2550 | 14.8% | 2781 | 16.1% | 2827 | 16.4% | 2954 | 17.1% 404 | 15.8%
North Haven 5508 | 40.6% | 5870 | 43.3% | 5966 44% | 6042 | 44.6% 534 9.7%
Orange 3356 | 30.2% | 3492 | 31.4% | 3588 | 32.3% | 3704 | 33.3% 348 | 10.4%
Wallingford 6506 | 25.2% | 7172 | 27.8% | 7316 | 28.4% | 7615 | 29.5% 1109 17%
West Haven 4479 | 62.9% | 4631 65% | 4704 66% | 4773 67% 294 6.6%
Woodbridge 2160 | 17.6% | 2267 | 18.4% | 2318 | 18.9% | 2379 | 19.4% 219 | 10.1%

The attached map representing UConn’s CLEAR study shows land cover patterns that
reinforce the Region’s General Land Use map in terms of developed area as visible
from the aerial photography. The map shows New Haven and south Hamden is the
most developed area in our region with distinct development corridors that are more
intense along the shoreline and along the 1-95 and 1-91 corridors. Central Meriden,
and Milford, West Haven, East Haven, and Branford south of 1-95 are particularly
uniformly developed. There are some pristine undeveloped areas shown on the map
that tend to signify Regional Water Authority land holdings and Wallingford’s
municipal watershed areas.

Coastal Area Management Act

As a region with a significant coastline along Long Island Sound, land use in these
areas is affected by the state’s coastal management policies. In 1980, the state
legislature enacted the Connecticut Coastal Management Act (CCMA) CGS Section
22a-90 through 22a-112. The Act recognizes that much of the state’s coastline has
already been developed and much of it is owned by private property owners.
However, new development or redevelopment should be designed to be sensitive to
the unique coastal conditions and habitats, protect the public’s access to the coast, and
also promote water dependent uses and commerce that rely on coastal access.
Although much of Connecticut’s coastline is privately owned, the coastal tidelands
(submerged lands and waters waterward of the mean high water line) are held in trust
for the general public. The state’s CCMA policies and their Coastal Management
Program continues to work to safeguard the public’s rights to the coastal area. The
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online Connecticut Coastal access guide prepared by the state’s Department of
Environmental Protection http://www.lisrc.uconn.edu/coastalaccess is a fantastic
resource that provides information about public boat launches, beaches, state parks,
public fishing docks, and other public access points along the state’s shoreline.

I
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From a land use perspective, the act is significant as development in the designated
coastal boundary areas require an additional level of review in 10 of the region’s 15
towns. The Coastal Boundary area is defined as the “interior contour elevation of the
one hundred year frequency coastal flood zone ... or a one thousand foot linear
setback measured from the mean high water mark in coastal waters, or a one thousand
foot linear setback measured from the inland boundary of tidal wetlands mapped
under section 22a-20, whichever is farthest inland.”® The state’s Coastal

Management Program also regulates work in tidal, coastal and navigable waters and
tidal wetlands under the CCMA.

The region’s primary land use goal in the Plan of Conservation and Development is to
reinforce existing land use policies that focus development in the region’s existing
developed corridors that have transportation, employment and utility infrastructure
while conserving the region’s land areas that are integral for maintaining the region’s

agricultural heritage, drinking water supply, and unique natural resources including
lands adjacent to Long Island Sound.

® Connecticut General Statute 22a-94(b).
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This goal should be instituted with the following policies:

e Support investment, incentives, and additional zoning strategies that promote infill
development and adaptive reuse in the region’s strong central corridors that
provide existing transportation, employment, and utility infrastructure.

e Continue to limit development and increased densities outside of regional corridors
with the exception of existing historic town centers and villages, particularly where
public utilities, transportation, and employment infrastructure is not available or of
an unsuitable capacity to support such development.

e Respect slope, soil and wetland restraints.

e Review historic town centers, villages, and other commercial corridors to
determine whether infill or mixed use opportunities are available.

e Discourage regional sized facilities beyond existing transportation, employment,
and public utility corridors.

e Support Historic Preservation, historic town centers, and possibilities for adaptive
reuse. ldentify potential funding sources & resources for historic preservation.

The above listed goals and strategies echo most of the policy recommendations
outlined in The American Planning Association’s “Policy Guide on Planning &
Climate Change”, dated April 9, 2008. With respect to Land Use, the Guide further
advocates:

* “Implement new policies and regulations that promote mixed use development,
transit-oriented design, and greater development intensity to create communities
with land use patterns with reduced energy consumption, fewer vehicle miles
traveled (VMT) and reduced greenhouse gases.”

» “Create developer incentives, including tax credits and regulatory reforms, to
encourage development that reduces energy consumption and lowers greenhouse
gas emissions.”

» “Establish incentives to encourage installation of renewable energy systems by
homeowners and small businesses.”

*  “Improve the ability to identify areas prone to greater risk from climate change
and restrict development in those areas.”
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Housing

The South Central Region, like many areas in the state has a pronounced need for
more diverse housing choices, in particular multi-family and affordable housing.
Most of the region’s housing stock is detached single-family properties located in
close proximity to the corridors formed by its major interstates (1-95 and 1-91) and
major state routes (Route 1, 5 and 10 among others). Coastal areas are particularly
highly populated.

Since the 1980s, the South Central region’s housing market has experienced highs
and lows in terms of median home sales prices, but has in the last few years has had a
relatively “hot” real estate housing market in many of its municipalities with rapidly
increasing single-family home sales prices.

Single Family Home Sales Prices (1986-2006)

Town 1986 1988 1990 1997 1998 2000 2004 2006
Bethany 155,000 231,250 212,000 172,000 205,000 | 222,500 | 320,000 | 412,500
Branford 105,000 140,000 130,500 117,000 138,000 | 184,400 | 212,000 | 346,000
East Haven 81,900 131,000 127,000 102,375 107,000 | 127,100 | 175,000 235,000
Guilford 140,000 206,850 196,000 200,750 223,862 | 230,000 | 335,500 | 400,000
Hamden 99,900 154,000 141,000 110,000 118,000 | 139,700 | 207,000 259,900
Madison 166,000 245,000 219,500 225,000 241,000 | 259,600 | 422,500 | 502,200
Meriden 84,900 131,000 127,000 85,000 87,000 119,000 | 149,900 201,000
Milford 125,000 157,900 150,000 140,000 147,500 | 168,900 | 280,000 | 332,900
New Haven 80,150 125,000 119,500 78,000 81,000 109,200 | 150,000 217,500
North 100,501 149,750 160,000 145,000 159,000 | 179,000 | 259,450 | 313,500
Branford

North Haven 125,500 179,900 168,300 145,000 155,000 | 178,700 | 260,000 | 307,000
Orange 190,250 252,000 221,000 214,500 209,900 | 254,900 | 370,000 | 410,000
Wallingford 105,000 149,000 137,900 135,000 135,000 | 161,900 | 214,900 277,000
West Haven 88,000 125,000 127,500 108,250 107,950 | 118,600 182,000 234,000
Woodbridge 215,000 307,500 310,000 275,000 277,500 | 319,700 | 390,000 | 477,500
SCRCOG 100,000 145,000 138,000 150,325 | 159,650 | 184,880 | 261,883 346,000

In 2000, the existing Plan of Conservation and Development identified a need for

additional affordable housing consistent with the scale of existing neighborhoods and
regional land-use and transportation goals and suggested a regional housing
partnership to create a collaborative that could “draw on good national experience, set

meaningful multi-year low-income housing unit production goals, fully employ

available state/federal subsidies and encourage a diversity of housing types in diverse
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locations.™ The Regional Housing Market Assessment in 2004 further analyzed the
region’s housing needs and promoted a similar regional strategy.

Regional Housing Market Assessment

The Regional Housing Market Assessment® identified the region’s housing need as a
crisis affecting not only those in need of housing, but also the regional economy and
the natural environment as population has shifted from cities to suburbs.
Compounding the problem, incomes for the region have not grown as quickly as
home prices and jobs have shifted from higher paying manufacturing to the lower
paying trade (retail) and health service sectors. Regional housing need is determined
through a formula by the US Department of Housing and Urban Development (HUD)
by counting households that earn less than 50% of the area median income (AMI) and
spend 30% or more of their income on housing costs. The study determined that
housing should be placed near job centers to limit additional congestion on roadways
to shorten potential commute times. A Housing Affordability Quotient (HAQ) was
developed that represents a percentage of housing needed based on workforce needs.

CT State Statute 8-30g

In 1990, in response to a recognized need for more affordable housing development,
the state legislature passed the Affordable Housing Land Use Appeals act. This
legislation applies to towns that do not have a minimum of at least 10% of their
housing stock as either assisted units and/or deed restricted for affordable
populations. The towns that meet the 10% minimum are considered exempt, while all
other towns are non-exempt. Towns have argued that the legislation does not include
existing market rate housing within each town that is in fact for sale at an affordable
rate due to house or lot size, age of housing stock, etc without a deed restriction or
assisted living restriction in place which may increase these percentages.

In non-exempt towns, the statute allows developments that provide at least 30% of its
units as deed-restricted affordable for a period ranging from 20 to 40 years
(depending in the legislation in place at the time of the project’s approval) to be
placed in any residential or commercial zone as long as there are no impacts to public,
health, safety, and welfare. If a municipality denies this type of affordable housing
application, the developer can appeal a decision and it is the burden of proof of local
land use commissions to establish any negative impacts relative to public safety. On
the whole — most affordable housing developers win these appeals and the
developments proposed under these regulations have been constructed. While these
“8-30g” developments have provided more market rate and affordable units in the
region, some of these developments are perceived as not environmentally sensitive or
in scale with existing neighborhoods, and may not be located in areas that provide
good access to transportation alternatives or job centers.

! Vision for the Future: Regional Plan of Conservation and Development, South Central Regional
Council of Governments, November 15, 2000. (p.5)

2 Regional Housing Market Assessment prepared by Harrall-Michalowshi Associates in Association
with AMS Advisory Services, LLC, Scillia, Dowling & Natarelli, June 23, 2004. Executive Summary.
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Existing Affordable Units per CT Statute Requirements®

Total Existing % of Existing % of
Housing Affordable Housing Affordable | Housing
Units Units Stock Units Stock
Town (2000) (2004) (2004) (2007) (2007)
Bethany 1,792 3 0.17 % 3 0.17%
Branford 13,342 531 3.98 % 423 3.17%
East Haven 11,698 1,146 9.80 % 793 6.78%
Guilford 8,724 146 1.67 % 169 1.94%
Hamden 23,464 2,074 8.84 % 1,892 8.08%
Madison 7,386 132 1.79% 117 1.58%
Meriden 24,631 4,703 19.09 % 3,595 14.60%
Milford 21,962 1,301 5.92 % 1,406 6.40%
New Haven 52,941 16,437 31.05 % 15,811 29.87%
North Branford 5,246 124 2.36 % 118 2.25%
North Haven 8,773 311 3.54 % 426 4.86%
Orange 4,870 55 1.13% 54 1.11%
Wallingford 17,306 1,272 7.35 % 974 5.63%
West Haven 22,336 3,144 14.08 % 2,127 12.21%
Woodbridge 3,189 16 0.50 % 40 1.25%
Region 227,660 31,395 13.79% 28,548 12.53%

South Central Plan of Conservation and Development

It is clear that some amount of housing that is affordable to workforce populations
needs to be available in all the towns in our region. However, the Region’s Housing
Market Assessment® argues that the region as a whole has more than 10% of its units
as affordable. Only the housing stock in New Haven, West Haven and Meriden
contain more than 10% of its housing stock as affordable and are exempt from the
requirements of CT State Statute 8-30g. The majority of affordable units
(approximately 90%) are located in six communities — New Haven, Meriden, West
Haven, East Haven, Hamden, and Wallingford. The State Department of Community
and Economic Development (DECD) also tracks the percentage of affordable housing
by municipality and the adjusted numbers for 2007 show decreases in restricted
affordable units for most municipalities including those that are exempt. The only
municipalities to show an increase in affordable units from 2004 to 2007 are Guilford,
Milford, North Haven, and Woodbridge. Overall the region’s percentage also
decreases from 13.79% to 12.53 %.

® Figures for number of affordable units for 2004 are from the Regional Housing Market Assessment
while 2007 figures are from the State’s Department of Community and Economic Development.
http://www.ct.gov/ecd/cwp/view.asp?a=1098&Q=249724&ecdNav=| All percentages are calculated
from the Census 2000 count of total housing units per municipality. When the 2010 Census is
complete — the percentages may decrease significantly.

* Regional Housing Market Assessment prepared by Harrall-Michalowshi Associates in Association
with AMS Advisory Services, LLC, Scillia, Dowling & Natarelli, June 23, 2004. (Executive
Summary, p ES-3)
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HOMEConnecticut Affordability Analysis and Legislative Initiatives

In the fall of 2005, the Melville Trust® invited representatives of builders, non-profit
housing developers and lenders, banks, local and regional government, and business
leaders to discuss the issue of affordable housing. The discussions led to the
formation of HOMEConnecticut, an advisory committee that SCRCOG has
participated in. The organization currently provides a statewide analysis of the
affordability of homes, marketing the need for affordable housing as necessary for the
state’s economic development, and proposing a housing agenda for the legislature
that provides incentives for the state’s towns to adopt regulations that promote the
creation of additional affordable housing that also meets smart growth principles.

Housing Affordability Analysis (2005 & 2006)

2005 2006
Median | Monthly Median | Monthly

Home Payment 2005 Home Payment 2006

Sales w/ 10% | Qualifying | Median 2005 Sales w/ 10% | Qualifying | Median 2006

Price Down Income Income Gap Price Down Income Income Gap
Bethany® 372,500 2,628 112,621 83,448. -29,173 | 412,500 2,904 124,439 85,995 -38,444
Branford 320,500 2,269 97,259 63,198 -34,061 | 346,000 2,445 104,792 65,385 -39,407
East Haven 223,250 1,599 68,527 52,525 -16,002 | 235,000 1,680 71,999 54,637 -17,362
Guilford 425,000 2,990 128,132 85,663 -42,469 | 400,000 2,817 120,746 88,628 -32,118
Hamden 249,350 1,779 76,238 57,865 -18,373 | 259,900 1,852 79,355 60,108 -19,247
Madison 468,000 3,286 140,835 100,283 | -40,552 | 502,200 3,524 151,028 103,822 | -47,206
Meriden 179,000 1,294 55,454 47,602 -7,852 201,000 1,446 61,954 49,644 -12,310
Milford 320,000 2,266 97,111 67,804 -29,307 | 332,900 2,355 100,922 70,003 -30,919
New Haven 189,900 1,369 58,675 32,574 -26,101 | 217,500 1,559 66,829 33,525 -33,304
North 318,500 2,256 96,668 69,948 -26,720 | 313,500 2,221 95,191 72,088 -23,103
Branford
North 296,500 2,104 90,168 72,181 -17,987 | 307,000 2,176 93,270 74,175 -19,095
Haven
Orange 385,000 2,714 116,314 86,515 -29,799 | 410,000 2,386 123,700 89,729 -33,971
Wallingford | 254,900 1,817 77,878 63,973 -13,905 | 277,000 1,970 84,407 66,225 -18,182
West Haven | 224,000 1,604 68,749 46,411 -22,338 | 234,000 1,673 71,703 48,257 -23,446
Woodbridge | 459,500 3,228 138,324 112,096 | -26,228 | 477,500 3,352 143,642 115,721 | -27,921
Region 312,393 2,214 94,864 69,472 -25,391 | 328,400 2,324 99,598 71,863 -27,736

South Central Plan of Conservation and Development

®> The Melville Charitable Trust is a non-profit entity located in Hartford that was started in 1990 to
address issues of homelessness and housing in Connecticut. The Melville Family’s fortunes were
established with retail business investments including Thom McAn shoe stores, Marshalls clothing
stories, and CVS drug stores. Their motto is, “finding and fighting the causes of homelessness.”
www.melvilletrust.org

® Note: The shading in the table is provided for ease of reading the table and for no other significance.
All figures have been rounded to the nearest dollar. The median values above indicate the middle of a
distribution and is less sensitive to the extremes in the high and low ranges of home sales prices and
incomes. All data was provided by the Connecticut Economic Resource Center (www.cerc.org) with
the exception of median home price which are collected from the Commercial Record.
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HOMEConnecticut’s affordability analysis’ is based on a calculation of the gap
between median home sales price and a town’s median income. The “gap” is based
on a comparison of the qualifying income needed to purchase a home with the median
value and the actual median income figures for the community. Based on this
analysis, in 2005 as home values increased statewide, 157 out of CT’s 169
communities were unaffordable to those residents with median incomes and below.

In 2006, the number has decreased slightly to 154 out of 169. As shown by the table
above - in 2005 and 2006 all of SCRCOG’s 15 municipalities are considered
unaffordable by this analysis. Even with a slightly cooling housing market, median
home sales prices continued to increase in all towns except for Guilford and North
Branford. Madison had the highest median home sales prices in both 2005 and 2006
and the second highest and highest affordability gaps in 2005 and 2006 respectively.
Meriden’s affordability gap, while growing, continue to be the lowest in the region
with the lowest median home sales prices for both years.

Connecticut Housing Program for Economic Growth

In 2007, HOMEConnecticut led the effort for the passage of state legislation (PA 07-
4) the Connecticut Housing Program for Economic Growth. The lack of affordable
housing and affordable starter homes in the state has led to a decrease in working age
population as young families have relocated to more affordable regions of the country
or young professionals leave and do not have the ability to return. A lack of
workforce population limits the ability for continued economic growth in the region
and statewide. The bill seeks to improve the diversity and supply of affordable and
other market rate housing by providing a per unit cash incentive for 1) developing
overlay regulations that increase the net # of housing units in TOD, downtown,
village, or other development corridors and 2) providing an additional payment when
the net new units are constructed. The state also offers grants coordinated by both
the by Office of Policy and Management (OPM) and Department of Economic and
Community Development (DECD) to provide technical assistance for development of
these regulations. The bill also benefits towns by allowing them the ability to
develop their own context-sensitive regulations and standards that are targeted in
areas of their communities that already have access to jobs, transportation, or town
centers where there is usually the added benefit of existing utility infrastructure in
place.

There is currently $4 million allocated for first year of this project for the technical
assistance component of the program to create the “Incentive Housing Zones.” As
discussed in the chapter on TOD and Smart Growth, the Town of Wallingford intends
to apply for these funds to create overlay zoning adjacent to their train station that
they hope will also invigorate this area of town by spurring new redevelopment.

South Central Regional Housing Task Force
In keeping with the goals outlined in the Housing Market Assessment, the Council of
Governments has created a Housing Task Force team comprised of non-profit
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affordable housing lenders, a non-profit housing developer, and a faith-based non-
profit housing advocate to assist in its efforts to initiate an affordable housing pilot
project. The region’s CEOs agreed on a regional model that seeks to find existing
town-owned or publicly held properties not currently on the tax rolls that could be
developed into context-sensitive affordable or workforce housing developments in
keeping with local character of existing residential neighborhoods — preferably as
single-family residential developments either attached or detached. This past year,
the Task Force coordinated by SCRCOG staff has begun the initial stage of design
and review work for a senior affordable housing project at a town-owned site in
Bethany as its first pilot project. Building on the process established by this project,
SCRCOG will continue to convene the Housing Task Force to provide support to
municipalities for other sites in the region on an as-needed basis.

The National Sub-prime Mortgage Crisis

In the past several years as home prices have increased and interest rates have
remained low, mortgage lenders have developed several ways for homeowners to
qualify and purchase homes with low or no money down towards the purchase price.
Lenders have mostly provided loan packages that split mortgage costs into a 1% loan
worth 80% of the home price and a 2" loan which covers up to 20% of the home
price depending on how much or how little a homeowner can put towards the
purchase price. The 1% loan is usually a fixed interest loan while the 2" loan is
traditionally packaged as a Home Equity Line of Credit commonly known as a
HELOC. A HELOC is usually a loan with a fixed interest rate tied to the prime
interest rate much like a credit card where the interest charged adjusts when the prime
interest rate increases or decreases. In the last few years, the prime rate has increased
and subsequently, mortgage costs have increased. Alternatively the mortgage may
also be either a singular or combined loan package with low interest rates that re-
adjust to a higher rate after a fixed amount of time (3, 5, 7, or 10 years, etc.) that may
or may not be tied to the prime rate. The shock of this increase has also led to
homeowner’s inability to continue to pay mortgage costs.

House Representative Rosa DeLauro’s office’ estimates that 26% of loans originating
in CT’s 3" District are sub-prime and therefore more sensitive to changes in interest
rates and potential foreclosure. One of the ancillary concerns of the sub-prime
mortgage crisis is that these have been granted for second or rental income properties.
The South Central Region and particularly towns with a large rental inventory such as
New Haven or West Haven are impacted as once these homes are foreclosed and
renters are displaced there many not be affordable or available housing replacements
for those tenants resulting in issues of homelessness. Meanwhile, the foreclosed

8 Governor Rell’s Sub-Prime Mortgage Task Force Final Report, November 9, 2007. Submitted by:
Howard F. Pitkin, Commissioner - Department of Banking and Gary E. King, President —Executive
Director - Connecticut Housing Finance Authority

° ENewsletter from Representative DeLauro’s Office - November 29, 2007. She represents the state’s
3" District which includes most of the South Central region (as well as other towns) with the exception
of Meriden and Madison.
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homes may sit vacant and invite vandalism and/or criminal activity and at the very
least may otherwise alter the stability of the immediate neighborhood.

26% of loans originated in the 3rd District during 2005-2006 are subprime.

Based on a recent report by the Governor’s Sub Prime Mortgage Task Force™, the
following towns in the South Central region have some of the highest rates of sub-
prime mortgages. This does not indicate any rate of potential foreclosure or inability

to pay.
Sub-prime Mortgages in South Central CT Towns
Number of
Sub-prime Amount of State Rank in
Municipality Loans Loans (x $1m) 2007
New Haven 3,998 $633,688 2
West Haven 1,946 $324,611 6
Meriden 1,757 $240,158 9
Hamden 1,064 $187,164 15
Milford 972 $227,776 17
Wallingford 668 $122,773 28
TOTAL | 10,405 $1,736,170 N/A

The House of Representatives passed the Mortgage Reform and Anti-Predatory
Lending Act in hopes of regulating mortgage brokers, setting minimum standards for
qualifying borrowers and establishing mortgage limits based on ability to pay, and
provide protections for renters of foreclosed properties. Many housing advocates
have argued that borrowers were not sufficiently counseled to understand the
potential for their mortgages to increase and the bill also establishes an Office of
Housing Counseling within the Department of Housing and Urban Development
(HUD). In the South Central towns where these loans are particularly high, the
region

Goal: Continue to promote affordable housing and diverse housing choice for all
incomes and age groups in the South Central region with context sensitive

19 Governor Rell’s Sub-Prime Mortgage Task Force Final Report, November 9, 2007. Submitted by:
Howard F. Pitkin, Commissioner - Department of Banking and Gary E. King, President —Executive
Director - Connecticut Housing Finance Authority
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developments. Higher density development should only be permitted in areas with
existing water and sewer infrastructure and preferably adjacent to job centers and
transportation nodes and corridors.

Strategies:

e SCRCOG staff and the Housing Task Force to provide ongoing support to
municipalities in identifying and developing affordable housing project sites.

e Encourage affordable housing consistent with local housing strategies and
land use goals.

e Encourage clustering in Moderate to Low Density Areas.

e Encourage context sensitive, in-fill development in urban areas and town
centers to shift population growth to these areas and provide more diversity in
housing choice. Assist municipalities as needed to develop standards and
design guidelines for these efforts.

¢ Provide additional housing opportunities for aging and workforce population.

e Conduct ongoing market assessments to “know what is happening,”

e Expand regional low-cost housing supply including rehabilitation of historic
structures.

¢ Bring housing and transit supply goals together.
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Transportation

The Region’s transportation network is the lifeline of our economy, linking our
communities to the places where we live, work, learn, and play. The South Central
area is well served by a variety of transportation alternatives and can be accessed by
rail, car, air, boat, and transit. Soon with the completion of the Farmington Canal, the
future Shoreline Greenway, and connections to the East Coast Greenway — you may
even be able to get around the region via bicycle. The Region’s travel backbone is
the east-west and north-south interstate corridor mirrored by corresponding rail and
transit service. At the intersection of these routes, New Haven’s Union Station, the
Port of New Haven, and the Tweed New Haven Airport provide connections to areas
beyond our regional borders with the potential for greater access to the changing
global economy. Reviewing our regional transportation infrastructure reinforces two
important goals: providing ample and diverse transportation alternatives for residents
in the region get to where they need to go in the most efficient manner and making
transportation connections into the larger world around us (the state, the county, the
world) that ensure the region’s continued economic vitality and growth. As a
regional council of governments, the SCRCOG achieves these goals by performing
transportation planning studies, prioritizing projects, and coordinating their
completion.

Long Range Transportation Plan (LRTP)

Newly adopted in May 2007, the Long Range Transportation Plan (LRTP)
summarizes the region’s multi-modal efforts in moving goods and people along the
region’s railways, highways, streets, airports, harbor, and trails. The Plan also sets
the agenda for obligated or financially committed construction and planning projects
for a 28-year period. The Major Goals for the Plan include:

e Travel Options — The Region has the basics in place for a functional, multi-
modal, and first class transportation system including highways, rail, bus,
water, and air modes. Enhancement and interconnection of these modes to
provide more and better travel and movement of freight and goods will be
necessary to insure the continued quality of life in the Region. The Plan
identifies existing and anticipated needs for additional transportation services
which would improve travel options.

e Transportation Funding — Funding levels continue to be substantially below
documented needs for implementation of identified transportation solutions.
Priorities must be established to meet fiscal constraints while identifying
needs which will require significant investment beyond the fiscally
constrained portion of the Plan. Many transportation enhancements and
initiatives which have been identified are without funding. The goals of the
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Plan can only be implemented by the provision of additional transportation
funding. The Region looks to state and federal agencies to address these
funding needs.

e Policy Guidance — The adoption of this Plan reaffirms and expands the major
policy guidance as outlined in subsequent chapters. All transportation issues
must be framed and reviewed within the context of the Plan to insure meeting
of the goals noted. Previous study efforts by the SCRCOG have produced
effective guidelines for the implementation of transportation strategies and
solutions.

e Regional Solutions — It is clear that transportation issues and opportunities can
only be addressed by regional solutions. The SCRCOG, supported by its
Transportation Committee and Transportation Technical Committee,
considers, reviews, and prioritizes proposed projects to insure regional
benefits. Monthly meetings and updates provide information from the Region
to its member municipalities and state and federal agencies, stressing the
importance of interagency communication and cooperation.

e Linking Land Use with Transportation — Local land use regulations and
decisions have an inseparable link with the regional transportation system and
its needs. Land use decisions can dramatically change the impacts on
segments of the Region’s transportation system. Consultation and cooperation
with the local land use agencies will be required to reduce sprawl and increase
travel options by working to locate development in those portions of the
Region where the transportation infrastructure will, or can be enhanced to,
support the additional demand.

e Aging Infrastructure — Many portions of the Region’s infrastructure were
constructed many years ago. Improvements have been made to portions of the
infrastructure but urgent needs for modernization and enhancements remain.
The Region must insure that its infrastructure is maintained, upgraded, and
enhanced as appropriate. The minimum standard must be a state of good
repair for all portions of the infrastructure. Local and state governments are
responsible for these maintenance activities. The federal government provides
substantial funding. Numerous regional needs exist for improvement of
infrastructure for all modes of transportation. The Plan identifies these needs.

e Economic Vitality — The Region’s economic health depends upon the
efficiency and extent of the Region’s transportation system. The SCRCOG is
committed to policies and solutions that improve the Region’s economic
outlook. Investment in the policies and improvements outlined in the Plan will
be crucial to the Region during the timeline of the Plan and beyond. The Safe,
Affordable, Flexible, Efficient, Transportation Equity Act: a Legacy for Users
(SAFETEA-LU) expanded the definition of economic vitality to include the
promoting of consistency between transportation improvements and local,
regional or state planned growth and economic development. Regional
coordinated efforts will be critical to maintain continued economic vitality.

e Congestion Management Process — SAFETEA-LU requires that a congestion
management process be a key element of the Plan. Highway congestion
throughout the Region has increased since the last Plan, due to increased
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dependency on the automobile and the continued increase in car registrations
statewide. Increased highway capacity within the fiscal constraints of the Plan
can address only some of the Region’s congestion locations. Transportation
mode shifts and increased utilization and efficiency of existing regional
transportation resources will be necessary as part of the process to address
congestion issues. The SCRCOG must utilize a congestion management
process in framing transportation decisions which may include both
transportation demand management (TDM) and transportation supply
management (TSM) initiatives. Managing congestion is a key factor in
maintaining regional economic vitality and the attractiveness of the Region to
residents and businesses while improving overall environmental quality.

e Preservation of Existing Transportation Resources — The Region has many
options and transportation modes to meet transportation needs. Each of these
modes plays an important role in the overall transportation system. Fiscally
constrained planning requires a component which maintains all current
transportation resources, recognizing the importance of each current mode and
service option. The Region can ill afford to lose any service and move
backwards. The preservation of the various resources will allow opportunities
for the future as regional needs evolve. Transportation needs have increased
since the preparation of the last Plan update and the importance of maintaining
existing transportation resources cannot be understated. The fiscal constraint
imposed by the Plan limits the opportunities to preserve the existing
transportation resources. Additional funding will be needed to guarantee full
preservation and continued operation of the current transportation operations
and infrastructure.

For a list of the region’s fiscally constrained projects for the next 28 year cycle,
please refer to the appendix of the Long Range Transportation Plan on the
SCRCOG’s website at www.scrcog.org.

While the plan recognizes that most travel in the region will continue to be by auto,
alternatives to driving alone, such as transit, walking