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Understanding Planning and Land Use
Presentation Overview

Presentation Outcomes
� To provide a general understanding of the roles and responsibilities of 

land use agencies—zoning commission, ZBA, Planning Commission, 
and inland wetlands agency.

� To provide an overview of land use permits and terminology.

� To provide an understanding of the Plan of Conservation and 
Development

� To understand the process of urbanization and suburbanization in the 
context of sprawl and smart growth.

� To provide an introduction to new urbanism, form based codes, 
traditional neighborhood design, and low impact development.
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Understanding Planning and Land Use
Presentation Overview

Presentation Sections and Topics
I. The Roles and Responsibilities of Land Use Agencies
II. The Zoning Commission and Zoning Regulations
III. The Zoning Board of Appeals
IV. The Planning Commission and Subdivision Regulations
V. The Inland Wetlands Commission and Wetlands Regulations
VI. Land Use Permits and Terminology
VII. The Planning Commission and the Plan of Conservation and 

Development
VIII. Understanding Urbanization
IX. Understanding Sprawl and Smart Growth
X. New Urbanism and Form Based Codes
XI. Traditional Neighborhood Design
XII. Low Impact Development



Part I. The Roles and Responsibilities of 
Land Use Agencies
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Fundamentals of the Land Use System 
The Roles and Responsibilities of Land Use Agencies
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Fundamentals of the Land Use System 
The Roles and Responsibilities of Land Use Agencies

Administer 
statutory process 
for 
redevelopment

XCreate and 
implement 
Redevelopment 
Plan

Policy
Administrative

Redevelopment 
Agency

May provide 
recommendationsXInventory economic 

resources and 
promote economic 
development

PolicyEconomic 
Development 
Commission

Administer 
applications, 
permits, and 
enforcement

Create and adopt 
Historic Districts 
and Regulations

Inventory historic 
resources

Policy
Legislative
Administrative

Historic District
Commission

May provide 
recommendationsXInventory open 

space and natural 
resources

PolicyConservation 
Commission

AdministrativeLegislativePolicyAuthority and 
Role

Land Use 
Commissions



Part II. The Zoning Commission and 
Zoning Regulations
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Fundamentals of the Land Use System 
Statutory Authority – Zoning Commission (C.G.S. Chapter 124)

� Specific Powers and Duties of the Zoning Commission
� To establish, change, or repeal zoning regulations and zoning districts in 

accordance with C.G.S. 8-2.
� To hear, consider, and decide upon petitions for changes in the zoning 

regulations and zoning district boundaries.
� To provide for the manner in which the zoning regulations are to be enforced 

and take appropriate actions to enforce.
� To certify, when appropriate, that a building, structure, or use is or will be in 

conformity of with the zoning regulations. May delegate to the zoning official.
� To require, when appropriate, that a site plan be filed to aid in determining the 

conformity of a proposed building, structure, or use with the zoning regulations, 
and to approve, modify, or deny such a site plan. May be delegated to the 
zoning official or to another municipal agency.

� To hear, consider, and decide up applications for special permits or special 
exceptions in accordance with the zoning regulations. May be delegated to the 
zoning board of appeals or a planning commission.

� To hear, consider, and decide upon applications for motor vehicle junkyard 
locations.
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Fundamentals of the Land Use System 
Statutory Authority – Zoning Commission (Chapter 124)

C.G.S. Section 8-2 (Zoning Regulations):
� to regulate…the height, number of stories 

and size of buildings and other structures; 
� the percentage of the area of the lot that 

may be occupied; 
� the size of yards, courts and other open 

spaces; 
� the density of population and the location 

and use of buildings, structures and land 
for trade, industry, residence or other 
purposes…and 

� the height, size and location of advertising 
signs and billboards. 

� Such…commission may divide the 
municipality into districts of such number, 
shape and area as may be best suited to 
carry out the purposes of this chapter; and, 

� within such districts, it may regulate the 
erection, construction, reconstruction, 
alteration or use of buildings or structures 
and the use of land.



www.donaldpoland.com 10

Fundamentals of the Land Use System 
Statutory Authority – Zoning Commission (Chapter 124)

� C.G.S. Section 8-2 (Zoning Regulations): 
� Such regulations shall be designed to lessen congestion in the streets; to 

secure safety from fire, panic, flood and other dangers; 
� to promote health and the general welfare; to provide adequate light and air; 
� to prevent the overcrowding of land; to avoid undue concentration of 

population and to facilitate the adequate provision for transportation, water, 
sewerage, schools, parks and other public requirements. 

� …regulations shall be uniform for each class or kind of buildings, structures or 
use of land throughout each district…and may provide that certain classes or 
kinds of buildings, structures or uses of land are permitted only after obtaining 
a special permit or special exception… the regulations may…designate, 
subject to standards set forth in the regulations and to conditions necessary to 
protect the public health, safety, convenience and property values. 

� Such regulations shall be made with reasonable consideration as to the 
character of the district and its peculiar suitability for particular uses and with a 
view to conserving the value of buildings and encouraging the most 
appropriate use of land throughout such municipality.



Part III. The Zoning Board of Appeals
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Fundamentals of the Land Use System 
Statutory and Authority – Zoning Board of Appeals (Chapter 124)

C.G.S. Section 8-6 (Powers and 
Duties):

� To hear and decide appeals where it is 
alleged that there is an error in any 
order, requirement or decision made by 
the official charged with the 
enforcement of this chapter or any 
bylaw, ordinance or regulation adopted 
under the provisions of this chapter; 

� To hear and decide all matters
including special exceptions and 
special exemptions under section 8-2g 
upon which it is required to pass by the 
specific terms of the zoning bylaw, 
ordinance or regulation; and 
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Fundamentals of the Land Use System 
Statutory and Authority – Zoning Board of Appeals 
(Chapter 124)

� C.G.S. Section 8-6 (Powers and Duties):
� to determine and vary the application of the zoning…regulations in harmony 

with their general purpose and intent and with due consideration for 
conserving the public health, safety, convenience, welfare and property values
solely with respect to a parcel of land where, owing to conditions especially 
affecting such parcel but not affecting generally the district in which it is 
situated, a literal enforcement of such…regulations would result in exceptional 
difficulty or unusual hardship so that substantial justice will be done and the 
public safety and welfare secured…. 

� Any variance granted by a zoning board of appeals shall run with the land 
and shall not be personal in nature to the person who applied for and 
received the variance. 

� A variance shall not be extinguished solely because of the transfer of title 
to the property or the invalidity of any condition attached to the variance 
that would affect the transfer of the property from the person who initially 
applied for and received the variance.



Part IV. The Planning Commission and 
Subdivision Regulations
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Fundamentals of the Land Use System 
Purpose of Subdivision 

� Ensure subdivisions are 
properly designed

� Consumer protection

� Helps ensure the creation and 
preservation of adequate land 
records

� Determines the proper layout of 
roads and capital improvements

� Exactions

� Details on land division
� Street regulations
� Stormwater Management
� Water Quality
� Soil Erosion and Sedimentation 

Control
� Hazard Mitigation
� Open Space Mandates
� Landscaping and buffers
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Fundamentals of the Land Use System 
Subdivision and Streets

� Right-of-way
� Pavement Width

� Cul-de-sac length and radius

� Drainage
� Intersection sight-lines

� Utilities
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Fundamentals of the Land Use System 
Statutory Authority – Planning Commission (C.G.S. Chapter 126))

C.G.S. Section 8-18 (Definitions): 
� Subdivision: the division of a tract or 

parcel of land into three or more parts or 
lots made subsequent to the adoption of 
subdivision regulations…for the purpose, 
whether immediate or future, of sale or 
building development expressly excluding 
development for municipal, conservation or 
agricultural purposes, and includes 
resubdivision; 
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Fundamentals of the Land Use System 
Statutory Authority – Planning Commission (C.G.S. Chapter 126)

C.G.S. Section 8-18 (Definitions): 
� Resubdivision: a change in a map of 

an approved or recorded subdivision 
or resubdivision if such change (a) 
affects any street layout shown on 
such map, (b) affects any area 
reserved thereon for public use or (c) 
diminishes the size of any lot shown 
thereon and creates an additional 
building lot, if any of the lots shown 
thereon have been conveyed after the 
approval or recording of such map; 
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Fundamentals of the Land Use System 
Statutory Authority – Planning Commission (C.G.S. Chapter 126)

C.G.S. Section 8-18 (Definitions): 
� Cluster Development: a building 

pattern concentrating units on a 
particular portion of a parcel so that at 
least one-third of the parcel remains as 
open space to be used exclusively for 
recreational, conservation and 
agricultural purposes…

Source: Branford Plan of Conservation and Development



Part V. The Inland Wetlands Commission 
and Wetlands Regulations
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Fundamentals of the Land Use System 
Connecticut Inland Wetlands Commission 

� Acts as an agent of the State
� Adopts and amends Inland Wetland and 

Watercourse regulations and boundary maps
� Advisory to other land use boards on wetland 

regulations (planning and zoning can not act until 
report from Wetlands Commission) 

� Acts on petitions for changes in regulations and 
applications for regulated activities

� Enforces the Inland Wetland and Watercourse 
regulations and permit conditions

� Regulates certain activities in and near Inland 
Wetlands and Watercourses that are “likely to 
affect” the wetland or watercourse
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Fundamentals of the Land Use System 
Statutory and Authority – Wetlands Commission (CGS Chapter 440)

� C.G.S. Section 22a-38 (Definition):
� Wetlands: land, including submerged land…which consists of any of the soil 

types designated as poorly drained, very poorly drained, alluvial, and 
floodplain by the National Cooperative Soils Survey…Natural Resources 
Conservation Service…United States Department of Agriculture.

� Watercourses: rivers, streams, brooks, waterways, lakes, ponds, marshes, 
swamps, bogs and all other bodies of water, natural or artificial, vernal or 
intermittent, public or private, which are contained within, flow through or 
border upon this state or any portion thereof…. Intermittent watercourses shall 
be delineated by a defined permanent channel and bank and the occurrence 
of two or more of the following characteristics: 

� (A) Evidence of scour or deposits of recent alluvium or detritus, 
� (B) the presence of standing or flowing water for a duration longer than a 

particular storm incident, and 

� (C) the presence of hydrophytic vegetation.



www.donaldpoland.com 23

Fundamentals of the Land Use System 
Statutory and Authority – Wetlands Commission (CGS Chapter 440)

� C.G.S. Section 22a-38 (Definition): 
� Regulated Activity: any operation within 

or use of a wetland or watercourse 
involving removal or deposition of 
material, or any obstruction, construction, 
alteration or pollution, of such wetlands 
or watercourses…

� Feasible: able to be constructed or 
implemented consistent with sound 
engineering principles.

� Prudent: economically and otherwise 
reasonable in light of the social benefits 
to be derived from the proposed 
regulated activity provided cost may be 
considered in deciding what is prudent 
and further provided a mere showing of 
expense will not necessarily mean an 
alternative is imprudent.
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Fundamentals of the Land Use System 
Statutory and Authority – Wetlands Commission (CGS Chapter 440)

� C.G.S. Section 22a-41 (Factors for Consideration): 
� The environmental impact of the proposed regulated activity on wetlands or 

watercourses;
� The applicant's purpose for, and any feasible and prudent alternatives to, the 

proposed regulated activity which alternatives would cause less or no 
environmental impact to wetlands or watercourses;

� The relationship between the short-term and long-term impacts of the 
proposed regulated activity on wetlands or watercourses and the maintenance 
and enhancement of long-term productivity of such wetlands or watercourses;

� Irreversible and irretrievable loss of wetland or watercourse resources which 
would be caused by the proposed regulated activity…

� The character and degree of injury to, or interference with, safety, health or 
the reasonable use of property which is caused or threatened by the proposed 
regulated activity; and

� Impacts of the proposed regulated activity on wetlands or watercourses 
outside the area for which the activity is proposed and future activities 
associated with, or reasonably related to, the proposed regulated activity 
which are made inevitable by the proposed regulated activity and which may 
have an impact on wetlands or watercourses.



Part VI. Land Use Permits and Terminology
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Fundamentals of the Land Use System 
Land Use Applications and Permits

Hardship cannot be financial 
or self-created and must be 
unique to the parcel and not 
the zone. 

A permit to legally violate the zoning 
regulations where the regulations 
create an unusual hardship.

Variance

1st cut from a lot-of-record is 
exempt from approval. 

The review of a proposal to divide 
land into 3 or lots or subsequent 
revision to approved lots and public 
infrastructure.

Subdivision and
Resubdivision

Use/developments that may 
not be suitable for all 
locations with a zone.

Site plan review for a development or 
use that may have adverse impacts 
and additional review/standards. 
Public hearing required. 

Special Permit or
Special Exception

Less significant development 
proposals are sometimes 
approved by staff (example, 
interior change of use)

The review of a proposed 
development to ensure the 
development complies with the 
regulations. No hearing required. 

Site Plan

CommentsExplanationLand Use Permits
Authorized

By Commissions
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Fundamentals of the Land Use System 
Land Use Applications and Permits

Disturbance of six acres or 
more may require Army Corp. 
permit.

A public hearing is required when 
significant impact to wetland areas 
are possible. 

Wetlands Permit:
Significant Impact

Determinations of no 
jurisdiction should be 
documented.

The wetlands commission can 
determine they have no jurisdiction 
on an application with no significant 
impact to wetlands.

Wetlands Permit:
No Jurisdiction

May be a change to or 
elimination of an existing 
provision or the addition of a 
new provision.

A proposed change to the text of the 
Zoning Regulations. Is a legislative 
action of the Commission. A public 
hearing is required.

Zone Change:
Text Amendment

May be the creation of a new 
zoning district or a change in 
an existing district boundary.

A proposed change to the Zoning 
Map. Is a legislative action of the 
Commission. A public hearing is 
required.

Zone Change: 
Map Amendment

CommentsExplanationAuthorized
By Commissions
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Fundamentals of the Land Use System 
Land Use Applications and Permits

A CO ensures compliance with 
the code. 

Issued by the Building Official 
authorizing the occupancy of a 
property after construction is complete.

Certificate of 
Occupancy (CO)

A building permit may not be 
issued unless a zoning permit 
or signoff has been issued.

Issued by the Building Official to 
authorize construction activity that is in 
compliance with the State Building 
Code.

Building Permit

Can be issued as its own 
document or as a signoff on a 
building permit.

Issued by the ZEO to certify that 
activity associated with a zoning permit 
was constructed in compliance with the 
zoning regulation.

Certificate of Zoning 
Compliance

A zoning permit is an 
administrative approval. May 
be its own document or a 
signoff on a building permit. 

Issued by the ZEO to authorize 
construction activity that is in 
compliance with the zoning regulation.

Zoning Permit

CommentsExplanationAuthorized
By Staff



Part VII. The Planning Commission and the 
Plan of Conservation and Development
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Fundamentals of Planning and Plans
Many names for plans

� City Plan
� Development Plan

� Master Plan

� Comprehensive Plan

In Connecticut:

� Plan of Conservation and 
Development
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Fundamentals of Planning and Plans
What is a Comprehensive Plan

1. A physical plan of the community
� Some social and economic 

aspects, but focus is to guide 
physical development

2. A long range plan
� Covering a time period of 10 or 

more years

3. It is comprehensive
� Covers more than one 

neighborhood—the community

4. It is a statement of policy

5. It is a guide to decision making by 
the planning commission and other 
board and agencies
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Fundamentals of Planning and Plans
The Land Use Component of Comprehensive Plans

� Goals
� Avoid adversarial uses

� Promote complementary uses

� Improve the ‘look’ or ‘character’ of 
a community

� Promote efficient use of land
� Minimize public costs

� Increase public revenues

� Promote social equity

� Protect the public health, safety, 
and welfare
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Fundamentals of Planning and Plans
Plan of Conservation and Development

Typical Plan organization:
� Introduction

� An introduction to town, Plans of C 
& D, and the recommendations.

� Overall Conditions and Trends
� Information on issues that affect 

town residents as they prepare for 
the future.

� Natural Resource Conservation
� Overview, assessment, and 

program for natural resource 
conservation.

� Open Space
� Overview, assessment and program 

for open space protection and 
preservation.

� Housing and Residential Areas
� Overview, assessment and program 

for housing and residential 
development.

� Economic Development
� Overview, assessment and program 

for business and economic 
development.

� Community Facilities
� Overview, assessment and program 

for town facilities and programs.

� Transportation
� Overview, assessment and program 

for transportation and circulation.

� Future Land Use Plan
� A compilation of the recommendations 

into an overall Plan for the town.

� Implementation
� An overview of how the Plan is to be 

implemented during the planning 
period.

� Conclusion
� A summary of the plan and the 

planning process.
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Natural Resources—Water 
Resources

� Locations

� Type—streams, rivers, ponds, 
lakes, etc.

� Water Quality—surface, 
groundwater

� Aquifer protection
� Use—Drinking, recreation, fire?

Source: Woodbury Plan of Conservation and Development
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Natural Resources - Open Space

� Location

� Types of Open Space:
� Managed Open Space
� Preserved or Protected 

Open Space
� Perceived Open Space

Source: Woodbury Plan of Conservation and Development
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Evaluation of Residential 
Development

� Pattern of Development

� Developed Land

� Undeveloped Land
� Residential Build-out Analysis

� Intent and Purpose

� Mathematical Calculation
� GIS Analysis

� Benefits

� Issues

Source: Woodbury Plan of Conservation and Development
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Evaluation of Commercial 
Development

� Pattern of Development

� Developed Land

� Undeveloped Land

Source: Woodbury Plan of Conservation and Development
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Existing Zoning Designations

� Total land by zone/district

� Residential, commercial, 
industrial

� Potential needs?
� Opportunities?

� Available land?

� Developable land?

Source: Woodbury Plan of Conservation and Development
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Fundamentals of Planning and Plans
Plan of Conservation and Development

� Future Land Use Plan (FLUP)

� A geographic display of desired 
policy outcomes?

� Land to be developed for 
residential, commercial, and 
industrial use

� Land to be protected and 
preserved—open space

� Recreation

� Areas for historic preservation

Source: Woodbury Plan of Conservation and Development



Part VIII. Understanding Urbanization: From 
Mono-Centric to Poly-Centric Regions
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Understanding Urbanization 
Suburbanization and Central City Decline

� Before we can discuss modern planning 
movements, strategies, and techniques, 
we must understand urbanization, 
suburbanization, and central cities.

� Suburbanization is not a post WWII (1945) 
phenomenon.

� It was not unplanned.
� The automobile, highways, and federal 

housing policy were not the sole cause 
of suburbanization.

� Many factors influenced suburbanization 
and the stagnation or decline of central 
cities.
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Understanding Urbanization 
Suburbanization and Central City Decline

� Outward movement from our central 
cities began in the second half of the 
1800s.

� Industry, manufacturing, and the 
middle-class began moving outward in 
the late 1800s and early 1900s.

� The Cheney Mills moved from 
Hartford to Manchester.

� Pratt and Whitney moved from 
Hartford to East Hartford

� The middle-class moved from the 
central city to the then rural fringe.

� By 1930 our urban centers were 
spreading out (‘sprawl”) and 
suburbanization was well under way.
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Understanding Urbanization 
Population Change 1800 to 2000

63,58968,03144,40233,7763,1861,296---West Hartford

71,53883,44173,72668,68528,2023,029---New Britain

57,74047,99434,10623,79910,6102,546---Manchester

121,578158,017177,397166,26779,85013,5555,437Hartford

49,57557,58329,93318,6156,4062,4973,057East Hartford

2000197019501940190018501800
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Understanding Urbanization 
The Mono-Centric City 

� Centrality: The inward focus of 
the city and urban region.

� Central business districts have 
been an important part of 
traditional approaches to urban 
geography, as seen in models of 
urban structure and theories of 
location. 

� The Chicago School 
� Concentric Zone Model
� Sector Model
� Multi-Nuclei Model
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Understanding Urbanization 
The Mono-Centric City

� The mono-centric city was the place 
where most people worked, 
shopped, obtained consumer and 
professional services, and sought 
out cultural events and 
entertainment. 

� City life was focused on CBD 
activities. 

� The advantage was centrality. 

� Today our urban areas are multi-
centered polycentric developments, 
that no longer focus on one CBD.
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Understanding Urbanization 
The Mono-Centric City – Hartford 1877 (A Small Urban Village)

Source: Hartford 1887
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Understanding Urbanization 
Poly Centrality and the Urban Realms Model 

� Poly-centrality: The dispersed, multi-
centered focus of the city and urban 
region.

� Central business district still exists, but its 
role is less significant with the emergence of 
suburban centers (retail, office, and 
industrial). 

� The LA School 
� Urban Realms Model
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Understanding Urbanization 
Transportation Innovation and the Suburbs
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Understanding Urbanization 
Important Individuals – Creating the Suburban Ideal

� Andrew Downing Jackson
� Single Family Home Design

� Calvert Vaux
� Single Family Home Design

� Catherine Beecher
� The Domestic Role of Women and 

Single Family Home as a Vehicle 
for Moral Living

� Fredrick Law Olmsted
� Suburban Design and Parks

� Jacob Weidenmann
� The Yard and Landscape Design
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Understanding Urbanization 
Hartford’s Nook Farm – The Suburban Ideal
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Understanding Urbanization 
Hartford’s Nook Farm – The Suburban Ideal
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Understanding Urbanization 
The City of Hartford and Suburban Design – 1912 City Plan

Source: Hartford 1912 City Plan
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Understanding Urbanization 
Hartford and Suburban Design – 1912 City Plan

� Text: “Suggested type of 
layout for factory sites and 
workmen’s housing.”

� Text: “A scheme of 
development for outlying 
district to give a system of 
streets on a uniform plan, 
taking advantage of the lay of 
land, with plots of ground 
suitable for small houses and 
susceptible of picturesque 
and individual treatment.”

Source: Hartford 1912 City Plan
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Understanding Urbanization 
Hartford and Suburban Design – 1912 City Plan

� Text: “Possible 
grouping of houses on 
fifty foot lots with 
resultant gardens & 
open spaces in 
contrast to the usual 
treatments of houses 
built in rows.”

Source: Hartford 1912 City Plan
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Understanding Urbanization 
Post World War II (1945) Mass Suburbanization

� Levittown – Mass produced single 
family housing and mass produced 
suburbs

� The working and middle class gain 
access to suburbia and the American 
Dream of homeownership

� Mortgage payments less than renting 
(utilities and commuting add costs)



Part IX. Understanding Sprawl and Smart Growth
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Understanding Sprawl and Smart Growth
What is Sprawl?

Considerations in defining sprawl:

� Sprawl is a highly subjective term—in the eye of the beholder. 

� Increasingly, the term sprawl has replaced what had been called 
suburbanization, placing the anti-sprawl movement at odds with the 
lifestyle and living choices made by most people.

� Merriam-Webster defines urban sprawl: “The spread of urban 
development (as houses and shopping centers) on undeveloped land
near a city.” This definition carries with it no value judgment that sprawl 
is bad.  

� (Webster further defines suburban as “an outlying part of a city or 
town.”)
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Understanding Sprawl and Smart Growth
Naturally Occurring Sprawl

� According to Zeng, Sui, and Li (2005), 
there are three types of naturally 
occurring sprawl:

� Continuous suburban expansion:
occurs when growth takes place just 
beyond an existing built-up area.

� Infill growth: represents expansion 
beyond a previously leapfrog cluster. 

� Leapfrog sprawl: refers to the process 
whereby underdeveloped land beyond the 
built-up area is converted to suburban land 
use. 
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Understanding Sprawl and Smart Growth
Modern Trends in Planning

What are the planning trends?
� Inner-city: Revitalization and 

Redevelopment
� Inner-suburb: Stabilization and 

Retention
� Outer-suburb: Bracing for Impact
� Rural communities: Beyond Impact  

� What is the role of planning in 
suburban and regional growth?

� How do we plan for suburbanization 
and future development?

� There are many perspectives
� Growth Management
� Smart Growth
� New Urbanism
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Understanding Sprawl and Smart Growth
Smart Growth Principles

� Create Range of Housing Opportunities 
and Choices: Providing quality housing for 
people of all income levels.

� Create Walkable Neighborhoods: Walkable 
communities are desirable places to live, 
work, learn, worship, and play. 

� Encourage Community and Stakeholder 
Collaboration: Growth can create great 
places to live, work and play -- if it 
responds to a community’s own sense of 
how and where it wants to grow.

� Foster Distinctive, Attractive Communities 
with a Strong Sense of Place: Encourage 
communities to craft a vision and set 
standards for development and 
construction which respond to community 
values of architectural beauty and 
distinctiveness.
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Understanding Sprawl and Smart Growth
Smart Growth Principles

� Make Development Decisions Predictable, Fair 
and Cost Effective: To be successful in 
implementing smart growth, it must be 
embraced by the private sector. 

� Mix Land Uses: The integration of mixed land 
uses into communities is a critical component 
of achieving better places to live. 

� Preserve Open Space, Farmland, Natural 
Beauty and Critical Environmental Areas: 
Open space preservation bolsters local 
economies, preserving critical environmental 
areas, improving our communities quality of 
life, and guiding new growth into existing 
communities. 

� Provide a Variety of Transportation Choices:
Providing more choices in housing, shopping, 
communities, and transportation. 

� Strengthen and Direct Development Towards 
Existing Communities: Direct development 
towards existing communities already served 
by infrastructure and seeking to utilize the 
resources that existing neighborhoods offer.
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Understanding Sprawl and Smart Growth
Smart Growth in Connecticut

Connecticut Growth Management Principles

• Redevelop and revitalize regional centers and 
areas with existing or currently planned physical 
infrastructure

• Expand housing opportunities and design 
choices to accommodate a variety of household 
types and needs

• Concentrate development around transportation 
nodes and along major transportation corridors 
to support the viability of transportation options

• Conserve and restore the natural environment, 
cultural and historical resources, and traditional 
rural lands

• Protect and ensure the integrity of environmental 
assets critical to public health and safety

• Promote integrated planning across all levels of 
government to address Issues on a statewide, 
regional and local basis



Part X. New Urbanism and Form Based Codes
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New Urbanism and Form Based Codes
New Urbanism

� American design movement beginning 
in the 1980s

� Also known as Neotraditional design 
and traditional neighborhood design

� Council for New Urbanism formed in 
the early 1990s

� Key players:
� Andres Duany
� Elizabeth Plater-Zyberk
� Peter Calthorpe
� Peter Katz
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New Urbanism and Form Based Codes
New Urbanism

� A reaction against “sprawl” and 
suburban development

� Goal: create walkable, vibrant 
neighborhoods

� Recreating the village experience
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New Urbanism and Form Based Codes
New Urbanism Critique of Zoning

� Antiquated idea of society
� Promotes a social hierarchy based on 

1920s (modernist movement)
� Segregation of densities
� Segregation of uses
� Does not allow the “evolution” of other 

uses
� Lack of a regional perspective
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New Urbanism and Form Based Codes
New Urbanism Design Principals

1. All planning should be in the form of complete and integrated communities
2. Community size should be designed so housing, jobs, and daily needs, 

and activities are within easy walking distance
3. Activities should be located near transit stops
4. Diversity of housing types
5. Businesses should be located within communities to provide range of jobs
6. Location of community should be part of a regional transportation 

framework
7. Community should have a central focus
8. Open space, parks, and greens
9. Communities should protect wildlife and agricultural areas
10. Protect natural resources
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New Urbanism and Form Based Codes
New Urbanism Zoning Principals

1. Basic building blocks should be the 
neighborhood

2. Apply New Urbanism design and 
building principles

3. Encourage Transportation Oriented 
Design (TOD) in areas with existing 
or planned transit

4. Require essential design elements
5. Integrate standards for streets, 

blocks, and buildings
6. Use graphics
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New Urbanism and Form Based Codes
New Urbanism – Form Based Zoning

� A design (form) approach to zoning
� Conventional Euclidian zoning is use 

(function) based
� Form based codes are often 

associated with “New Urbanism”, 
village-style development, or neo-
traditional planning.

� Form based codes are more 
concerned with the arrangement and 
form of buildings than the use that 
goes on inside them.

� Proponents believe form based codes 
are ‘better’ and address ‘undesirable 
urban sprawl.’
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New Urbanism and Form Based Codes
New Urbanism – Form Based Zoning

� Focus on:
� Building placement 

� Architectural design
� Street and sidewalk design 

(public space)

� Pedestrians

� Rear-field parking
� Mixed use (residential and 

commercial
� Transit Oriented Development

� Form first, use (function) will 
follow
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New Urbanism and Form Based Codes 
Duany’sSmart Code/Urban-to-Rural Transects

� It is a classification system that delineates zones at various stages 
through the continuum of rural to urban landscapes.

� Each category has its own specific characteristics.
� The Transect is used to develop unique FBCs for each zone within a 

community. 
� It simplifies the permitting process for encouraging traditional

neighborhood developments across 6 main landscape zones.

Source:  Duany’s Smart Code
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New Urbanism and Form Based Codes
Critics of New Urbanism

� Many projects build on greenfields
� Elevates aesthetics over practicality
� Grounded in nostalgia for a period that never existed
� Encourage a retrograde vision
� Nothing more than sprawl with a pretty face
� Not truly sustainable or diverse
� Design as solution to complex market issues
� Form before function



Part XI. Traditional Neighborhood Design



www.donaldpoland.com 7474

Aesthetics, Design, and New Urbanism
What is Traditional Neighborhood (Design) Development

� Mixes residential, commercial 
and civic uses in a compact 
area;

� Balances public and private 
space to enhance identity and 
value;

� Builds community, promotes 
walkability, and increases 
affordability.
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Aesthetics, Design, and New Urbanism
Conventional Development Patterns

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
What Traditional Neighborhood Development Looks Like

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
What Traditional Neighborhood Development Looks Like

Source:  www.urban-advantage.com

International Blvd, 
Oakland CA

Before

After

Source:  MA Smart Growth Tool Kit
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� TND is cost-effective;
� Uses existing infrastructure 
� Reduces auto ownership

� TND is time-saving;
� Reduces vehicle trips and commute times

� TND promotes health and safety;
� Walkable communities   
� Knowing neighbors increases security

Aesthetics, Design, and New Urbanism
The Arguments for Traditional Neighborhood Development

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
Overview of Traditional Neighborhood Development Principles

� Principle 1: Town Center and Edges
� Principle 2: Connectivity
� Principle 3: Walkability
� Principle 4: Mixed Uses
� Principle 5: Mixed Housing
� Principle 6: Compatible Architecture
� Principle 7: Community-Oriented Design 
� Principle 8: Vibrant Neighborhood 

Districts
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Aesthetics, Design, and New Urbanism
TND Principle 1. Town Center and Edges

Town Town 
CenterCenter

Civic BuildingsCivic Buildings

Town  EdgeTown  Edge

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 2. Connectivity

Street Street 
GridGrid

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 3. Walkability

c an you find the pedestrian?c an you find the pedestrian?

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 4. Mixed Uses

residences 
above retail 

stores

transit-
friendly 

shopping 
distric t

TND Main Street

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 5. Mixed Housing

multi-family homes accessory dwelling unit

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 6. Compatible Architecture

local forms

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 7. Community Oriented Design

front porches

period 
streetlights

Source:  MA Smart Growth Tool Kit
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Aesthetics, Design, and New Urbanism
TND Principle 8. Vibrant Neighborhood Districts

Source:  MA Smart Growth Tool Kit



Part XII. Low Impact Development
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Low Impact Development
Natural Stormwater Management Practices

LID Practices

� Small-scale stormwater controls

� Distributed throughout site
� Maintain flow patterns, filter 

pollutants, and recreate or 
maintain hydrology

Source:  MA Smart Growth Tool Kit
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Low Impact Development 
LID Stormwater Techniques

LID Techniques

� Rain Barrels and Cisterns / 
Water Re-use

� Stormwater Planters, Tree 
Planting

� Permeable Paving

� Open Channels

� Bioretention

� Stormwater Wetlands

� Green Rooftop Systems

� Vegetative Buffers

� Infiltration
Source:  MA Smart Growth Tool Kit
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Low Impact Development 
Rain Barrels and Cisterns

Runoff Reduction & Conservation

� Downspouts directed to tanks or 
barrels

� 50 –10,000 gallons

� Excess diverted to drywell or 
rain garden

� Landscaping, car washing, 
other non-potable uses

Source:  MA Smart Growth Tool Kit
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Low Impact Development 
Alternative Drainage Design

Vegetated Swales

� Roadside swales (“country 
drainage”) for lower density and 
small-scale projects

� For small parking lots

� Mild side slopes and flat 
longitudinal slopes

� Provides area for snow storage 
& snowmelt treatment

Source:  MA Smart Growth Tool Kit
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Donald J. Poland, MS. AICP
Professional Experience

� President – CT Chapter of the American Planning Association.
� previously President Elect, Vice President, and Government Relations Chair.

� Over 16 years experience
� Planning, land use, and zoning
� Neighborhood reinvestment
� six years public sector experience
� four years non-profit sector experience
� six years private sector consulting experience

� Nationally recognized consulting practice
� Projects in UT, PA, LA, MD, NH, RI, and CT
� One of a handful of consultants working on Post-Katrina redevelopment strategies in 

the New Orleans Region
� Public Speaking and Training

� Presented at over 75 conferences and seminars
� Topics include zoning regulations, zoning enforcement, smart growth, neighborhood 

reinvestment, economic development, commercial development, and others
� Adjunct lecturer at CCSU MCC, and UCONN

� Intro to Planning, Intro to Geography, Urban Geography, and Urban and Regional 
Planning

� Earning a PhD in urban geography at University College London, London, England
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