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Town of Westport

Planning & Zoning Commission

Town Hall, 110 Myrtle Avenue

Westport, CT 06880

(203) 341-1030 Facsimile (203) 454-6145

memorandum

TO:

Planning & Zoning Commission

from:

Larry Bradley, Planning & Zoning Director

DATE:

August 5, 2010  

subject:
Amendment #621
Residential Structures – Coverage Regulations

In 2006, the Planning & Zoning Commission engaged the consulting firm of Planimetrics to assist them in developing new Residential Structure Zoning Regulations.  Glenn Chalder from Planimetrics provided the Commission with draft regulations and in depth analysis of residential development in the Town of Westport.  Since first hiring Planimetrics the Commission has been working, although not continuously, to develop a new set of Residential Structure Regulations.  This latest effort has focused primarily on the residential coverage regulations.   The Planning & Zoning Commission has also made previous efforts in the past to change residential structure regulations with only very limited changes being adopted.

Purpose:

The purposes of revising the coverage regulations are to close some gaps in our current regulations and to provide a rational basis for regulating development within the Town of Westport.  Coverage regulations specify how much a particular property may be covered with buildings, structures, parking spaces or impervious surfaces.  The proposed changes will help to reduce the overall coverage allowed in the town; to aid in the control of storm water and to improve water quality flowing into our rivers, streams and Long Island Sound; and to rationalize Building Coverage and Total Coverage.  Based upon the analysis by Planimetrics and further analysis by P&Z there is an enormous potential for additional building and total coverage within the Town of Westport.  The Commission had recognized that at maximum potential build out serious drainage problems and community impacts could be realized and thus the issue must be addressed.
Over the years, a determination of what constitutes Building Coverage and Total Coverage has emerged that does not fit well with current homeowner's needs as well as environmental and aesthetic needs. For example, a Building Coverage will be established in all residential zones; swimming pools, which have historically been in Building Coverage, would move now move from Building Coverage to Total Coverage in deference to the fact that they do not meet the definition of a building and a patio, like a driveway, would now be counted in Total Coverage since it is currently not counted in coverage at all.  However, patios and decks of approved pervious surfaces would get coverage bonuses.  Another example is to change counting tennis courts from 50% to counting them at 100%.  The effect of these changes are twofold; 1st the change will help to better control storm water runoff and the quality of runoff entering our water bodies by increasing the items to be counted in coverage and 2nd it will help to control the development of residential property in more comprehensive and rational manner.

Brief Description:

This proposed regulation change will modify a number of definitions in §5-2 including; Building, Building Coverage, Total Coverage, Lot Area, Structure, Swimming Pool, Tennis Court and Terrace or Patio.  It will introduce new terms for Gross & Net Lot Area and Permeable Surface.  The coverage sections in the Res. AAA, AA, A, B & MHPD will be modified.  The drainage requirements for a Zoning Permit will be modified to include patios, terraces and decks.  Also the Summary of Residential District Provisions Chart and the Lot Area Coverage Chart will both be modified.  There shall also be a new chart added to Appendix D which summarizes how different items shall be counted in coverage.

The following is a Chapter by Chapter list of specific regulations within the Westport Zoning Regulations that are proposed to be modified to achieve the objectives outlined above.

§5-2 Definitions

Modify the definition Building to delete deck and add covered porch with Floor Area above or below.

Modify the definition of Coverage, Building to recognize that Building Coverage in Residential Zones will be based upon Net Lot area.

Modify the definition of Coverage, Total to recognize that Total Coverage in Residential Zones will be based upon Net Lot area.  Swimming pools shall be added to Total Coverage instead of Building Coverage.  Further, patios, decks and terraces shall be added to Total Coverage when they exceed 2% of the Gross Lot Area.  There shall also be a provision that allows a patio, terrace or deck to be 1/3 larger if it is made of a Permeable Surface.  There shall be a new list of coverage exemptions similar to the list of height exemptions found in the definition of building height.

Create a new definition for a deck that is different than a porch.  

Modify the definition of Lot Area to now be called Gross Lot Area.  Gross Lot Area shall include the entire area of the lot.  For areas that are upland of Mean High Water (MHW).

Create a new the definition for Net Lot Area that shall be equal to Gross Lot Area minus all above ground easements and minus 80% of steep slopes and wetlands.

Create a new the definition for Permeable Surface which shall mean any surface which allows water to penetrate through it.
Create a new definition for porch that includes both covered and uncovered porches, balconies and verandas. 

Modify the definition Structure to add light poles and covered porches with Floor Area above or below. Swimming pools, decks, tennis courts and on-grade sports courts shall be deemed structures but not included in building coverage.  Further, patios, decks and terraces shall be added to Total Coverage when they exceed 2% of the Gross Lot Area.  There shall also be a provision that allows a patio, terrace or deck to be 1/3 larger if it is made of a Permeable Surface. 

Modify the definition of Swimming Pool to consider the coping part of the pool.

Modify the definition of Tennis Court so that 100% of a Tennis Court shall count in Total Coverage.

Modify the definition of Terrace or Patio so they shall count in Total Coverage.  Patios, decks and terraces shall be added to Total Coverage when they exceed 2% of the Gross Lot Area.  There shall also be a provision that allows a patio, terrace or deck to be 1/3 larger if it is made of a Permeable Surface.  Editorial Note:  P&Z staff while recognizing that this is meant to encourage more permeable surfaces is recommending that a simpler method be utilized.

§6-2.2 Coverage {for non conforming lots}

This section shall be modified to now recognize that a Building Coverage will be added to the AAA and AA Zones.

§11-6 AAA Zone - Coverage

This section shall be modified to add a 15% Building Coverage based upon Net Lot Area.  Total Coverage shall be measured on Net Lot Area.  The 50% exemption language for Tennis Courts shall be eliminated.

§12-6 AA Zone - Coverage

This section shall be modified to add a 15% Building Coverage based upon Net Lot Area.  Total Coverage shall be measured on Net Lot Area.  The 50% exemption language for Tennis Courts shall be eliminated.

§13-6 A Zone - Coverage

This section shall be modified to measure Building Coverage based upon Net Lot Area.  Total Coverage shall be measured on Net Lot Area.  The 50% exemption language for Tennis Courts shall be eliminated.

§14-6 B Zone - Coverage

This section shall be modified to measure Building Coverage based upon Net Lot Area.  Total Coverage shall be measured on Net Lot Area.  

§16-6 MHPD Zone - Coverage

This section shall be modified to measure Total Coverage based upon the total area of each mobile home lot.  The basis for this change is to simply the application process for applications in this zone by requiring Total Coverage to be based upon an individual lot only and not the entire zone as this creates an undue burden on lot owners in this zone.

§45-3.5.3 {Drainage Requirements for Zoning Permits}

This section shall be modified to require that all drainage calculations in pursuit of a Zoning Permit account for all decks, patios and terraces.

Summary Schedule of Residence District Provisions

This chart shall be modified to include a 15% Building Coverage for the AAA and AA Zones

Appendix D

The Lot Area Coverage Worksheet shall be modified use the term Net Lot Area and refer to the Coverage Chart.

A new Coverage Summary Chart will be added to Appendix D.
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