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Today’s flow

• Overview of zoning change requirements in PA 25-1 (a.k.a, the new 
housing law)

• Melissa Kaplan-Macey, The Housing Collective

• Panel discussion

• Moderated by Renata Bertotti, Town of Manchester 

• Audience questions for panel

• All – please use the Q&A box
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PA 25-1 Zoning 
Regulations 
April 15, 2026



PA 25-1 
Zoning 
Regulations

1. Context setting

2. Required zoning changes 

● 2-9 units

● Parking



Housing 
supply in 
Connecticut  

New housing units added annually 1997-

2024 Source: Partnership 

for Strong 

Communities 



Zoning for housing in Connecticut

Source: National Zoning Atlas



PA 25-1 
Zoning 
changes 
required by 
July 1st 
(Sections 16 & 
17)

Municipalities must Allow for transit community middle 

housing or mixed use development on any lot zoned for 

commercial or mixed use, subject only to summary review

What is transit community middle housing?

○ 2-9 unit buildings

○ Does not require any relationship to transit, despite the name

What is mixed use development?

A development containing both residential and non residential uses in 

any single building - CGS §8-1a(b)(7)

What is summary review?

It is an administrative approval provided that:

a) A determination that a site plan is in conformance with 

applicable zoning regulations

b) Public health & safety will not be substantially impacted



PA 25-1 
Zoning 
changes 
required by 
July 1st 
(Sections 16 & 
17)

Municipalities must Eliminate parking minimums

Zoning regulations cannot require a minimum number of 

off-street parking spaces for residential development, 

except:

1) If over 16 units, may require:

a) Studios & 1 br: 1 space/unit

b) 2+ br: 2 spaces/unit

2) May also designate 1 or 2 traffic mitigation districts 

where parking can be regulated for developments 

under 16 units (may not exceed 4% of total land 

area)

In these cases, developers can submit a parking needs 

assessment to argue for less parking



PA 25-1 
Zoning 
changes 
required by 
July 1st 
(Sections 16 & 
17)

Municipalities may

Allow for transit community middle housing (2-9 unit 

buildings) on any lot zoned for residential use subject 

only to summary review

Any community that does this will be awarded ¼ 

housing unit equivalent point (credit towards 8-30g 

moratorium) for each unit of middle housing for which a 

certificate of occupancy has been issued by the 

municipality 
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TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-1 Parking and Designed Business Districts Revisions:
Ensuring a More Walkable Future Fairfield

PA 25-1 Parking and Designed Business Districts Revisions:

Ensuring a More Walkable Future Fairfield

▪ Includes mixed-use 
buildings (currently 
allowed by zoning), but 
adopts standards to 
require pedestrian 
engagement at the 
street level.

Office or housing 

on upper floors

Retail at 

ground level

Walkability 

improvements



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-1 - Section 19  20

PA 25-1 - Section 19 & 20



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

Right-sizing parking requirements

Right-sizing parking requirements



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY
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Adding Section 25.13 - Parking Alternatives

Adding Section 25.13 - Parking Alternatives
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TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

Fairfield Center and Downtown Train Parking Lot

Fairfield Center and 

Downtown Train 

Parking Lot



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-1 Option:
Transit Community Middle Housing or Mixed-Use

PA 25-1 Option:

Transit Community Middle 
Housing or Mixed-Use



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

▪ Just5% of Town land is viable for 

commercial use and generates 

12%of the total grand list.

▪ Most of that is in Downtown and 
Metro Center train station areas.

Recommended Option: Mixed-Use on Commercially or Mixed-Use Zoned Parcels

Recommended Option: 
Mixed-Use on 
Commercially or Mixed-
Use Zoned Parcels



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY 10

Add Summary Review Standards: Mixed-Use on Commercially or Mixed-Use Zoned Parcels

Add Summary Review Standards: 
Mixed-Use on Commercially or 
Mixed-Use Zoned Parcels



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-164 Option: Conversion of Vacant Commercial to Residential

PA 25-164 Option: 
Conversion of Vacant 
Commercial to Residential

60 Katona Drive

430 Tunxis Hill Road



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

Modifying 8-30gs:
Conversion of Ground Floor Residential to Commercial to Residential

Modifying 8-30gs:

Conversion of Ground Floor Residential 
to Commercial to Residential

1675 Post Road



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

NEEDED AMENDMENTS: EQUALIZING BUSINESS DISTRICT DESIGN HEIGHT, LOT COVERAGE  FAR

NEEDED AMENDMENTS: EQUALIZING BUSINESS DISTRICT 

DESIGN HEIGHT, LOTCOVERAGE & FAR

DCD–Auto-Oriented Standards

CDD–PedestrianOriented Standards



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

NEEDED AMENDMENTS: REQUIRING BUILDING ENGAGEMENT WITH THE SIDEWALKS AND THE PUBLIC REALM

NEEDED AMENDMENTS: REQUIRING BUILDING ENGAGEMENT WITH 

THE SIDEWALKS AND THE PUBLIC REALM



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-1 Option: Conservation and Parking (Traffic) Mitigation Districts

PA 25-1 Option: 
Conservation and Parking 
(Traffic) Mitigation Districts



TRANSIT-ORIENTED DEVELOPMENTPLANNING STUDY

PA 25-1 Option: Draft CPMDs

PA 25-1 Option: Draft CPMDs

Southport

BeachNeighborhood Rentals& Fairfield Center North

Fairfield BeachRoad





Model Regs – Will be posted at 
https://clear.uconn.edu/webinars  

https://clear.uconn.edu/webinars


How to comply by 7/1/26?
• Not a one-size-fits-all local regulation change to comply – different approaches to achieve same 

result by 7/1/26 (Summary review for TCMH/MUD and no res. parking minimums below 17 units). 

• Summary review (Secs. 16 and 17, CGS 8-2r(a)) is driver for prompt approval action by a 
municipality for these two types of developments. Comparable to site plan review process.  

• Originally just applied to nursing home developments, now has been expanded to cover: 
1. TCMH (defined in PA 25-1 Sec. 11(a)(3) as 2-9 Res units anywhere) and 
2. MUD (defined in CGS 8-1a(7) as "a development containing both residential and 

nonresidential uses in any single building,” any # of units)

• Nondiscretionary intent: “without requiring that a public hearing be held, a variance, special 
permit or special exception be granted or some other discretionary zoning action be taken”

• But municipalities can still apply technical requirements/design and landscaping standard: s 
“including, but not limited to, requirements concerning setbacks, lot size and building 
frontage, applicable to a proposed development”

• Remove residential parking minimums for under 17 units / consider TMDs where needed (Sec. 19) 



Open Legal Questions
• "Zoning for commercial or mixed use development." (Sec. 16, CGS 8-2s) - What is a commercial or 

mixed use district where summary review applies? 
• Some properties are split between two districts, both commercial and residential.
• Certain residential may allow limited commercial activity such as home occupations or 

doctor's offices - does this mean a commercial or mixed-use district under the Act? 

• Can Summary Review applications require Architectural Review Board (ARB) review and input? 

• Who is the appropriate professional to conduct a parking needs assessment? Undefined.

• Affordability restrictions? 
• Push for affordable housing over past years, but nothing in the act except towns receive .25 

HUE points towards a moratorium if TCMH via summary review allowed in residential districts. 
• How can municipalities require an affordability component for these developments under CGS 

8-2i, “Inclusionary Zoning”? 



Roundtable Discussion



Today’s flow

• Overview of zoning change requirements in PA 25-1 (a.k.a, the new 
housing law)

• Melissa Kaplan-Macey, The Housing Collective
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Thank You!

Dave Dickson david.dickson@uconn.edu 

Melissa Kaplan-Macey melissa@thehousingcollective.org 

Renata Bertotti rbertotti@manchesterct.gov 

Emmeline Harrigan EHarrigan@fairfieldct.org 

Mark Branse branse@halloransage.com

Nick Bamonte nbamonte@berchemmoses.com 
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