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May 5, 2025

East Lyme Zoning Commission

c/o William Mulholland, Zoning Official, Zoning Department
Town of East Lyme

Town Hall

108 Pennsylvania Avenue

Niantic, CT 06357

RE: Review of Proposed Zoning Text Amendments for a Mixed Use, Sections 9.2.3,9.3.1, and 25.5
Dear Commissioners:

Thank you for referring the above-referenced zoning text amendments for our review and comment,
proposed by the Applicant, Sahin Development Group LLC. Acting as the Commissioner’s staff, our
office has reviewed the proposed zoning text amendments for consistency with the policies and standards
of the Connecticut Coastal Management Act (CCMA), and we have the following comments for your
consideration.

The proposed zoning text amendments would revise the existing zoning sections that pertain to Mixed
Use land uses within CB Districts, specifically, Sections 9.2.3, 9.3.1, and 25.5. We note that there are

sites within CB Districts that contain coastal flood hazard areas and where residential land uses are not
currently allowed, in particular, in new construction at the densities proposed.

Section 22a-92(B)(2)(F) of the CCMA requires coastal hazard areas be managed so as to ensure that
development proceeds in such a manner that hazards to life and property are minimized. The proposed
amendments would potentially increase the development of high-density housing within the CB
commercial district which raises concerns regarding the potential to increase hazards to life and property
during flood events if applied to sites that are located within FEMA-designated Special Flood Hazard
Areas (SFHASs).

For example, the proposed amendments call for eliminating the restriction in Section 9.2.3 allowing
mixed uses only in existing buildings, which would allow this use throughout the CB district within new
construction. Limiting mixed uses to existing buildings could also limit residential unit density, but
allowing mixed uses in newly constructed buildings could potentially increase density. Further, the
proposed text amendments to Section 9.3.1 would remove the restriction of lot size which could also
allow for a higher density of residential units.

The Connecticut Institute for Resilience and Climate Adaptation (CIRCA), based on their research,
recommends future planning consider that sea level will be up to 20 inches higher than the national tidal
datum in Long Island Sound by 2050 (Sea Level Rise in Connecticut, Final Report, February 2019).
Severe storm events are expected to increase with climate change, and with them flood risk increases as
well. Prudent coastal management planning, development, and zoning recognizes the potential hazards of
each coastal site and avoids locating uses and placing people, especially vulnerable populations that might
be difficult to evacuate, in predictable, life-threatening hazardous conditions. Thus, this potential for
increased residential-type density on lots delineated within SFHAs within this zoning district should be
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taken into consideration when reviewing these zoning amendments so as to minimize damage to and
destruction of life and property.

Accordingly, to ensure consistency with Section 22a-92(B)(2)(F) of the CCMA, we strongly encourage
the Commission to consider adding language to the proposed amendments that would limit the
application of said text amendments to parcels that are located outside of FEMA-mapped coastal flood
hazard areas and known flood-prone areas within CB districts, unless it can be adequately demonstrated
that dry egress and access for first responders can be provided during storm events.

Please be advised that this consistency determination is based on coastal management considerations only
and does not necessarily reflect other municipal planning and zoning considerations that may apply.
These comments are made in response to the review requirement contained in Section 22a-104(e) of the
Connecticut General Statutes, which requires that notification be sent to the Commissioner of Energy and
Environmental Protection at least 35 days prior to the commencement of the public hearing. Once
notified, our office is responsible for reviewing the proposal’s consistency with the policies of Section
22a-92 and the criteria of Section 22a-102(b) of the CCMA. Should you have any questions regarding this
letter, please feel free to contact me at (860) 424-3779 or by email at karen.michaels@ct.gov.

Sincerely,

oA YW

Karen Michaels, EA 111
DEEP Land and Water Resources Division
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