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August 24, 2023

Mr. George MacGregor, Director of Planning
Town of Simsbury
933 Hopmeadow Street
Simsbury, CT 06070

RE: Site Plan Modification and Special Exception Use Application for 4 Victoria Lane

Dear Mr. MacGregor,

The owners of 4 Victoria Lane propose to construct an expansion of their kitchen and deck on the exterior of
the rear portion of the house. 

The project is located at 4 Victoria Lane and zoned R-40.  The property is 1.417+/- acres in size and abuts
lands of the Simsbury Land Trust to the west.  The Simsbury Land Trust and the Town of Simsbury own
several large parcels totaling over 60 acres which contain a large wetland system which runs north to south
from Lenora Drive to Hedgehog Road and eventually to the Hop Brook on the eastern side of Old Farms
Road.  This site includes approximately 0.75+/- ac of wooded wetlands as per the Town of Simsbury GIS
maps.  

The site includes an existing house which was built in 1965, a deck which was built in 1990 and a bedroom/
bath addition which was completed in 2002.  The septic system was repaired in 2014 and a new septic tank
installed.  The house is a split level/raised ranch where there is living space at three levels- the garage level,
the upper level and a intermediate level.  All the existing construction is located in the 100' Upland Review
Area as it is currently defined in the Town’s GIS system.   The current owner has owned the property since
1997.  

The owner proposes to expand their kitchen to a more modern layout. The kitchen is located on the upper
level.  The kitchen will be expanded on the same upper level of the house.   Construction shall consist of a
series of posts which will hold up the new addition .  This new construction minimizes the potential for
flood and is resistant to flood damage (Section 6.6.1 and .2) as shown on the attached architectural plans.  
The proposed addition is 321+/- sf and will be located where the existing deck is as shown on the attached
photos.  A new deck is proposed along the rest of the rear face of the building (349+/- sf).  Total area of
disturbance is 800+/- sf all of which is within the Upland Review Area and all of it is in areas previously
disturbed by past construction.  The project will require limited site work- 11 posts with footings in
sonotubes, limited removal of topsoil and placement of a stone cover to minimize weeds below the addition
and deck.  No other construction on the ground is proposed.  Excess material will be removed from the site. 
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No changes to the septic system are required by the Health Code  as no bedrooms are being added to the
house.   Silt fence is shown just downhill of the proposed construction as well as protection for the on site
septic tank and field.  An initial application has been approved by IWWA for a Wetland Permit.

In 2017, FEMA and the Town updated both the wetland limits and flood limits (based on new FEMA
mapping for floodway and FIRM limits) and Floodplain regulations.  These new lines affect this property
and result in the need for both a Wetland Permit and a Special Exception (Section 6) approval for the
proposed addition. 

In order to determine if the project meets the criteria of Section 6, there are a number of steps required.  
1.  Determine if there is a Base Flood Elevation (BFE) established.  If so, proceed to #2.
2.  If so, where is it on the property?
3.  What is the elevation of the existing house?  
4.  Is the elevation of the  proposed addition 2' above the BFE?, If yes, proceed to #5.
5.  Does the proposed work meet the criteria for new construction? Substantial Improvement? 
     Or Other (also known as minor addition)? 
6.  Does the proposed work exceed 50% of the market value of the house?
7.  If minor addition and less than 50% of the market value, project can proceed for Zoning
Review.

1.  Base Flood Elevation:   Based on the current FEMA mapping (see attached map), the area has a defined 
base flood elevation (BFE) of 298'.  

2.  Survey:  A survey has been prepared which shows the base flood elevation (298') and flood zone
covering nearly the entire site almost up to Victoria Lane.  According to the most recent version of the
FEMA flood information, the existing house and septic system are within the floodzone. 

3.  Elevation of the existing house: Based on the attached survey, the front door of the house is at elevation
298.6 which is above the BFE.    This also means that the garage/lower floor at elevation 294.4' is 3.6' below
the base flood elevation.   The upper floor is at elevation 303' which is 5' above the  BFE.  

4.  Is the elevation of the  proposed addition 2' above BFE?  Since the upper level of the house is more than
2' above the BFE, the proposed addition will be more than 2' above the BFE.   The proposed extension of the
kitchen will be set at elevation 303' which 5' above the BFE.  The proposed deck is to be set at 301.5'  which
is 1.5' above the BFE.  

5.  How is the proposed work to be classified- New Construction? Substantial improvement or other? The
existing house predates the current regulations which means that the project would not be considered to be
new construction and the start of construction would be when the new project begins.  Substantial
Improvement is defined in Section 17.4 of the Zoning Regulations as any work that exceeds 50% of the
market value of the structure before the start of construction.  
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6.  What is the cost of proposed construction and does the project meet that criteria?  According to the
project contractor, the proposed cost of the construction is $110,000 which includes all the proposed interior
renovation as well as the change to the building footprint as per Section 17.4.   The Town of Simsbury Tax
Assessor current data (see attached Property Card) shows an appraised value of $285,300 (structure only). 
Although market conditions are such that the current market value of the house is likely higher than the
Town’s figure, this figure is one of the options allowed for this calculation under Section 17.4 - Market
Value. 

The Town Staff determined that any improvements after 2007 need to be used to calculate the
overall improvements done to the house.  The Town Staff reviewed the Building Department records and
found several additional projects completed on the property since 2007/2008.  These projects ( HVAC, deck
replacement and other smaller project) had a total cost of improvement of $21,609.33 at the time of
construction.  When added to the proposed project value of $110,000 - the total cost of construction (past
and present) is $131,609.66.   Based on this figure, the cost of the construction is 46% of the appraised value
which is less than 50% of the market value and, therefore, would not be considered to be a substantial
improvement.  The project would NOT be subject to Section 6.8.2, 6.8.3 and 6.8A.   This means that the
project can proceed as described. 

In order for the Zoning Commission to grant approval, the project must meet the requirements of Section 6.6
of the Zoning Regulations.  J.R. Russo and Associates was retained as the project engineer to address the
appropriate  requirements of Section 6.6 as noted below ( items 5, 12, 13, 14) and as per their letter dated
August 17, 2023 which is attached.  In addition, the project architect, Blue Moon Collaborative, has also
provided a letter to address items 1, 2 and 3 below.  Items 4,6,7,8,9,10 and 11 are not applicable.

Therefore, the project is in compliance with Section 6.6 as follows:
1.  The proposed project is to be constructed using methods and practices that minimize flood
damage - See letter from architect
2.  N/A, however the proposed project shall use material resistant to flood damage including placing
utilities above the BFE- See letter from architect
3.  N/A, however according to the project architect, the proposed project shall be anchored to prevent
floatation, collapse or lateral movement of the structure.  Please note- proposed project NOT located
in floodway- See letter from architect
4.  N/A, the project is NOT located near or entirely above water.
5.  Any utilities for the new project will be located 2' above the BFE.  We would note that there are
existing utilities below the current BFE which are not proposed to be changed.  This is also noted in
letter from engineer.
6.  N/A
7.  N/A, the existing septic system is below the current BFE.  
8.  N/A
9.  N/A
10.  N/A
11.  N/A -This item describes the Zoning limits of jurisdiction and location of zones.
12.  The site is located in only one flood zone as noted in the letter from the engineer.
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13.  See attached letter from engineer *
14.  See attached letter from engineer

* As per the letter from the project engineer, J.R. Russo and Asscoiates, the project will result in the
a loss of flood storage capacity of 14.38+/- cubic feet (based on posts, stairs etc proposed in the
volume below elevation 298').  This is considered conservative as it does not take credit for the
existing posts which are already in the flood zone volume.   To compensate for this loss, excavation
of 15+/- cf of existing soil in the lawn area on the northside of the house is proposed as shown on the
proposed site plan.  This will result in an additional 100sf of disturbance for the project to install silt
fence, remove the soil, reset the topsoil and seed to lawn.  This increases the overall project are of
disturbance from 800+/-  sf to 900 +/- sf.  As this new disturbance is within the Upland Review
Area, a modification of the approved wetland permit will be required. 

All proposed work within a Floodplain requires a Special Exception in addition to compliance with Section
6 of the Zoning Regulations.  As defined in Section 12, the Zoning Commission must review the following
criteria for compliance as part of the review for a Special Exception:

1.  Orderly Development: the proposed project is an existing home within an existing neighborhood. 
The proposed project will be located at the rear of the property and shall be in harmony with the
appropriate and orderly development of the Town and the neighborhood.  The proposed project will
have no effect on the development or use of any neighboring property.

2.  Property Values: the proposed project will increase the value of this house and contribute to the 
overall improvement of values for the neighborhood.  There will be no increase in height for the
existing building- the proposed project matches the roof line of the existing building.

3.  Public Safety: The proposed project allows adequate access for all emergency equipment

4.  Traffic Considerations: The proposed project is a building addition at the rear of the property and
has no impact on roads or traffic.

5.  Although the proposed project does not include any new planting, the proposed addition is at the
rear of the property in an area already occupied by a deck.  

6.  The site has an existing septic system and on-site drilled well which are not affected by the
proposed project.
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Attached please find the following in support of the attached application for Site Plan and Special Exception
review and approval . 

1.  Site Plan/Special Exception Application
2.  Cover Sheet showing Location Plan/ Town GIS Map showing wetland limit and flood limit and

FEMA Firmette
3.  Site Plan
4.  Survey
5.  Proposed architectural drawings.
6.  Annotated photographs
7.  2023 Assessors Property Card
8.  Letter from J.R. Russo and Associates dated August 17, 2023
9.  Letter from Blue Moon Collaborative dated August 24, 2023

Please place this project on the next available agenda to begin the Site Plan review and Public Hearing for
Special Exception. Please let me know if you have any questions or need additional information.

Sincerely,

Terri Hahn, PLA
Principal
attachments
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August 17, 2023 

 

Terri Hahn 

LADA, PC 

104 West Street 

Simsbury, CT  06070 

 

Re: Building Addition 

4 Victoria Lane, West Simsbury 

  

Dear Terri, 

 

Per your request, I have reviewed the Provisions for Flood Hazard Reduction provided in Section 6.6 

of the Simsbury Zoning Regulations relative to the plans for a proposed addition and deck at 4 Victoria 

Lane in West Simsbury.  The plans reviewed include the Site Plan (Sheet L-2, date 8/14/23 prepared 

by LADA, PC) and an Architectural Plan (Sheet A-1, revision date 8-11-23 prepared by Blue Moon 

Collaborative).    

 

According to the current FEMA Flood map (see attached), the entire property at 4 Victoria Lane falls 

within the 100-year flood zone.  The base flood elevation (BFE) at this location is listed as 298 feet 

above mean sea level.  The finish floor of the enclosed portion of the addition is proposed to be at 

elevation 303.0.  The finish floor of the adjacent deck is proposed to be at elevation 301.5.  The bottom 

of the finish deck walking surface is proposed at elevation 300’-8”, which is more than 2’ above the 

BFE. The only structural features that will extend below the BFE include the supporting posts and 

stairs from the deck down to the existing grade.    

 

The purpose of my review is to verify compliance of the proposed plan with the standards detailed in 

Section 6.6 of the regulations.  A summary of my findings for each of the standards are provided below: 

 

In all Special Flood Hazard Areas (SFHAs) the following provisions are required:  

1. New construction, substantial improvements, and structures that have sustained 

substantial damage shall be constructed using methods and practices that minimize 

flood damage.   See architect’s letter. 

2. New construction, substantial improvements, and structures that have sustained 

substantial damage shall be constructed with materials and utility equipment 

resistant to flood damage.  See architect’s letter. 

3. New construction, substantial improvements, and repairs to structures that have 

sustained substantial damage shall be anchored to prevent flotation, collapse or 

lateral movement of the structure resulting from hydrodynamic and hydrostatic 

loads, including the effects of buoyancy.  See architect’s letter. 

4. New construction, substantial improvements and repair to structures that have 

sustained substantial damage cannot be constructed or located entirely or partially 
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over water unless they are a functionally dependent use or facility.  The structure is 

not proposed over water. 

5. The bottom of all electrical, heating, ventilation, plumbing, air conditioning 

equipment, HVAC ductwork, and other service facilities, or any machinery or utility 

equipment or connections servicing  a structure shall be elevated at or above two (2) 

feet above the base flood elevation (BFE) to prevent water from entering or 

accumulating within the components during conditions of flooding.  This includes, 

but is not limited to, furnaces, oil or propane tanks, air conditioners, heat pumps, hot 

water heaters, ventilation ductwork, washer and dryer hook-ups, electrical junction 

boxes, and circuit breaker boxes.  Based on the plans, no new equipment, as specified 

above, is proposed within two (2) feet of the base flood elevation.   

 

6. New and replacement water supply systems shall be designed to minimize or 

eliminate infiltration of flood waters into the system. Not applicable. 

7. New and replacement sanitary sewage systems shall be designed to minimize or 

eliminate infiltration of flood waters into the system and discharges from the system 

into flood waters. Not applicable. 

8. On-site waste disposal systems shall be located and constructed to avoid impairment 

to them or contamination from them during flooding. Not applicable. 

9. Above-ground storage tanks (oil, propane, etc.) which are located outside or inside of 

the structure must either be elevated at or above the base flood elevation (BFE) on a 

concrete pad, or be securely anchored with tie-down straps to prevent flotation or 

lateral movement, have the top of the fill pipe extended above the BFE, and have a 

screw fill cap that does not allow for the infiltration of flood water. Not applicable. 

10. In any portion of a watercourse that is altered or relocated, the flood carrying 

capacity must be maintained.  Notify adjacent communities and the Connecticut 

Department of Energy and Environmental Protection (CTDEEP), Land and Water 

Resources Division (IWRD) prior to any alteration or relocation of a watercourse. 

Not applicable. 

11. If any portion of a structure lies within the Special Flood Hazard Area (SFHA), the 

entire structure is considered to be in the SFHA.  The entire structure must meet the 

construction requirements of the flood zone.  The structure includes any attached 

additions, garages, decks, sunrooms, or any other structure attached to the main 

structure.  Decks or porches that extend into a more restrictive flood zone will require 

the entire structure to meet the standards of the more restrictive zone.  See architect’s 

letter. 
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12. If a structure lies within two or more flood zones, the construction standards of the 

most restrictive zone apply to the entire structure (i.e., structure must be built to the 

highest BFE).  The structure includes any attached additions, garages, decks, 

sunrooms, or any other structure attached to the main structure.  (Decks or porches 

that extend into a more restrictive zone will require the entire structure to meet the 

requirements of the more restrictive zone.)  Based on the FEMA Flood Map, it appears 

that the entirety of the proposed structure falls within a single flood zone with a BFE of 

298.0. 

13. Compensatory Storage.  The water holding capacity of the floodplain, except those 

areas which are tidally influenced, shall not be reduced.  Any reduction caused by 

filling, new construction or substantial improvements involving an increase in 

footprint to the structure, shall be compensated for by deepening and/or widening of 

the floodplain.  Storage shall be provided on-site, unless easements have been gained 

from adjacent property owners; it shall be provided within the same hydraulic reach 

and a volume not previously used for flood storage; it shall be hydraulically 

comparable and incrementally equal to the theoretical volume of flood water at each 

elevation, up to and including the 100-year flood elevation, which would be displaced 

by the proposed project.  Such compensatory volume shall have an unrestricted 

hydraulic connection to the same waterway or water body.  Compensatory storage 

can be provided off-site if approved by the municipality. Based on a review of the plans, 

the existing grades in the vicinity of the addition will be maintained.  Thus, the loss of 

flood storage will be limited to the volume of the posts and stairs between the existing 

grade (294.3) and the BFE (298.0). The total loss of flood storage is calculated as: 

6”x6” Posts: 11 x 0.5’ x 0.5’ x (298.0-294.30)  =  10.18 cubic feet 

Stairs treads: 5 x (3/4”/12”) x (9”/12”) x 3’  =  0.70 cubic feet 

Stair risers: 6 x (3/4”/12) x (7.72”/12”) x 3’ =  0.72 cubic feet 

Stair stringers & Railing (assume solid triangle):   

 = 2 x 0.5 x (1.5”/12”) x (298-294.3) x 6’ =  2.78 cubic feet 

Total   = 14.38 cubic feet 

 

According to the Site Plan, the loss in flood storage capacity will be offset by the 

excavation in the lawn area to the north of the existing house.  This area will be excavated 

between the existing 294 and 296 contours to provide a minimum of 14.48 cubic feet of 

compensatory storage to offset the loss in flood storage at these similar elevations due to 

the addition.  The net result will be no loss in flood storage.  

 

14. Equal Conveyance.  Within the floodplain, except those areas which are tidally 

influenced, as designated on the Flood Insurance Rate Map (FIRM) for the 

community, encroachments resulting from filling, new construction or substantial 

improvements involving an increase in footprint of the structure, are prohibited 

unless the applicant provides certification by a registered professional engineer 
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demonstrating, with supporting hydrologic and hydraulic analyses performed in 

accordance with standard engineering practice, that such encroachments shall not 

result in any (0.00 feet) increase in flood levels (base flood elevation).  Work within 

the floodplain and the land adjacent to the floodplain, including work to provide 

compensatory storage shall not be constructed in such a way so as to cause an increase 

in flood stage or flood velocity.  The maximum width of structure (stairs and posts) being 

placed perpendicular to the flow direction is approximately four (4) feet and the cross 

sectional area in the flood zone is approximately 14.8 square feet.  Based on the FEMA 

flood map and the 2016 State Contour data available on the Town of Simsbury GIS, the 

width of the flood zone in the vicinity of the structure is approximately 1,800 feet and the 

estimated cross section area is 10,800 square feet.  Thus, the estimate reduction of flow 

area resulting from the addition is 0.14% of the available area for flood water flow.  This 

decrease will have a negligible impact on the overall flood flow capacity and will not result 

in a noticeable increase in the flood levels.  

If there are any questions, or you require further information, please call me at (860) 623-0569. 

 

Very truly yours, 

 
Timothy A. Coon, P.E. 

J.R. Russo & Associates, LLC 

 

Attachments 
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Existing Conditions – June 2023

Garage

Kitchen at upper level

Septic System

Site Plan Submission August 2023



Proposed Changes

• Replace Deck with 
addition in same 
dimensions

• Extend new deck to end 
of house ( toward 
garage)

Site Plan Submission August 2023



New Addition 
Area (Replaces 
deck)

New Deck Area

Below kept 
open so water 
can flow 
through

Site Plan Submission August 2023



Compensatory Storage Area
Remove soil in this 
area .  Blend to 
existing slope.  
Replace 3” of 
topsoil and seed 
back to lawn.  Total 
volume of soil to be 
removed is 15+/‐ cf.
1 cf equals 7.5 
gallons.  So need to 
remove 22.5 five 
gallon buckets 
worth of soil.

Contractor  
to adjust for 
roof leader 
pipe 
discharge

Site Plan Submission August 2023



Kitchen Style

Mailing Address

OwnerProperty Location

Co-Owner

Building Style Bedrooms

Half Bathrooms

Building Condition

Primary Construction Details

Report Created On

Year Built

Roof Style

Roof Cover

Exterior Walls

Interior Walls

Interior Floors 1

Heating Type

Heating Fuel

Map Block Lot

Building Use

Full Bathrooms

Bath Style

Stories

Property Listing Report

Town of Simsbury, CT
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Sales History
Sale Date Sale PriceBook/ PageOwner of Record

Report Created On

Attached Extra Features

Detached Outbuildings
Type Description

Map Block LotProperty Listing Report

Town of Simsbury, CT
Building # Unique Identifier

Area (sq ft) Condition Year Built

Year BuiltConditionArea (sq ft)DescriptionType

170000

28000

3/27/1997

4/26/1966

6/16/2023
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Wood 216 Average 1990
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