
TOWN OF NEWTOWN, CONNECTICUT 
ZONING REGULATIONS 

 
SECTION 3 - FAIRFIELD HILLS ADAPTIVE REUSE (FHAR) 
 
6.03 Fairfield Hills Adaptive Reuse 
 
6.03.100 Purpose and Intent.  The purpose of this zone is to permit the conversion and reuse of the former Fairfield Hills 
Hospital campus in a manner that is in harmony with the character of the existing campus and surrounding neighborhood. 
 The zone is designed to allow the economic reuse of the site so as to contribute to the well being of the community while 
at the same time encourage the conservation of the overall site design and cohesive layout of the main campus.  The 
zone encourages the maintenance of the historic integrity of the campus and existing structures located there. 
 
The intent of the FHAR zone is to focus on a campus setting and encourage use of the property, existing buildings and 
new structures that will reinforce and contribute to the overall cohesiveness of the area.  A campus setting is typically 
characterized by an integrated site design with complementary land uses that work together as a whole.  The property has 
a unique central location in the community and Fairfield Hills Hospital played a major role in Newtown's overall 
development and history.  The property is environmentally sensitive and has areas located within the aquifer protection 
district. The reuse of the property should be planned, new structures should blend in with existing historic structures, and 
the environmental integrity of the site should be maintained. 
 
6.03.200 Procedure.  The Fairfield Hills site possesses unique circumstances that shall require multiple steps and 
approvals for the reuse of the campus as outlined herein. 
 
6.03.210 The first step involves the creation of a master planned development proposal for the entire campus and the 
submission of such plan to the Commission for its consideration and action. 
 
6.03.211 A master planned development proposal shall provide the following information and studies as set forth below. 
 
(1)     An overall development scenario, a description of the project phasing, potential impact on historic factors and 
natural resources and the capacity of the infrastructure.   
(2)     An environmental impact study concerning the effect the master planned development will have upon the 
environment in general, the aquifer, and the campus character. 
(3)     A plan for vehicular and pedestrian circulation patterns and parking areas.  The plan shall be designed to 
demonstrate a harmonious integration of traffic and parking within the campus and the area immediately surrounding the 
campus.  Shared parking areas are desirable and encouraged. 
(4)     A landscaping plan. 
 
6.03.212 Following receipt of a master plan, or subsequent modifications, the Commission may hold a public hearing.  If a 
public hearing is held, it shall commence within 65 days following receipt.  The Commission shall take action to approve, 
modify and approve or disapprove the master planned development proposal within sixty-five (65) days following the close 
of a public hearing should one be held. 
 
6.03.213 The Commission may refer the master plan, for review and comment, to any other appropriate agency as 
deemed necessary. 
 
6.03.214 In making its decision, the Commission shall consider the suitability of the particular uses and general layout of 
the campus plan.  The master plan, and any subsequent modifications to the plan, shall be approved by the Commission 
upon its finding that the plan: 
 
(1)     is consistent with the FHAR, C&A and APD zones, as applicable; 
(2)     will not cause unacceptable congestion or traffic hazards on neighboring streets; 
(3)     will not substantially impair property values in the neighborhood; 
(4)     will not create a health or safety hazard to persons or property on or off the campus; 
(5)     is consistent with the Newtown Plan of Conservation and Development. 
 
6.03.220 Subsequent to the Commission's approval of a master plan or any modifications thereof, development shall be 
subject to obtaining a site development plan approval in accordance with Article X hereof, if so required, or in lieu thereof, 
when such development in located in the aquifer protection district, then subject to obtaining a special exception in 
accordance with the standards, criteria, conditions, and procedures as set forth in Article XI hereof and the additional 
standards, criteria, conditions and procedures set forth in Section 2.01.600.  Uses shall be consistent with the approved 
master plan and all applicable sections of these regulations. 
 



6.03.221 No Site Development Plan application shall be approved if the Commission finds that it is not consistent with the 
approved master plan for the Fairfield Hills Campus. 
 
6.03.222 Notwithstanding Section 10.01.200 hereof, the development of outdoor recreational or sport fields shall require 
Site Development Plan approval in accordance with Article X hereof or in lieu thereof, when such development in located 
in the aquifer protection district, then subject to obtaining a special exception in accordance with the standards, criteria, 
conditions, and procedures as set forth in Article XI hereof and the additional standards, criteria, conditions and 
procedures set forth in Section 2.01.600. 
 
6.03.223 Interior renovations and adaptive reuse of existing buildings consistent with the approved master plan shall not 
be subjected to Site Development Plan approval. 
 
6.03.230 Amendments to the approved master plan may be considered by the Commission upon application by the Town 
of Newtown or its authorized representatives.  Any such amendments and subsequent uses shall be subjected to the 
same procedures, standards, and criteria set forth in Sections 6.03.200 through 6.03.223 herein. 
 
6.03.300 Permitted Uses.  The following principal and accessory uses and structures are permitted.  Uses that are not 
listed as permitted shall not be permitted by variance. 
 
(1)     Recreational or sport facilities and fields, indoor or outdoor 
(2)     Museums, art galleries, cultural centers 
(3)     Performing art theatres 
(4)     Public library 
(5)     Senior center 
(6)     Teen center 
(7)     Municipal Town Hall complex and government uses but not including dumps, incinerators, recycling centers, 
transfer stations and other garbage disposal or handling areas, municipal garages or public works storage yards. 
(8)     Educational facility, including accessory housing and sport facilities 
(9)     Shops and stores for retail sales, limited to no more than 10,000 square feet per tenant 
(10)    Shops where personal services are offered including, beauty salon or barber shop, day spa, dry cleaning services 
that do not conduct on-site cleaning, gymnastics, fitness centers, shoe repair, tailoring or dressmaking, photographic 
studio, copy center, rental services, counseling services 
(11)    Restaurants, including outside service, but excluding drive-thru facilities 
(12)    Banks, financial institutions 
(13)    General, professional, governmental, Town and Board of Education offices 
(14)    Medical, dental offices 
(15)    Research and development facilities dedicated to the development and/or testing of products or specimens 
(16)    Corporate headquarters for one or more corporations 
(17)    Publishing establishments 
(18)    Hospitals 
(19)    Conference center or meeting halls 
(20)    Child day care centers 
(21)    Elderly day care centers 
(22)    Nursery, greenhouse, provided that such is clearly incidental to a permitted use  
(23)    Crop farming in open space areas 
(24)    Structured parking, providing that such parking is clearly incidental to a principal permitted use 
 
6.03.400 Area, Height and Yard Requirements. 
 
Article VII of these regulations and the following limitations shall apply: 
 
6.03.410 Minimum lot area.  The minimum lot area shall be at least 150 acres of contiguous land owned or controlled by 
the applicant.  Town roads located in the Fairfield Hills campus shall not divide the property into separate lots.   
 
6.03.420 Minimum setbacks.  Any structure shall be setback 100 feet from the street line or 125 feet from the centerline of 
the street, whichever is greater.  Minimum setbacks shall only apply to Wasserman Way, Nunnawauk Road and Mile Hill 
Road South.  All structures shall be setback 100 feet from the nearest property line. The right of way for the roads within 
the campus streets shall not be considered property lines. 
 
6.03.430 Number of stories.  All structures shall be limited to three stories. 
 
6.03.440 Building height.  Building height shall comply with Article VII of these regulations. The conversion of existing 
structures shall be encouraged. If any existing structures in the zone now exceed or breach the requirements of Article 
VII, the nonconformity shall not be expanded but may be altered to facilitate the reuse of existing buildings. 



 
6.03.450 Maximum structural coverage.  The maximum building coverage shall be 10% of the entire lot.  The maximum 
building, storage loading, paved areas, parking, roadways, driveways and sidewalk coverage shall be 20% of the entire 
lot. 
 
6.03.500 Parking and Pedestrian Walkways.  Sections 8.03.320, 8.03.430, 8.03.600 and 8.03.720 of these regulations 
concerning parking shall apply.  The placement of parking areas and pedestrian walkways shall allow convenient passage 
for motor vehicles and pedestrians upon the campus.  Parking areas, whether structured parking areas or not, shall be 
landscaped to buffer the parking from the sight of neighboring properties.  Parking areas shall be located so as to 
maintain the main campus character but to allow for expansive lawn and planted areas to be incorporated into the design. 
 
6.03.600 Signs. 
All applicable provisions of the sign regulations as set forth in Article VIII Section 1 shall apply with the following 
exception:  
 
"       Wasserman Way, Nunnawauk Road and Mile Hill Road South are the only public streets that shall be used in 
applying the sign setback provisions.  Sign setbacks within the interior campus street system are exempt. 
 
6.03.610 Permitted signs.  The permitted signs as set forth in Article VIII, Section 1 may be externally illuminated signs.  A 
uniform sign plan shall be utilized to address all permitted signs located upon the campus.  Such plan shall provide for a 
consistent design theme for all of the signs located upon the lot and upon the buildings in terms of standardized location, 
lighting, generalized design features etc.  The signage plan shall be tasteful, complementary to the architecture of the 
buildings and shall have consistent details that tie the various elements of the campus together to complement the overall 
design of the campus.  Only those signs listed in Article VIII Section 1 shall be permitted.  The size is the maximum area. 
 


