TOWN OF BOZRAH
BOZRAH TOWN HALL, 1 RIVER ROAD
BOZRAH, CONNECTICUT 06334
BOZRAH PLANNING & ZONING COMMISSION
AGENDA
Thursday, April 8, 2021
Zoom meeting, 7:00 p.m.
See bottom of agenda for participation instructions
The Bozrah Planning & Zoning Commission will hold its regular meeting on Thursday, April 8, 2021 via
Zoom teleconference/videoconference, at 7:00 p.m.
1. Review and approval minutes:
a. March 11, 2021 regular meeting.
b. March 25, 2021 special meeting.
2. Review correspondence pertaining to agenda items.
3. Hear the report of the Zoning Enforcement Officer.
4. New Business:
a. Pre-application discussion: James and Jennifer Paternostro, 211 Bashon Hill Road. Earth
products excavation, expansion of farmland, following Notice of Violation.
b. Pre-application discussion: TVCCA Meals on Wheels, 81 Stockhouse Road. Expansion of
parking lot area.
5. GotSpace Data Partners, LLC: Summary of March 25 regular meeting and consideration of draft letter.
6. Recreational cannabis establishments and Senate Bill 888.
7. Affordable Housing Plan discussion and next steps.
8. Public comment period.
9. Review general correspondence.
10. Such other business as the commission may vote to hear.
Stephen Seder, Chairman
Planning & Zoning Commission
Join Zoom Meeting
Web: https://us02web.zoom.us/j/82259099216
Call-in: +1 (929) 205-6099
Meeting ID: 822 5909 9216

REGULAR MEETING
TOWN OF BOZRAH
PLANNING AND ZONING COMMISION
March 11, 2021
Chairman Steve Seder called the regular meeting of the Town of Bozrah Planning and Zoning
Commission to order at 7:03pm, on Thursday, March 11, 2021. The meeting was held via Zoom
video/teleconference.
Members present:

Stephen Seder (Chairman), Scott Barber (Vice Chairman), Nancy Taylor,
Manny Misarski, Steve Coit (alt.).

Members absent:

Steve Gural, Seymour Adelman (alt.), Frank Driscoll (alt.).

Others present:

Katey DeCarli, P.E. (ZEO/WEO/ CHA), Sam Alexander, AICP (Town
Planner/SCCOG), Brandon Handfield, P.E. (Yantic River Consultants),
David Gesiak (Applicant), Debra White-Palmer (Applicant), Jennifer
Weigand-Watkinson (Applicant), Ray Barber, Jennifer Rae, Keith
LeMoine, Pat Goff.

Chairman Steve Seder called the meeting to order at 7:03pm. Mr. Seder appointed Steve
Coit to sit in place of Steve Gural.
1.

Review and approval of minutes:
a. February 11, 2021 regular meeting.
Manny Misarski made a motion to approve the minutes as presented. Scott
Barber seconded the motion.
VOTE UNANIMOUS – MOTION APPROVED
a. February 25, 2021 Affordable Housing plan public workshop.
Nancy Taylor made a motion to approve the minutes as presented. Manny
Misarski seconded the motion.
VOTE 4/0/1 (Abstention: Barber) – MOTION APPROVED

2.

Review correspondence pertaining to agenda items:
Sam Alexander (Town Planner) noted that the Commission received correspondence
from the Town Engineer dated March 10th, following the Town Engineer’s review of the
Gesiak Subdivision work proposal and bond for work within the future town right-ofway. A response to comments and updated bond estimate was sent the same day from the
project engineer.

3.

Hear the report of the Zoning Enforcement Officer:
Katey DeCarli, P.E. (ZEO/WEO) reported on ongoing zoning enforcement issues in
town, and Commissioners were able to ask questions.

Katey DeCarli explained that the owner of 44 Lebanon Road, which was found to contain
an illegal apartment unit, is proposing to use the apartment space for his office.
Ms. DeCarli reviewed a wetlands enforcement issue on Bashon Hill Road. Based on Ms.
DeCarli’s description of the activity, it appears the activity is also an earth excavation,
and therefore subject to zoning regulations. The Commission asked that the property
owner present an application.
Ms. DeCarli reviewed a dust issue resulting from cleaning at Hillendale egg farm. Ms.
DeCarli was not given notice of the cleaning, but will be in contact with the property
owner.
4.

Old Business:
a. #01-00-21. David J. Gesiak, LLC. 216 Norwich, Ave. Lebanon, CT: Seven-lot
subdivision, southeast corner of Bozrah Street and South Road (Map, 14, Lot
046).
The Commission reviewed recent correspondence from the Town Engineer and a
corrected bond estimate from the project engineer.
The Commission discussed the process for assessing the fee in lieu of open space
figure and when and how to apply it. The Commission asked the applicant for the
full amount up-front and the applicant agreed.
The Commission discussed whether or not to wait for a review by the
Connecticut Department of Transportation (CT DOT) District 2. It was
determined that the Bozrah Street driveways will require permits from District 2,
but that there is no guarantee the Commission will receive District 2’s comment
on the subdivision application.
Scott Barber made a motion to approve the subdivision application with the
following conditions:
1. Prior to filing mylars with the Town Clerk, the applicant will post a bond
in a form acceptable to the Zoning Enforcement Officer, in the amount
proposed in the application, to cover proposed work associated with the
right-of-way land dedication.
2. The applicant will file mylar copies of the plan with the Town Clerk
within 90 days of the expiration of the approval appeal period, or
otherwise request an extension.
3. The applicant will complete all proposed work associated with the rightof-way land dedication; the land will then be deeded to the Town.
4. All proposed boundary markers will be in-place prior to lot development.
5. The applicant will deposit a $10,800 fee in lieu of open space prior to the
filing of the mylars.
Manny Misarski seconded the motion.

Scott Barber requested that the applicant forward the final approval letter for the
three driveways when it is received. Pat Goff (resident) stated that applications
should be approved with careful consideration.
VOTE UNANIMOUS – MOTION APPROVED
5.

New Business:
a. #03-00-21. Jennifer Weigand-Watkinson. 356 Salem Turnpike, Bozrah, CT:
Home Occupation: Private dance instruction in home office.
Jennifer Weigand-Watkinson presented her application and the Commission had
an opportunity to ask questions. Ms. Weigand-Watkinson stated that she would
have one or two clients at a time, typically children that get dropped off by
parents.
Nancy Taylor made a motion to approve the application for home occupation.
Scott Barber seconded the motion.
VOTE UNANIMOUS – MOTION APPROVED
b. Informal Discussion regarding Change of Use: Debra White-Palmer, 410
Salem Turnpike, Events Planning.
Debra White-Palmer explained that she would be moving into a home with an
existing home office, the former Pathways property on Salem Turnpike. Ms.
White-Palmer runs and event planning business and will use the existing office
space.
At one point, Ms. White-Palmer considered applying for zoning text amendments
to host events at the site, but for now is content with simply using the building
for a home occupation. The Zoning Enforcement Officer determined no formal
application was necessary.

6.

Affordable Housing Plan discussion and next steps:
Sam Alexander stated that a recent draft was forwarded to Commissioners, along with a
staff memo describing input to-date. Sam Alexander suggested that the Commission
review and provide comments, so that a draft can be quickly developed for public
consumption prior to a public hearing.

7.

Public Comment Period:
Kevin LeMoine spoke about 0 and 3 Polly Lane. The lots total about 8.4 acres and
contain a cell tower. The regulations make the lots difficult to develop in their current
state. Mr. LeMoine explained his idea for self-storage and an accessory steel structure for
his own use on the property. Regulation amendments and coordination with the
Connecticut Siting Council would be needed. The property is currently for sale.
Ray Barber reviewed the history of the Polly Lane properties with regard to the cellular
tower. Mr. Barber noted the relative lack of road frontage.

Mr. Barber spoke about coop cleaning at Hillendale farms and suggested that the Zoning
Enforcement Officer follow up. Mr. Barber also noted that the fire department responded
to the Haughton Road/Route 2 trailer and camper property.
8.

Review general correspondence:
There was none.

9.

Updates on projects throughout town:
Sam Alexander updated the Commission on various upcoming projects and zoning
issues. These include: an up-coming residential subdivision at Bashon Hill Road and
Fitchville Road, recreational cannabis, and data centers.
Sam Alexander reviewed upcoming legislation regarding recreational cannabis
(marijuana) and retail sales. Sam Alexander suggested that the Commission could adopt a
moratorium on such a use while it considers changes to its zoning regulations.
Sam Alexander explained that recent legislation allows for tax exemptions and a
licensing program for data centers, which are large facilities containing computer servers
for data storage and processing. The Town has been in contact with a group called
GotSpace Data, seeking to site data centers in Connecticut. GotSpace’s website shows
preliminary plans for data centers in Bozrah, Griswold, Groton, Norwich, and
Wallingford. All of these towns have municipal electrical utilities, which is attractive for
this particular use. Steve Seder suggested that the Commission hold a special meeting.
The Commission determined to hold a meeting on March 25th, at which the developers
would be able to attend and present on their proposal.
Ray Barber asked about the Short-term Rental Ordinance. The Planning & Zoning
Commission is aware that the Board of Selectmen will schedule a public hearing on the
proposed ordinance.

10.

Such other business as the Commission may vote to hear:
There was none. Scott Barber made a motion to adjourn the meeting. Nancy Taylor
seconded the motion. The meeting was adjourned at 9:13 PM.

Respectfully submitted,
Samuel Alexander
Town Planner/SCCOG

SPECIAL MEETING
TOWN OF BOZRAH
PLANNING AND ZONING COMMISION
March 25, 2021
Chairman Steve Seder called the special meeting of the Town of Bozrah Planning and Zoning
Commission to order at 7:02pm, on Thursday, March 25, 2021. The meeting was held via Zoom
video/teleconference.
Members present:

Stephen Seder (Chairman), Scott Barber (Vice Chairman), Nancy Taylor,
Seymour Adelman (alt.), Steve Coit (alt.).

Members absent:

Steve Gural, Manny Misarski, Frank Driscoll (alt.).

Others present:

Glenn Pianka (Board of Selectmen), Bill Ballenger (Board of
Selectmen), William Sweeney (Attorney for GotSpace Data Partners,
LLC), Jim Rossman, P.L.S. (Stadia Engineering Associates, Inc.,
consultant for GotSpace Data Partners, LLC), Chris Regan (Regan
Enterprises, consultant for GotSpace Data Partners, LLC), Sam
Alexander, AICP (Town Planner/SCCOG), Tom Weber (Building
Official), Ray Barber, Evan Hyde, Evelyn Brown, Emma McAvoy,
Charlene Lathrop, Scott Taylor, Sally Banning, other residents and
members of the public.

1.

Call to order:
Chairman Steve Seder called the meeting to order at 7:02pm. Mr. Seder stated that the
purpose of the meeting was to hear a pre-application presentation by representatives of
GotSpace Data Partners, LLC, regarding a proposal to build a data center campus in
Bozrah.

2.

Presentation by GotSpace Data Partners, LLC regarding proposal to construct a data
center, and proposal for zoning amendments:
William Sweeney, partner at the law offices of Tobin, Carberry, O’Malley, Riley &
Selinger, attorney representing GotSpace Data Partners, LLC, began a presentation
overviewing the proposal to site a “data center” campus at a 148-acre of land on
Haughton Road, on lot 024 of Assessor’s map 06.






GotSpace Data Partners. LLC is a firm headquartered in Boston, Massachusetts,
which is seeking to build “hyperscale” data centers in Connecticut.
A data center is a building or group of buildings used to house networked
computers. A hyperscale data centers are organized in such a way as to allow
servers to automatically scale, or respond to, changing demands.
Newly passed legislation (House Bill 6514) was recently signed by Governor
Lamont, and creates a licensing procedure and tax abatements for qualified data
centers. The legislation creates a competitive business environment for data
centers, which previously faced financial difficulty siting in Connecticut.
There are no data centers of significant size in Connecticut or New England.




With the rollout of “5G” having local data centers will be increasingly important.
One of the siting criteria for data centers is affordable electrical power; GotSpace
is considering siting a data center in Bozrah in-part due to the fact that it has a
municipal electrical utility.

Jim Rossman, P.L.S., Stadia Engineering Associates, Inc., representing GotSpace Data
Partners, LLC presented the technical aspects of envisioned site development. Mr.
Rossman presented a conceptual plan for a data center campus with three 156,836 square
foot buildings, space for backup power generators, parking, and space for an electrical
substation. Mr. Sweeney joined in the discussion.









The plan is conceptual. Additional work will be required to determine actual site
feasibility. Building locations may shift based on conditions.
Three buildings are proposed, each with a design capacity of 32 megawatts for
information technology-critical power. The total power draw of each building
would be approximately 45 megawatts.
The site will be served by a gated, primary access road on Haughton Road, with
convenient access to Route 2.
A secondary means of emergency egress/ingress will be needed. Options are
being considered on Hough Road and Bashon Hill Road.
A connection would be needed to the high-tension electrical transmission line
passing to the west of the property.
A landscaped buffer is proposed around the developed area.
Relatively little parking is needed. 60 permanent employees, across three shifts,
and expected.
A three-year equipment replacement cycle is expected for serves.

Mr. Sweeney presented on the proposed regulatory process, for consideration by the
Planning & Zoning Commission. GotSpace recognizes that zoning regulatory
amendments will be needed prior seeking approval of a site plan.







GotSpace is proposing a “master plan” scheme, requiring sequenced zoning text
and map amendments, in order to support approval of the overall concept of the
data center campus prior to site plan approval.
The master plan scheme will first require zoning text amendments to support
creation of a new floating zone. The new section to the zoning regulations will
define certain zoning of the new floating zone and application requirements. The
new floating zone may be applied to a parcel at the discretion of the commission.
If successful with the first application, GotSpace will apply to place the newly
created floating zone on the map at the selected parcel. Concurrently, GotSpace
will apply for additional zoning text amendments in the form of a master plan.
The master plan will be a graphical plan, not to the exact detail of a site plan,
showing the proposed development, and containing sufficient supporting
documentation (such as traffic analysis) to support the decision of the
Commission to approve the zoning map amendment. The master plan will govern
future development of the site.
At such a time that GotSpace has tenants for the site, it will determine the
specific physical plant of the campus, in-line with the master plan, and submit
site plans for approval, to the Planning & Zoning and Inland Wetlands &
Conservation Commissions.







3.

If development is phased, more than one site plan may be needed.
The master plan scheme gives significant discretion to the Commission but
provides flexibility and confidence to the applicant.
The master plan scheme has been successfully used in other, nearby
municipalities. Mr. Sweeney shared a sample of a zoning text amendment for a
“Technology Park District’ floating zone in the Town of Ledyard, which utilizes
this scheme.
GotSpace’s representatives will work with the Planning & Zoning Commission
to develop zoning text amendments prior to submitting an application.

Discussion and questions:
Chairman Seder asked Commissioners if they had any questions. Commissioners and
members of the Board of Selectmen asked a number of questions, to which Mr. Sweeney
and Mr. Rossman responded.
 The buildings will draw up to approximately 45 megawatts, each.
 A security fence will enclose the developed area.
 Generators would be sited longitudinally along each building.
 Administrative space would be provided in each building.
 Each generator would have a belly tank. So fuel storage does not take up
additional footprint.
 Buildings will use tilt-wall construction.
 Buildings will use a sprinkler system for fire suppression.
 GotSpace is a new company and has not developed data centers in the past.
 The Commission should consider forming a committee with the Board of
Selectmen to discuss the various aspects of this project.
 A municipal host agreement is required by law.
 The municipal host agreement defines a host fee, which will be in lieu of taxes—
data centers once licensed by the State are exempt from property tax.
 Although the proposal is to access power from high-tension power lines owned
by Eversource, GotSpace would then need to purchase that power from Bozrah
Light & Power. GotSpace is responsible for all infrastructure work. GotSpace
will also be required to complete an electrical study to demonstrate to ISO New
England and the Connecticut Municipal Electrical Energy Cooperative (CMEEC)
that drawing power from that line is feasible.
 GotSpace will be responsible for the costs of design and construction of all
electrical, water, sewer, and gas extensions necessary for the project.
 A number of questions referred to the host municipal agreement. Mr. Sweeney
will seek to get answers from the attorney in charge of contracts.

4.

Public comment period:
Chairman Seder asked for comments from the public. Members of the public asked a
number of questions, to which Mr. Sweeney and Mr. Rossman responded.



GotSpace has had preliminary discussions with adjacent landowners in the event
that additional land or access rights are needed.
Wetlands permits will be required for any regulated activities, as determined by
the Inland Wetlands & Conservation Commission.









The parcel is 148 acres.
GotSpace doesn’t intend to maximize development of the site. The current
proposal is for three buildings as shown.
The proposed development is a significant investment. The minimum threshold
for a qualified investment under House Bill 6514 is $200 million.
Lighting will be downcast type, and dark-sky compliant. Infrared cameras will be
used for security.
If connection to the high-tension transmission line is not feasible, GotSpace will
explore deriving power from the power lines on Bozrah Street (Route 163).
Noise from power generation will be typical of transformers and generators.
GotSpace has a contract on the Haughton Road property.

Mr. Sweeney stated that GotSpace would like a letter from the Planning & Zoning
Commission simply stating that while the use is not allowed currently, the Commission
acknowledges that GotSpace will propose zoning map and text applications required to
gain approval. The Commission briefly discussed the letter. Staff will draft a letter for the
Commission’s consideration.
There were no other comments or question. The Chairman adjourned the meeting at
8:39pm.

Respectfully submitted,
Samuel Alexander
Town Planner/SCCOG

TOWN OF BOZRAH
1 RIVER ROAD
BOZRAH, CT 06334
Planning & Zoning Commission
Telephone: (860) 889-2689 ● Fax: (860) 887-5449

Notice of Violation
March 25, 2021
James & Jennifer Paternostro
Stoney Acres Farm, LLC
P.O. Box 221
South Glastonbury, CT 06073
James & Jennifer,
Activities at the property 211 Bashon Hill Road (Map 5, Lot 19 of the Bozrah Assessor’s Maps) in
the Town of Bozrah have violated both the Town of Bozrah’s Zoning Regulations and Inland
Wetland and Watercourses Regulations as follows:
Violation Description: Unpermitted excavation of earth products in or near wetlands and having
removed greater than 100 cubic yards of earth materials
Zoning Regulation Violated: Section 11.7
Wetlands Regulation Violated: Section 6.1
This Notice of Violation is issued in accordance with Section 13.3.3 of the Bozrah Inland Wetland
and Watercourses Regulations and Section 3.4 of the Bozrah Zoning Regulations.
Please appear (yourself and/or your representative) before the Bozrah Inland Wetlands and
Watercourses Commission on April 1st at 7:00pm via Zoom (link will be emailed.)
Please appear (yourself and/or your representative) before the Bozrah Planning and Zoning
Commission on April 8th at 7:00pm via Zoom (link will be emailed.
Upon receipt of this Notice:
•
•
•
•
•

Cease all excavation in areas of undisturbed soils
Cease all excavation in areas of suspected or known watercourses and wetlands
Provide a conceptual (preliminary) plan demonstrating the limits of current disturbed areas,
the limits of proposed surfacing mining, and erosion and sediment controls meeting the
requirements of the Connection Erosion and Sediment Control Manual (2002)
Provide an anticipated timeline for the corrective actions
Provide an anticipated timeline for formal permit application submission to both the Bozrah
Wetlands and Bozrah Planning & Zoning commissions for future activities at the site

This is not an “order” or “decision” of the Zoning Enforcement Officer and thus is not appealable
to the Zoning Board of Appeals under the provisions of Connecticut General Statutes Section 8-6.
In the event that this violation is not remedied, a formal order will be issued and filed on the Bozrah
Land Record. Failure to meet these conditions by April 15, 2021 will result in further enforcement
action, beginning with the issuance of a Cease and Correct Order.
I appreciate your cooperation thus far, please keep in touch.
Sincerely,

Kathryn L. DeCarli, P.E.
Zoning & Wetlands Agent
landuseagent@bozrahct.org
(860) 885-1043
CC:

Bozrah Planning & Zoning Commission
Bozrah Wetlands Commission
Bozrah Town Planner
Wes Wentworth, Wentworth Civil Engineers (owner’s engineer)

TOWN OF BOZRAH
1 RIVER ROAD
BOZRAH, CT 06334

To:

Bozrah Planning & Zoning Commission
Bozrah Inland Wetlands Commission

From:

Katey DeCarli, Zoning & Wetlands Agent

Date:

March 25, 2021

Subject:

Excavation at 211 Bashon Hill Road

I conducted an inspection on March 11, 2021 at 211 Bashon Hill Road after receiving notification of excavation
work near wetlands. I found no previously approved permits for work at this location in the records. The parcel
(Map 5, Lot 19) is 99.6 acres, zoned residential RU-1, located on the west side of Bashon Hill Road. Austin Brook
crosses the parcel on the south end. The owner of record is Stoney Hill Farm, LLC.
When I arrived at the site, there was one operator and two laborers excavating and processing rock. Large
stockpiles of topsoil and fill as well as a large screener were present on site. A settling basin with outlet channel
had been excavated. The settling basin was discharging directly to an unnamed brook which is culverted under
Bashon Hill Road. Numerous pallets of selected, cleaned, and processed stone appeared to be ready for
shipment off site at the entrance. The operator contacted the owner and received permission for me to conduct
the site visit. Based on measurements taken on aerial imagery of the site, I estimated that there are greater than
five acres of soil disturbance on site and that some of that disturbance may be in or near wetlands. The owners
indicated that the goals were to restore the property to agricultural use after harvesting the stone to offset the
cost of the purchase. The operation consists of removal of stone walls and surface mining to depths of up to 8feet below surface elevation to remove rock.
A violation of the Bozrah Inland Wetlands and Watercourses Regulations Section 6.1 exists on site for a
regulated activity without first obtaining a permit. A violation of the Bozrah Zoning Regulations Section 11.7
exists on site for an earth excavation project greater 100 cubic yards without first obtaining a permit. A Notice of
Violation has been issued to the property owner. In addition, a referral was made to the Connecticut
Department of Energy and Environmental Protection due to unpermitted soil disturbance greater than five
acres.
I recommended the following actions to the owner for short-term corrective actions:
• Cease any further excavation, soil disturbance, and tree clearing or grubbing into undisturbed areas
• Stabilize (with loam and seed) any areas where excavation is complete
• Place check dams of straw/hay bales or silt fence within the excavated drainage channel that discharges offsite

Inspection Report
211 Bashon Hill Road
March 25, 2021

Page 1 of 2

• Stockpiles in place for more than 30 days must be stabilized (seeded) or covered
(https://portal.ct.gov/DEEP/Water/Soil-Erosion-and-Sediment-Control-Guidelines/Guidelines-for-SoilErosion-and-Sediment-Control)
• Submit permit applications for town wetlands and zoning permits as soon as feasible.
• Let your engineer know that a registration for the DEEP Construction stormwater general permit will be
needed for the project
The owner has been cooperative since the violations were identified and is anxious to resolve the violations as
quickly as feasible. I have had preliminary discussions with the owner’s newly-hired engineer to facilitate
corrective actions. The engineer has submitted a preliminary stabilization plan to reduce the overall acreage of
disturbed soils and implement sediment and erosion controls.

CC via email:

Sam Alexander, Town Planner
Paternostro Family (owners)
Wes Wentworth P.E., Wentworth Civil Engineers, LLC

Inspection Report
211 Bashon Hill Road
March 25, 2021
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web: wentworthcivil.com

TEL. (860) 642-7255
FAX (860) 642-4794

177 WEST TOWN ST.
LEBANON, CT 06249

WENTWORTH CIVIL
ENGINEERS LLC

TVCCA Meals on Wheels – 81 Stockhouse Road, Bozrah CT

Please see specifications in Scope of Work PDF
Yellow Area
 extend parking lot (check with town a pull all applicable permits as required by town)
Area Outlined in Red
 crack fill, seal coat and line stripe
Blue Area
 add slant parking – if permissible

TVCCA Meals on Wheels parking lot scope of work 4.1.2021
Parking lot extension – area in yellow ~1,260 sqft
 Contractor to pull permits from Town of Bozrah
 Excavate dirt/grass area to 8” depth
 Add processed stone for a 6” solid base
 Area to be graded for proper pitch for water runoff
 Area to be compacted
 Pave area with
o 1.5” compacted Class 1 Hot Bituminous Asphalt &
o 1.5” compacted Class 2 Hot Bituminous Asphalt
 Install ~105 linear feet of 6” machine formed Hot Bituminous Asphalt curb
Parking lot fill & seal – area outlined in red
 Crack Sealing Scope
o Cracks of 0.25” and over (~625 linear feet) to be thoroughly cleaned to remove dirt,
vegetation and debris
o Right Pointe Hot Rubberized Joint Seal or Equivalent to be applied to fill the crack to
refusal and banded to a uniform width and T-shaped seal
o Sealer to be applied in accordance with manufacturers specifications
 Pavement Sealing Scope ~ 23,250 sqft
o Pavement surface to be thoroughly cleaned by means of commercial sweepers, steel
bristled hand brooms and leaf blowers
o Areas with oil to be scraped/steel broom cleaned to remove grease, oil & dirt build up
o Oils spots to be sealed with oil spot primer
o Apply 2 coats of Neyar Industries Force Pavement Sealer or equivalent at a rate of 0.16
gallons per square yard – 5lbs of sand to be added to each gallon of Sealer to provide
skid-resistant surface
o Structures/areas adjacent to application area to be protected from seal coating
Pavement Marking – entire lot (all areas to be lined using D.O.T approved marking paint and adhering to
all applicable codes)
 Areas in front of building to be lined to maximize number of parking spaces
 Area marked in blue – if possible, add slant parking or curb parking lines – whichever is
permissible and provides the most parking spaces

Place on Town of Bozrah letterhead

DRAFT – 4/1/21
April 9, 2021

Mr. William Sweeney
Tobin, Carberry, O’Malley, Riley & Selinger
43 Broad Street
P.O. Box 58
New London, CT 06320

Dear Mr. Sweeney:
Thank you for your attendance, the thoughtful presentation, and open discussion at the March 25th
special meeting of the Town of Bozrah Planning & Zoning Commission. The Planning & Zoning
Commission heard your client’s proposal to site a data center campus on a 148-acre parcel of land,
fronting on Haughton Road (Assessor’s Map 06, Lot 024) in Bozrah. This parcel is in the Commercial
District.
The Town of Bozrah’s zoning regulations currently do not allow the proposed use in the Commercial
District. To rectify this, the Commission understands that your client, GotSpace Data Partners, LLC, will
propose a series of zoning text and map amendments, utilizing a “master plan” concept, prior to seeking
site plan approval. As the Commission is aware, GotSpace intends to follow the below regulatory
process, in order to gain approval of their project in Bozrah. Notwithstanding the below, the
Commission understands that GotSpace will seek permits and agreements with other parties, as well as
utility connections necessary to carry out the proposal.
1) Zoning Text Amendment – Authorizing creation of a new ‘floating zone’, which may be sited in a
discrete location upon approval of a zoning map amendment and concurrent submission of a
“master plan”, which, if approved, will function as a zoning text amendment.
2) (A) Zoning Map Amendment – To establish the newly created floating zone at the Haughton
Road property.
(B) Zoning Text Amendment – In the form of a graphical master plan pertaining to the Haughton
Road property, together with supporting documentation and other requirements spelled out in
the zoning regulations, if successfully amended in the first application.
3) Site Plan – Approval of an engineered and detailed site plan will be necessary prior to seeking
zoning and building permits for all or a portion of the development envisioned in the master
plan. Prior to this stage, GotSpace may be required to seek approval from the Inland Wetlands &
Conservation Commission.
The Town of Bozrah Planning & Zoning Commission looks forward to receiving and hearing an
application by GotSpace, at such a time that it is formally submitted.
Sincerely,

Stephen Seder, Chairman

SOUTHEASTERN CONNECTICUT COUNCIL OF GOVERNMENTS
5 Connecticut Avenue, Norwich, Connecticut 06360
(860) 889-2324/Fax: (860) 889-1222/Email: office@seccog.org
MEMORANDUM
TO:
FROM:
DATE:

Town of Bozrah Planning & Zoning Commission
Samuel Alexander, AICP, Planner III/SCCOG (Bozrah Town Planner)
April 1, 2021

/s/

Recreational Cannabis Establishments – Senate Bill 888.

Action
 Last month I suggested the Commission consider zoning text amendments to establish a six-month
moratorium on “recreational cannabis establishments” due to expected passage of Senate Bill 888.
 A moratorium will prevent new applications and allow the Commission time to consider how to
regulate, or whether or not to prohibit, the use.
 Because the bill is currently being amended by the Governor’s office, and would not go into effect
until July 1 regardless, I suggest the Commission wait until at least the May meeting to move
forward with a moratorium.
 A moratorium follows the process of a text amendment. If the Commission accepts its own
application in May, it could act on the changes in June.
Senate Bill 888 Currently
 Titled: “An Act Responsibly And Equitably Regulating Adult-Use Cannabis”.
 160-page bill legalizing recreational cannabis (marijuana).
 The bill states that recreational cannabis (retail) establishments are presumed to be allowed in a
town under the most similar use category (eg: retail, package stores, pharmacies), unless
specifically prohibited or regulated.
 The bill also specifies that an additional 3% sales tax is applied to retail establishments, which is
given to the town in which the establishment is located.
Expected Changes
 The Connecticut Chapter of the American Planning Association took some issue with the zoning
implications discussed above.
 The Governor’s office has not issued revised language but I, and planners across the State, are
monitoring the bill to see what those changes will be.

Member Municipalities:

Bozrah * Colchester * East Lyme * Franklin * Griswold * Borough of Jewett City * City of Groton * Town of
Groton * Lebanon * Ledyard * Lisbon * Montville * New London * North Stonington * Norwich * Preston *
Salem * Sprague * Stonington * Stonington Borough * Waterford * Windham
If language assistance is needed, please contact SCCOG at 860-889-2324, office@seccog.org.
Si necesita asistencia lingüística, por favor comuníquese a 860-889-2324, office@seccog.org.
如果您需要语言帮助，请致电 860-889-2324或发送电子邮件至office@seccog.org.
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Introduction
What is Affordable Housing?
Generally, housing is considered affordable housing if its occupants are lower-income households who pay no
more than 30% of their income toward housing costs, including mortgage, rent, property tax, and utilities.
Affordable housing created or maintained under government subsidies or programs is usually intended for
occupancy by households earning no more than 80% of median income, which funding programs often
measure at the regional or state level. The United States Department of Housing and Urban Development
(HUD) defines a family of four in the Norwich-New London area as low-income if it earns less than $78,500
per year; this is using HUD’s 80% Area Median Income calculations.i Housing programs usually require that
occupants pay 30% of their income for their housing and subsidies cover the remaining operating costs.

HUD Metro
Area

Norwich-New
London Metro

Median Family
Income

$91,800

Income Category
Low Income (80%)
Equiv. Monthly Housing Budget
Very Low Income (50%)
Equiv. Monthly Housing Budget
Extremely Low Income (30%)
Equiv. Monthly Housing Budget

1
$54,950
$1,374
$35,950
$899
$21,600
$540

Persons in Family
2
3
$62,800 $70,650
$1,570
$1,766
$41,050 $46,200
$1,026
$1,155
$24,650 $27,750
$616
$694

4
$78,500
$1,963
$51,300
$1,283
$30,800
$770

Affordable housing is created either with the support of government subsidies assisting in the cost of its
construction and long-term affordability provisions, or in the case of some mixed-income set-aside
developments, through profits earned through the development of market-rate units supporting the
construction cost and long-term affordability provisions of the affordable housing units. Recent public
investments in affordable housing in southeastern Connecticut include Stonington’s Spruce Meadows (new
mixed-income apartments), Waterford’s Victoria Gardens (mixed-income elderly apartments), and Groton’s
Branford Manor (capital improvements to existing 100% affordable apartments).ii Common sources of
funding include the Federal Government’s Low Income Housing Tax Credit Program and the State of
Connecticut’s Competitive Assistance for Multifamily Properties (CHAMP) program. Different funding
programs can target different types of housing or affordability for households at different income levels.
Most affordable housing developments that depend on government subsidies receive funding from multiple
State of Connecticut or federal programs.

Why Plan For Affordable Housing?
Connecticut municipalities may regulate land use in ways consistent with Title 8 of the Connecticut General
Statutes (CGS). Authorized under CGS Section 8-2, locally adopted zoning regulations may establish rules for
the location and type of housing. State statutes specify the conditions under which municipalities may adopt
local land use plans and regulations. CGS § 8-23 establishes a requirement for municipalities to adopt local
Plans of Conservation and Development, which document policies and goals for the physical and economic
1
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development of a municipality. CGS § 8-2 outlines the authorities municipalities are granted to adopt local
zoning regulations. Both CGS § 8-23 (planning) and § 8-2 (zoning) direct municipalities to consider the need
for affordable housing, both locally and at the regional level, and to adopt zoning that encourages the
development of multifamily dwellings and housing at different price points. CGS § 8-30j, added in 2017,
established an additional obligation for municipalities to adopt Affordable Housing Plans that will specify how
the municipality will increase the number of local ”affordable housing developments”.
The § 8-30j requirement for Affordable Housing Plans was passed in recognition of increasing challenges for
Connecticut residents in finding adequate affordable housing, especially outside of Connecticut’s most urban
communities. Since 2000, the share of Connecticut renters who pay more than 30% of their income towards
housing rose from 37% to 46% in 2019. Homeowners with mortgages also saw their budgets stretched, with
20% of homeowners housing cost-burdened in 2000 and 31% in 2019. In Southeastern Connecticut, one in
four households earns less than 80% of the area median income and is housing cost-burdened.
The 8-30j Affordable Housing Plan statute references the definition
of affordable housing developments included in CGS § 8-30g, which
defines them as assisted housing that receives government
subsidies to provide affordable housing for low and moderate
households, or a set-aside development where deed restrictions
ensure that at least 30% of the housing units are occupied by lowincome households at affordable rates for at least 40 years. This
definition of housing would include any deed-restricted affordable
housing created as part of a mixed-income development, as well as
affordable housing built or preserved with the support of state or
federal programs.

§ 8-30j(a): “At least once every five
years, each municipality shall prepare
or amend and adopt an affordable
housing plan for the municipality.
Such plan shall specify how the
municipality intends to increase the
number of affordable housing
developments in the municipality.”

The Affordable Housing Plan is an opportunity for municipalities to more closely examine housing needs and
review how existing housing inventories and land use policies do or do not address those needs. The planning
process also prompts a review of potential actions that municipalities may take that would enable or
promote the development of housing that is affordable and accessible to lower-income residents. In 2020,
the Connecticut Department of Housing worked with the Regional Plan Association to develop guidance on
how municipalities might approach the development of Affordable Housing Plans (https://portal.ct.gov//media/DOH/AHPP-Guidebook_RPA_120120.pdf), and provided small grants to support municipal work to
prepare plans. The initial deadline for compliance with the requirement for an Affordable Housing Plan
statute is June 2022, five years from the statute’s effective date.

Plan Development Process
The development of an Affordable Housing Plan for Bozrah is being overseen by Bozrah’s Planning & Zoning
Commission, with opportunities for members of the public to provide suggestions and feedback. Ultimately,
the Plan will be considered by the Commission for adoption. The first five-year revision of this plan may be
incorporated into the 2025 Plan of Conservation and Development (POCD).
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Housing Conditions in Bozrah and Southeastern Connecticut
Affordability
A 2018 review of housing conditions in southeastern Connecticut prepared by the Southeastern Connecticut
Council of Governments (SCCOG) in partnership with the Southeastern Connecticut Housing Alliance (SECHA)
showed that demand is most acute in southeastern Connecticut for lower-cost housing and rental housing.
The portion of southeastern Connecticut households that can afford the housing they live in has dramatically
decreased in the last twenty years. Since 2000, the share of renters who cannot afford their housing, and are
therefore housing-cost-burdened, increased from 31% to 46%. As previously mentioned, as of 2018, 29,000
households in southeastern Connecticut earned less than 80% of the area’s median income and were housing
cost-burdened, or one in four households.
The rise in housing challenges is linked to a growing mismatch between incomes and housing costs. Adjusted
for inflation, income growth in the region has been stagnant, growing less than 1% between 2000 and 2019,
while for-sale housing prices and rents have increased 23% and 19%, respectively.
SCCOG’s projections of future housing needs estimate that based on the expected demographics of future
southeastern Connecticut households, demand will continue to increase for lower-cost and multifamily
housing. Of the approximately 7,000 additional households expected by 2030, more than half are expected to
be low-income, partially due to growth in the number of senior citizens, as baby boomers continue to age
into retirement, as well as young workers who typically earn lower wages. New housing production of a little
more than 500 units per year would satisfy expected new need for housing, but not address existing unmet
needs.
Bozrah hast just over 1,000 housing units, of which approximately 86% are owner-occupied. The median
value of an owner-occupied home in Bozrah is approximately $230,000, just slightly under the median value
for homes in New London County.iii Median household income is approximately $87,000, higher than the
county median of $71,000.iv According to census data, there are only about 100 multifamily homes in Bozrah,
and data on rental values is not available due to the small data sampling size. The median rent in New
London County is approximately $1,110 per month.

Local and Regional Housing Market
Housing in southeastern Connecticut’s suburban and rural municipalities skews toward larger single-family
homes, while one-bedroom units are concentrated in the region’s urban centers. Many of the region’s
suburban and rural communities have few alternatives to the single-family home, with single-family housing
making up over 90% of housing in some communities. Homeownership is also more common in
rural/suburban towns, with urban households slightly more likely to rent (54%) than own, and suburban/rural
households much more likely to own their homes (80.1%).v
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Southeastern Connecticut Housing Inventory
By Community Type and Bedroom Count
35,000

29,602

30,000
25,000
15,000

1-Bedroom

18,616 19,967

20,000

15,912

10,645

10,000

13,390

2-Bedroom
3-Bedroom

6,501

4,284

5,000

4-Bedroom

Urban

Suburban & Rural

Figure 1. Housing in Southeastern Connecticut: Units by Number of Bedroom and Urban or Suburban/Rural
Community Type. Additional 0-bedroom and 5+ bedroom units not shown. Source: U.S. Census American
Community Survey (ACS) 2018 5-Year Estimates.

Housing construction in southeastern Connecticut has remained sluggish since the 2008 recession began,
with annual production hovering around 300 units per year. Housing construction has traditionally focused
on the production of single-family homes in suburban and rural municipalities (Add reference hereError!
Reference source not found.). Recent spikes in multifamily construction in suburban/rural towns occurred in
2014 and 2015, but these levels were not sustained in 2016 and 2017. Building permit data reported to the
U.S. Census indicates that from 2000 to 2017, permits for 100 new housing units were awarded in Bozrah,
activity similar to the regional average. The median sales price for a single family home in Bozrah was
$239,900, with 27 sales in 2019.vi More recent county-level data shows median sales price increased from
$230,000 in 2019 to $270,000.vii

Housing Production in Southeastern Connecticut, 2000-2017
800
700

Single Family
Urban
Single Family
Suburban & Rural
Multifamily Urban

600
500
400
300
200

Multifamily
Suburban & Rural

100
-

Figure 2. Housing Production Levels by Housing Type and Community Type, 2000-2017. Source: U.S. Census via
Connecticut Department of Economic and Community Development.
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Housing Production and Regulation in Bozrah
SCCOG’s 2018 Regional Housing Needs Assessment reviewed zoning regulations and the availability of vacant
land in all of its member municipalities. The review revealed that large-lot, residential zoning is the most
common in the region, based on overall land area. New opportunities for single-family homes exist in all
towns, while 14 of the region’s towns have opportunities for multifamily development on land in or close to
sewer service areas, and an additional four municipalities (including Bozrah) enable multifamily development
in areas not served by sewer.
Much of the land in Bozrah is zoned for one- or two-family housing development (R-1, R-2, and RU-1 in the
following zoning map). Multifamily development (3 or more units per structure) is permitted where the
Village Overlay Zone overlays properties zoned R-2. The intent of the Village Overlay Zone is to allow for the
development of permitted uses at a scale and density that enhances the existing Fitchville Center and allows
the area to be better defined as a typical Village Center. Additionally, it is intended that this location provide
opportunities and benefits for the town with regard to small-scale residential and non-residential
developments. It is intended that structures be designed to reflect typical New England architecture, and
have site layouts that fit in and compliment the Fitchville Village setting. Multifamily development is allowed
on R-2 Village Overlay parcels greater than 30,000 square feet with no more than four units per acre.
Multifamily homes cannot include more than two bedrooms per unit or be less than 600 square feet in size
per unit. “Elderly Housing” for residents 55 and older is allowed in the R-2 and C/R zones at a density of no
more than four units per acre. Regulations were recently adopted permitting assisted living facilities in the
Highway Commercial zone, enabling the construction of the Elmbrook Village facility on Salem Turnpike
(Route 82).
Accessory dwelling units are allowed as a secondary use to a single family home in residential districts, and
are referred to as “Family Apartments” in the Bozrah zoning regulations. The units must be part of the
principal structure and occupied by family members of the owner of the residence, and may not be rented or
used for income purposes.

Figure 3: Excerpt from 2018 Southeastern Connecticut Regional Housing Needs Assessment

Summary of Bozrah Housing Production Regulations (from 2018 Southeastern Connecticut Regional
Housing Needs Assessment)

Town of Bozrah- Sewer only present on Route 82 between Noble Hill Rd and Norwich town line.
Single-Family: Permitted in the R-1 and R-2 residential and the Commercial/Residential (C/R) zones.
Two-family: Permitted in the R-2 zone and the Village Overlay Zone in the Village of Fitchville.
Multi-Family: Permitted in the Village Overlay Zone, overlaying the R-2 zone.
Mixed-Use: Permitted in the Village Overlay Zone, overlaying the R-2 or C zones.
Accessory Apartments: Permitted for occupancy by relatives only, in zones permitting single-family.
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The Local Plan of Conservation and Development
The Bozrah Plan of Conservation and Development (POCD) was most recently updated in 2015. The POCD
addresses the fact that housing prices have risen dramatically across the State, including in Bozrah, since the
turn of the century, even in the years following the most recent recession. It also acknowledges that Bozrah,
like many rural towns, is well under the CGS § 8-30g goal of 10% assisted housing.
A POCD questionnaire administered to residents in 2013 yielded the following results:




Respondents were asked to rank their preferences of housing types that should be allowed in town.
The overall high-to-low ranking is as follows: Single-family, Elderly, Single-family in clusters,
Accessory apartments, Two-family, and Condominiums (tied), Rental apartments.
Respondents were asked which group of individuals’ housing types should be encouraged in town.
33.6% chose “Elderly” housing, 27.9% chose housing for “Singles”, 20.8% chose housing for
“Families”, and the remaining 17.7% choose “None”.

The 2015 POCD identified the following Community Development Goals related to housing:









Retain Bozrah’s rural character outside of the designated higher density growth areas delineated in
this plan.
Encourage a variety of housing types, designs, and settings to accommodate present and future
residents of all age groups and economic levels.
Promote the enhancement of the existing densely settled village areas of Fitchville and Gilman.
Encourage the utilization of existing public water supply for intensive land uses and patterns of
development.
Encourage the improvement and utilization of the public water supply in the Fitchville area of town.
Promote the expansion of public utilities in areas deemed appropriate by this plan.
Preserve and enhance those features in the town that have historical and architectural significance.
Promote architectural design standards which have styles typical of New England and which are
harmonious within each locational setting as part of the site plan requirements.

The POCD clearly calls for a greater diversity of housing choices, sited and built in a way that complements
the orderly development of the Town. This sentiment is reflected in the zoning regulations as well, in
particular the Village Overlay District.

Affordable Housing Appeals Act (§ 8-30g)
Connecticut’s Affordable Housing Land Use Appeals statute, C.G.S. § 8-30g, was established in 1997 to enable
the development of affordable housing in municipalities where zoning regulations would otherwise prevent
its construction. Municipalities are subject to § 8-30g of the Connecticut General Statues when less than 10%
of the municipal housing stock meets the statute’s definition of affordable. The statute encourages
development approvals for deed-restricted affordable housing by requiring that upon appeal of a
development proposal for affordable housing that is rejected by a municipality with less than 10% affordable
housing, the municipality must demonstrate that public interests in health, safety, or other matters clearly
outweigh the need for affordable housing.
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The State of Connecticut’s 2019 Housing Appeals List shows that just over 3% of housing in Bozrah counts as
affordable housing for the purpose of determining the applicability of the § 8-30g statute. In determining the
percent of affordable housing present in a municipality, the CT Department of Housing counts:






Assisted housing units or housing receiving financial assistance under any governmental program for
the construction or substantial rehabilitation of low and moderate income housing that was
occupied or under construction by the end date of the report period for compilation of a given year’s
list;
Rental housing occupied by persons receiving rental assistance under C.G.S. Chapter 138a (State
Rental Assistance/RAP) or Section 142f of Title 42 of the U.S. Code (Section 8);
Ownership housing or housing currently financed by the Connecticut Housing Finance Authority
and/or the U.S. Department of Agriculture; and
Deed-restricted properties or properties with deeds containing covenants or restrictions that require
such dwelling unit(s) be sold or rented at or below prices that will preserve the unit(s) as affordable
housing as defined in C.G.S. Section 8-39a for persons or families whose incomes are less than or
equal to 80% of the area median income.

The majority of the 33 qualifying homes in Bozrah are homes financed with CHFA or USDA mortgages (30
homes). Three homes are occupied by tenants who receive rental assistance.
As mentioned, municipalities that have 10% or more of their housing inventory falling into the above
categories are exempt from § 8-30g appeals. Municipalities may also be granted four-year temporary
exemptions by demonstrating progress in facilitating new affordable housing. The threshold for achieving a
moratorium is new affordable housing created equal to the greater of two percent of existing housing, or
housing earning 50 “Housing Unit Equivalent” points. New housing qualifies for between ½ and 3 Housing
Unit Equivalent points based on the size of the unit (more bedrooms earn more points), restrictions on
occupancy (senior-only housing earns fewer points), and the affordability level of the unit (affordability to
lower income levels earns more points).
The Town of Bozrah could achieve a moratorium with as few as 17 new affordable homes (three bedroom
family units affordable to families at 40% Area Median Income) or as many as 100 homes for senior-citizens
at 80% Area Median Income.
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Vision for Future Affordable Housing (TBD)
The Planning & Zoning Commission articulates its priorities for growth, and the form and style of that growth
through the POCD and through zoning regulations. It is the intent of this plan to be in-sync with the POCD,
and for Bozrah to grow both responsibly and in a way that fairly addresses the needs of residents.

Growth patterns
Bozrah has enjoyed slowly changing growth patterns, and most higher-density residential growth historically
occurred in Fitchville and along Fitchville Road/Norwich Colchester Turnpike (State Route 608). This area of
town has access to public water, which allows for slightly smaller lots. Some areas of town have a more
suburban feel, with post-war and mid-to-late twentieth century single-family homes. The majority of the
town can be classified as rural; open land is in abundance and the primary land use is single-family homes.

Place-making
Architecture of new multi-family and duplex housing should match the character of its place. For instance,
Fitchville contains several complementary styles of duplex and multi-family housing that grew up around the
village’s now-defunct mills. The scale of new developments should match closely what already exists, and fit
seamlessly with the neighborhood.

Fitchville
Fitchville provides the greatest opportunity for new multi-family or two-family housing, as well as housing for
seniors. Fitchville is the civic center of Bozrah, it contains Town Hall, the school, a general store, the Post
Office, and a diversity of housing types.

Gilman
Gilman presents another opportunity for duplex and multi-family housing. The Gilman Brothers Company had
a small stock of worker housing, which is now mostly single-family; however the village is somewhat compact
and has good access to Route 2. A portion of Gilman is zoned R-2 already.

Route 82
Route 82 is an important economic development corridor, but it is also the only area of town with access to
sewer. As sewer extends west down Route 82, the Commission should consider the addition of residential
uses in this area, particularly on larger lots where it can be added in concert with commercial growth, or
where an existing single-family home could be converted to accommodate more units.

Rural Areas
Rural areas should maintain a low-density look and feel. New development should largely follow existing
patterns and not necessitate the need for future expansion of infrastructure. For this reason, it may be
necessary to consider allowing accessory dwelling units to be occupied by non-family members. The
Commission may also want to consider ways of supporting low-impact development and cluster-style
development, where additional open space is required in exchange for reduced bulk requirements of
subdivision lots.
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Action Plan (TBD)
Connecticut municipalities have flexibility in determining how they act to improve access to affordable
housing. This plan should include steps appropriate to the Town of Bozrah that may be taken with the goal of
creating additional affordable housing units in Bozrah, consistent with the other development and
conservation goals of the Town. Some of the strategies that have been implemented or considered by
Connecticut municipalities are the following: (not everything will make the cut)

Expand the capacity of the municipality to support ongoing housing initiatives


Create a standing affordable housing committee/subcommittee to advance actions supporting
housing

Increase opportunities for multifamily development




Review potential modifications to zoning that would enable low-density, low-impact multifamily
developments
Pursue expansion of sewer service areas
Identify sites that could accommodate multifamily housing, including municipally-owned sites

Support first-time home ownership and aging-in-place




Work with local realtor community to publicize availability of USDA and CHFA low-interest home
loans
Apply for State of Connecticut “Small Cities” funding for rehabilitation of existing housing occupied
by low-income residents, first time homebuyers, etc.
Create municipal tax relief programs/down-payment/closing cost assistance for elderly, low income,
first time buyers, etc.

Expand availability of lower-cost housing



Consider modifying In-law Apartment provisions to enable the rental of these units to be rented to
non-family members.
Consider adopting provisions for single-family cluster development, which enables smaller homes,
reduces infrastructure costs, and reduces the environmental footprint of new construction

Increase availability of deed-restricted affordable housing



Consider adopting inclusionary zoning provision (portion of new development must be deedrestricted affordable)
Work with housing land trusts or other non-profits to acquire and rehabilitate existing housing for
deed-restricted affordable housing

11

March 4, 2021 Draft

i

HUD FY 2020 Income Limits Summary for Norwich-New London, CT HUD Metro FMR Area (towns of Bozrah, East
Lyme, Franklin, Griswold, Groton, Ledyard, Lisbon, Lyme, Montville, New London, North Stonington, Norwich, Old
Lyme, Preston, Salem, Sprague, Stonington, Voluntown, Waterford).
https://www.huduser.gov/portal/datasets/il/il2020/2020summary.odn
ii
CHFA 2019 Summary of Programs. https://www.chfa.org/assets/1/6/2019_CGS_8-37bb.pdf.
iii
U.S. Census American Community Survey 2018 5-Year Estimates.
iv
Ibid.
v
Ibid.
vi
New London County 2019 Sales by Town, Eastern CT Association of Realtors.
vii
Fourth Quarter New London and Windham County SOLD Comparisons - 2020 vs. 2019, Eastern CT Association of
Realtors.
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DATE:

March 4, 2021

/s/

Affordable Housing Plan – Progress so far and next steps

Timeline So Far












Draft Plan sent to PZC. (January 15)
PZC review of draft Plan and survey results (February 11)
Public workshop for additional public input (February 25)
Receive public workshop feedback and revised draft plan (March 11)
Discuss objectives and actions appropriate to address affordable housing (March 11)
Continue to discuss plan and make changes (April)
Issue final draft plan for hearing (April)
Hold public hearing for final public feedback (May)
Consider final changes and adopt plan (June)
The timeline may be extended if we need extra time.

“Vision for Future Affordable Housing” and “Action Plan”




These two sections (page 10 and page 11) are the heart of the plan.
What I’ve put in there so far is based off of past discussions and feedback from the survey and
workshop, as well as some ideas to consider.
Not everything will make the final cut.
It’s ok to use phrasing like “The Commission will consider…”, but the Commission should think
carefully about what policies or actions are feasible and worthwhile.




Public Comments

Public Workshop:




Allowing accessory dwelling units to be occupied by non-family. Accessory dwelling units
maintain the “rural character” of single-family zoning districts.
Lots of older residents have left Bozrah when downsizing.
Smaller-scale rental housing consistent with what already exists in Fitchville, with a preference
for architectural consistency.

Member Municipalities:

Bozrah * Colchester * East Lyme * Franklin * Griswold * Borough of Jewett City * City of Groton * Town of
Groton * Lebanon * Ledyard * Lisbon * Montville * New London * North Stonington * Norwich * Preston *
Salem * Sprague * Stonington * Stonington Borough * Waterford * Windham

If language assistance is needed, please contact SCCOG at 860-889-2324, office@seccog.org
Si necesita asistencia lingüística, por favor comuníquese a 860-889-2324, office@seccog.org.
如果您需要语言帮助，请致电860-889-2324或发送电子邮件至 office@seccog.org.











Salem Turnpike is the only area of town where a larger development would be feasible because
of the presence of sewer. Salem Turnpike is a far distance from the fire department, so service
calls would be an issue. The Town is experiencing this with the senior housing development.
Potential beneficiaries of affordable housing include seniors looking to downsize, and younger
residents wishing to remain in town.
The Town should seek to maintain low density in most areas.
The zoning regulations could require that a number of units in new multi-family development
be set aside and deed-restricted at rents affordable to low- and moderate-income people.
Income-restricted units can still be taxed at “highest and best use”.
The State cannot mandate that a municipality undertake construction or authorization of new
affordable housing units. Most municipalities in the State, however, are subject to CGS 8-30g,
which allows developers of affordable housing a legal avenue to avoid zoning regulations that
could prohibit their development. This law is not employed often in eastern Connecticut and
very rarely in areas lacking sewer.
People often fear municipal service and educational cost increases due to new residents.
Some new residents could be volunteer fire fighters. School enrollment is trending downward.

Online Survey:












The lack of public water/sewer in most of the town probably is the greatest challenge in
developing affordable housing.
Adding more residents would have Bozrah lose its character. Keep this a small town with
single family homes.
Bozrah is a great small town. Please keep it that way.
8 out of 17 residents either “somewhat” or “strongly” support more affordable housing; 7 out
of 17 residents either “somewhat” or “strongly” oppose affordable housing.
When told that 17% of residents pay greater than 30% of their income toward housing, 6 out of
17 residents said the town should “increase the amount of affordable housing”; 10 out of 17
residents said we should keep it the same.
4 out of 17 residents supported construction of new apartment buildings.
7 out of 17 residents supported construction of new duplex housing.
5 out of 17 residents supported accessory apartments
12 out of 17 residents supported expanded options for seniors to remain in town.
8 out of 17 residents said Bozrah should support home ownership by young residents.
4 out of 17 residents said Bozrah should assist lower-income residents with maintenance and
housing rehabilitation (possible through grants).

Member Municipalities:

Bozrah * Colchester * East Lyme * Franklin * Griswold * Borough of Jewett City * City of Groton * Town of
Groton * Lebanon * Ledyard * Lisbon * Montville * New London * North Stonington * Norwich * Preston *
Salem * Sprague * Stonington * Stonington Borough * Waterford * Windham

If language assistance is needed, please contact SCCOG at 860-889-2324, office@seccog.org
Si necesita asistencia lingüística, por favor comuníquese a 860-889-2324, office@seccog.org.
如果您需要语言帮助，请致电860-889-2324或发送电子邮件至 office@seccog.org.
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Southeastern Connecticut’s Population
Age, Race and Ethnicity

Bozrah
Colchester
East Lyme
Franklin
Griswold
Groton
Lebanon
Ledyard
Lisbon
Montville
New London
North Stonington
Norwich
Preston
Salem
Sprague
Stonington
Waterford
Windham

46.8
41.5
48.2
48.3
40.1
33.6
46.2
39.1
44.5
43.9
31.0
47.6
38.1
46.0
43.6
41.2
49.9
48.3
30.0

% White alone,
Not Hispanic or
Latino
91.1
90.3
82.1
93.5
86.7
70.2
94.4
82.0
94.2
75.3
44.1
86.2
60.8
85.1
88.7
87.1
90.9
85.5
50.0

New London County
Windham County

41.4
41.3

75.9
83.1

Median Age

Source: US Census ACS 5 Year Estimates, 2018

People of different ages have different
housing needs: young families with schoolaged children may need larger units with
more bedrooms; young adults entering the
workforce may need smaller, affordable
rental units or starter homes; retirees may
either want to age in place in their family
homes (which may require renovations for
accessibility needs) or downsize to a
smaller, more manageable owner or rental
unit; and elderly residents may transition to
group quarters in assisted living or nursing
homes. Providing a variety of housing types
helps residents stay in their communities
throughout their lives.
The median age of residents in New London
County is rising, from 37.1 in the year 2000
to 41.4 in 2018. This trend is due to the
aging of the large Baby Boomer generation
(aged roughly 54 to 72 in 2018), and fewer
children being born as birth rates decline.
According to the CT Department of Public
Health, in 2000, 3,106 children were born,
or 12 children per 1,000 residents in New
London County. In 2018, 2,455 children
were born, or 9.2 children per 1,000
residents.

Racial and ethnic diversity in the region is also concentrated in the urban centers of New London (a
“minority majority” city, meaning that non-Hispanic or Latino Whites are less than half the population),
Windham, Norwich, and Groton.
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Regional Housing Inventory
Occupancy, Tenure, Units in Building, and Building Age
In many southeastern Connecticut communities, nearly all housing is in owner-occupied, single-family
detached units. Multifamily housing (condominiums or apartments) is concentrated in the urban centers
of Groton, New London, Norwich, and Windham.
The age of housing is significant in that while older housing stock may be more affordable to rent or buy,
it often has more maintenance issues as older building systems wear out, such as roofs or furnaces.
Older building stock also may contain lead paint and asbestos, which can pose a health hazard to
residents, especially young children. According to the EPA, 87% of homes built before 1940 have at least
some lead-based paint, while lead is present in only 24% of homes built between 1960 and 1978 (lead
was banned from house paint in 1978). In southeastern Connecticut, New London, Sprague, Norwich,
and Windham have a high share of pre-1940 housing.

3

Affordability Challenges
Housing Costs
The cost of housing has
dramatically increased in the last
twenty years even as income
growth has been flat. Overall, since
2000, median income in New
London County has increased only
1% after adjusting for inflation,
while housing values have
increased 23% and rents have
increased 19%. Most of that
increase occurred during the mid
2000s housing boom, but rents and
home prices still remain high
relative to incomes.

Real Change in Income and Housing Costs
New London County
2000 to 2019
(Adjusted for Inflation)
$1,120

$1,140

$959

$300,000

$1,000

$310,685
$200,000

$255,400

$207,441

$800
$600
$400

$100,000
$-

$1,200

$75,204
2000
Median Income

$73,098

$75,633

2010
2019
Median Home Value

$200
$Median Rent

22%
7,890

54%
19,589
46%
16,672

18%
5,840

13%
4,427

31%
10,080

55%
17,915
45%
14,429

69%
22,744

The mismatch between income and
housing costs has meant more
Source: U.S. Census American Community Survey and 2000 Decennial
households are stretching their
Census.
budgets to pay for housing. Renters
are especially stressed. In New
Renters: Share of Income Paid Toward Housing
London County, the number of
Costs
renter households paying more than
New London County
30% of their income towards housing
2000-2019
grew by more than 6,000 households
25,000
increasing the share of households
20,000
who are housing cost burdened from
15,000
31% of all renters to 46%. In 2019, an
10,000
estimated one in five renter
5,000
households paid more than 50% of
2000
2010
2019
their income towards housing costs.
Homeowner cost burdens have
Less than 30%
>30% (Cost Burden)
increased only slightly after the
>50% (Severe Cost Burden)
housing boom put significant
pressure on prices. In 2000, ¼ of
Source: U.S. Census American Community Survey, Decennial Census.
owner households in New London
County paid more than 30% of their income towards housing costs. This increased to 38% in 2010, but
fell to 28% by 2019 (American Community Survey and Decennial Census).
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Median Household Income, Home Values, and Rents
Overall, median home prices have not
fully recovered from the housing boom
and then bust of the 2000s. Recent
county-level data shows median sales
price increased from $230,000 in 2019
to $270,000.i
The recent uptick is in response to the
COVID-19 pandemic, during which
some residents from New York City and
other larger urban areas sought to buy
larger homes in suburban Connecticut
and households invested in upgrading
their living spaces. It is still too soon to
tell how the pandemic will affect
housing affordability in the long-term
for the region.
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Sales
Bozrah
Colchester
East Lyme
Franklin
Griswold
Groton
Lebanon
Ledyard
Lisbon
Montville
New London
North Stonington
Norwich
Preston
Salem
Sprague
Stonington
Waterford
Windham

27
195
239
24
135
342
114
262
56
262
180
53
352
55
33
40
228
312
164

Median Sales Price
$
239,900
$
271,900
$
320,000
$
241,650
$
207,000
$
261,500
$
230,000
$
234,500
$
249,000
$
217,250
$
171,650
$
280,000
$
152,000
$
222,500
$
269,130
$
187,000
$
359,950
$
244,950
$
150,500

Source: Eastern CT Association of Realtors, 2019 Sales by Town
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Qualifying for Affordable Housing
Affordable Housing is generally reserved for households earning less than 80% of an area’s median
income. Many housing programs reference income limits established by the U.S. Department of Housing
and Urban Development. The median family income differs from county median income primarily
because the geography (towns included) is different, issues with sampling margins of error, and because
income limits are adjusted to account for expected cost of living increases. Individual income limits are
established based on a complicated process considering the regional median family income, family size,
previous established thresholds, local housing costs, and the median income in nearby nonmetropolitan areas. Southeastern Connecticut’s town are in one of three areas designated by HUD:
Norwich-New London (Bozrah; East Lyme; Franklin, Griswold, Groton, Ledyard, Lisbon, Lyme, Montville,
New London, North Stonington, Norwich, Old Lyme, Preston, Salem , Sprague, Stonington, Voluntown,
Waterford), Colchester-Lebanon, and Windham County.

HUD Metro
Area

Median Family
Income

Norwich-New
London Metro

$91,800

ColchesterLebanon Metro

$115,000

Windham
County Metro

$86,900

Income Category
Low Income (80%)
Very Low Income (50%)
Extremely Low Income (30%)
Low Income (80%)
Very Low Income (50%)
Extremely Low Income (30%)
Low Income (80%)
Very Low Income (50%)
Extremely Low Income (30%)

1
$54,950
$35,950
$21,600
$54,950
$40,250
$24,150
$54,950
$35,950
$21,600

Persons in Family
2
3
$62,800 $70,650
$41,050 $46,200
$24,650 $27,750
$62,800 $70,650
$46,000 $51,750
$27,600 $31,050
$62,800 $70,650
$41,050 $46,200
$24,650 $27,750

4
$78,500
$51,300
$30,800
$78,500
$57,500
$34,500
$78,500
$5,133
$30,800

Source: HUD FY 2020 Income Limits
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State Affordable Housing Appeals List
Connecticut’s Affordable Housing Land Use Appeals statute, C.G.S. § 8-30g, was established in 1997 to
enable the development of affordable housing in municipalities where zoning regulations would
otherwise prevent its construction. It requires that municipalities with less than 10% affordable housing
to demonstrate to the court that a municipality’s rejection of a development proposal was based on
public interests in health, safety, or other matters that clearly outweigh the need for affordable housing.
In determining the percent of affordable housing present in a municipality, the CT Department of
Housing counts:






Assisted housing units or housing receiving financial assistance under any governmental
program for the construction or substantial rehabilitation of low and moderate income housing
that was occupied or under construction by the end date of the report period for compilation of
a given year’s list;
Rental housing occupied by persons receiving rental assistance under C.G.S. Chapter 138a (State
Rental Assistance/RAP) or Section 142f of Title 42 of the U.S. Code (Section 8);
Ownership housing or housing currently financed by the Connecticut Housing Finance Authority
and/or the U.S. Department of Agriculture; and
Deed-restricted properties or properties with deeds containing covenants or restrictions that
require such dwelling unit(s) be sold or rented at or below prices that will preserve the unit(s) as
affordable housing as defined in C.G.S. Section 8-39a for persons or families whose incomes are
less than or equal to 80% of the area median income.
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Building Trends
Housing construction in southeastern Connecticut peaked in the mid 2000s as the housing boom
accelerated housing values and made housing development financially attractive to builders.
Construction has not recovered from its peak levels, but in recent years there has been an increase in
multifamily construction in suburban and rural communities.

Region

Housing Production in Southeastern Connecticut, 20002017
1,400
1,200

Multifamily
Suburban &
Rural

1,000
800

Multifamily
Urban

600

Single Family
Urban

400
200
-

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017

Bozrah
Colchester
East Lyme
Franklin
Griswold
Groton
Lebanon
Ledyard
Lisbon
Montville
New London
North Stonington
Norwich
Preston
Salem
Sprague
Stonington
Waterford
Windham

Net Building
Permits
2000-2017
100
963
1,518
98
569
1,416
396
572
177
666
696
264
1,534
264
275
101
1,097
623
360

Single Family
Suburban &
Rural

11,689

Source: U.S. Census via CT DECD
Net Building Permits are
Construction Less Demolition.
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Sales
Bozrah
Colchester
East Lyme
Franklin
Griswold
Groton
Lebanon
Ledyard
Lisbon
Montville
New London
North Stonington
Norwich
Preston
Salem
Sprague
Stonington
Waterford
Windham

27
195
239
24
135
342
114
262
56
262
180
53
352
55
33
40
228
312
164

Median Sales Price
$
239,900
$
271,900
$
320,000
$
241,650
$
207,000
$
261,500
$
230,000
$
234,500
$
249,000
$
217,250
$
171,650
$
280,000
$
152,000
$
222,500
$
269,130
$
187,000
$
359,950
$
244,950
$
150,500

Source: Eastern CT Association of Realtors, 2019 Sales by Town
i

Fourth Quarter New London and Windham County SOLD Comparisons - 2020 vs. 2019, Eastern CT Association of
Realtors.
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