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Agenda
April 8 meeting minutes
ZEO Report
Cease and Correct Order, 166 Bishop Road
Application files: Bozrah Planning & Zoning Commission, Text amendments
o Application and amendment
o Planner Memo 4/1
Application files: Bozrah Board of Selectmen, Construct pavilion at Maples Farm Park
o Signed application
o Sketch plan
Planning Reports/Memos
o Evaluation of current fee in lieu of open space 4/29
o Selling excess open space (memo to IWCC) 4/29
o Combining zoning and subdivision regulations 5/6
Affordable Housing Plan
o Memo: Status of other towns’ affordable housing plans 5/6
o Draft Affordable Housing Plan March 2021
Draft IWCC Open Space Plan – hearing 5/6, 7pm

TOWN OF BOZRAH
BOZRAH TOWN HALL, 1 RIVER ROAD
BOZRAH, CONNECTICUT 06334
BOZRAH PLANNING & ZONING COMMISSION
AGENDA
Thursday, May 13, 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, May 13, 2021 via
Zoom teleconference/videoconference, at 7:00 p.m.
1. Review and approval minutes:
a. April 8th Regular Meeting.
2. Review correspondence pertaining to agenda items.
3. Hear the report of the Zoning Enforcement Officer.
4. New Business:
a. Bozrah Planning & Zoning Commission: Zoning Text Amendment. Moratorium on “Cannabis
Establishments”, related to Senate Bill #888.
b. Bozrah Board of Selectmen: Pavilion at Maples Farm Park. 45 Bozrah Street, Bozrah. Lot 018
of Assessor’s Map 06.
c. 8-24 Referral: Pavilion at Maples Farm Park. Together with item 4b. This referral to the PZC is
required before the Board of Selectmen takes a final action on a municipal public improvement.
5. Affordable Housing Plan.
6. Update from the Town Planner.
a. GotSpace Data Partners LLC.
b. IWCC Open Space Plan.
c. Planning Reports for the Commission.
7. Public comment period.
8. Review general correspondence.
9. 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/88618893637
Call-in: +1 (929) 205-6099
Meeting ID: 886 1889 3637

REGULAR MEETING
TOWN OF BOZRAH
PLANNING AND ZONING COMMISION
April 8, 2021
Chairman Steve Seder called the regular meeting of the Town of Bozrah Planning and Zoning
Commission to order at 7:00pm, on Thursday, April 8, 2021. The meeting was held via Zoom
video/teleconference. Alternate Steve Coit was seated.
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:

Glenn Pianka (Board of Selectmen), Bill Ballenger (Board of
Selectmen), Sam Alexander, AICP (Town Planner/SCCOG), Katey
DeCarli, P.E. (Land Use Agent/CHA), Ray Barber, Wes Wentworth,
P.E. (Wentworth Civil Engineers, LLC), Eugene Theraux (TVCCA),
Aimee Corcoran (TVCCA), Kathy Schoepfer, Evelyn Brown, Scott
Taylor, other residents and members of the public.

1.

Review and approval minutes:
a. March 11, 2021 regular meeting.
Scott Barber made a motion to approve the minutes as presented. Nancy Taylor
seconded the motion.
VOTE UNANIMOUS – MOTION APPROVED
b. March 25, 2021 special meeting.
Scott Barber made a motion to approve the minutes as presented. Nancy Taylor
seconded the motion.
VOTE UNANIMOUS – MOTION APPROVED

2.

Review correspondence pertaining to agenda items.
Correspondence pertaining to agenda items will be covered under agenda item 3.

3.

Hear the report of the Zoning Enforcement Officer.
Katey DeCarli, P.E., Land Use Agent reported on her recent activity. Ms. DeCarli first
reviewed administrative approvals.
Ms. DeCarli reported on staff activity associated with 211 Bashon Hill Road and items of
correspondence provided to the Commission. To-date, correspondence includes an
Inspection Report and Notice of Violation, as well as a Temporary Stabilization Plan
provided for the Planning & Zoning Commission and the Inland Wetlands &
Conservation Commission. Ms. DeCarli reviewed the activity on the site, which includes
rock harvesting and regrading with the future goal of improving agricultural fields. The

Inland Wetlands & Conservation Commission instructed Ms. DeCarli to issue a Cease
and Correct Order.
Ms. DeCarli reported on a visit to 166 Bishop Road. Ms. DeCarli observed what she
believed to be another stone harvest, likely in excess of 100 cubic yards of material. The
Commission suggested taking enforcement action if a violation is alleged.
Ms. DeCarli reported that ongoing legal action for a violation on Haughton Road is still
held up in courts due to the pandemic.
Sam Alexander (Town Planner) reported on a conditional approval letter from the
Connecticut Department of Transportation (CT DOT) District 2, for three residential
driveways associated with the Gesiak Subdivision approved last month.
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.
Wes Wentworth, P.E., Wentworth Civil Engineers spoke on behalf of his clients
Bashon Hill Farms, LLC/Stoney Hill Farm, LLC, owners of 211 Bashon Hill
Road. Mr. Wentworth described the activity at the site and reviewed the
Temporary Stabilization Plan, which includes cleared areas, areas where dirt and
rocks are being processed, and a settling pond. The plan also shows berms and
temporary erosion and sediment controls, which have been installed. The
screener has been removed.
Mr. Wentworth answered questions from the Commission. Scott Barber
suggested that the activity is an excavation, consistent with the Notice of
Violation, and requires a Special Permit. All activity has currently ceased at the
site and Katey DeCarli will be issuing a Cease and Correct Order from the Inland
Wetlands & Conservation Commission.
b. Pre-application discussion: TVCCA Meals on Wheels, 81 Stockhouse Road.
Expansion of parking lot area.
Thames Valley Council for Community Action (TVCCA) would like to repave
their parking area and expand parking on the western portion of the property near
Stockhouse road. Aimee Corcoran spoke on behalf of TVCCA. The Commission
was comfortable with staff handling the application but it was noted that the
proposal may need wetlands approval and review by the Fire Marshall.

5.

GotSpace Data Partners, LLC: Summary of March 25 regular meeting and consideration
of draft letter.
At the special meeting on March 25, the attorney representing GotSpace requested a letter
from the Commission explaining the expected approval process for zoning map and text
amendments to allow the creation of a data center campus on a 148-acre parcel on
Haughton Road. Sam Alexander assisted in drafting a letter for consideration. There was
discussion about the “master plan” concept envisioned by GotSpace.
Scott Barber made a motion to approve the letter to be sent by the Chairman to GotSpace.
Manny Misarski seconded the motion.
VOTE UNANIMOUS – MOTION APPROVED

6.

Recreational cannabis establishments and Senate Bill 888.
At the March 11th meeting, the Sam Alexander recommended a moratorium on
recreational cannabis retail uses, in response to a proposed bill authorizing such uses. The
Mr. Alexander sent a memo explaining the bill and proposing that the Commission wait
one month before acting, as the bill is currently being revised.

7.

Affordable Housing Plan discussion and next steps.
Sam Alexander reviewed the draft “affordable housing plan”, which was revised to
March 4th. Mr. Alexander reviewed the schedule for adoption, which included a public
hearing in May or June. The Commission asked for a report of the status of affordable
housing plans in other towns, and asked when the plan needed to be adopted. The plan
needs to be adopted by June 2022. The Commission felt it had time to act slower and
suggested a goal of adoption by August 2021. The Commission will carefully review the
plan for the next meeting, with suggested changes to be discussed.

8.

Public comment period.
Evelyn Brown (resident) asked about the master plan concept being used for GotSpace’s
project approval. The master plan provides the Commission considerable latitude and
there will be three public hearings prior to site plan approval.
The Commission discussed combining the subdivision and zoning regulation. The
subdivision regulations will be re-sent to all Commissioners by mail.

9.

Review general correspondence.
There was none. Earlier in the meeting the Commission reviewed a letter from CT DOT
District 2.

10.

Such other business as the commission may vote to hear.
Glenn Pianka (Board of Selectmen) and Bill Ballenger (Board of Selectmen) updated the
Commission on the draft Short-term Rental Ordinance.
Scott Barber made a motion to adjourn. Manny Misarski seconded the motion. The
meeting was adjourned at 9:00pm.

Respectfully submitted,
Samuel Alexander
Town Planner/SCCOG

To:

Town of Bozrah Planning & Zoning Commission

From:

Katey DeCarli, Zoning Agent (CHA)

Date:

May 6, 2021

Subject:

Zoning Agent Activity Report

Below is a brief summary of the various zoning inquiries, permitting, and enforcement activities since
my last report:
•

45 Bozrah Street (Park) – Application for Pavilion

•

211 Bashon Hill Road – Unpermitted Excavation Activities:
Work continues to proceed per the stabilization plan, Wes Wentworth is delineating the
wetlands this week, survey work is scheduled.

•

166 Bishop Road – Unpermitted Excavation Activities:
An inspection report (4/8/2021) and Cease & Correct Order (4/29/2021) for this site are
included in the meeting materials.

•

Zoning Text Amendment for Cannabis Establishments from this Commission

•

Administrative (agent) approvals issued:
o 112 Stockhouse Road – Zoning Compliance Letter
o 12 Schwartz Road – Pool
o 410 Salem Turnpike – Sign Replacement
o 161 Hough Road – Accessory Structure
o 289 Browning Road – Accessory Structure

TOWN OF BOZRAH
1 RIVER ROAD
BOZRAH, CT 06334
Planning & Zoning Commission
Telephone: (860) 889-2689 ● Fax: (860) 887-5449
VIA CERTIFIED MAIL RETURN RECEIPT and
FIRST CLASS MAIL
CEASE AND CORRECT ORDER
April 29th, 2021
Revelation Church
c/o Matt Grohocki
166 Bishop Road
Bozrah, CT 06334
166 Bishop Road, Bozrah, Connecticut (Lot 5 of Assessor’s Map 16).

Re:

Mr. Grohocki,
According to our records, you are the owner of the 166 Bishop Road in the Town of Bozrah. This property has
recently been found to be in violation of Zoning Regulations of the Town of Bozrah, as follows:
Violation Description: Unpermitted excavation of earth products removed from the property greater than
100 cubic yards in one calendar year.
Zoning Regulation Violated: Section 11.7.
You are hereby ordered to Cease and Correct this activity. This Order instructs you to take the following
corrective measures:
•
•
•

Cease all stone harvesting and soil disturbance.
Cease the sale and shipment of earth products/stone from the site.
Submit zoning and wetlands permits applications pertaining to the planned site work no later than June
24, 2021.

Pursuant to Section 16 of the zoning regulations, and Section 8-7 of the Connecticut General Statutes, you have
the right to appeal this Order. Appeals to the Zoning Board of Appeals to reverse any order, requirement, or
decision of the Zoning Enforcement Officer must be taken within thirty (30) days of receipt of the Order. Forms
to make an appeal can be obtained at the Bozrah Town Hall. Failure to comply with, or appeal, this Order may
result in further legal action in which you may be responsible for the attorney’s fees of the Town of Bozrah.
Thank you for your anticipated cooperation in the matter. If you have any questions, please email me at
landuseagent@bozrahct.org or call me at (860) 889-2689 ext. 212.
Sincerely,

Kathryn DeCarli, P.E.
Land Use Agent
CC:
Bozrah Planning & Zoning Commission, First Selectman, Town Clerk, Town Planner

Supplement to Zoning Text Amendment Application

04/29/21

Proposed New Text:
10.20 Cannabis Establishments. The Planning & Zoning Commission hereby adopts a
Moratorium on cannabis establishments, which, in addition to any definition in the
Connecticut General Statutes, provide for the retail sale of recreational cannabis and
cannabis-derived products, whether as a primary retail product or in addition to noncannabis retail products. This moratorium is adopted for a period of time not to exceed
180 days, in order to provide time for the Commission to determine if it will allow or
restrict the use in any way. If no action is taken prior to 180 days from the effective date
of this section, cannabis establishments shall be presumed to be not allowed in any zones.
(Effective Date: [tbd]).

Purpose for the Amendment:
Senate Bill 888 proposes legalization and regulation of “adult-use cannabis” in the State
of Connecticut. In its current form, the bill states in part that recreational “cannabis
establishments”, which include retail sale locations, are presumed to be allowed in a town
under the most similar use category in its zoning (eg: retail, package stores, pharmacies),
unless the zoning regulations specifically prohibited or regulated the use. The bill may
evolve, but if that section (Section 83) stays in, it would be effective July 1, 2021.
The bill also states that a municipality must get approval from its legislative body when
modifying zoning regulations related to cannabis establishments. That part is particularly
strange. Supposing the bill passes, by adopting a moratorium prior to July 1, the
Commission would not need to get approval from the legislative body (a town meeting),
since the law would not yet be in effect.
Adopting a moratorium will allow the Commission to carefully determine whether it will:
a) Prohibit cannabis establishments.
b) Allow cannabis establishments in certain zones and under certain conditions.

Consistency with the Plan of Conservation and Development:
Although the POCD itself does not speak directly to this land use, it would be counter to
the spirit of the POCD for any commercial land use to be presumed as allowed, as is
provided in the current iteration of the bill, without consideration from the Planning &
Zoning Commission.

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.

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

MEMORANDUM
TO:

Bozrah Planning & Zoning Commission
Bozrah Inland Wetlands & Conservation Commission
Samuel Alexander, AICP, Bozrah Town Planner, SCCOG
April 29, 2021

FROM:
DATE:

/s/

Planning Report – Open Space fee requirements. Comparison of current requirement to the statutory
requirement.

Current Fee Requirement
It’s been the Planning & Zoning Commission’s convention to assess a fee in lieu of open space at $1,800
per newly created lot in a subdivision. This static fee requirement is not codified in the regulations.

Statutory Authorization for Fees in Lieu of Open Space
C.G.S. Section 8-25 allows a Planning Commission to require a fee in lieu of open space up to 10% of the
fair market value (FMV) of the land to be subdivided, prior to subdivision.
8-25 (a) ... Such regulations may, with the approval of the commission, authorize the applicant to
pay a fee to the municipality... Such payment or combination of payment and the fair market
value of land transferred shall be equal to not more than ten per cent of the fair market value of
the land to be subdivided prior to the approval of the subdivision.

Neighboring Towns
Town

Fee in lieu of open space option expressed in subdivision regulations

Colchester

Up to 10% of fair market value (but no set percentage)

Franklin

Not discussed in regulations

Lebanon

Up to 10% of fair market value (but no set percentage)

Montville

References the Statute

Norwich

$100 per lot (the City Planner admits that this is very outdated)

Salem

Up to 10% of fair market value (but no set percentage)
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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.
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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.

Discussion: Tradeoffs between the current fee and the statutory fee


Whether one method or another would be more or less advantageous is going to be specific to each
subdivision. There are many variables at play here:
o





The number of lots created, relative to the value of the parcel. If the owner is not looking
to maximize the number of lots, then he/she is (currently) being “rewarded” with a lower
fee. If the owner is looking to maximize the number of lots and push the envelope when it
comes to the capacity of the land, then they could (currently) wind up paying for it.


If Mr. Smith divides his $400,000, 200-acre parcel into three pieces (two new lots,
each with significant acreage intended to provide each house with a farm), should
the Town make him pay $40,000, or should the town make him pay $3,600? By
demanding $40,000, Mr. Smith may want to create more lots in order to recoup his
losses.



If Ms. Johnson divides her $75,000, five-acre, easily developable parcel into five,
one-acre lots, should she pay $7,500 or $9,000?

o

Market conditions. In times where land prices are high (like right now), the current fee is
more likely to be under 10% of FMV. The opposite is true in a weak market. If land prices
go up over time, the current, static fee will become outdated.

o

Zoning. More intensively zoned parcels will have a higher FMV.

o

Utilities. Availability of water and sewer will have an impact on the value of the land, but
it will also increase the number of possible building lots. It’s a push and pull.

o

It would be interesting to look at a large dataset of past subdivisions and plot their potential
open space fees based on the two methods.

The land in the most recently approved residential subdivision was purchased in August 2020 for
$146,000. Let’s assume the appraised value hasn’t changed much since then.
o

At 10% FMV, the open space fee would be $14,600. At $1,800 per new lot, the open space
fee was actually assessed at $10,800 (six new lots); a difference of nearly $4,000.

o

In this case, the Town “left money on the table”, so to speak.

o

Money isn’t everything. See the case of Mr. Smith above. If the goal is maintaining low
density in appropriate areas of town, leaving money on the table might help that goal.

It’s unlikely, but a very aggrieved applicant could challenge the $1,800 per new lot fee, if it winds
up being much higher than 10% FMV. I think this is really only feasible in an extremely large
subdivision, where utilities are present. Say, a $1 million piece of land on which a developer is
proposing 100 new, quarter-acre lots. The fee would be $180,000, and the developer could claim
that he/she should only needs to pay $100,000, because that is the maximum set by statute.
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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:
CC:
DATE:

Bozrah Inland Wetlands & Conservation Commission
Samuel Alexander, AICP, Planner III/SCCOG (Bozrah Town Planner)
Bozrah Board of Selectmen
Bozrah Planning & Zoning Commission
April 29, 2021

/s/

Planning Report – Process and requirements for selling town-owned open space

As the Commission has undertaken development of the Open Space Plan, it has discussed the possibility of
reevaluating the usefulness of small open space parcels acquired during past subdivisions. The idea is that,
if the land owned by the Town has little ecological or recreational value, the Town would be better off
selling the land and directing the proceeds to the “open space fund”.
Listed below are small open space parcels owned by the Town. This list is based on land records in the
Assessor’s public, online database. What follows in this report are descriptions, in order, of each step
required to sell these properties.
ID
04/017-05
04/017-A
07/107
09/036-C
07/049
07/051

Location and Description
Stockhouse Road and Fitchville Road. Land is mostly open
field, fronting on the Yantic River.
Stockhouse Road northeast of Bozrah Collision Center. Land
is forested, fronting on the Yantic River.
Rosemarie Drive, across from #54. Land is forested.
Bozrah Street between #291 and #301. Land is forested and
contains a small pond.
Bozrah Street Ext. across from #51 and #59. Land is forested,
fronting on Fitchville Pond.
Bozrah Street across from #3. Land is forested, fronting on
Fitchville Pond.

Size

Believed Origin

1.36 acres

2006 subdivision

0.47 acres

2006 subdivision

3.70 acres

1975 subdivision

3.94 acres

1981 subdivision

0.1 acres

Unsure

0.08 acres

Unsure

Evaluation of Each Parcel
I believe the very first order of business would be an evaluation by the Commission, in conjunction with
the Planning & Zoning Commission and Board of Selectmen, of the parcel of land’s potential value to
abutters or buyers, as well as the parcel’s utility as open space. I’ve laid out my own, initial thoughts on
pages 4 and 5.
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Resubdivision
If open space were acquired as part of a subdivision, converting that open space lot to “non-open space”,
whether it becomes a new building lot or is incorporated into an existing building lot, constitutes a
“resubdivision”; see the definition of resubdivision (CGS §8-18) below.
CGS §8-18…“resubdivision” means a change in a map of an approved or recorded subdivision or
resubdivision if such change (a) affects any street layout shown on such map, (b) affects any area
reserved thereon for public use or (c) diminishes the size of any lot shown thereon and creates an
additional building lot, if any of the lots shown thereon have been conveyed after the approval or
recording of such map…
Lots 049 and 051 of Assessor’s Map 07 may not have been acquired as part of a subdivision. If so, those
lots would not be subject to a resubdivision if their status as Town property changed.
A resubdivision would generally require:
 The Town to file an application with the PZC and most likely the IWCC.
 The application must include plans signed by a Licensed Surveyor.
 The application must also include any other relevant information on which the PZC will rely to
make a decision, such as a report from the IWCC as to the utility of the land as open space.
 The PZC to hold a public hearing. A resubdivision always requires a public hearing.
 Approved plans to be filed with the Town Clerk.
If the open space land is ultimately going to be sold for development, the resubdivision plans would clearly
note that the parcel is to become a new building lot owned by the Town. If the land is to be incorporated
into another lot, it should be clearly shown as not being a building lot, and may be marked as, say, “other
land owned by the Town of Bozrah” on the resubdivision plan.
If the open space parcel is to be sold for development, its value would greatly be improved if the
resubdivision plans indicated its overall capacity to accommodate a home or other development, including
showing consistency with the zoning regulations and Public Health Code. A licensed Professional Engineer
would be required to take part in development of the resubdivision plan if this is the case.
“Section 8-24" Referral
Section 8-24 of the Connecticut General Statutes requires that any town agency or legislative body seek a
review of a proposed action’s consistency with the Plan of Conservation and Development whenever the
agency undertakes a “municipal improvement”, which may include selling town-owned property. The lead
agency, which would likely be the Board of Selectmen should request that the Planning & Zoning
Commission make a finding of the proposal’s consistency with the Plan of Conservation and Development
at the same time that it approves the resubdivision application. If a resubdivision is not needed, a Section
8-24 referral is still required, but would be a separate action.
Sale of Municipal Property Statutory Requirement
Section 7-163e of the Connecticut General Statutes require that the Board of Selectmen hold a public
hearing prior to selling parkland, open space, or playgrounds, or any other real property that exceeds a fair
market value of $10,000, except if the property is acquired through foreclosure.
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CGS §7-163e… (a) The legislative body of a municipality, or in any municipality where the
legislative body is a town meeting or representative town meeting, the board of selectmen, shall
conduct a public hearing on the sale, lease or transfer of real property owned by the municipality
prior to final approval of such sale, lease or transfer. Notice of the hearing shall be published in a
newspaper having a general circulation in such municipality where the real property that is the
subject of the hearing is located at least twice, at intervals of not less than two days, the first not more
than fifteen days or less than ten days and the last not less than two days before the date set for the
hearing. The municipality shall also post a sign conspicuously on the real property that is the subject
of the public hearing.
(b) The provisions of subsection (a) of this section shall not apply to (1) sales of real property, except
parkland, open space or playgrounds, if the fair market value of such property does not exceed ten
thousand dollars, (2) renewals of leases where there is no change in use of the real property, and (3)
the sale, lease or transfer of real property acquired by the municipality by foreclosure.
Real Estate Documents and Transaction
Required real estate documents and procedures will vary based on whether the parcel of land is to be sold
for development or incorporated into an abutter’s building lot, and whether the parcel is purchased in cash
or is purchased using a mortgage. In many cases, an appraisal will be necessary to ensure the land is being
sold at a fair price, and a Certificate of Title and/or Phase I Environmental Site Assessment may also be
necessary. The Town may wish to have the land appraised early in the process, at the “evaluation” phase,
as part of its due diligence in determining whether or not the venture will break even.
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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.

ATTACHMENT:
Town Planner’s Advisory Assessment of Small Open Space Parcels
ID
04/017-05
04/017-A
07/107
09/036-C
07/049
07/051

Location and Description
Stockhouse Road and Fitchville Road. Land is mostly open
field, fronting on the Yantic River.
Stockhouse Road northeast of Bozrah Collision Center. Land
is forested, fronting on the Yantic River.
Rosemarie Drive, across from #54. Land is forested.
Bozrah Street between #291 and #301. Land is forested and
contains a small pond.
Bozrah Street Ext. across from #51 and #59. Land is forested,
fronting on Fitchville Pond.
Bozrah Street across from #3. Land is forested, fronting on
Fitchville Pond.

Size

Believed Origin

1.36 acres

2006 subdivision

0.47 acres

2006 subdivision

3.70 acres

1975 subdivision

3.94 acres

1981 subdivision

0.1 acres

Unsure

0.08 acres

Unsure

04/017-05
This property is property is partially within the 100-year floodplain and regulatory floodway of the Yantic
River. This fact limits its development opportunities to the “uphill” area closer to Stockhouse Road. There
is opportunity to develop this parcel for a small-scale commercial or residential use with parking and
compensatory flood storage in the rear; however, site engineering would be costly. The property provides
great riverfront access and could possibly be linked to the Town-owned trail further north. Its mowed field
could be used for a picnic area.
Developability:
Somewhat developable.
Utility as Open Space: Great. Provides riverfront access and could be part of a future trail corridor.

04/017-A
This lot is smaller than Lot 04/017-05 and is even more topographically challenged. Although it contains
very little floodplain, it likely would not support any future development. The property provides riverfront
access; however, the river is not as easily accessible due to topography and the fact that it is wooded. Like
lot 017-05, the lot could be part of a trail corridor extending from Lot 04/017-05 to the Town-owned trail
to the north.
Developability:
Not developable.
Utility as Open Space: Good. Provides riverfront access and could be part of a future trail corridor.

07/107
This lot appears to meet the zoning regulations for the R-1 zone, and it is similar topographically to
surrounding single-family lots; it seems the lot could accommodate a single-family home. The Town should
consider, however, the value the open space provides to the neighborhood, as well as ways of increasing
that value, such as monitoring encroachments, providing access, or controlling invasive species.
Developability:
Appears to be developable.
Utility as Open Space: Good. Provides a neighborhood benefit.
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.

09/036-C
This lot appears to meet the zoning regulations for the RU-1 zone. There is a wetlands system toward the
front of the parcel, as well as a small pond. A flat section in the center of the parcel may provide an
opportunity for a single-family home. Like Lot 07/107, the Town should consider the value that the open
space provides currently, or could provide in the future. The parcel appears to provide ecological value
because of the presence of a pond and associated wetlands. The Town could consider ways of enhancing
the parcel’s value as open space, such as providing access, if access would not threaten ecology, monitoring
and controlling invasive species, and monitoring encroachments. This particular parcel of open space could
also, one day provide access to Gardner Brook, the rear of the property is less than 500 feet from the brook.
Developability:
Appears to be developable.
Utility as Open Space: Great. Contains a pond and wetlands. Possible future access to Gardner Brook.

07/049 and 07/051
These lots do not appear to be developable because of their size. Although they are contiguous with
privately owned parcels, those parcels are also vacant and unlikely to be developed absent water and sewer.
Even so, the lots would not accommodate much more than a small single-family home. Small portions of
each parcel are within the 100-year floodplain and regulatory floodway. Both parcels provide direct
waterfront access to the southern portion of Fitchville Pond, across from Odetah Camping Resort. However,
both parcels are wooded, which could make access difficult. Lot 07/049 is also blocked by a guard rail on
Bozrah Street.
Developability:
Limited by lack of water and sewer.
Utility as Open Space: Good. Provides access to Fitchville Pond.

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.

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:
CC:
DATE:

Bozrah Planning & Zoning Commission
Samuel Alexander, AICP, Bozrah Town Planner, SCCOG
Katey DeCarli, P.E., Land Use Agent
May 6, 2021

/s/

Planning Report – Combining zoning and subdivision regulations into one document.

Towns with Combined Regulations
I surveyed planners on the CT Planning Listserv and none reported having combined zoning and
subdivision regulations. After deeper searching, I discovered that Bridgeport and Westport each have their
subdivision regulations as sections within a combined “zoning and subdivision regulations”.
Separate Authorities
When considering why the two sets of regulations are usually separate, my immediate response was that a
planning & zoning commission acts under two distinct sets of powers, defined by statute: planning powers
and zoning powers.
Not all towns have a combined planning & zoning commission. Some towns have a zoning commission
that deals only with zoning matters, and a planning commission, that deals only with planning matters,
including subdivisions.
Rules vs. Process
The zoning regulations are legislated rules for development in a town. All development, including
development that receives subdivision approval, must comply with the zoning regulations.
The subdivision regulations, on the other hand, spell out a process for those wishing to divide their land.
The subdivision regulations contain process instructions (such as submittal instructions, number of copies,
decision timeframes, etc.), required documentation (health district approval, wetlands approval, etc.), and
plan ingredients (north arrow, elevation contours, proposed development, etc.).
Options
A)

Place the subdivision regulations within the zoning regulations as Appendix 1.

B)

Combine the zoning and subdivision regulations as one PDF, on the website only.

C)

Incorporate the zoning regulations as Section 20 of the zoning regulations as rename the
document “Zoning and Subdivision Regulations”, similar to Bridgeport and Westport.

C)

Do nothing.

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.

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:
CC:
DATE:

Bozrah Planning & Zoning Commission
Samuel Alexander, AICP, Bozrah Town Planner, SCCOG
Katey DeCarli, P.E., Land Use Agent
May 6, 2021

/s/

Planning Report – Status of Surrounding Towns’ Affordable Housing Plans.

Background
Municipalities are required by statute (CGS §8-30j) to adopt Affordable Housing Plans by June 1, 2022 and
then every 5 years thereafter. The plan must address how the municipality intends to “increase the number
of affordable housing developments in the municipality.” That is a somewhat vague charge, but I believe
that municipalities should consider how additional housing opportunities, specifically for lower-income
households, could be better accommodated within the existing plan of conservation and development and
with due respect to the community’s goals for responsible growth.
Surrounding Towns
Colchester –

Staff expect that the Town will begin and complete a plan prior to the 2022 deadline. Time
dedicated to the plan is being incorporated into the upcoming budget.

Franklin –

Expected completion summer 2021.

Lebanon –

Expected completion in second half of 2021.

Montville –

Expected completion in second half of 2021.

Norwich –

Staff indicated that the City does not currently intend to adopt a plan, citing an abundance
of affordable housing.

Salem –

Expected completion summer 2021. Plan will become an appendix to the 2022 update of
the POCD.

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.

Town of Bozrah

Affordable Housing Plan
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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).

2
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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

3
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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
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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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TOWN OF BOZRAH
INLAND WETLANDS & CONSERVATION COMMISSION
Notice of Public Hearing
IWCC DRAFT OPEN SPACE PLAN
The Bozrah Inland Wetlands & Conservation Commission (IWCC) will hold a public
hearing on Thursday, May 6th, at 7:00pm to discuss the draft “Open Space Plan”, which
gives direction to the Commission for activities undertaken in its Conservation
Commission role.
The draft Open Space Plan and Zoom hearing information can be found
at: http://tiny.cc/BozrahOSP.
Date: Thursday, May 6th
Time: 7:00pm. Hearing will adjourn at 7:30pm and may be continued to a later date.
Zoom Link: Join via web: https://us02web.zoom.us/j/89163856998
Join via phone: +1 (929) 205-6099 | Meeting ID: 891 6385 6998 | No password
Testimony/Comments: Direct pre-hearing testimony to the Commission or
to salexander@seccog.org

