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SELECTMEN’S OFFICE SCOTT M. GIEGERICH, SELECTMAN

MATTHEW PUGLIESE, SELECTMAN

302 Main Street e Old Saybrook, Connecticut 06475-2384
Telephone (860) 395-3123 e Fax (860) 395-3125

REGULAR MEETING MINUTES
HYBRID MEETING

Tuesday, July 13, 2021
3:30 p.m.
Old Saybrook Town Hall — First Floor Conference Room

Board of Selectmen Meeting recording: https://youtu.be/fLfOZIg2gkI

It is also included in the following playlists:

Board of Selectmen Meetings:
https://www.youtube.com/playlist?list=PLKX0JMf1KPp9SQAHOGUQCR3yLtNYXKOWK

Covid-19 Playlist: https://www.youtube.com/playlist?list=PLKX0JMf1KPp9udiWTL-WmjmxySYBnCU8N

Affordable Housing Plan Public Hearing recording: https://youtu.be/NX3bxn6LorY
It is also included in the following playlist:
Covid-19 Playlist: https://www.youtube.com/playlist?list=PLKX0JM{1KPp9udiWTL-WmjmxySYBnCU8N

l. CALL TO ORDER - All members present
1. PLEDGE OF ALLEGIANCE - Recited
I1l. COMMENTS FROM THE PUBLIC — Dan Welch was highly complementary of
the proposed Affordable Housing Plan. He stated that he felt it would be important to
reach out to the minority community as the plan moves forward.
IV. COMMENTS FROM THE SELECTMEN - none
V. APPROVAL OF MINUTES: Special Board of Selectmen Meeting July 1, 2021
FORTUNA /PUGLIESE
MOTION CARRIED UNANIMOUSLY
MOTION TO ADD TO THE AGENDA DISCUSSION OF THE KATHERINE
HEPBURN MUSEUM PROJECT AND POTENTIAL FUNDING OF SAME WITH
ARPA FUNDS
FORTUNA /GIEGERICH
MOTION CARRIED UNANIMOUSLY
VI. DISCUSSION OF THE KATHERINE HEPBURN MUSEUM PROJECT AND
POTENTIAL FUNDING OF SAME WITH ARPA FUNDS — Mr. Brett Elliott
presented a Powerpoint, which is attached to these minutes. Mr. Pugliese asked how many
more visitors might the museum attract. Definitely more, but hard to say how many. The
museum would be able to accommodate a busload of folks, which it could not before. He
also asked what would happen if this were not approved. Mr. Elliott stated that they would
somehow have to make it work because the project is 75% done and has to be paid for. Mr.
Fortuna stated he believed this project fell into two of the ARPA buckets: Tourism and
replacing non-profit revenue. This matter will be discussed at another Board of Selectmen
meeting.


https://youtu.be/fLfOZlg2qkI
https://www.youtube.com/playlist?list=PLKX0JMf1KPp9SQAH0GUQCR3yLtNYxKOWK
https://www.youtube.com/playlist?list=PLKX0JMf1KPp9udiWTL-WmjmxySYBnCU8N
https://youtu.be/NX3bxn6LorY
https://www.youtube.com/playlist?list=PLKX0JMf1KPp9udiWTL-WmjmxySYBnCU8N

Board of Selectmen
Minutes
July 13, 2021

MOTION TO ADD TO THE AGENDA THE APPOINTMENT OF A MEMBER
TO CONSERVATION COMMISION - Moved and approved that this be discussed
later in the agenda.
FORTUNA /PUGLIESE
MOTION CARRIED UNANIMOUSLY
VII. PUBLIC HEARING — Affordable Housing Plan 2021-2026. Discussion of this
plan will be held at 5pm.
VIIl. BUSINESS BEFORE THE BOARD
A. Call of Special Town Meeting August 10, 2021 — To approve funds for
compostable toilets. Motion to move and approve
FORTUNA /GIEGERICH
MOTION CARRIED UNANIMOUSLY
B. Discussion and possible action granting the First Selectman the authority to close
any and all accounts at Liberty Bank as needed.
The First Selectman stated that we are moving all accounts from Liberty Bank to Webster
Bank. In closing accounts, there are several that are older and have signatories from many
years ago. As a result, Liberty will need explicit authority given to the First Selectman by the
Board of Selectman to close all remaining accounts. So moved and approved to give to the
First Selectman, Chief Administrative Officer of the Town, authority to conduct any and all
banking activities at Liberty Bank, including the closure of accounts.
FORTUNA /PUGLIESE
MOTION CARRIED UNANIMOUSLY
C. Appointments
1. Economic Development Commission — Alternate vacancy. This appointment
is for the unexpired portion of a two year term due to expire 12/2021. Kasey
Hand moved and approved.
FORTUNA /GIEGERICH
MOTION CARRIED UNANIMOUSLY
2. Conservation Commission -- This appointment is for the unexpired portion of
a two year term due to expire 11/2021. Peter DeLisa moved and approved.
FORTUNA /PUGLIESE
MOTION CARRIED UNANIMOUSLY

The meeting was recessed at 415pm and will continue at 5pm.

Meeting continued at 5pm at which time the Affordable Housing Plan (AHP) was discussed
with our consultant, Tyche. John P. Guszkowski delivered the presentation after an
introduction of the timeline and process by Chris Costa. See attached AHP. The Board had
several questions about attached and detached dwelling units and the overall goals of the
town, as well as how the various boards and commissions will review this document.

MOTION TO ADD TO THE AGENDA THE ADOPTION OF THE
AFFORDABLE HOUSDING PLAN. Moved and approved.
FORTUNA /GIEGERICH
MOTION CARRIED UNANIMOUSLY



Board of Selectmen
Minutes
July 13, 2021

I’X.  Adoption of the Affordable Housing Plan — Moved and approved.
FORTUNA /PUGLIESE

MOTION CARRIED UNANIMOUSLY

X.  ADJOURNMENT - — Motion to adjourn at 5:55 pm
FORTUNA /GIEGERICH

MOTION CARRIED UNANIMOUSLY

Respectfully submitted,

Carl P. Fortuna Jr., First Selectman
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The Kate: P/LFY 21’ v. FY 20’

Jul'20-Jun 21 Jul'19 - Jun 20 $ Change % Change

Total Income 1,187,821.60 2,635,055.58 - -1,447,233.98 -54.92%
Total Expense 1,267,146.31 2,497,855.89  -1,230,709.58 -49.27%
Net Income -79,324.71 137,199.69 -216,524.40 -157.82%

Unaudited Figures for FY 21’



“You’ve got to dream up everything.”

-Katharine Hepburn

As the only museum of its kind, the expanded Katharine
Hepburn Museum will be a dynamic space with tactile
exhibits, multimedia displays, and ephemera that present an
authentic view of the rich history and cultural impact of
Katharine Hepburn, her family, and her life’s work.

Since 2018, the Museum collection has grown to include
costume pieces and items from Kate’s personal wardrobe; a
passport and international drivers’ permit issued; framed:
photos of Kate from the desk of Howard Hughes; and personal
letters written to her family in the early years of her career,
among other items.




Campaign for the Expanded
Katharine Hepburn Museum

Expense:
Demo and Renovation of space $375,000
Museum Specific Fixtures $50,000
Curation Contract/Staffing $25,000
'$450,000
Proposed Income -
Neighborhood Assistance Act Funding _ $100,000 (lighting, electric, and HVAC only)
Sonny & Christine Whelen Match A $100,000
Kate raised funds via campaign/match $150,000 (581,000 raised as of 7/12)
Proposed: American Rescue Plan- Town of Old Saybrook $100,000
$450,000

Constructign began the end of April to take full advantage of the end of the covid closure.
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New Museum Space
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Key Reasons for Renovation:

The new space will double the physical square footage
and increase visitor capacity.

The expanded Museum will be a tourism destination to
benefit the Kate, the town of Old Saybrook, and the
region.

Informational and educational programs, such as tours
paired with screenings of Katharine Hepburn films, will
engage Kate fans, classic film enthusiasts, students,
researchers and others.

A virtual exhibit launched in 2021 will continue to
provide an online opportunity to globally extend the.
impact Ms. Hepburn had.

This new space addresses consistent temperature,
humidity, lighting control, and enhances security, so
items can be showcased on loan.

&




OLD SAYBROOK AFFORDABLE HOUSING PLAN 2021-2026

Final Working Draft — June 2021



EXECUTIVE SUMMARY

Connecticut has become a very expensive place to live. Over decades, the costs of land, housing development, home purchases, and rent have
risen faster than incomes. At the same time, communities all across the State have struggled to develop new housing options for key groups like
senior citizens, young families, and new residents. This reality has combined with a number of other factors to limit the overall population and
economic growth in Connecticut and there is a growing focus on the need to address housing at local, regional, and state levels.

To address the need for more affordable housing, in 2017 the Connecticut General Assembly adopted Public Act 17-170, which requires every
municipality to write a plan every five years that indicates how that community intends to “increase the number of affordable housing
developments in the municipality.” In accordance with this requirement, and in furtherance of the goals of the Old Saybrook Plan of
Conservation and Development, the Town has developed this Affordable Housing Plan.

Affordable housing is generally defined as housing that is available to households making less than the area median income and costing less than
30% of a household’s annual income. This can include both naturally-occurring (market-rate) apartment units or specifically restricted properties
that have been income-limited by deed. In developing this Plan, the First Selectman convened a group of stakeholders, aided by the Town
Planner and an outside consultant, reviewed current housing conditions, demographic and market trends, community resources, and the input
of Town residents, including over 300 responses to a public survey, to assess Old Saybrook’s needs and develop recommendations.

While recognizing that Old Saybrook’s historic settlement pattern, limited public infrastructure, and demographic trends may limit the rapid
growth of the housing market in the near future, this Plan strives to make progress in several ways. For the five-year period 2021-2026, the
Town will seek to increase the number of affordable housing developments in Old Saybrook as follows:

1) Increase the number of USDA/CHFA loans to over 35 homes

2) Increase the total number of accessory dwelling units by 20%

3) Increase the number of income-limited accessory dwelling units to five (5)

4) Develop incentives for home ownership in Old Saybrook

5) Increase public awareness of Old Saybrook’s housing efforts

6) Identify a property in Town for a public-private affordable housing partnership

This Plan lays out a series of implementation steps that assigns responsibility and priority to these actions so that progress can be recognized
and tracked. Working collectively and seeking to improve the community’s approach in numerous smaller ways, this Plan will assist the Town of
Old Saybrook to become more attainable and equitable for current and future residents alike.



How did we get here?

In July of 2017, new legislation, known as PA 17-170 was passed in Connecticut requiring that every five years all Towns adopt or amend an
Affordable Housing Plan. The Act went further to clarify that “such plan shall specify how the Municipality intends to increase the number of
affordable housing developments in the Municipality”.

This Act, along with CT General Statute 8-2 which outlines that Regulations adopted by a Town should “promote housing choice and economic
diversity, including housing for both low and moderate income households” as well as encouraging the development of housing that will meet
the needs of the residents of our State is what created the need for the Town to develop this plan.

The Town sees the need to develop this plan to begin a thorough review of the current status of the housing situation in Old Saybrook, as well as
the needs of its current and future residents to determine what needs be done. Specifically, encouraging people to establish residency in Old
Saybrook and ensuring that housing stock is capable of accommodating the changing needs of the Town’s current residents well into the future.

Beyond that, while the goal is to specifically deal with “Affordable Housing” as defined by Statute, this plan will also focus on how the Town can
make housing overall more attainable. Not unlike most Towns in Connecticut, for most residents in Old Saybrook, housing costs are the largest
financial burden. Nearly a third (31%) of homeowners and two thirds (66%) of renters in Old Saybrook spend thirty percent (30%) or more of
their income on housing. The Town believes these numbers are too high, and recognizes that when residents are spending too much on housing
costs, they don’t have finances available for things such as child care, groceries and medical expenses or other goods and services that are
crucial to the support of the local and regional economy. Based on that, anything the Town can do to create attainable, appropriate and
reasonably priced housing, be it deed-restricted Affordable or simply additional units, will stand to benefit the Town as a whole.



What is Affordable Housing?

Rising housing costs, and the idea that due to those costs some Cities and Towns in our State were becoming harder and harder to live in first
came to light in the 1980s. In response to the high cost of housing and the barriers to housing attainment this created for many, the State
established the Blue-Ribbon Commission (BRC). Following the BRC’s examination of the housing situation, a report was submitted to the
Legislature with numerous recommendations, one of which was to create the affordable housing appeals procedure known today as Section 8-
30g.

Affordable Housing can mean different things to different people. To most, the term affordable housing simply refers to housing that is
reasonable in cost. However, within the context of this plan, the term “Affordable Housing” refers to a type of housing that meets specific
criteria outlined by Statute.

In Connecticut, an Affordable housing unit is defined as a dwelling that costs less than thirty percent of the income of a household earning eighty
percent of the Area’s Median Income (AMI) and has been deed restricted to ensure that the housing unit will remain “Affordable” for a period of
forty years. The AMI, according to the Department of Housing and Urban Development’s 2020 income data, was $112,000 for a household of
four in the Southern Middlesex County metropolitan statistical area. As the 2018 American Community Survey listed Old Saybrook’s median
household income at just over $74,000, the lower number is used for analysis of affordable housing options.

Example: 2 Bedroom Unit Total/Year Total/Month
Area Median Income (AMI) S74,000 $6,166.67
Median income level per household in the surrounding/market area

80% of AMI | $59,200 | $4,933.33
80% of the median income listed above

30% of 80% of AMI | $17,760 | $1,480
Maximum non-burdened budget for housing

120% of HUD Fair Market Rate | $17,388 | $1,449

HUD 2020 Fair Market Rates, 2BR — Middlesex County (Rent/Mortgage + Utilities): $1449

When the term “Affordable Housing” is used, most think of large, institutional-style buildings with very high density on very small parcels.
However, that is becoming increasingly not the case. Affordable housing units can be created with as little as one unit and employ many design
types with different development sizes working differently based on the specific market demand for that area. You might have single family
(attached or detached), small scale multi family or larger scale developments with multiple units, all of which can be rented or owned.



As mentioned above, subsection 8-30g of the Statutes identifies that any City or Town that does not have at least ten percent (10%) of its
housing stock deed restricted as “Affordable” is subject to an appeal under this Section. This process not only puts the burden of proof on the
Town rather than the applicant, but it also requires the Town to demonstrate that if the project had been approved, it posed a sincere threat to
“public interests in health, safety or matters which the Commission may legally consider” and that “such public interests clearly outweigh the
need for affordable housing.” Case law has almost exclusively supported these appeals and has been decided in favor of the developers. The
courts have overwhelmingly found that the need for Affordable housing almost always outweighs other matters.

The benefit to the creation of this Plan is that it will increase the number of appropriate and/or Affordable housing units which will not only
serve the community, but will eventually reduce the Town’s overall exposure to these appeals. Because of the short timeframe of this Plan and
the sheer number of units required, the 10% affordability threshold is not an appropriate or reasonable goal over the next five years, but it does
provide a long-range target that can help guide other policy decisions within this Plan. It is important to note that the overall goal for Old
Saybrook’s housing is one that will take decades to achieve, and the specific, even arbitrary, five-year scope of this Plan should seek to account
for those projects and changes that take longer to develop and achieve results.



What is Old Saybrook’s Current Housing Situation?

Old Saybrook is a community that seems to be moving in two simultaneous directions. Over the past few years, the Town has seen significant
forward progress in housing development in both planning and construction fronts. After decades of slow growth of a primarily single-family,
detached residential development type, a few projects have changed the narrative. The construction of a large multifamily complex at the
Boston Post Road and Main Street (“Saybrook Station”) added 186 new units to the Town, which included 38 new affordable rental
opportunities. In addition, in 2019, the Town approved the creation of the Mariner’s Way Tax-Increment Financing (TIF) District, which intends
to promote the redevelopment of the eastern portion of Route 1, including a significant housing component.

At the same time, Old Saybrook continues to face a demographic trend toward an older, smaller, Town population. The Connecticut State Data
Center projects that Old Saybrook’s population, just over 10,000 residents as of the 2010 Census, will decline substantially, dropping below
7,000 by the year 2040. While this data projection was done in 2017, before the Saybrook Station apartments completed construction and thus
may not reflect the most comprehensive local analysis, the overall trend seems clear. The population of Old Saybrook is aging; the Town has
been losing younger population cohorts — particularly young adults between 20-34, and households are getting smaller. What that may mean is
that many of the new housing units coming online, such as Saybrook Station, are likely to be filled with older residents such as retirees and
empty nesters looking to downsize from current larger, single-family homes, while the homes they leave behind will be filled by older, smaller
households with fewer children.
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Trends in data and demographics are not destiny, and they do not tell the full story of Old Saybrook’s housing. The Partnership for Strong
Communities put together a series of analyses and visualizations for all Connecticut municipalities to help understand their current housing
stock, demographics, and elements of affordability. Many of the graphics presented in this overview are drawn from their 2020 Housing Data
Profiles, which can be found at https://housingprofiles.pschousing.org.

The relatively slow pace of population growth is further reflected in the housing permit data, which has roughly tracked overall trends in
Middlesex County and the State overall. State DECD data between 1990 and 2017 reflects the ebb and flow of development trends, with the last
major peak of activity in the mid-2000s, just prior to the 2008 housing crash. Overall, the State in 2017 was down over 40% in terms of annual
building permits for new houses, and Old Saybrook was down over 60%, but again, this number does not likely include the Saybrook Station
development, which would depict a brief but significant increase in permit numbers. The overall trend, however, is a long and relatively steady


https://housingprofiles.pschousing.org/

but slow decline in new home construction activity. One notable exception to that trend, specifically in Old Saybrook, has been the steady
process, following the Town’s decision to change its winterization ordinances for these sorts of conversions.
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Reflecting the fact that recent housing development, following the last boom ending in the 2004-2006 range, has been relatively slow in Old
Saybrook, adding approximately 0.5% to its housing stock annually, the Town has an aging housing supply. Approximately 58% of the existing
housing units were built before 1970. With 42% of the housing stock constructed within the last 50 years (much of that in the building booms
between the mid-1980s and early-2000s) is somewhat older than Middlesex County, but similar to Connecticut overall. An aging housing stock
can be an indicator of poor housing quality, so the relatively small number of very old houses (pre-1950) is less of a concern for Old Saybrook,
but the status and maintenance of its mid-age housing stock should be monitored.



Age of units

Old Saybrook FAL] 37%
Middlesex County 24%
Connecticut 28%
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As of the 2018 American Community Survey, Old Saybrook had 5,800 housing units, with the great majority (85.4%) made up of single-family
detached residential structures. The remaining 14% of the housing stock were largely multifamily (2+ units per structure) in nature, including
over 10% of the total comprised of smaller multifamily (2-9 units per structure). There was a smaller number of higher-density (10-49 units per
structure) developments. Statewide, the mix is much more diverse, with approximately 64% of the housing stock comprised of single-family
detached units and the remaining 35% are multifamily units.

It is important to note, however, that the American Community Survey numbers are statistical estimates with high confidence, but which still

contain a margin of error. They should be used primarily to identify general characteristics and trends. The results of the 2020 U.S. Census are
still pending as of the development of this Plan.



Units in Structure, Old Saybrook
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Ownership

In terms of its existing housing stock, Old Saybrook has a much higher percentage of traditional, single-family housing than the State overall,
with 87% of its housing stock as single-family units. Statewide, that number is 64%, with the remainder being made up of multifamily housing.
Again, as some of this data was developed from the American Community Survey through 2017, some of the most up-to-date developments
may have been omitted. Old Saybrook also shows a significantly higher vacancy rate than either Middlesex County or the State as a whole, which
may reflect the Town’s legacy as a summer beach community.
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For both home rental and home sales prices, Old Saybrook costs run between 30-35% above the larger geographies. As of the 2018 American
Community Survey (via CERC 2019 Community Profile), the median sales price for homes in Old Saybrook was $373,200, significantly above the
Middlesex County median of $283,700 and the overall Connecticut median of $270,100. While the housing crash of 2008-09 may have
significantly diminished the housing construction activity in Middlesex County, the median home prices in Old Saybrook specifically do not seem
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to have suffered long-term. The median rent in town was $1,529, which is also well above the levels seen in the Middlesex County median of
$1,132 and State median rent of $1,123. Using the given AMI, Old Saybrook’s affordable rent of $1,480 is higher than these rates.

Affordable Housing

The Connecticut Department of Housing maintains a list of affordable units in each municipality for its annual publication of the Affordable
Housing Appeals List. Affordable units, as previously mentioned, are defined by the State as those units that are subsidized below market rate
through deed restrictions, income limitations, or programs like Housing Choice Vouchers or CHFA/USDA mortgages. These programs exist to
guarantee the availability and affordability of certain housing units, as opposed to “naturally-occurring” affordable units, which simply reflect
market conditions and do not have any guarantee of affordability.

As of the 2019 Affordable Housing Appeals List, the Department of Housing recognized 155 of Old Saybrook’s 5,602 housing units, or 2.77% of
the total housing stock as Affordable and contributing to the Town’s 10% threshold. Of those, about a third were governmentally assisted, and
largely accounted for by Saye Brook Village, a senior and disabled housing complex maintained by the Housing Authority and Elderly Housing
Management, Inc. Nearly half of the Town’s official Affordable stock is made up of Deed Restricted units associated with several developments
over the last decade. The Ferry Crossing project, constructed by the HOPE Partnership, added 16 units. The Post and Main apartments (now
called Saybrook Junction) included 38 affordable units. Most of the remaining Affordable units were home ownership situations in which the
owner received mortgage assistance from the Connecticut Housing Finance Authority (CHFA) or the United States Department of Agriculture
(USDA). In order for a municipality to be exempt from Affordable Housing Appeals as defined by Section 8-30g of the Connecticut General
Statutes, a minimum of 10% of total municipal housing stock needs to be considered “assisted” in one of those categories.

Total Assisted 155

(2.8%)

CHFA/USDA | 22
Mortgages

Governmentally | 50
Assisted Units

Tenant Rental | 10
Assistance

Deed | 73
Restrictions
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A small number of additional units are being proposed or have been recently approved through Affordable Housing Appeals Act applications.
Thanks to progressive action by the HOPE Partnership, and the Town in adopting an Incentive Housing Zone approach that covered both Ferry
Crossing and Saybrook Junction, significant progress has been made in Old Saybrook’s affordable housing stock over the past ten years. Because
the baseline prior to 2010 was so low, however, there remains a long way to go before the Town could hope to satisfy the State’s statutory
benchmark.

Incomes and Cost Burden

Simply because a majority of housing units in Old Saybrook are owner-occupied does not mean that every homeowner is able to easily afford to
live in that home and easily keep up with mortgage, taxes, heating, and other maintenance costs. It is not uncommon for both renter- and
owner-households to be considered “cost-burdened” by their housing expenses. Households that spend 30% or more of their income on housing
costs fall into this category, which is a strong indication of income insecurity. Households spending at least 50% of income on housing expenses
are considered “severely cost-burdened.”

In Old Saybrook, as many as 66% of rental households are either moderately or severely cost-burdened, and approximately 30% of owner-
occupied households are similarly burdened. The rental percentage of burdened households has some uncertainty in the statistics, as
approximately 4% of rental households were not included in the calculation. The average renter, however, pays 30% of their income on housing.
These numbers are not positive, as that means at least a quarter, and as many as a third, of households in Old Saybrook face a struggle to afford
housing, including a majority of renters. The combination of lower incomes and ownership rates for renters (relative to regional and state
averages), along with higher housing costs in Old Saybrook place the Town’s percentages of cost burdened households above both Regional and
State figures, most particularly for renters.
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Housing cost burden for renters

Housing cost burden for owners

Severe burden
(50% or greater)

Moderate burden
(Between 30% and 50%)

Not burdened
(Less than 30%) Not Computed

Source: Partnership for Strong Communities

The differences in cost burden between owners and renters in Old Saybrook are also reflected in the relative affluence of these two groups. On
average, homeowners, with a median household income of over $125,000, expend just approximately 17% of their income on housing expenses.
Renters, with a dramatically lower median household income of just over $60,000, pay on average 30% of their income on housing. This means
that the typical renter in Old Saybrook carries a substantial cost burden simply to live in Town. Overall median household income was $74,185 as
of the 2018 American Community Survey.
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Housing costs as percent of income

All Renters
All Owners
Owners with Mortgage

Owners without Mortgage

$0 $50,000 $100,000 $150,000 $200,000

Source: Partnership for Strong Communities

As seen in the discrepancy between owner and renter incomes, it is clear that rental units, while providing some opportunity for lower-income
residents to live in Old Saybrook, are still not quite inexpensive enough to avoid a rental cost burden. Each year, the National Low Income
Housing Coalition (NLIHC) calculates the hourly wage that would be required in order to afford a two-bedroom rental unit without slipping into a
cost-burdened scenario. Because of the higher costs for rental housing in Old Saybrook, the “housing wage” in town is a bit above the overall
state average. According to the 2019 NLIHC calculations, Old Saybrook’s “housing wage” is $27.87/hour, more than a dollar/hour above
Connecticut’s housing wage of $26.42/hour and more than double the State’s minimum wage. This generally indicates that many clerical, retail,
and laborer jobs at or near the State’s minimum wage would either be unable to access housing opportunities in Old Saybrook, or would be
forced to either find a roommate to share costs or risk spending a very high percentage of income on this housing.
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What is Old Saybrook’s Current and Projected Population Profile?

Current Population

While analysis of population and demographics are only snapshots in time, it is and has been the case that Old Saybrook residents are older,
whiter, and somewhat less diverse than both Middlesex County and Connecticut generally. As of 2018, Old Saybrook had 10,162 residents,
which were predominately (88%) white non-Latino, with the remaining 12% being made up of BIPOC (Black, Indigenous, and People of Color),
divided largely between Hispanic/Latino and Asian populations. As a whole, Connecticut is approximately 68% white and 32% BIPOC.

Old Saybrook is less diverse than Connecticut

Old Saybrook - 12%

Middlesex County 16%

Connecticut 32%

The largest race/ethnicity group in Old Saybrook is
White at 88% of the population

Old Saybrook Middlesex County Connecticut
Aslan | 3%
Black/African American
Hispanic/Latino I 5%

Multiracial/Other ‘ 2%

Source: Partnership for Strong Communities
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The median age in Old Saybrook of 51 years old is significantly older than Connecticut’s median of 40.8 years and well above Middlesex County’s
number of 44 years old. Old Saybrook’s population is one of the oldest in the State.

17 Oto 9
10to 19
2010 29
13 o I 301039
I 40 to 49
I 50 to 59
I I I 7 I 60 to 69
5 I 70t 79
I I I :0 and over

Old Saybrook Middlesex Count; Connecticut .
v v Source: Partnership for Strong

Communities

The largest population cohorts in Old Saybrook were in the 50-59-year-old range, with 18% of total population, and the both of the 60-69 year
old and 70-79 year old ranges, with 13-15% each. Overall, 54% of the total population of Old Saybrook was over 50 years old.

The average household size in Old Saybrook
has declined from 2.41 in 2000 to 2.3 in 2018
26

25
24

2.30
23

2000 2014-2018

® Old Saybrook Middlesex County Connecticut

Source: Partnership for Strong Communities
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As an older community that has profiled as an empty-nest or retirement destination, Old Saybrook traditionally had slightly smaller average
household sizes than both Middlesex County as a whole and the State of Connecticut, with an average household size of 2.41 people as of the
2000 Census. Following this trend, the average household size in Old Saybrook declined from 2.41 persons/household in 2000 to 2.30
persons/household in 2018, a relatively steep decline similar to Middlesex County and contrary to the State (which saw a slight uptick in
household sizes). These snapshots and trends will be important considerations when projecting and planning for housing needs and affordability
into the future. Even a flat or negative trend in total population may generate higher demand for housing units because more people are living
alone. Old Saybrook also had more households with a resident over 60 and fewer with a resident under 18 than Connecticut generally. The
overall reduction in household size and above average median age is also an indicator that the Town has a low “replacement” rate which is a
matter for concern when considering the Town’s overall financial sustainability long-term.

Household types as a percent of total

Householder living alone

Middlesex County 29%

Connecticut 28%

Households with someone older than 60

Middlesex County 43%

Connecticut 40%

Households with someone under 18

Old Saybrook _ 24%

Middlesex County 26%

Connecticut 30%

Source: Partnership for Strong Communities
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Projected Population

Looking to the projectable future based on these trends, the Connecticut State Data Center predicts that Old Saybrook’s population, which grew
steadily between 1970-2000, is likely to decline rather significantly over the next twenty years. If this data is accurate, Old Saybrook’s population
may have peaked in the early 2000’s between 10,000 — 11,000. A declining population trend is not uncharacteristic for the Connecticut River
Estuary area, with nearby communities like Essex and Old Lyme also projected to shrink, but Old Saybrook’s contraction is dramatic.

Old Saybrook Qld Saybrook

Population
Fopul ation

www.nhgis.org

Breaking down this same projection into age cohorts, the State Data Center anticipates that nearly all age groups will decline in overall numbers
in Old Saybrook, with the lowest relative decline among senior citizens aged 65 and over. This group is anticipated to contract from its 2015
number of 2,734 to just over 2,400 in 2040, a change of approximately 10%. In contrast, the high-school-age (15-19 years old) population of
1,003 in 2015 is projected to decline to 800 by the year 2040 (a 20% decline), and young adults (20-34) is projected to shrink from 984 to just
over 400 in the next two decades (a 58% decline).
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Projected population change by age group in Old Saybrook

2015 2020 2025 2030 2035 2040
Under 5 320 204 333 243 312 234
Age 5tec 14 1,003 829 763 777 824 800
Age15to 13 542 542 405 350 328 362
Age 20to 34 98 1,079 850 a 413

Age35ted 248 2031 Ly 1728 1845 1,885
Age 55to B4 1,61

Age 65 and older 2,734 2,716 2,720 2,728 2,620 2403

These changes may not be very dramatic in raw numbers, and are subject to significant influence by factors not present or envisioned when the
projections were made. The relatively short scope of this Plan — five years — will allow opportunity for revised projections and flexible responses
to changing conditions. Further, the projected numbers are simply that — projections. Old Saybrook’s population conditions do not exist in a
vacuum, and are a reflection of the trends throughout Connecticut, particularly in large cohorts of young professionals and retiring seniors. Over
the last decade, Connecticut has lost population to states in the southeast and southwest, as more seemingly attractive places to retire, or
possessing of stronger job markets, particularly for young professionals. In addition, cities such as Boston, New York, Chicago, and the
Washington DC metro area have also grown relative to Connecticut in part because of the presence of mass transit opportunities allowing for
“auto-free” households for both younger and older residents. All of these “macro” trends are at play in Old Saybrook’s “micro” population
projections, and as a result, should temper and inform the Town’s expectations about its internal ability to address and overcome these tides.

Infrastructure and Other Trends

While projections about the specific magnitude of population change over the next twenty years may be exaggerated, it seems clear that Old
Saybrook is not headed toward a major real estate boom. However, more recently, competing trends tell different stories about potential
futures for communities like Old Saybrook. Before the COVID-19 pandemic of 2020, Connecticut was seeing a significant, state-wide exodus of
two large population groups: so-called “Baby Boomers” born between 1945-1965, and “Millennials,” born between 1983-2000. Both of these
groups seemed to be moving out of Connecticut’s rural and suburban communities, seeking more populated, vibrant, walkable places to live. It
appeared that the suburban model was on the decline.
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The pandemic may have slowed this long-cycle tendency, just a bit. As COVID-19 spread more quickly in larger, urban areas, real estate in lower-
density areas in southern New England saw dramatic increases in demand. According to The Warren Group, which publishes The Connecticut
Record, median home prices increased by over 17% in 2020 from 2019, a jump of over forty thousand dollars. This continued as more and more
workers and students found themselves working or learning from home, opening up the potential for housing locations that did not need within
close proximity to work or school. Despite the pending vaccination and anticipated return of relative normalcy, communities that are well-
positioned to support both the small-town charm and the technological infrastructure for remote working and learning could benefit as they
compete to retain those residents long term. Old Saybrook has no public sewer infrastructure and has limited opportunity for large-scale
development, so its projectable destiny as a quiet, low-density community seem clear, unless major public investment is undertaken. Ensuring
wide access to high-speed data, however, is another important infrastructure component that could strongly affect the Town’s attractiveness as
a work-from-home haven and improve equity in access to broadband resources.

Community Survey Results

As part of the process to develop this Plan, the Town conducted a public outreach survey to gauge residents’ views of their current housing
supply, affordability of the housing inventory, and opinions on future needs of the community. Over 300 residents responded, and the replies
generally reflect a strong awareness of Old Saybrook’s affordable housing crunch, its demographic trends, and the need to find so. A strong
majority respondents (79%) indicated that affordable or attainable housing is a very or somewhat important component to Old Saybrook’s long
term vitality, a smaller number, but still a majority (54%) believed that the housing options currently available were not satisfactory to existing
residents’ needs and even more (59%) believed that this housing stock was insufficient to satisfy future demand.
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How important do you feel affordable or attainable housing is to Old
Saybrook’s long-term vitality?

Answered: 334  Skipped: 0

Not Important
10% (33)

Unsure/Neutral

12% (39)
Very Important
52% (173)
Somewhat Important
27% (89)

Do you think that the existing housing stock in Old Saybrook is adequate to
satisfy future market demands?

Answered: 334 Skipped: 0

Unsure

17% (56) Yes

25% (82)

No
59% (196)
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Reflective of this relative concern with existing conditions, respondents were also supportive of the idea that increasing housing options would
either positively impact the town or not have much effect at all (72% combined said positive or neutral, 18% said negative). In considering future
housing needs, by far the most popular group targeted for accommodated growth in housing options were young families (68% of respondents
included within their top three priorities). Seniors (46%), young professionals (53%), and in-town workers (49%) were also strong priorities. The
most popular types of housing development options were all single-family homes, on relatively small lots, as well as for two-and-three bedroom
apartments, which seems reflective of recent multifamily construction projects in Old Saybrook.

Do you think increasing the housing options in Old Saybrook would positively
impact the Town, negatively impact the Town, or not have much effect on the

Town?

Answered: 334 Skipped: 0

Unsure
10% (34) \

Not have much
effect on the Town N

13% (42)

Positively impact
Negatively impact the Town
the Town

50% (197)

18% (61)
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If you think more housing options are needed in Old Saybrook, for whom do
you think they are most needed? (Select top 3)

Answerad: 209 Skipped: 125

100%
30% 68%
53%
50% 46% 49%
409
23%
20% 7o 10%
1%
0%
Seniors Young In-Town Teachers  Young Zecond | don Other
(85+) Professi  Workers Families Home/Vac belisve (please
onals ation we specify
Homes need
mMOore...

In terms of location of new development, respondents were somewhat split in terms of their preference for targeted locations or scattered
development patterns. Those taking the survey were asked about several specific locations, as well as a “no focus” area for targeted
development, and were asked to rank their preferences from 1-5, which 5 being the highest priority. The Town Center/Train Station area
received the most “top two priority” votes, followed by Route 1 East/Mariner’s Way. These track with the recent development focus of both
Town government and private builders. Closely behind the Mariner’s Way priority was the choice of scattering or distributing new housing

opportunities across town. Far fewer respondents interested in focusing development along Route 1 West or along the Route 154 Main
Street/Maple Street areas.
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If the Town were to focus on new housing options, which areas of Town
should be of the highest priority? Use a scale of O= Lowest Priority to
5=Highest Priority.

Answered: 208 Skipped: 126

200

(53]
GE 35 (62]
47/ 93]
50 59
100 54
30 48| 18
49
19 1o
10! 24
05 5! B
o
Town Route 1 Route 1 Route 154 Mo Focus
Center/Train East/Mariner’ Corridor West Area (Main Area -
Station Area 3 Way Street/Maple Scattersd
Street) Througheout...

. 0 - Lowest Priority . 1 . 2 . 3 . <~ . 5 - Highest Priority
Overall, the responses served to inform both the community about the ongoing discussion and focus on the topic of affordable housing, and to

inform the Commission about general public preferences. These views were useful in shaping the ultimate recommendations for action items for
this Plan.
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How does Old Saybrook Provide for Affordable Housing?

Another important component of this Plan is to evaluate if the current regulatory climate in Old Saybrook supports or discourages Affordable
housing, housing stock diversification and increased housing attainability. This will help the contents of this plan to help guide any necessary
changes to the Town’s regulatory environment that could better support and encourage the types of projects that Old Saybrook is looking for. In
many cases, the Plan of Conservation and Development (PoCD) and Zoning Regulations are the first impression for an applicant, developer or
property owner so it is important these documents are aligned with the Town’s overall vision.

This review will focus specifically on the topics that directly relate to this plan including how they are defined, regulated and what the approval
process looks like for each. The table below is a summary of the specific multi-family uses allowable per the Zoning Regulations and the approval
path required:

ZONING
DISTRICT A AA-1 AA-2 AA-3 AAA B B-1 B-2 B-3 B-4 C SP1 | SP2 SP-3 MC I1 PRD IHZ
MINIMUM
LOT AREA
Public Water (s.f.) 20,000 | 40,000 | 20,000 | 87,120 | 40,000 12,500 12,500 | 20,000 | 12,500 | 20,000 | 40,000 20,000 20,000 | 40,000
69,700
Well (s.f) 40,000 40,000 | 87,120 | 60,000 | 40,000 40,000 60,000 20,000 40.000
b
. Two-
Relited Accessory Apartment unit
Uses .
Dwelling
©1-8-unit
Multi- Special . . . . dwe."'“ES 6-10
. . Conversion of a single dwelling to not more than two units e Single units
Family | Exception Family per
Uses
Uses detached acre
cluster
Zone
Other Change
Required
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Plan of Conservation and Development:

The current Residential section of the Town’s PoCD has not been significantly updated since 2001. The PoCD identified that housing costs, even
twenty years ago were of major concern. It also suggests that with limiting factors such as the ability for the area’s soils to support increased
septic capacity, allowing density to be expanded should be done thoughtfully. Within the Residential section of the PoCD, many
recommendations that were made have already been implemented by the Town as outlined within this Plan, the most notable goals include:

1.
2.
3.

The development of regulations to allow for the establishment of residential units on non-first story floors in the Town Center.
Ensuring that residential densities are based on the area’s soil capacity to support septic when sewer is not available.

Encourage residential projects that create diversity in housing types, size and cost. In particular, the efforts of non-profit housing
organizations should also be supported.

The development of inclusionary zoning regulations to further encourage the development of affordable housing.

Evaluate the existing regulatory structure for multi-family residences to determine if additional multi-family units may be effective.

Multi-Family Dwellings:
The Zoning Regulations define a_Multifamily dwelling as a “building that contains three (3) or more dwelling units, including townhouse
dwellings, on a lot.

The Zoning Regulations currently allow a unit of this type to be developed in the PRD and IHZ zones, with specific design criteria,
increased densities and a requirement that a minimum of 20% of the units be set aside as deed-restricted Affordable units for private
developers. Within the IHZ, and applicant is permitted a minimum of 1.25 times the density of the underlying zone, with a target
minimum density for this housing type of 20-units per acre. That density — targeted by the Department of Housing — assumes public
sewer and water infrastructure, and in Old Saybrook is rarely feasible.

Recommendation:

The Town has gone to great lengths to permit and encourage affordable and attainable housing units, and the development of an
Incentive Housing Zone and Planned Residential Development regulations clearly demonstrates the Towns commitment to increasing
housing choice and affordability. However, these developments are only allowable in certain areas of Town and are generally envisioned
to be larger in scale. The Town should consider development of regulations as an alternative pathway to an IHZ-style development that
encourages and allows small-scale residential developments of 4-6 units within a single building that would be allowable via Commission
approval, but not require a zone change or to be specifically located in Town.
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Accessory Dwelling Units:
Accessory dwelling units may be referenced using different names including, accessory apartments, in-law apartments or second units but they

all refer to the same dwelling unit type. Old Saybrook regulates two types of accessory apartments depending on what the primary use is:

Accessory Apartment (residential): An apartment dwelling unit that is accessory to a single detached dwelling for one (1) family is a use
subordinate to the dwelling and an additional use for which a Certificate of Zoning Compliance is required.

These units are dwellings that do not require any of the facilities from the primary dwelling be shared with the accessory apartment.
These units are smaller in size when compared to the principal/primary dwelling and are contained within the structure on the property.
Homes with accessory dwelling units do not look different from the outside when compared to their single unit counterparts. These
units can be permitted through the issuance of a Certificate of Zoning Compliance and do not require review by the Commission. This
approval path is an important way of keeping regulatory barriers low to further encourage these types of units. Accessory apartments
are generally of much lower cost than an equivalent unit in a traditional apartment style development and can only provide crucial
income to those who may otherwise not have the ability or desire to commit the investment necessary to maintain and older and/or
larger home as supported by the fact that according to PSC, 31% of owners in Old Saybrook are cost-burdened by housing. Additionally,
Old Saybrook only requires that the property owner live in one of the units and does not require the other unit be occupied by someone
with a familial connection, which is a barrier for many.

Accessory Apartment (mixed use): An accessory apartment (mixed use) is a dwelling unit that is accessory and subordinate to a permitted non-
residential use and is an additional use which the Commission may approve by Special Exception.

While these units have different size limitations than residential accessory apartments, they provide the same general purpose. An
accessory apartment in a mixed-use building provides additional housing options, provide opportunity for business owners that want to
live in close proximity to their business and allow commercial property owners to diversify their tenants which increases the likelihood
they will get a return on their investment. Particularly with the changing economy and the onset of COVID-19 accelerating the shift to e-
commerce, many businesses have been forced to close or pivot their business model. Allowing a mixed-use building with multiple
commercial and residential units further protects the long-term viability of the building and neighborhood. The businesses that do
remain in many cases look for areas that have “feet on the street”. Encouraging people to live and work in the same areas will help
businesses as a portion of their customer base will live near their business, an attribute that many people looking to live within a
downtown business district also look for. While these units require the issuance of a Special Exception from the Planning and Zoning
Commission which can be a regulatory hurdle for some, it is important that a moderate review occur to ensure that overall, the
compatibility of uses and overall composition of a commercial building is maintained.

Recommendation:
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The Commission should consider circumstances by which an accessory apartment in a mixed-use structure could be allowable via staff
approval if certain criteria were met. All others could continue to require the Special Exception.

Conversion of Dwelling:

Following the issuance of a Special Exception, the Zoning Regulations allow a single-family dwelling to be converted to a two-family dwelling,
provided specific criteria have been met as outlined by Section 53. The standards require that each dwelling unit contain not less than 800 SF,
that the property have at least 25,000 SF or 40,000 SF based on the availability of water and septic system capacity and, that the home be built
prior to January 1, 1944. The regulations require the overall size of the units to be larger for a two-family vs. an accessory apartment there is no
standard that can (or should) regulate the size or makeup of the occupants of these units. A family of three could be just as likely to rent an
accessory apartment as they are to rent or purchase one half of two-family dwelling. The requirement that an existing structure, required by the
regulations to be at least 75 years old meet a minimum lot size does not seem necessary as the conversion is occurring within the home that
exists currently and, according to the Partnership for Strong Communities, just 21% of the Town’s Housing Stock was built prior to 1950.

Recommendation:

While it is important that a property considering a conversion provide the Town/Commission with information to demonstrate that
accommodations for driveways, outdoor space, well and septic can be maintained, an across-the-board prohibition on this type of use simply
due to the age of the structure should be reconsidered, especially when accessory dwelling units are permitted as of right.

What Should be Old Saybrook’s Affordable Housing Goal?

The requirement of the State Statute governing Affordable Housing Plans is simply that each municipality must develop a plan to “increase the
number of affordable housing developments” in that community. While this requirement lacks specificity, the Town of Old Saybrook will seek to
meet that requirement in both qualitative and quantitative ways. While these goals are non-binding and over a short span of time can be
affected by market conditions and changes in housing demand, they represent both ambitious and attainable targets. For the five-year period
2021-2026, the Town will seek to increase the number of affordable housing developments in Old Saybrook as follows:

1) Increase the number of USDA/CHFA loans to over 35 homes

2) Increase the total number of accessory dwelling units by 20%

3) Increase the number of income-limited accessory dwelling units to five (5)

4) Develop incentives for home ownership in Old Saybrook

5) Increase public awareness of Old Saybrook’s housing efforts

6) Identify a property in Town for a public-private affordable housing partnership
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What Can Old Saybrook Do to Improve Housing Access?

Establish a Housing Task Force Among Municipal Staff: Whenever a municipality identifies a priority topic or action, the most immediate
guestion should be “whose job is it?” Simply making a goal or vision statement is virtually useless without a plan for implementation and
accountability for action. In relatively small community such as Old Saybrook, there is not a robust administrative infrastructure for addressing
the multi-faceted topic of housing. It is neither the core function of the Board of Selectmen nor the Planning Commission, and the Town’s Youth
& Family Services Department and Social Services Coordinator may lack the authority, administrative scope or funding to effect change.

To maximize the chances of delivering upon the mandate of CGS §8-30j and “increasing the number of affordable housing developments” in Old
Saybrook, the Town should develop a focused team approach. This team should be convened and managed by the First Selectman, who will
draw largely upon the key Department Managers with overlapping responsibilities, including Land Use, Youth & Family Services, Building, Social
Services. This team could meet regularly in conjunction with scheduled staff meetings, and the Selectman could further designate one or more
staff members to check in quarterly with a stakeholder group to report on progress and cultivate partnerships. Ideally, budgetary funds should
be set aside for support and to allow for public outreach and information.

Promote ADUs as a concept: Thanks to a fairly progressive Zoning Commission, accessory apartments (also known as accessory dwelling units or
ADUs) have been relatively easy to obtain in Old Saybrook. While there is a residency requirement for the property owner to avoid absentee
landlord concerns, an attached ADU is allowed as-of-right in all residential districts in town. In addition to residential districts, reducing the
regulatory bar to add a residential unit above retail, office, or commercial uses in village areas should be considered. These minor changes,
combined with the relatively large-lot zoning standards for residences in much of the Town north of Route 1, makes it theoretically possible that
the Town could dramatically increase its number of smaller, more attainable housing units with no further subdivision or regulatory changes.
While these ADUs are currently allowed to be within or attached to the primary dwelling, the Town could also consider permitting a detached
structure, housing an ADU, to be constructed under certain circumstances. In this instance, the Town could provide some incentive, through an
as-of-right permitting process (vs. a Special Permit process) if the proposed detached ADU is restricted as affordable.

The fact that Old Saybrook does not currently have a significant number of accessory dwelling units is almost certainly a combination of the
overall housing market and the fact that the historic regulatory process was somewhat opaque or limiting. To encourage increased unit counts,
and particularly if the Connecticut General Assembly makes some change relative to ADU permitting, an effort to educate the community about
this change should be undertaken. A simple series of articles in local papers, notifications on the Town website and social media pages, and even
mailers to individual homeowners could dramatically increase the public awareness that ADUs will be available on most residential properties in
Old Saybrook. The Town could also develop a guide to what ADUs are, what types can be developed, and the regulatory and construction
processes involved. Many property owners facing either the need for additional income or a space for extended family would appreciate and see
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benefit from this information. Understanding that Old Saybrook is also a Town with a significant rental demand in the summer due to its
proximity to the ocean, if there was concern about the implications of ADU’s being used solely for the purposes of short-term rentals the Town
could implement a registration requirement via Ordinance to monitor these rentals an ensure they don’t overtake the intended use of allowing
ADUs for new residents and not just visitors.

Consider incentives for affordable accessory apartments: While most ADUs are typically accessible for households making less than the area
median income, it is rare that these “affordable” units count toward the Town'’s total supply that qualifies under CGS Section 8-30g. The reason
for this is that these ADUs are considered “naturally occurring affordable units” and are not protected by any deed restriction or income
limitation that guarantee they remain affordable, regardless of housing market prices. A provision within the statute, Section 8-30g(k) allows
accessory units to be income restricted for 10-year periods. If the Town wished to capture some current and future accessory dwelling units
within the confines of the 8-30g “Affordable” inventory, the Town could seek to incentivize property owners accordingly. By providing a local
property tax abatement or similar incentive, many property owners could be persuaded to place income limits or deed restrictions on their
accessory units and make them available to lower-income tenants. In many cases, the difference between market rents for an accessory unit and
restricted “affordable” rents may be very close, and it is only a matter of paperwork to convert the otherwise uncredited apartments to be
included in the Town’s official inventory. Should the Town proceed with that recommendation, it should also specify how this administrative task
will be managed at Town Hall.

In addition to this potential incentive for small-scale housing, the Town could consider a larger-scale tax abatement for specifically targeted
development or redevelopment projects where expanded housing opportunities are a priority. In particular, the Town has invested a great deal
of time and resources into the “Mariner’s Way” portion of Route 1 in Old Saybrook, targeting it for redevelopment for both residential and
commercial uses, including corridor master plans and a tax-increment-financing (TIF) district approved in 2019. The TIF mechanism allows some
of the development costs, particularly those for infrastructure improvements or site cleanup, to be funded up front and paid off by the increased
property taxes generated by the ultimate development. The Town could further incentivize specific uses, in this case those that generate
affordable housing opportunities, through an additional abatement of these property taxes, recognizing the value that this housing will bring to
the community.

Allow for middle-density housing as large-home retrofits and promote ownership: One of the largest gaps in the housing supply both in Old
Saybrook and in Connecticut generally is known as “middle housing.” These are smaller-scale multifamily structures that have traditionally
(though not in the past half-century) filled in the space in between single-family detached lots and higher density, larger-scale multifamily
complexes. Because the zoning regulations across the state have tended to outlaw these structures, they have become known as the “missing
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middle,” even though on a bedroom-per-acre density, they are often virtually identical in scale to smaller-lot single family developments. In
many cases, three or even four-family dwellings can be designed and placed on single-family lots in single-family neighborhoods in a way that is
virtually indistinguishable from the surrounding homes. Design considerations that include placement of doors, traditional pitch of roofs and
other architectural considerations, and location and screening of parking would provide for the visual assurances many neighbors may be
sensitive to. The density for these projects could be regulated based on a total bedroom count, to effectively mimic a larger single-family
dwelling in terms of impact to wastewater (septic system) discharges and management. To avoid dramatically altering the established
development patterns in Old Saybrook, these developments should be scattered throughout the community, on a special permit and design-
controlled basis.

NEWTON ROAD
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Proposed four-family development designed to mimic a single-family dwelling on a 1.5 acre lot (Source: Open Communities Alliance)

In both accessory apartments and some middle-density housing, the focus tends to be on rental properties, which are certainly key to the
community’s housing mix. In Old Saybrook, the demographic data reveals a significant gap in income between property owners and renters, and
one of the ways to build wealth and grow a stronger community is by promoting higher rates of home ownership at all income levels. Providing
some incentives to create smaller-scale, affordable home ownership opportunities should be part of this mix of gentle density increases. Placing
square footage caps for the maximum size of these middle-housing units, permitting “cottage clusters” of small freestanding homes on a single
lot, creating standard common-interest community agreements that can be easily adopted by new ownership developments, and easing
permitting pathways where targeted lower-income ownership projects are considered would help to make the Town’s priority clear to property
owners and developers.
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In addition, the Town recognizes that because of demographic changes and shrinking household sizes, an increasing number of large single-
family homes — particularly in both historic areas of town and in the large-lot subdivisions of the 1990’s and early 2000’s — are becoming “too
much house” for single owners or small households. The Zoning Regulations have a method of allowing these larger existing homes to be
converted, internally, to multiple dwelling units of two- to four-units, assuming an appropriate level of design guidelines.

Promote Planned Residential Developments and Multi-Family Options: In its long process toward recognizing the need for housing opportunity
and fostering projects, the Town developed both Planned Residential Development regulations, and later Incentive Housing Zone regulations.
These two regulations function as floating zones, requiring a master-planned process to establish an IHZ or PRD project that changes the Zoning
Map and underlying Regulations for the target area. These are very important and forward-looking steps, but are somewhat reliant on the
whims of the housing market and savvy developers to create successes such as the Saybrook Junction/Station project. Because of the Town’s
lack of public sewer and water infrastructure, a level of high-density, large-scale development is somewhat impractical in many areas. For that
reason, and the Town’s clear interest in encouraging additional housing densities in key areas, the Town should move beyond simply the
enabling language of the PRD. The Planning and Zoning Commissions, along with Economic Development, should seek to proactively identify
potential areas for development, including in the train station area and Mariner’s Way, that were of sufficient size and scale to support this type
of development. Outreach to current property owners, conversations with known and respected developers, and even some set-aside funds for
preliminary soil testing could be undertaken to begin to bring projects into the development queue. In certain circumstances, the Town could
“pre-approve” the establishment of a PRD area if the physical and locational criteria were appropriate. This would lower the level of uncertainty
for developers and ensure that the market was keenly aware of the Town’s priorities for more housing opportunity.

Promote USDA and CHFA loan programs: The housing units that “count” toward the Department of Housing’s accounting of units toward the
Affordable Housing Appeals Act includes not only income limited and deed restricted units, but also those homes that are financed by mortgage
assistance through the Connecticut Housing Finance Authority (CHFA) or U.S. Department of Agriculture (USDA). These programs provide
mortgage assistance in such a way that first-time and lower income homebuyers are able to afford to purchase properties that they would
ordinarily not be able to acquire. Historically, a moderate percentage of Old Saybrook’s unit counted toward 8-30g fall under this category (22 of
the Town’s 155 units as of 2019). The raw numbers of this are relatively low to Old Saybrook’s population, and could be increased to become a
more significant piece of the Town’s affordability puzzle.

There is no formal program within the Town to encourage homebuyers and home-seekers to be aware of and take advantage of these
resources. As likely as not, it could fall to the familiarity of individual realtors and mortgage brokers to ensure that buyers are properly informed.
The programs can dramatically increase the population of potential buyers who would love to include certain homes in Old Saybrook in their
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search. Thus, with a relatively simple outreach effort targeted at the real estate community and through using existing informational resources
of USDA and CHFA, the Town could encourage the use of these programs and experience an increase in this type of affordable housing.

Consider development of unused municipal land: Aside from infrastructure costs, the cost of land itself is one of the most significant drivers of
the cost of development, and thus of housing. If increasing the availability of affordable housing in Old Saybrook is a recognized Town priority,
one of the ways it could assist with the implementation of this priority would be to reduce the cost of land. The Town owns numerous parcels
and could acquire additional land through tax foreclosure when conditions warrant. Not all of this land holds specific purpose for municipal uses
(schools, town facilities), parks, recreation land, or open space. An inventory and analysis of town-controlled land could reveal that some of
these properties hold development potential for housing. While the number of currently municipally-controlled properties that are unrestricted
by dedication for conservation or town use, the inventory exercise could reveal a future opportunity.

If one or more of these properties can be identified as a potential development target, the Town could seek a private-sector partner to develop
housing units for sale or rent. Because the Town could make the land available at very low or no cost, the developer can reduce overall project
costs and thus reduce the housing costs of the future residents. Additionally, the Town’s ownership of the property and project provides an
opportunity to control important elements of scale and design so that it can ensure that the project is both accessible and appropriate to the
community. Moving forward, the Town could also look to revisit its approach to the disposition of properties that have been taken for tax
delinquency and the potential for contribution to community housing needs.

Pursue partnerships: Because of the cost and challenge of undertaking significant development projects, and because the Town government
lacks the resources to undertake housing projects unilaterally, the Town should seek to build upon its history of strong collaboration. . The HOPE
Partnership, formed in Old Saybrook, has had one of the most visible successes in nonprofit affordable housing development in the decade-plus
with the development of Ferry Crossing. The Town’s involvement in enabling and encouraging that project created a pathway that resulted in
the Incentive Housing Zone and Planned Residential Development regulations. Those, in turn, allowed for the Saybrook Junction development.
Between those two projects, the creative partnerships with the Town have done the most to advance the cause of affordable housing in Old
Saybrook. Seeking ways to collaborate on additional projects with current and new partners should be high on the Town’s priority list.
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Implementation: How does Old Saybrook Move Forward?

Goal

Action

Primary
Responsibility

Additional Partners

Priority

Establish a Housing Task Force
Among Municipal Staff

Convene regular meetings of select
Department Heads

First Selectman

Department Heads

High — Year 1 and
ongoing

Establish a Housing Task Force Appoint Point Person on municipal | First Selectman High — Year 1

Among Municipal Staff housing issues

Establish a Housing Task Force Establish Goals and Work Plan for First Selectman Housing Task Force | High—Year1

Among Municipal Staff Housing Task Force

Promote ADUs as a concept Modify Zoning Regulations to allow | Zoning Planning Director High — Year 1
ADUs above retail/office uses Commission

Promote ADUs as a concept Modify Zoning Regulations to allow | Zoning Planning Director High — Year 1
detached ADU with income Commission

restriction

Promote ADUs as a concept

Develop public outreach
information on ADUs

Housing Task
Force

Moderate — Year 2

Promote ADUs as a concept

Host public information forum with
homeowners, builders, and realtors

Housing Task
Force

Moderate — Year 2

Consider incentives for affordable
accessory apartments

Conduct analysis of “delta”
between market rates and income
restricted rents for accessory units

Housing Task
Force

Board of Selectmen

Moderate — Year 2

Consider incentives for affordable
accessory apartments

Develop tax abatement program
for 10-year restriction on accessory
unit rents

Housing Task
Force

Board of Selectmen

Moderate — Years
2-3

Consider incentives for affordable
accessory apartments

Consider tax abatement program
for housing developments within
Mariner’s Way TIF District

Housing Task
Force

Board of Selectmen

Moderate — Years
2-3

Allow for middle-density housing
as large-home retrofits and
promote ownership

Develop regulations to allow for
existing property retro-fit to allow
for middle-density housing

Zoning
Commission

Housing Task Force

Moderate — Year 2
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Allow for middle-density housing | Develop Zoning Regulations to Zoning Housing Task Force | Moderate — Years
as large-home retrofits and encourage small-scale home Commission 2-3
promote ownership ownership opportunities within

moderate-density developments
Promote Planned Residential Identify properties suitable for Planning Housing Task Force | Moderate — Year 2
Developments and Multi-Family higher-density or larger-scale Commission

Options

development via PRD or IHZ

Promote Planned Residential
Developments and Multi-Family
Options

Conduct pre-permitting
investigation of soil capacity at
targeted sites.

Housing Task
Force

Planning Director

Moderate — Years
2-3

Promote USDA and CHFA loan
programs with Real Estate
community

Develop and promote
informational resources among real
estate and home mortgage
professionals

Housing Task
Force

USDA and CHFA
staff

High — Year 1 and
Ongoing

Consider development potential
of surplus municipally-owned
land

Undertake an investigation about
the conservation priorities and
development potential of non-
restricted municipal lands

Housing Task
Force

Moderate — Year 2

Pursue partnerships

Convene partnership conversations
and establish common goals

Housing Task
Force

Regional partners

Moderate — Years
2-5

Pursue partnerships

Identify a property in Town for a
public-private affordable housing
partnership

Housing Task
Force

Regional partners

Moderate — Years
2-3
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