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Introduction

This document is intended to serve as an update to the Housing
Chapter of the 2019 POCD, in compliance with the provisions of
CGS 8-30(j) that towns create a housing plan aimed at housing
affordability and with the Connecticut General Statutes Section 8-23
recommendation that towns plan for housing, including affordable
housing. Over the last five years the Town of Tolland has made
considerable progress in encouraging and supporting the
development of Affordable Housing, and looks forward to seeing
how some of those regulatory changes support further
development over the next several years.

Since 2019, Tolland has approved 240 new multi-family units which
are currently under construction and has passed numerous
regulatory changes to support the development of multi-family and
affordable housing. Tolland has become one of the first communities
in the northeastern part of the state with an Affordable Housing
Trust Fund, and now requires any new multi-family development
with at least ten units to build 5% affordable housing or make “buy-
out” into that Trust Fund. Tolland now also offers a density bonus
for those willing to build additional affordable units.

Residential development and housing play important roles in
community, community character, and the community planning
process. Housing is where jobs go at night and where households
and families live their lives. Housing density, style, and tenure
contribute to community character. Home ownership and housing
equity have been a primary driver of wealth creation. Also,
residential uses are the most predominant land use in a community
and residential zoning typically dominates the land area of a town.

—

Residential development patterns often frame the overall
development patterns of a community.

As a community that is rural-suburban in character, approximately
95% of Tolland’s land area is zoned residential, the overwhelming
majority of which is zoned for single-family residential housing.
Limited water and sewer drives this land use pattern. Single-family
residential zoning dominates Tolland’s land area and allowable uses.
Tolland’s housing stock is made up of only 93.8% single-family
detached residential housing units and 1.5% single-family attached
housing. Therefore, less than five percent of Tolland’s current
housing stock is multi-family housing. In terms of resiliency—
specifically, diversity—Tolland’s housing stock is not diverse and can
be viewed as being overly susceptible to disturbances in the market.

Housing affordability and the lack of affordable housing is perhaps
the greatest housing issue facing Tolland. This lack of affordable
housing is directly related to the lack of housing diversity and results
in limited housing options for young persons, the elderly, and other
non-family households.

Progress since the 2019 POCD

Tolland has made considerable progress in its efforts to encourage
Affordable Housing since its initial Affordable Housing Plan was
adopted as part of the Plan of Conservation and Development in
2019. In the past five years, the Town has:

e Created an Affordable Housing Trust Fund.

e Adopted regulations requiring any new multi-family
development of at least ten units to construct at least 5
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percent 8-30(g)-compliant affordable housing or pay into
the Affordable Housing Trust Fund.

Created a density bonus regulation to allow developers
constructing a larger percentage of affordable housing to
have up to 25% more units than a development with a
smaller percentage of affordable housing.

Revised its Affordable Housing regulations to be consistent
across all zones where multi-family housing is allowed.

Revised the Zoning Permit fee schedule to substantially
reduce the fee for Special Permits for Multi-Family Housing.

Added a provision to the Zoning Regulations for Temporary
Accessible Accommodations to allow for exemptions from
the Zoning Regulations where a temporary demonstrable
need for accessibility exists.

Created a floating “Master Plan Overlay Zone” option
which can be used to support the furtherance of Affordable
Housing.

Updated its Accessory Dwelling Unit Regulations to comply
with state statute.

Allowed Two-Family Dwelling Units by right on lots of at
least three acres.

Approved the development of 240 new multi-family units
which are currently under construction. While these were
passed before the adoption of the affordable housing
regulations, they will support a more diverse housing stock
in Tolland.

—

e Commissioned a study on the fiscal and economic Impacts
of Multi-Family Housing, which found a demand for
additional multi-family developments and a net benefit to
the Town by permitting them in appropriate locations.

e Hired a full-time Grants and Projects Manager who pursues
funding opportunities, including those related to affordable
housing and housing rehabilitation.

Overall Residential Patterns

This Plan recognizes and accepts that Tolland’s rural-suburban
residential development patterns, housing type, form, and density
will continue, mostly as it is today.

That said, Tolland is missing multi-family and mixed-use
developments that provide greater diversity in housing options and
other features or amenities such as public spaces and walkable
communities. As discussed in the next section on housing needs
and in the economic development section, there are appropriate
locations for much-needed housing opportunities beyond low-
density single-family units, particularly within the Route 195
corridor. With careful consideration of location, design and density,
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Tolland can maintain its overall low density pattern while providing
greater opportunities for all income levels.

Therefore, this Plan does not recommend any specific changes to
the single-family residential zoning, but that the Planning and Zoning
Commission continues to monitor market trends and demand to
ensure that the zoning is in sync with consumer needs and wants.

What Does ‘“Affordable’” Mean?

This assessment primarily utilized U.S. Census data (2021) on the
characteristics of housing, household income, and housing purchase
and rent values in Tolland. Household income was compared to the
availability of housing types at corresponding sales values and rents
to determine affordability and needs.

Housing affordability is a complex concept and challenging problem.
One of the challenges is that it can be defined in several ways. The
Connecticut General Statutes (CGS), Chapter |126a Affordable
Housing Land Use Appeals, Section 8-30g narrowly defines housing
affordability as:

e Assisted Housing: housing which is receiving or will receive

financial assistance under any governmental program for the
construction or substantial rehabilitation of low- and
moderate-income housing, and any housing occupied by
persons receiving rental assistance under chapter 319uu or
Section 1437f of Title 42 of the United States Code;

e Set-aside Development: a development in which not less

than 30% of the dwelling units will be conveyed by deeds
containing covenants or restrictions which shall require
that, for at least 40 years after the initial occupation of the

—

proposed development, such dwelling units shall be sold or
rented at or below prices which will preserve the units as
housing for which persons and families pay 30% or less of
their annual income, where such income is less than or
equal to 80% of the median income. In a set-aside
development, of the dwelling units conveyed by deeds
containing covenants or restrictions, a number of dwelling
units equal to not less than 15% of all dwelling units in the
development shall be sold or rented to persons and families
whose income is less than or equal to 60% of the median
income and the remainder of the dwelling units conveyed by
deeds containing covenants or restrictions shall be sold or
rented to persons and families whose income is less than or
equal to 80% of the median income.

The CGS 8-30g definition of housing affordability is narrow because
it only includes housing units and households receiving government
assistance through specified programs or housing units that are
specifically deed-restricted as affordable through set-aside
developments. For example, in 2022, 236 housing units or 4.33% of
Tolland’s housing stock qualifies as affordable housing as defined by
8-30g (this also includes mortgage programs).

There are other types of units in Tolland that could be considered
affordable, but do not meet the criteria of CGS 8-30g. For example,
since the early 1990s Tolland has permitted 83 accessory dwelling
units (apartments) within single-family homes. These units provide
housing diversity and opportunities, most of which likely rent at
affordable rates, but do not count toward Tolland’s count of
affordable units.
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The Connecticut Housing Finance Authority (CHFA) defines
affordability based on a percentage of area median family-income
and the number of persons in the family/household. CHFA uses the
Hartford Metropolitan Statistical Area (MSA), which Tolland is in,
and the median family income at $118,100. For example, moderate
income would be 80% of median family income ($94,480). The
Hartford MSA median household income is $85,723, which is
approximately $35,000 less than Tolland’s local median household
income of $121,120.

Another way to define housing affordability is based on how much a
household can spend to purchase housing or the percentage of
household income spent on housing whether for purchase or rent.
This approach will be used to calculate housing affordability and
need in Tolland to answer the question of whether housing in
Tolland is affordable when compared to household income.

The first step is to calculate the maximum purchase price for a
house that a household can afford. The commonly agreed-upon
metric is that a household can afford a housing unit valued between
2.6 to 3.0 times the gross household income (with the lower limits
of affordability being 2.6 and the maximum limit of affordability being
3.0). For example, a household earning $75,000 can afford to
purchase a housing unit up to a value between $195,000 (2.6 x
income) and $225,000 (3.0 x income). For this analysis and Plan, we
split the difference and use 2.8 as the affordability multiplier on
home purchases/ownership.

The second method is based on the U.S. Department of Housing
and Urban Development’s (HUD) threshold of 30% of household
income. If a household pays more than 30% of income for housing,
then housing is deemed to not be affordable. For example, if the
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same household earning $75,000 per year is spending more than
$22,500 (30%) per year or $1,875 (30%) per month on housing,
then such housing is deemed to be unaffordable for that household.
This 30% of household income threshold can be applied to both
rental and ownership housing but will be used for rental housing in
this analysis.

While these measures or thresholds provide a means for calculating
the affordability of housing and will be utilized in the assessment of
housing need, it is important to note that there are limits as to how
these measures inform us about personal circumstances, housing
need, and housing costs. While the Census data provides the
statistics on households spending above and below 30% of income
on housing, it does not differentiate between those households who
spend a high portion because of a lack of affordable housing
(housing need) and those who spend 30% or more for reasons of
personal choice—status, house size, access to education, etc. While
the former households are burdened by lower incomes and high-
cost housing, the latter households may not suffer from the same
burden or hardship. While these measures provide a metric to
measure housing affordability, they fall short of informing us about
the personal circumstances, choices, needs, and wants that are
captured or assumed in the calculations and that affect housing
affordability.

When discussing affordable housing, it is also important to address
the phrase “workforce housing.” HUD, CHFA, and the Connecticut
General Statutes use the phrase affordable housing to define
housing that is affordable to households earning up to 80% AMI
(Area Median Income). Housing advocates typically distinguish
between affordable housing and workforce housing—affordable
housing being up to 60% AMI and workforce housing being 60% to
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120% AMI. Workforce housing is often defined as housing for
service workers, such as police officers, teachers, nurses, etc. This
differentiation is important in the context of Tolland and the
Hartford region. For example, in the Hartford MSA with a median
family income of $118,100, a family household at 60% AMI would be
earning $70,860—by no means is this a low-income household—
and a family household at 80% AMI would be earning $94,480.

Tolland’s Housing Stock Characteristics

The characteristics of Tolland’s housing stock provide context to
understanding housing value, housing costs, and housing
affordability. They also inform us about demand and how demand is
organized around housing products and location. Understanding the
housing characteristics and their influence on demand, market
strength, and housing affordability provides insight into housing need
and the strategies to address housing need.

According to the U.S. Census (2021| estimates), Tolland has 5,495
housing units, 98.4% (5,41 1) of which are occupied and 0.6% of
which are vacant (Table ).

Vacancy rates of less than 10% typically indicate strong demand and
often signal the need for additional supply, especially in the rental
housing market. Vacancy rates of less than five percent in both the
rental and homeownership markets indicate a very strong market
and that the vacancies are most likely the result of naturally
occurring turnover. A rental vacancy rate of zero percent indicates
strong demand or limited supply in the rental housing market.

—

Table 1. Housing Occupancy, Tolland

Estimate %
Total housing units 5,495 100%
Occupied housing units 5411 98.4%
Vacant housing units 84 0.6%
Homeowner vacancy rate 0.7 (37/4785) —
Rental vacancy rate 7.5 (471626) —

As noted, Tolland’s housing stock is dominated by single-unit
detached housing—commonly known as single-family housing.
Including single-unit attached housing, 91% of Tolland’s housing
stock in considered single-family housing—a housing stock that is
most favorable to homeownership (Table 2). The remaining 9% of
the housing stock is in various forms of multi-family housing that
include 3 to 20 or more units per building. Overall, Tolland’s
housing stock lacks diversity in housing types and tenure.

The percentage of single-unit housing nearly mirrors the percentage
of home ownership (Table 3). The average household size of
owner-occupied units is 2.79 persons per unit compared to |.86
persons per rental unit. This difference is likely driven by the
number of bedrooms available—single-unit owner-occupied housing
typically has three or more bedrooms per unit, while rental housing
typically has one and two bedrooms per unit. As a result, single-unit
housing and owner-occupied housing typical attract more families
and school-age children than multi-family and rental housing.

'



Table 2. Housing Units in Structure, Tolland

Estimate %
Total housing units 5,495 100%
| -unit detached 4,943 89.9%
I-unit attached 59 1.1%
2 units 29 5.2%
3 or 4 units 231 2.7%
5 to 9 units 207 4.2%
10 or more units 26 0.5%
Mobile home 0 0.0%
Boat, RV, van, etc. 0 0.0%

Table 3. Housing Tenure, Tolland

Estimate %
Occupied housing units 5,411 100%
Owner-occupied 4,785 92.8%
Renter-occupied 626 7.2%
Average household size of owner-occupied unit 2.79 -
Average household size of renter-occupied unit 1.86 -

The median number of rooms per housing unit is 6.7 with 74.3% of
Tolland’s housing stock having six rooms or more (Table 4). More
rooms typically indicates larger homes and more bedrooms per

Table 4. Rooms Per Housing Unit, Tolland

Estimate %
Total housing units 5,495 100%
| room Il 0.2%
2 rooms 64 1.2%
3 rooms 312 5.7%
4 rooms 334 6.1%
5 rooms 692 12.6%
6 rooms 1,116 20.3%
7 rooms 902 16.4%
8 rooms 1,015 18.5%
9 rooms or more 1,049 19.1%
Median rooms 6.7 —

Table 5. Bedrooms, Tolland

Estimate %
Total housing units 5,495 100%
No bedroom Il 0.2%
| bedroom 424 7.7%
2 bedrooms 386 7.0%
3 bedrooms 2,845 51.8%
4 bedrooms 1,584 28.8%
5 or more bedrooms 245 4.5%

housing unit. Table 5 shows that 85.1% of Tolland’s housing stock
has three or more bedrooms and 33.3% of the housing stock has

four or more bedrooms.

—

Tolland’s housing stock is relatively young, with 54.6% of units built
since 1980 and 18.4% built since 2000 (Table 6). A young housing
stock indicates that the housing product available has modern
amenities that most likely make the housing product competitive in
the overall market place. This may help to explain, at least in part,
the low vacancy and strong occupancy rates.
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Table 6. Year Structure Built, Tolland

Estimate %
Total housing units 5,495 100%
Built 2020 or later 0 0.0%
Built 2010 to 2019 274 5.0%
Built 2000 to 2009 737 13.4%
Built 1990 to 1999 1,059 19.3%
Built 1980 to 1989 933 16.9%
Built 1970 to 1979 757 13.8%
Built 1960 to 1969 842 15.3%
Built 1950 to 1959 627 11.4%
Built 1940 to 1949 14 0.3%
Built 1939 or earlier 252 4.6%

Tolland’s householders are mostly new to the community. A total
of 78.2% of the householders moved into their housing unit since
1990 and 40.5% have moved in since 2010 (Table 7). This is
generally consistent with the age of the housing stock and overall
movement patterns of householders.

Tolland’s Housing Stock Cost Characteristics

This section reviews housing value and costs for owner-occupied
and renter-occupied housing. Table 8 presents the value of owner-
occupied housing, which can be assumed to be mostly single-family
housing. Tolland’s median value of housing is $301,100 with 82.2%
of owner-occupied housing valued above $200,000. In addition,
50.3%, or half, of the owner-occupied housing is valued above
$300,000.

To afford the median owner-occupied home at $301,000 in Tolland,
a household would need an income of $84,308 ($301,000 x 0.28).
This income is well below Tolland’s median household income of
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$121,120 and about the same as the Hartford MSA median
household income of $85,723. Of the 4,726 owner-occupied
housing units, 69.6% have a mortgage (Table 9).

Table 7. Year Householder Moved into Unit, Tolland

Estimate %
Occupied housing units 5,411 100%
Moved in 2019 or later 610 11.3%
Moved in 2015 to 2018 929 17.1%
Moved in 2010 to 2014 657 12.1%
Moved in 2000 to 2009 1,187 21.6%
Moved in 1990 to 1999 850 15.7%
Moved in 1989 and earlier 1,178 21.8%

Table 8. Value, Owner-Occupied Housing, Tolland

Estimate %
Owner-occupied units 4,785 100%
Less than $50,000 84 1.8%
$50,000 to $99,999 22 0.5%
$100,000 to $149,999 142 3.0%
$150,000 to $199,999 602 12.6%
$200,000 to $299,999 1,526 31.9%
$300,000 to $499,999 2,059 43.0%
$500,000 to $999,999 275 5.7%
$1,000,000 or more 75 1.6%

Median $301,100 ---

Tables 10 and || respectively provide the Selected Monthly Owner
Costs (SMOC) for housing units with and without a mortgage. The
SMOC, as explained by the U.S. Census, “are calculated from the
sum of payment for mortgages, real estate taxes, various insurances,
utilities, fuels, mobile home costs, and condominium fees.” They
provide a good estimate of the cost of buying and owning a home.
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The median SMOC for housing units with a mortgage is $3,331 and
$2,329 for housing units without a mortgage.

Table 9. Mortgage Status, Tolland

Estimate %
Owner-occupied units 4,785 100%
Housing units with a mortgage 3,331 69.6%
Housing units without a mortgage 1,454 30.4%

Table 12 provides the Selected Monthly Owner Costs as a
Percentage of Household Income (SMOCAPI). The U.S. Census
explains, the SMOCAPI “is used to measure housing affordability
and excessive shelter costs. For example, many government
agencies define excessive as costs that exceed 30 percent of
household income.” Based on the SMOCAPI, 16% of Tolland’s
households with a mortgage and 11.3% of households without a
mortgage are paying 30% or more of their household income on
housing costs. Based on this SMOCAPI, approximately 27.3% (or
698) of Tolland’s owner-occupied housing is unaffordable. However,
these calculations do not inform us whether the cost of housing in
excess of 30% of household income is the result of need (and a
burden on income) or want (a personal choice).

Table 10. Selected Monthly Owner Costs (SMOC) - With
Mortgage, Tolland

Estimate %
Housing units with a mortgage 3,331 100%
Less than $500 0 0.0%
$500 to $999 95 2.9%
$1,000 to $1,499 507 15.2%

—

$1,500 to $1,999 631 18.9%
$2,000 to $2,499 657 19.7%
$2,500 to $2,999 636 19.1%
$3,000 or more 805 24.2%
Median $2,329 -

Table I 1. Selected Monthly Owner Costs (SMOC) -
Without Mortgage, Tolland

Estimate %
Housing units without a mortgage 1,454 100%
Less than $250 26 1.8%
$250 to $399 18 1.2%
$400 to $599 90 6.2%
$600 to $799 479 32.9%
$800 to $999 271 18.6%
$1,000 or more 570 39.2%

Median $862 -

Table 13 presents the Gross Rent paid for occupied rental units and
Table 14 provides the Gross Rent as a Percentage of Household
Income (GRAPI). The median gross rent is $1,424 and 38.8% of the
households pay more than $1,500 per month for rent. However,
271 (or 76.9%) of the rental households are spending 30% or more
of their household income on rent—the unaffordable housing
threshold set by government standards. As noted above, what these
calculations do not inform us about is if the cost of housing in
excess of 30% of household income is the result of need (and a
burden on income) or want (a personal choice).

Table 12. Selected Monthly Owner Costs as Percentage of
Household Income (SMOCAPI), Tolland

Estimate %
3,331 100%

Housing units with a mortgage
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$2,000 to $2,499 76 14.4%

$2,500 to $2,999 0 0.0%

$3,000 or more 0 0.0%
Median (dollars) $1,424 -
No rent paid 97 -

Table 14. Gross Rent as Percentage of Household Income

(GRAPI), Tolland

Less than 20.0 percent 1,866 57.1%
20.0 to 24.9 percent 557 16.7%
25.0 to 29.9 percent 310 9.3%
30.0 to 34.9 percent 173 5.2%
35.0 percent or more 361 10.8%
Housing unit without a mortgage 1,454 100%
Less than 10.0 percent 492 33.8%
10.0 to 14.9 percent 418 28.7%
15.0 to 19.9 percent 192 13.2%
20.0 to 24.9 percent 102 7.0%
25.0 to 29.9 percent 73 5.0%
30.0 to 34.9 percent 0 0%
35.0 percent or more 164 11.27%
Not computed 77 -

Based on owner- and renter-occupied housing costs and percentage
of household income being spent on housing costs, 969 (17.9%) of
occupied housing units have households spending 30% or more on
housing. This illustrates Tolland’s housing affordability challenge.
However, this does not inform us about housing needs. To
determine housing need, we need to do further analysis.

Estimate %

Occupied units paying rent (excluding 352 100
units where GRAPI cannot be computed)

Less than 15.0 percent 27 7.7%

15.0 to 19.9 percent 0 0.0%

20.0 to 24.9 percent 13 17.2%

25.0 to 29.9 percent 4] 3.7%

30.0 to 34.9 percent 16 4.5%

35.0 percent or more 255 72.4%
Not computed 274 -

Tolland’s Household Income

This analysis will generally determine which segments of the housing
market are most challenged by housing affordability by indicating at
which incomes and price point housing is most needed. Household

Table 13. Gross

Rent, Tolland

Estimate %
Occupied units paying rent 529 100%
Less than $500 27 5.1%
$500 to $999 16 3.0%
$1,000 to $1,499 297 56.1%
$1,500 to $1,999 113 21.4%

—

income, housing value, rent values, and types of household are

analyzed to determine which segments of the housing market are

underserved by Tolland’s housing stock.

Table I5. Income by Household, Tolland

Married-
All Households Couple
Families Families Nonfamily
Total 5,411 4,289 3,887 1,122
)




Less than 7.3% 1.9% 0.0% 27.9%
$14,999

$15,000 4.1% 1.9% 2.1% 12.3%
to

$24,999

$25,000 4.0% 2.1% 2.0% 11.3%
to

$34,999

$35,000 5.8% 6.7% 55% 7.3%
to

$49,999

$50,000 10.6% 9.8% 8.7% 8.1%
to

$74,999

$75,000 9.5% 9.9% 10.7% 7.8%
to

$99,999

$100,000 19.1% 21.0% 21.9% 12.7%
to

$149,999

$150,000 18.2% 19.8% 20.9% 10.7%
to

$199,999

$200,000 21.5% 26.7% 28.2% 1.8%
or more

Median $121,120 $139,743 $145,469 $63,486
income

Table |15 presents households and household incomes by Total
Households, Family Households, Married-Couple Family
Households, and Non-Family Households. The Census defines each
of these household categories as follows:

e Household [Total]: all of the people who occupy a housing
unit.

e Family Household: contains at least one person related to
the householder by birth, marriage, or adoption.

—
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e Married-Couple Family: a husband and wife enumerated as
members of the same household. The married couple may
or may not have children living with them. The expression
"married-couple” before the term "family" indicates that the
household or family is maintained by a husband and wife.

¢ Nonfamily Household: a householder living alone (a one-
person household) or where the householder shares the
home exclusively with people to whom he/she is not
related.

The breakdown of income by household categories reveals
meaningful differences. While the median household income in
Tolland for all households is $121,120, family median income is
$139,743, married-couple family median income is $145,469, and
non-family median income is $63,486. For sake of comparison,
households, families, and non-family households will be used.
Married-couple families, since they are a sub-set with the families
category, will not be used. However, we should keep in mind that
married-couple families—as part of family-households—have the
highest median household income.

Family households account for 79.2% of households and non-family
households account for 20.7%. Of the family households, 67.5% earn
at least $100,000 (the minimum income cohort nearest the median
household income of $121,120) per year. Conversely, 74.7% of non-
family households earn less than $100,000 per year. This indicates
that non-family households are more likely to experience housing
affordability challenges than family households. However, it should
not be assumed that non-family households are of lesser socio-
economic status since |3.3% of Tolland’s households (9.6% of
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owner-occupied and 41.7% of renter-occupied housing) are one-
person (i.e., one income) households).

This difference in family and non-family income is dramatic, but not
surprising based on the number of one-person households and the
characteristics of Tolland’s housing stock. As noted earlier, 89.9%
(or 4,943 units) of Tolland’s housing stock is single-unit detached
housing—approximately 20% more than the 4,152 family
households. Single-family detached housing is commonly occupied
by families. Tolland’s housing market, historically and today, has
been priced for two-income households.

At this point, based on family and married-couple family median
incomes ($139,743 and $145,469, respectively) it is fair to assume
that most but not all family households can secure housing in
Tolland that is affordable, even though some family households may
be paying more than 30% of their household income on housing. It
is possible that some or all the family-households paying more than
30% of their household income are doing so by choice rather than
need. It is also fair to assume that non-family households, based on a
relatively lower median household income of $63,486, face the
greatest housing affordability challenges in Tolland. It also is possible
that some or many non-family households paying more than 30% of
their household income are doing so out of need, not by choice.
However, at this point, these assumptions are simply reasonable
speculations based on what we know so far about housing costs and
household incomes.

Assessing Tolland’s Housing Need

This next assessment is to determine housing need by analyzing
household income by household type and comparing it to Tolland’s
existing housing stock by tenure. The method employed presents

—

the Household Income (Table 16-A) data in eight cohorts ranging
from less than $15,000 per year to $150,000 or more per year.
Then, based on the higher end of each household income cohort,
the affordable housing value is calculated at 2.8 times household
income for owner-occupied housing and the affordable rent value is
calculated at 30% of household income.

Census data (Table 15) on the percentage (converted to a raw
number) of household by income was utilized to determine the
number of households in each income cohort. In addition, the
Census data (Table 8) was used to determine the number of
housing units in the eight housing value cohorts ranging from less
than $50,000 to $1,000,000 or more for owner-occupied housing.
The number of housing units valued within the household income
cohort was then assumed to represent the number of households
within that income cohort being served by those housing units. The
same approach was used for rental housing, gross rents, and the
number of units in each gross rent cohort as household (Table |3).

To calculate housing need, the number of households with incomes
adequate to afford the estimated affordable home value (or rent
value) were subtracted from the existing housing units at the
approximate value or rent. The result of the calculation is the ‘Units
Available Vs Adequate Income’ line in the tables. A negative value
indicates fewer units available at the given price point than
households with the income to afford them. A positive value
indicates more units available than households with the income to
afford them. The negative values indicated housing need—regarding
affordability—at that price point and housing income segment of the
housing market.
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Table 16-A. Households by Income Compared to Existing Owner-Occupied Housing Stock by Value

$15,000- $25,000- $35,000- $50,000- $75,000- $100,000-
Household Income <$15,000 $24,999 $34,999 $49,999 $74,999 $99,999 $149,999 $150,000+
Households @ Income 395 222 216 314 574 514 1,034 2,148
Est. affordable home Value
(HH Income x 2.8) (rounded) $42,000 $70,000 $98,000 $140,000 $210,000 $280,000 $420,000 $560,000
Existing Housing (Household) 84 22 89 142 1,425(29.8% 703 2,059 270
Units (1.8%) (0.5%) (1.9%) (3.0%) ) (14.7%) (43.0%) (5.6%)
395 222 216 314 574 514 1034 2,148
Households w/Adequate Income (7.3%) (4.1%) (4.0%) (5.8%) (10.6%) (9.5%) (19.1%) (39.7%)
Units Available Vs Adequate
Income -310 -200 -127 -172 851 189 1,025 -1,878
Total Households 5411 5411 5411 5411 5411 5411 5411 5411

This method is not perfect. Census household income cohorts do
not perfectly match housing and rent value cohorts. Calculating
home value affordability or rent value affordability at a specific
income does not capture the affordability of the entire income
cohort. That said, the calculations provide a general understanding
of the relationship between income and housing value/rent and
distribution of household income and housing value/rent. It provides
insight into which segments of the housing market are and are not
being served by housing affordability.

Tables 20-A & B present calculations for all households and housing
units in Tolland. Table 16-A presents owner-occupied housing and
Table 16-B presents rental housing.

Tables 21-A & B present calculations for family-households in
Tolland. Table 21-A presents owner-occupied housing and Table21-
B presents rental housing.
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Tables 22-A & B present calculations for non-family-households in
Tolland. Table 22-A presents owner-occupied housing and Table
22-B presents rental housing.

Table 16-A compares household income to the value of owner-
occupied housing in Tolland. The table shows that there are more
housing units available than there are households with incomes
between $50,000 and $149,999. This indicates that there is no
housing affordability issue or housing need for owner-occupied
housing valued between approximately $210,000 and $420,000. For
household incomes above $150,000 and housing valued over
$560,000 there are fewer housing units available than there are
households. Therefore, at the higher-end of the Tolland’s housing
market, there are ample households with high income to afford the

available housing stock.

The housing need is the greatest for lower-income cohorts with
household incomes below $50,000, which is approximately 41% of
local median household income. There are 637 fewer ownership
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housing units available than the total number of households in this
segment of the market which can only afford housing valued below
$100,000. Most concerning, the households at incomes below
$25,000 (approximately 20.6% of local median household income)
total 510 more households than available ownership housing units.
Overall, this signifies that the greatest need for affordable housing is
at and below 30% local median household income or ownership
housing valued below $100,000. This may, in part, help to explain
why 16% of Tolland’s households with a mortgage and |1.3% of
households without a mortgage are paying 30% or more of their
household income on housing costs (Table 12).

It is important to note that Table |6-A focuses on ownership
housing (primarily single-family housing) compared to all households
in Tolland. This means that some of those lower-income households
who cannot afford owner-occupied housing might be able to afford
rental housing.

Table 16-B provides the same comparisons and calculations for
rental housing. The greatest housing affordability issue and need for
rental housing is at incomes below $50,000. There are fewer rental
housing units available than there are households at incomes below
$50,000 (there are 807 more households at incomes below $50,000
than there are rental housing units available). In addition, at 30% of
household income, the maximum affordable rent is $1,250 per
month, yet 30.1% of the rental housing available in Tolland is priced
at or above $1,500 per month. Furthermore, approximately 54.3%
of the rental housing in Tolland is affordable to households with
incomes less than $50,000.

The issue and need for affordable housing are more evident when
we recognize that 92.8% of Tolland’s housing stock is owner-

—

13

occupied and only 7.2% (or 626 units) is rental housing. This raises
further concerns when we consider the make-up of Tolland’s
households and the median household income. As discussed above,
Tolland’s median household income is $121,120, family median
income is $139,743, married-couple family median income is
$145,469, and non-family median income is $63,486. Family
households total 79.2% of households and married-couple
households total 71.8%. Family and married-couple households with
higher median household incomes than Tolland’s median household
income are least likely to be challenged by a lack of affordable
housing. Therefore, it is the non-family households whose median
household income is $63,486 or 52.4% of Tolland’s median
household income, who are most likely to be burdened by the lack
of affordable housing. There are |,122 non-family households and
approximately only 337 housing units that are affordable to a
household earning $60,000 per year. Of those |,122 non-family
households 522 are living alone and 283 of those living alone are
householders over the age of 65 (Table 17).

Tolland’s housing is not affordable to many of its residents or to
many residents in the greater regional housing market. Tolland has a
need for more affordable housing at certain price points or incomes
at or below $70,000. While the $70,000 median household income
is 57.7% of Tolland’s median household income, it is 81.6% of the
Hartford MSA median household income. The point being, a median
household income of $70,000 is by no means low-income.
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Table 16-B. Households by Income Compared to Existing (Rental) Housing Stock by Value

$15,000- | $25,000- | $35,000- | $50,000- | $75,000- | $100,000-
Household Income | <$15,000 | $24,999 $34,999 $49,999 $74,999 $99,999 | $149,999 | $150,000+
Households @ Income | 395 pyy) 216 314 574 514 1,034 2,148
Est. affordable monthly rent Value $375 $625 $875 $1,250 $1,875 $2,500 $3,750 $3,750+
(HH Income x 0.30)
Existing Housing (Household) 15 28 18 279 189 0 0 0
Units (2.4%) (4.5%) (28.8%) (44.6%) (30.2%) (0%) (0%) (0%)
Households w/Adequate Income 395 222 216 314 574 514 1034 2,148
(7.3%) (4.1%) (4.0%) (5.8%) (10.6%) (9.5%) (19.1%) (39.7%)
Units Available Vs Adequate -380 -194 -198 -35 -385 -514 -1,034 -2,148
Income
Total Households 5411 5411 5411 5411 5411 5411 5411 5411
Table 17. Household Size, Type, and Children
Household Occupied Occupied Owner Owner Rental Rental
Type Units % Units % Units %
Occupied Housing Units 5,411 100% 4,785 100% 626 100%
| — Person Household 722 13.3% 461 9.6% 261 41.7%
2 — Person Household 2,207 40.8% 1,987 41.5% 220 35.1%
3 — Person Household 1,121 20.7% 1,005 21.0% 116 18.5%
4-or-more— Person Household 1,361 25.2% 1,332 27.8% 29 4.6%
Family Households 4,289 79.2% 4,159 86.9% 130 20.8%
Married-Couple Family 3,887 71.8% 3,785 79.1% 102 16.3%
Household 65+ 844 15.6% 829 17.3% 15 2.4%
Other Family 402 7.4% 374 7.8% 28 44.7%
Non-Family Households 1,122 20.7% 626 13.1% 496 79.2%
Household Living Alone 522 9.6% 461 9.6% 261 41.7%
Householder 65+ 283 5.2% 231 4.8% 52 8.3%
Householder Not Living Alone 400 7.4% 165 3.4% 235 37.5%
Householder 65+ 56 1.0% 56 1.2% 0 0.0%
( )|
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Understand Housing Need Versus Housing
Demand

Need and demand are not the same. Just because there is a need
for affordable housing at certain price points does not mean there is
actual demand for the construction of new housing at such price
points. Housing demand in driven by job growth, population growth,
and ultimately, household formations—new households being
formed from growth in jobs, growth in population, or splits of
existing households into two or more households (e.g. divorce,
adult children moving out of their parent’s house, etc.). Connecticut
and the Hartford Metropolitan Region have experienced stagnant
job and population growth over the past 30 years. Housing demand-
drivers overall are weak and demand for new housing has been
driven mostly by household formations, functional obsolescence of
existing housing units, and the replacement of demolished housing
units.

To understand demand in Tolland, specifically the absorption of new
housing into the Tolland housing market, housing permit data for a
26-year period from 1997 to 2023 was reviewed). During this
period, |,311 new housing units were constructed. Of these, 1,252
(95.5%) were single-family dwellings, six were 2-unit dwellings, and
52 were multi-family (5+) unit dwellings. A total of fifteen units
were demolished, resulting in a net gain of 1,308 housing units. This
results in an absorption rate of 50.4 units per year over the 26-year
period. The greatest activity occurred in 2000 with 153 units
constructed and the slowest year was 2016 with seven units
constructed.

Table 18. Housing Permits by Year, Tolland

—

Number of Permits
5 Units
Total 2 3&4 or ADU Net
Year | Units I Unit | Unit Units More Demo | Gain
2023 14 Il 0 0 0 3 2 12
2022 25 25 0 0 0 | 0 26
2021 14 14 0 0 0 4 0 18
2020 Il 9 2 0 0 2 0 13
2019 6 6 0 0 0 ' [ 7
2018 13 13 0 0 0 | 0 14
2017 13 13 0 0 0 - 0 13
2016 7 7 0 0 0 - 2 5
2015 7 7 0 0 0 - | 6
2014 17 13 4 0 0] - 3 14
2013 10 10 0 0 0 - 0 10
2012 8 8 0 0 0 - 0 8
2011 8 8 0 0 0 - 0 8
2010 10 10 0 0 0 - 0 10
2009 10 10 0 0 0 - 0 10
2008 18 18 0 0 0] - 0 18
2007 55 39 0 0 16 - 0 55
2006 57 57 0 0 0 - 0 57
2005 95 59 0 0 36 - | 94
2004 87 87 0 0 0 - | 86
2003 95 95 0 0 0 - | 94
2002 98 98 0 0 0 - 0 98
2001 92 92 0 0 0 - 0 92
2000 153 153 0 0 0 - | 152
1999 149 149 0 0 0 - | 148
1998 137 137 0 0 0 - 0 137
1997 104 104 0 0 0 - | 103
Total | 1,311 | 1,252 6 0 52 95% I5 1,308
*83 ADUs were permitted prior to 2017
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In analyzing Tolland’s capacity to increase its affordable housing
percentage, the first objective is to ensure that enough affordable
housing is created each year so as to not decrease the current
percentage (4.33%) of qualified affordable housing units in
accordance with 8-30g. The second objective is to work toward
meeting the 10% threshold of qualified affordable housing units in
accordance with 8-30g.

Today, the 4.33% of qualified affordable housing (units that count
towards Tolland’s 10%) equals 236 housing units. Many of these are
actually income qualified mortgages. This means the unit is not
preserved as affordable but rather the current owner has a type of
mortgage that counts towards Tolland’s total. If that household
moves, that unit no longer counts towards Tolland’s percentage.

To reach 10%, based on the existing 5,495 total housing units,
Tolland would need 550 qualified housing unit, or 314 more
qualified units than exist today. However, keeping in mind that the
numerator and denominator are moving targets, Tolland would
need to create approximately 60 affordable qualified housing units
per year over the next |10 years (or 600 total units), if 500 total
housing units were built over that period. Adding 60 units of
affordable-qualified housing per year or 600 such units over 10-
years, exceeds the total historical and anticipated absorption rate
and therefore is unreasonable to expect.

Instead, Tolland should set a target or aspirational goal that 20% to
25% of new housing constructed will be affordable. This would
require approximately || to |5 affordable qualified units per year—
if the historical rate of new housing construction and absorption
were achieved. These targets would produce between |10 and 150
affordable qualified units over the next 10 years and would go a long
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way towards increasing Tolland’s affordable housing supply.
Regardless of the total units constructed per year, Tolland should
remain focused on the percentage of affordable units constructed
per year. Most important, the qualified affordable housing should
target household incomes at or below $70,000 (approximately 60%
and below) of Tolland’s median household income.

Addressing Housing Need

Affordable housing is about more than just housing price. Income
along with regional or macro scale markets and local (micro) scale
sub-markets, all play roles. Affordable housing problems cannot be
solved simply at the local level or by any individual community. This
does not absolve individual communities from their role or
responsibility to address affordable housing needs but rather
provides context to the challenge of doing so.

Since the local housing market does not have the capacity to
provide the needed affordable housing units, the focus shifts away
from trying to solve the problem of affordable housing to making a
good-faith effort to provide much-needed affordable housing over
the next ten years. Tolland can encourage affordable housing for
those members of the community and region who are most
challenged by the expense of housing. Tolland must be intentional
and strategic in its efforts or interventions. Being intentional means
that Tolland must want to address housing needs and provide
affordable housing by having the political will to embrace and help
the most vulnerable households. Being strategic means that Tolland
must adopt strategies (policies and programs) aimed specifically at
the outcome of improving housing affordability or providing
affordable housing. In 2023, the Tolland Economic Development
Commission paid for a study which identified a realistic need for
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approximately 250 additional multifamily units in addition to the 240
that were entitled in 2022.

Overall or Macro-Scale Considerations

Affordable Housing Need: Focus on housing need more than tenure
(owner vs renter) or type (single vs multi-family). The desired

outcome is to provide affordable housing and not worry about what
form it comes in. While this plan contains recommendations for
some specific types, overall Tolland should encourage and promote
affordable housing opportunities in all forms.

The Town should continue to partner with non-profit housing
providers to create affordable units. Most recently the Town
successfully worked with a non-profit to convert a former school to
elderly housing.

Multi-Family Housing: Tolland lacks housing diversity and is over-

reliant on single-family detached housing. The Town should
encourage and seek to increase its multi-family housing stock to
somewhere between 10% to 5% of total housing. Multi-family
housing provides the greatest opportunity to increase the
percentage of affordable housing units.

Tolland should seek diversity within its mix of multi-family units.
Decreases in household size and increases in single- and two-person
households are creating the need for more one- and two-bedroom
units. As a general guideline, the Town should seek to provide the
following mix of units in multi-family housing developments:

e 30% to 40% |-bedroom

e 40% to 50% 2-bedroom
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e 5% to 15% 3-bedroom units

While the market and developers will drive the proposed mixed of
units, developers should be cognizant of this desired mix, and the
Planning and Zoning Commission should question applicants to
explain deviations from this mix. This mix should be reviewed on a
regular basis and adapted accordingly.

Crumbling Foundations: Over a dozen communities in eastern

Connecticut have experienced the issue of cracking and crumbling
foundations, including at least 140 housing units within Tolland. The
cause of this issue has been traced to a specific quarry and the
existence of a mineral called pyrrhotite in the stone aggregate that
was used to mix concrete. The Town continues to work with
property owners to resolve this issue to preserve the existing
housing stock.

Zoning Considerations

The following zoning strategies are designed to intentionally
intervene in housing affordability and housing need by encouraging
and providing more affordable housing.

Inclusionary Zoning: Tolland has passed regulations requiring five

percent of housing in any housing development of ten or more units
to meet the requirements of affordable housing under 8-30g.

Zoning Density: Tolland should continue to work with the

development community to identify appropriate residential densities

to allow for developers to build profitable developments that add

affordable units to the Town'’s housing stock consistent with the

zones they are located in.
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Affordable Housing Provisions: Review, revise, and consolidate the

Affordable Housing provisions contained in Sections 5.5 (Flexible
Residential Development), 7.6 (Workforce Housing Required), and
9.6 (Multi-Family Developments). Such a provision should include:

e Affordable housing regulations that apply to all residential
development, including single-family subdivisions of five or
more lots.

e Affordable housing requirements of five percent to 15% of
units depending of the size, character, location, and
availability of sewer and water.

e Density bonuses for percentage of affordable units, including
additional bonuses for units in excess of 15%.

e Requirements for Housing Affordability Plans that are
submitted by developers in accordance with 8-30g and
other applicable State Statutes.

e The elimination of provisions that may be barriers to the
inclusion or construction of affordable units (e.g., large
minimum lot sizes, number of parking spaces, etc.).

Elderly Housing: Allow private market elderly housing and require
15% to 25% to be affordable and compliant with 8-30g. There is
need for elderly housing in Tolland and the greater regional market.
The Town can help satisfy that need and provide affordable housing
for a population that needs options.

8-30g Application: Create a ‘friendly’ 8-30g zoning regulation that
allows for and establishes a process for 8-30g development
applications. Ideally this should be created as a floating zone, where
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the underlying zoning remains, but a developer can choose to use
the provisions in the floating zone. The intent is to be proactive
rather than having an 8-30g application forced upon the community.
This enables an 8-30g-compliant development to be designed by the
Town, not the developer.

Mixed-Use Development:

The location of mixed-use developments should be confined to
areas served by sewers or capable of being served by sewer,
particularly within the Route 195 corridor. To encourage and
facilitate such developments, the Planning and Zoning Commission
has created a ‘Master Plan Overlay Zone’ that provides flexible
standards for the development of housing as part of the mixed-use
development.

Accessory Dwelling Units: Tolland recently overhauled its accessory

dwelling unit regulations to allow more opportunities including
detached ‘tiny houses’. The Town should continue to allow and
encourage accessory dwellings. This plan does not recommend
attempting to address the 10% required affordable housing
threshold set by 8-30g with accessory dwelling units. Such
requirements and restrictions could become barriers to accessory
dwelling units and would create enforcement obstacles.

These units provide housing opportunity, diversity, and market-rate
affordability, helping those who need options and more affordable
housing. Despite not counting towards Tolland’s affordable housing
percentage, they provide affordable housing alternatives.
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Permitting and Taxes

Permitting Fees: Tolland has reduced permitting fees for new multi-

family development, but could further consider reducing permit fees
for affordable housing units. This could include land use applications,
zoning, and building permits. Entitlements and permitting create real
costs for housing development. The entitlement processes often run
between three and six percent of the total development cost. While
this percentage may seem low, it is meaningful when the return-on-

investment with high risk runs between 12% and |5%. Reducing fees
can be a viable means of incentivizing affordable housing.

Tax Incentives: Consider providing tax incentives for affordable
units in multi-family and mixed-use developments. One barrier to
providing affordable units is the reduced return-on-investment. The
cost to construct such units, if they are to be the same or similar
standard of market units, can be as much as the market units.
Reduced sales value or rents can and do undermine the financial
feasibility of affordable units and possibly the whole development
project.

Tax incentives, along with reduced permitting fees, can provide a
real incentive for constructing affordable housing units. Tax
incentives could range from 10% to 100%, from one to 10 years,
and could be for the affordable units only or the whole
development. Tax incentives have become common for multi-family
residential development.

A possible incentive structure could be 100% of post-occupancy real
property taxes for the first two years, 75% for year three, 50% in
year four, and 25% in year five (or years five through seven).
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Accessible Housing

While the legal requirements of housing accessibility are directed by
the Americans with Disabilities Act (ADA) and the State Building
Code, legal requirements and minimums often address the
populations with greatest needs but fall short of addressing those
who do not meet the legally-defined need. The fact is, a greater
percentage of the population suffers from challenges of physical
limitation and mobility than those populations served by accessibility
laws.

Tolland has an aging population as evidenced by a median age 42.2
years, higher than the national and state median age. Approximately
20% of Tolland’s population and 22% of Tolland’s households are 65
years of age or older. They are more likely to have physical and
mobility limitation or more likely will in the future.

Recognizing that the percentage of over-65 population will increase
over the next ten years, Tolland should strive to encourage and
even require housing that is accessible. The following are some

'



examples of considerations and policies that Tolland may want to
encourage:

e At or near grade entrances to housing units—as few steps
as possible.

o  Wider doors for entrances, bedrooms, and bathrooms.
e First floor master bedroom suites in single family housing.

e Shower stalls in place of bathtubs and/or walk-in bathtubs.

Handrails in baths and showers and near toilets.

While strict percentage requirements for accessible units are not
needed, the Planning and Zoning Commission could encourage or
strive for 20% to 25% of all new units to be accessible based on the
percentage of over-65 populations.
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Summary of Housing Goals

The following summarizes strategies contained in this Plan and those
strategies carried forward from the 2019 POCD. For details behind
each item, refer back to the appropriate section of this POCD.

Goals Accomplished since the 2019 POCD:

Encourage and seek to increase the multi-family housing
stock to between 10% to 15% of total housing.*

Comment: The Town has approved an additional 240 units of
multi-family development since 2019, which will increase the
Town’s percentage of multi-family housing from 8.9% to
approximately 12%.

Review, revise, and consolidate the affordable housing
provisions in the Zoning Regulations, per the
recommendations in this Plan.*

Continue to allow and encourage accessory dwelling units.*

Comment: The ADU regulations were updated to meet recent
changes to state statute

Consider reducing permit fees for affordable housing units.*

Comment: Special Permit fees for new multifamily development
have been considerably reduced.
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New Goals:

5. Work with the development community to identify

appropriate residential densities to support affordable
housing development while creating desirable
developments.

Ongoing Goals:

6. Maintain Tolland’s overall rural-suburban development

patterns, form, and density, while providing greater
opportunities for all income levels.*

Monitor market trends and demand to ensure that the
zoning is in sync with consumer needs and wants.*

Guide higher density housing and multi-family development
to areas that can best support it.*

Comment: The Town has revised regulations in the TVA and

TCZ, and created a Master Plan Overlay Zone opportunity to
support multi-family development. Recommend retaining this
goal in the new plan.

Encourage and promote affordable housing opportunities in
all forms.*

Comment: The Town has created an Affordable Housing Trust
Fund and required new developments with at least |0 units to
provide at least 5% Affordable Housing or pay into the Trust
Fund. Recommend retaining this goal in the new plan.
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10.

Continue to partner with non-profit housing providers to
create affordable units.*

. Set a target or aspirational goal that 5% to 10% of new
I3 P 8

housing constructed will be affordable.

Comment: The Town has created an Affordable Housing Trust
Fund and required new developments with at least |0 units to
provide at least 5% Affordable Housing or pay into the Trust
Fund with a density bonus to promote up to 25% affordable
units in new developments.

. Encourage diversity in number of bedrooms in multi-family

units per the guidelines in this Plan.*

Comment: Revised regulations do not require any sort of specific
bedroom count in individual multi-family units, allowing the
market to determine the appropriate diversity.

. Amend the Zoning Regulations to allow private market

elderly housing, with 15% to 25% units affordable and
compliant with 8-30g.*

. Create a zoning provision for mixed use development

which, among other requirements, requires affordable
housing.*

Comment: Progress has been made through TVA/TCZ regulation
revisions and adoption of Affordable Housing requirements.

. Inventory state and town owned surplus properties to

determine potential use for housing.*
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20.

. Determine the location for additional income- and asset-

restricted senior units and seek funding.*

. Continue to utilize tools to ensure that existing housing

units are maintained and updated to meet needs,
particularly for seniors.*

. Investigate tools to convert existing housing units into

affordable units.*

. Continue tax programs for income-qualified seniors.*

Share the Town’s strategies for meeting housing needs with
entities that help to create affordable housing.*

21. Encourage home-builders to create accessible units, striving
for 20% to 25% of all new units to be accessible.*

22. Continue to alleviate the challenges and costs associated
with crumbling foundations to preserve the existing housing
stock.*
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