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A. Community Values Statement 

Quintessent ial ly  New England in appearance, Pomfret,  Connecticut  is  known for its  
rol l ing hi l ls ,  abundant  forests,  recreational t rai ls  and restaurants 1.   Pomfret is  quiet 
and peaceful  as well  as close to Putnam and Ki l l ingly,  nearby towns with ample 
employment in the retai l  and services industry.   Pomfret is  a lso a relatively short 
commuting distance from larger communit ies such as Providence, RI  and Hartford, 
CT.   
 
Pomfret residents,  property and business owners value the rural  l i fe and the 
character it  lends to the town with the historic structures and beautiful  v iews 
provided by the histor ic pattern of development.  Many res idents  have strong t ies to 
the community yet there is  recognit ion that  the community could benef it  from 
addit ional housing opt ions.   
 
In the fal l  of  2021, the Planning & Zoning Commission amended the Zoning 
Regulations after having worked with Attorney Dwight Merr iam to address the 
opportunit ies that  could occur from al lowing accessory dwel l ing units (ADUs):    
 
 
 

“The Commission seeks to provide housing to meet the 
needs of current residents and those who may wish to live 
in Pomfret but cannot find suitable housing. The 
Commission also wants to assist homeowners in having an 
additional source of income from a rental unit and to 
enable homeowners to have someone living close by. In 
furtherance of the objectives, accessory dwelling units 
may be permitted as accessory uses to single-family 
dwellings and allowed as-of-right by site plan approval, 
or by special permit.” (Zoning Regulations, Section 12.19) 

  

 
1 NECCOG. Pomfret, Connecticut Marketing Strategy. DRAFT 
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B. Introduction  
1. What is Affordable Housing? 

When considering the topic of ‘affordable housing’, generally 
speaking, one might think it would be housing that people in a 
community can afford but in reality, it is more complicated 
than that.  There is what technically counts as “affordable 
housing”, according to state statutes and what might simply 
be affordable or attainable for the majority of the community 
without government intervention.  For the purposes of this 
Plan, affordable housing will be discussed in two levels, 
including 1. formal ‘affordable housing’, as defined by the 
Connecticut General Statutes and 2. ‘attainable housing’, that 
is housing that the majority of the community can afford 
without government assistance or intervention.  The two types 
of housing will be discussed in this plan as well as what future 
reasonable changes the Town may consider for the 
Subdivision and Zoning Regulations to encourage an increase 
in the availability of affordable housing. 

The Connecticut General Statutes formally define “Affordable 
Housing” as housing that costs less than 30% of the income of 
a household earning 80% or less of the area median income 
(AMI).  This income level is adjusted for household size.  The 
qualifying affordable units include, and are specifically limited 
to the following, as detailed in state statutes 8-30g:   

(1) assisted housing,  

(2) currently financed by Connecticut Housing Finance 
Authority mortgages,  

(3) subject to binding recorded deeds containing covenants or restrictions which require that 
such dwelling units be sold or rented at, or below, prices which will preserve the units as housing 
for which persons and families pay thirty per cent or less of income, where such income is less 
than or equal to eighty per cent of the median income,  

(4) mobile manufactured homes located in mobile manufactured home parks or legally approved 
accessory apartments, which homes or apartments are subject to binding recorded deeds 
containing covenants or restrictions which require that such dwelling units be sold or rented at, 
or below, prices which will preserve the units as housing for which, for a period of not less than 
ten years, persons and families pay thirty per cent or less of income, where such income is less 
than or equal to eighty per cent of the median income, or  

(5) mobile manufactured homes located in resident-owned mobile manufactured home parks.  

Formal “Affordable Housing” as 
defined by the Connecticut 
State Statutes: 

Costs less than 30% of the 
income of a household earning 
80% or less of the area median 
income (AMI).  This level is 
adjusted for household size. 

• These units include 
government assisted, tenant 
rental assistance, single-
family CHFA/USDA 
mortgages, and deed 
restricted units. 

• These are the only units that 
‘count’ towards a town’s 
qualifying “affordable 
housing” that is used to 
measure the % in each town. 
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The term ‘attainable housing’ in this Plan refers to housing units that exist without government 
intervention or assistance and are available on the market (realty or rental) at a lower cost due 
to smaller structure or unit size.  This term mainly includes apartments and/or properties with a 
smaller lot size translating into lower costs as well as a lower tax bill (for the owner-occupied 
units).  However, due to lacking a deed restriction, rental assistance or a qualifying mortgage, 
there are no guarantees in terms of the cost or monthly rent at any time.   

The Pomfret Planning & Zoning Commission worked for several months starting in the fall of 
2021 with Attorney Dwight Merriam on drafting a text amendment to the current Zoning 
Regulations as they pertained to accessory dwelling units (ADUs).  The process concluded before 
the end of the year, resulting in three types of units allowed in Pomfret with accompanying 
standards, which include:  

1. Conversions created from within an existing structure.  
 

2. Attached units which are wholly or partially outside an existing building envelope.  
 

3. Detached unit which is a distinctly separate unit that may be newly constructed in whole 
or in part or may be part of an existing building such as a barn that is repurposed for 
residential use.   
 

The Zoning Regulations and the ADU amendment will be discussed in further detail later in this 
Plan. 
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According to the Connecticut Department of Housing, Pomfret had a total of 47 units in 2021 or 2.79%, 
well below the 10% goal set by the state legislature, and a reduction of 0.18% since 2020.  However, the 
town has returned to the 2010 total of 47 units despite a 181 unit increase in overall housing units since 
that time.  The 10% threshold is important because it can lead to legal challenges of a denial of an 
affordable housing application should it occur in towns having less than the 10% affordable housing 
units. 

Affordable Housing Appeals Procedure 

Chapter 126a, 8-30g of the Connecticut General Statutes, the 
Connecticut Affordable Housing Land Use Appeals Procedure includes 
that courts may override local zoning denials of affordable housing 
proposals in towns where less than 10% of the housing stock is 
affordable and the town has not achieved a moratorium for 
demonstrating progress towards the 10% goal.2 

 

 
2 Connecticut Department of Housing, Regional Plan Association. Planning for Affordability in Connecticut: 
Affordable Housing Plan and Process Guidebook. December 2020. Pg. 6. 
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Fluctuation in Affordable Housing Has Returned to 2010 Level 

 

One of the challenges for the town in increasing the number of formal “affordable housing” 
units lies within the fact that the Town has no control over the number of government or tenant 
rental assisted units or the number of qualifying mortgages issued to residents buying 
properties in town.  Deed restricted housing units are the only category of formal “affordable 
housing” that the town can increase.  Deed restricted units can be income-based or disabled 
senior housing units managed either privately or by the municipality, via deed restriction by the 
Planning & Zoning Commission or as part of a planned multi-family development, etc. 

The town can increase the number of informal, or ‘attainable housing’ units as described in this Plan, by 
allowing for greater variety of housing types in the Zoning Regulations – with a greater variety in options 
comes greater range in price.  The Subdivision Regulations can provide bonus lot(s) for including 
affordable units; however this is rarely used for small subdivisions, which are the predominant type in 
smaller rural communities in northeastern Connecticut.   

Another challenge to increasing the affordability of housing in a rural town is that despite even 
successful efforts in creating additional affordable units, (whether they be as statutorily defined or 
generally attainable), they would still exist in a community at locations distant from employment and 
other necessary destinations.  Therefore, unavoidable high transportation costs undo much of the 
benefit of affordability gained from the additional units.   
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2. Why is Affordable Housing Important? 
Affordable housing is important and necessary to address a full spectrum of housing needs that 
accompany a broad range of residents in town, of all backgrounds, economic and otherwise.  In a 
general sense, in order for a community to function there are a variety of jobs that need to be done for 
the community, and by extension, the economy to flow smoothly.  As has been proven by the COVID 
Pandemic, many jobs are essential in the basic functions of a community for the safety and education of 
the community’s residents as well as in the distribution of necessary goods for an acceptable quality-of-
life and beyond that, the 
higher quality of life Americans 
prefer.  Some of these 
essential jobs, as well as others 
that may be considered more 
essential to the job holder, are 
not paid as highly as many 
others in the broader sense of 
the community.  All jobs are 
essential in that they provide an income and therefore the means to provide for oneself and one’s 
family, including housing costs, because regardless of income, everyone needs a place to live.  Having a 
diverse supply of housing, or housing that is affordable to many income levels, not only allows for 
children who grow up in the community, to become first-time householders as well as to provide 
options for empty-nesters and seniors in the community as their housing needs change.   

The needs of households are diverse and change as often as households do – residents transition 
through the different phases of life when babies are born expanding families, children grow up and 
move out, people get married or divorced, people retire and finally people die – each of these life 

phases affect the housing needs of the remainder of the residents in 
each household.  People may also have fluctuating employment, 
whether in seasonal jobs or when they lose their job while others 
experience a health or other expensive crisis that diverts money in their 
budget away from housing, potentially leading to an inability to 
continue to afford the same housing they had been living in prior.  Much 
like the phases of life changing the type of housing a family needs, the 
phases of a career often correlate with income potential – a first time 

householder may be at the very beginning of their career with an entry-level position and therefore 
cannot afford the type of housing they may be able to afford after they become more established in 
their career.   

While a municipality cannot control the economy or ensure continued employment, they can allow, via 
the Zoning Regulations, a variety of housing types, allowing local developers to respond to the demands 
of the marketplace and build accordingly.  When there is a gap between what the market provides and 
the kind of housing, families experiencing financial hardship in a rural community can afford, there 
currently are [limited] housing assistance programs to help fill that gap.  

How much 
house does 
a family 
need (Or 
want)? 
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3. What is an Affordable Housing Plan? (CGS 8-30j) 
This Affordable Housing Plan is the strategy the Town of Pomfret will use to make improvements in the 
challenge of increasing affordability and attainability of housing in town.   

Connecticut General Statutes 8-30j became effective in July 2017 and required compliance via each 
municipality creating, or updating at a minimum once every five years, an Affordable Housing Plan for 
each town by June 2022.  According to 8-30j, “such plan shall specify how the municipality intends to 
increase the number of affordable housing developments in the municipality.”  The town is encouraged 
to create and follow a proactive planning process to detail a strategy for meeting the housing needs of 
existing and future residents and workers in the community.3 

The Plan includes demographic data as well as an analysis of the existing land use regulations and the 
results of public outreach efforts including the online Housing Survey conducted in the winter and spring 
of 2022 where 97 surveys were completed.  The Plan also includes the results of the public meetings 
held by the Economic Planning & Development Commission followed by recommendations on what 
changes the Planning & Zoning Commission and/or the town could make to improve accessibility, as well 
as availability, of affordable housing in Pomfret.  The Plan for increasing affordable and attainable 
housing also includes how to balance the housing needs with the other needs the community has that 
include an equal importance for protecting water quality, wildlife habitat, allowing for growth of the 
local economy, and still having land left for open space, agriculture, single-family homes and other land 
uses valued by the community.   

 

 

 

 
3 CT Dept. of Housing & Regional Planning Association. “Planning for Affordability in Connecticut: Affordable 
Housing Plan and Process Guidebook” 2020. 



8 | P a g e  

 

4. Existing Housing Review 
Existing housing in Pomfret is largely composed of single-family homes. 

Pomfret 
The existing housing in town consists of 84.7% detached single-family homes and 0.9% attached single-
family homes with 12.6% multi-unit attached residential units and 1.8% mobile homes.  79.4% of the 
housing units are owner occupied. 

 

 
 
American Commun ity  Su rvey,  5 -Year  Est imates :  2020.  Tab le  DP04 
 
 
Windham County 

 

 

American Commun ity  Su rvey,  5 -Year  Est imates  2020.  Table DP04 
  

Housing Type in 2020

1-Unit attached

1-Unit detached

Multi-unit

Mobile Home

Housing Type in 2020

1-Unit attached

1-Unit detached

Multi-unit

Mobile Home

1-Unit 

84.7% 

Ownership of Occupied 
Units in 2020

Owner 
Occupied 
79.4% 

Renter 
Occupied 
   20.6% 

1-Unit, attached = 3.7%        Multi-unit = 28.1% 
1-Unit, detached = 65.8%     Mobile Home = 2.5% 

1-Unit, attached = 0.9%        Multi-unit = 12.6% 
1-Unit, detached = 84.7%     Mobile Home = 1.8% 

1-Unit 

65.8% 

Ownership of Occupied 
Units in 2020

Owner 
Occupied 
68.1% 

Renter 
Occupied 
   31.9% 
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According to the U.S. Census, the terms ‘condominium’ and ‘attached and detached single-family 
housing units’ are defined as follows: 
 

Condominium: 
A type of ownership in which each owner owns the interior walls of the unit. The owner of each 
unit also holds a common or joint ownership in all common areas and facilities associated with 
the unit, such as: land, roof, exterior walls, hallways, entrances, elevators, lobbies, etc.  

 
Condominium ownership may apply to single-family and multifamily structures. A condominium 
apartment building is classified with apartment buildings in structures with five units or more, 
even though each unit is individually owned. 

 
Attached and Detached Single-Family Housing Units: 
Single-family structures include fully detached, semi-detached (semi-attached, side-by-side), 
row houses, duplexes, quadruplexes, and townhouses.  For attached units to be classified as 
single-family structures, each unit must: 
 

• Be separated by a ground-to roof wall, 

• Have a separate heating system, 

• Have individual meters for public utilities, and 

• Have no units located above or below. 

If each unit within the building does not meet the conditions above, the building is considered 
multifamily. 

 

 
 
 
  

431

24

130

81

94

242

349

256

44

12

0 50 100 150 200 250 300 350 400 450 500

1939 or earlier

1940 - 1949

1950 - 1959

1960 - 1969

1970 - 1979

1980 - 1989

1990 - 1999

2000 - 2009

2010 - 2019*

2020 - 2021*

Year Existing Single-Family Homes Were Built in Pomfret

American Community Survey, 5-Year Estimates, 2020. Table DP04 
*CT Department of Economic & Community Development. Annual Housing Permit Data. 2021.  
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Residentia l  development at higher densit ies  than a single-family home on each lot 
present greater atta inabil ity  in housing opportunit ies,  given the same lot s ize.   The 
map below shows where the mult i-family dwell ings ex ist  in Pomfret and due to the 
economies of scale,  it  is  ant icipated that as each addit ional unit  is  added it  would 
become increas ingly affordable compared to  the average single-family home. 
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Housing Can Come in Many Shapes & Sizes 
Gains  in affordabil ity  increase with the number of units  sharing common elements such as the lot,  
shared structural  e lements that ex ist  within the same bui lding or  on the lot with,  a shared sept ic 
and/or wel l  and driveway.  

Modest-sized single-family residence 

Senior Housing 

Condominium 

Two-Family or Duplex 

Apartment complex 
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Housing Types in Pomfret  
Housing Type # Housing 

Units  
# Parcels  

Single-Family 1,225 1,225 

Single-Family w/ In- law 
Apartment  

58 29 

Two-Family  40 20 

Three-Family  21 7 

Condominium* 14 2 

Apartments* 75 6 

Multi-house properties 154 64 

Mobile  22 22 

Senior Housing* 32 1 

Total  1,641  

Source:   Pomfret  Ass ess or  Dep artment  
 

*Tak in g a C loser  Look:  Mult i -Fam i ly Homes in  Pom fret  
Hou sing  Type  # Un its  Year  

Bui lt  
Condom in ium    

Cot tages  at  Pomfret  
234-240 K i l l in gly  Rd  

4  2003 

Brook Fron t  Condominiu ms  
1-10 Brook Front  Lan e 

10  1988 

 
Apar tments    

220 Babb itt  H i l l  Rd  6  1900 
137 Murdock Rd  8  1969 
120 Pu tnam Rd  30  1977 
254 Pu tnam Rd  8  1900 & 

1950 
15 Sear les  Rd  11  1900 
Brooklyn  Manor  
114 Wrights  Cross in g Rd  

12  1997 

 
Sen ior  Hou s in g    

See ly -Brown Vi l lage  
400 Deerf ield  Rd  

32  1997 

Source:   Pomfret  Ass ess or  Dep artment  
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C. Demographic Review & needs assessment  
1. Review Demographics & Anticipated Trends 

 

 

 

 

 

 

 

 

 

 

 

 

Pomfret’s population was on a steady incl ine with the highest rate between 1990 and 
2000 at 22.4%.  In contrast,  the town experienced a decl ine of 1.62% of population 
between 2010 and 2020.   
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2020 2010
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Age  
     

 Chan ge  
% 

Chan ge  
  

Age  
     

Chan ge  
% 

Chan ge  

Und er 5  Decr ease  -286  -78.1%  45 – 54  Decr ease  -116  -16.5%  

5 – 9  Decr ease  -104  -40.8%  55 – 59  Increase  68  24.0%  

10 – 14  Decr ease  -5  -1 .5%  60 – 64  Increase  162  64.0%  

15 -  19  Increase  225  144.2%  65 – 74  Increase  178 69.8%  

20 – 24  Increase  85 40.9%  75 – 84  Increase  151 105.6%  

25 – 34  Decr ease  -191  -35.2%  85+ Increase  18 42.9%  

35 -  44  Decr ease  -204  -31.0%       

American Community Survey, 5-Year Estimates, 2010 & 2020. Table DP05 
 

The previous bar graph and chart  show a noticeable shift  in certain age groups in 
Pomfret that wil l  l ike ly affect future housing needs.  There was a signif icant  decrease 
of 395 chi ldren aged 14 and younger which wil l  negat ively affect classroom size in 
the years ahead and potential ly  decrease the need for larger homes.  This decrease in 
younger residents contrasts with the increase of 310 teens and younger adults aged 
15 – 24 years old which may increase the need for smal ler housing units,  i f  the 
residents want to remain in town fol lowing graduat ion from high school or col lege.   

Similar to the decrease in young chi ldren, there was a decrease in the populat ion of 
511 people,  aged 25 –  54, that were l ikely to be parents of those young chi ldren.  
Lastly,  there was an increase of 577 people 55 and older which l ikely wil l  lead to an 
increased demand for smaller housing units or addit ional senior housing for those 
that remain in town, as they downsize or look to reduce their household and property 
related responsibi l it ies.  

Housing is a Lifelong Need 
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Tenan cy b y Age of  Hou sehold er  F luctuat ion  in  Pom fret  

Renter  Occup ied Units   Owner  Occup ied Un its  

Age  2010 2020 Trend   Age  2010  2020  Trend  
15 – 24  53  11  Decr ease       

-79 .25%  
15 – 24  0  0  No ch ange 

24 – 34  83  97  Increase  
16.87%  

24 – 34  113  131  Increase  15.93%  

35 – 44  61  10  Decr ease -
83.6%  

35 – 44  284  196  Decr ease -
30.99%  

45 – 54  36  30  Decr ease -
16.67%  

45 – 54  382  345  Decr ease -9.69%  

55 – 59  52  0  Decr ease -
100%  

55 – 59  117  119  Increase  1 .71%  

60 -  64  0  18  Increase  
100%  

60 -  64  100  256  Increase  156%  

65 – 74  14  36  Increase  
157.1%  

65 – 74  153  217  Increase  41.83%  

75 – 84  37  124  Increase  
235.1%  

75 – 84  57  47  Decr ease -
17.54%  

85+  10  18  Increase  80%  85+ 20  14  Decr ease -
30.0%%  

Tota l  346 344  Decr ease 
0.58%  

Tota l  1 ,226  1,325  Increase  8 .08%  

 
Comb ined Hou sehold 
Tota l  b y year  

2010 2020  

 1 ,572  1,669  Increase  6 .17%  
American Commun ity  Su rvey,  5 -Year  Est imates :  2010 & 2020.  Table B25007 

 

The table shows the change in populat ion of renters and homeowners by age.  The 
youngest householders in Pomfret are renters aged 15 – 24;  they have decreased 
over the decade by 79.25%, whereas the homeowners in the same age cohort remain 
unchanged.  Renters and homeowners both experienced a notable  increase during 
this same t ime for those aged 24 – 34.  This is  interesting when compared to the 
population change overal l ,  as the number of those aged and 15-19 and 20 – 24 
increased by 144.2% and 40.9%, respectively.    

The Pomfret renter population saw a notable decrease for those aged 35 – 59 years 
of age and an increase for those aged 60 and older.   The homeowner populat ion saw 
a decrease of 30.99% of those aged 35 – 44 and 9.69% decrease for those aged 45 – 
54.  Pomfret saw a signif icant increase in homeowners aged 55 – 74, with those aged 
60 – 64 having the highest increase at 156%!   

These shifts in population are l ikely to re late to bui lding permit data in  the future,  as 
households that can afford to make updates  may adjust  the s ize and household 
configuration according to their  needs,  including accessibi l ity  changes,  addit ional 
bedrooms, and other l iv ing spaces that better suit  the current res idents.    
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In comparison to both Windham County and the State of Connect icut,  Pomfret had 
signif icant ly more married-couple fami ly households in 2010 at 64.8%, as compared 
to 53.1% and 48.3% respectively .   That cohort decl ined by 11.9% by 2020 and is  now 
at 52.9% and is  therefore much closer to Windham County at  46.8% and Connect icut 
at  48.0%.   

64.8%

52.9%

53.1%

46.8%

48.3%

48.0%

10.2%

12.8%

15.4%

18.8%

17.2%

17.2%

19.0%

24.0%

23.2%

26.9%

28.3%

28.5%

6.0%

10.2%

8.4%

7.5%

6.2%

6.4%

0% 20% 40% 60% 80% 100% 120%

Pomfret 2010

Pomfret 2020

Windham County 2010

Windham County 2020

Connecticut 2010

Connecticut 2020

Household Composition

Married Other Family (no spouse) Living Alone Non-family (living with others)

29% 28% 27%
23% 24%

19%

34% 33%
36% 37%

44%

39%

17% 16% 17% 16%
12% 13%

21% 23%
21%

24%
20%

29%

0%

5%

10%
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20%
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CT 2020 CT 2010 Windham Co.
2020

Windham Co.
2010

Pomfret 2020 Pomfret 2010

Distribution of Household Size

1-Person 2-Person 3-Person 4+ Person

Sou rc e fo r  bot h c har t s  a b ove:   A me r ic an  Comm u ni t y  S u rve y ,  5 -Ye ar s  E st ima te s:  201 0 & 
2020 .   Ta b le  S 250 1  
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The data shows Pomfret households are shift ing in other ways as well .   Households of 
4+ persons decl ined  by 8.8% while 2-person households increased by 4.8% and single-
person households by 5%.  Households where the residents are not related also 
increased by as much as 4.2% for those in non-family households ( l iv ing with others).   
The change in Pomfret  was similar to that  found in Windham County but dif fered 
from the state overal l .   The State of Connect icut shows negligible change in 
household composit ion and only s l ight change in the numbers  of 4+ person 
households at -1.8%, 2-person households at 1.1%, and nearly stable for 3-person 
and s ingle-person households.    

Median Age 
 Pomfret Windham 

County 
Connecticut 

2010 39.9 39.3 40.0 
2020 46.5 41.2 41.1 
Change 6.6 years 1.9 years 1.1 years 
American Commun ity  Su rvey,  5 -Year  Est imates :  2010 & 2020.  Table S0101 

 

Median Age Change in NECCOG Region 
 

 2010 2020 Change in 
years 

Union 42.8 51.9 9.5 
Voluntown 41.6 48.4 6.8 
Pomfret 39.9 46.5 6.6 
Thompson 42.8 48.2 5.4 
Plainfield 36.4 41.7 5.3 
Brooklyn 37.8 42.4 4.6 
Scotland 40.2 44.8 4.6 
Chaplin 40.8 45.3 4.5 
Hampton 45.6 49.8 4.2 
Woodstock 41.8 45.9 4.1 
Canterbury 42.8 45.8 3 
Killingly 39.1 42 2.9 
Putnam 40.4 42.8 2.4 
Ashford 36.1 37.8 1.7 
Sterling 40.8 42.3 1.5 
Eastford 45.5 46.7 1.2 

American Community Survey, 5-Year Estimates, 2010 & 
2020. Table S0101. 

The median age increased 
signif icant ly in Pomfret,  i .e .:  by 6.6 
years over the decade, in 
comparison to Windham County at 
1.9 years and the State of 
Connecticut at  1 .1 years.   In 
comparison to the NECCOG region, 
Pomfret is  the third highest in the 
increase in the town’s  resident’s 
median age.  By def init ion, this 
means that half  of the town’s 
population is  older than the median 
age of 46.5 years in Pomfret.   
Considering the aging population 
and the decreasing numbers of 
chi ld-bear ing adults  shown above, 
the town’s population is  shift ing 
more towards smaller famil ies ,  
more single-person households and 
seniors .   These changes are l ikely to 
further increase the median age and 
therefore the housing needs of 
residents to l ikely include the need 
for greater access ibi l i ty  with design 
modif icat ions to the k itchen and 
bathroom, wider doorways,  
entryway ramps and more single-
f loor dwell ings. 4  

4. “5 Must-Have Home Modifications for Seniors Aging in Place” www.assistedliving.org   

http://www.assistedliving.org/
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These demographic changes 
may potential ly  lead to other 
concerning impacts that l ie 
outside the scope of this 
Plan.  One concern may 
include an increase in the 
cost of educat ion per pupil ,  
as the quality of education 
wil l  remain constant while 
being provided to fewer 
students.    
 
Addit ionally,  there may 
potentia l ly  be fewer wil l ing 
and able volunteers to ful f i l  
the many roles in the 
community that help the 
town function, such as  those 
needed to run the f ire  
department,  boards and 
commissions and serve as 
coaches and community 
leaders,  etc.    

 

 

 

 

 

 

 

 
 
 
 
 
Comparing the two bar graphs titled “Distribution of Household Size” and “Distribution of Housing 
Units” shows 37.8% of existing housing units are three-bedroom units in Pomfret whereas only 12% of 
the town’s households have three people.  There are 2.4% studios and 10.9% are one-bedroom housing 
units yet there are 24% of the households have only one person.  This observation shows that when the 
means exist to afford a variety of housing choices, residents often choose larger homes than simply 
what their household size may suggest, which makes sense since many people work from home or have 

Demographers project that by 2040, the U.S. 
population aged 65 and older will  double to 
80 million and their share of the total 
population will rise from 13 to 20%1. Driving 
this fundamental demographic shift is a 
confluence of factors.  First, as the baby 
boom generation (those born between 1946 
and 1964) ages, the growth rate of the 
portion of the U.S. population over age 65 
will accelerate significantly.  Experts are 
quick to point out, however, that the aging 
of the population is not “all  about the baby 
boom.”  Rather, rising life expectancy 
coupled with a reduced birth rate is driving a 
long-term change in the age composition of 
the U.S. population.1 

2.4%

1.0%

2.3%

10.9%

12.1%

12.7%

24.7%

26.6%

26.8%

37.8%

43.1%

36.4%

24.2%

17.3%

21.8%

0% 20% 40% 60% 80% 100% 120%

Pomfret

Windham County

Connecticut

Distribution of Housing Units, by Number of Bedrooms

Studio 1 BR 2 BR 3 BR 4+ BR

Am er ica n Com mu n it y  Su rv ey ,  5-Ye ar  E s t im at es :  2 02 0 .  T ab l e  D P04  
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home gyms and guest rooms in the additional space.  However, with larger structures comes higher 
costs.   
 
 
Home Value Distribution 

 
 

 
Caveat:   In order to capture al l  resident ial  properties in the graph, town assessor 
data was used in l ieu of Census or American Community Survey data,  due to the large 
margin of error in census data that would have missed the low number of high value 
homes. 
 

Pomfret has a range of pr ice points for housing as shown below.  

• 20.4% of residentia l  properties are valued at less than $199,999 
• 61.4% of properties are valued between $200,000 and $399,999 
• 18.2% of properties are valued at $400,000 or more. 
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Res i de n t ia l  P ro p e rty  V a l u e So u rc e:   Pomfr e t  As s es s or .  Gra n d L is t  2 021 .  
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Gross Rent Distribution 

 

 
 

• 2020 median gross monthly rent in Pomfret is  $1,040 compared to Windham 
County at $977 and Connecticut at  $1,201.  

• Approximately of al l  rental  units in Pomfret,   
o  55.1% are over $1,000 a month 
o  45% are under $999 a month 

• Median gross rent increased in Pomfret by 3.8% from 2010 to 2020. 

  

3.3%

41.7%

31.3%

23.8%
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DECD Housing Permits  

  
 
 
 

S ingle family housing development peaked in 2004 and decl ined unti l  2007.  The rate 
of new homes f luctuated since then with only s l ight differences from year to year 
however at around 1/6t h  of what it  was in the mid-2000s.   
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Town of Pomfret Home Sale Prices:  2001 to 2020 

 
 
 

• Median sale price for s ingle-family homes rose 205.3% from 2001 at $150,000 
to 2020 at $307,950. 

• Sale price was at an al l-t ime high in 2020. 
• Sales of other housing units,  including Condominiums, S ingle-Family with In-

law apartments,  Two, Three and Four-Family ,  Apartment properties and 
manufactured homes, occur so infrequently they are not shown above. 

 

Housing Market  Trends Summary 

• With 84.7% of al l  housing units as 1-unit  detached or Single-Family  homes, 
there is  l itt le diversity  in housing types.  

• Median gross rent increased in Pomfret by 3.8% from 2010 to 2020. 
• In 2020, 55.1% of al l  rental  units cost $1,000 or more a month. 
• Annual  new home construct ion peaked in 2003 at 32 units  
• The rate of new home construct ion in Pomfret gradually  decl ined each year 

unti l  2010, with the rate f luctuat ing at far fewer new homes per year since 
then.  

• The sale of ex ist ing homes has been f luctuat ing in what appears to  be a 5–7-
year cycle,  it  wil l  take longer to see if  this  pattern cont inues and proves to be 
true.  

•  The median sales pr ice of s ingle-family homes f luctuated over the same t ime 
frame with an overal l  trend to increase and a high of $307,950 in 2020.   
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2. Housing Needs Assessment & Gap Analysis  
 

Determining the need for affordable housing is  a calculation based on Area Median 
Income (AMI)  

 

 

 

 

• Determining affordability is a calculation based on the household size and the Area Median 
Income (AMI). https://www.huduser.gov/portal/datasets/il/il2021/2021IlCalc.odn  

• The state of Connecticut defines Affordable Housing as “that costs 30% or less of household 
income for households making less than 80% of state or area median income, whichever is 
lower”. 

• In Pomfret, a family of four with an annual income of less than $79,900 per year could qualify 
for affordable housing programs.  
 

o An example of housing cost limit that would meet the definition of “affordable housing” 
for this 4-person family, could cost no more than $23,970 per year or $1,997.50 a month, 
which is 30% of the annual income of $79,900.  

Links indicated above in yellow: 

1. https://www.huduser.gov/portal/datasets/il/il2021/2021MedCalc.odn   
2. https://www.huduser.gov/portal/datasets/il/il2021/2021IlCalc.odn   
3. https://www.huduser.gov/portal/datasets/il/il2021/2021ILCalc3080.odn  
4. https://www.huduser.gov/portal/datasets/il/il2021/2021ILCalc3080.odn  
 

  

Note:  Pomfret is in Windham County, CT HUD Metro FMR Area, which applies to all of the County.  
Source: U.S. Department of Housing and Urban Development (HUD) Income Limits for Windham 
County, CT based on Median Family Income (MFI) estimates from the 2014-2018 5-Year American 
Community Survey. 

1 

2 

3 

4 

https://www.huduser.gov/portal/datasets/il/il2021/2021IlCalc.odn
https://www.huduser.gov/portal/datasets/il/il2021/2021MedCalc.odn
https://www.huduser.gov/portal/datasets/il/il2021/2021IlCalc.odn
https://www.huduser.gov/portal/datasets/il/il2021/2021ILCalc3080.odn
https://www.huduser.gov/portal/datasets/il/il2021/2021ILCalc3080.odn
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• There are 580 households, or 34.8.0% of all the households in Pomfret the meet the definitions 

of ‘low income’, ‘very low income’ or ‘extremely low income’, where the household income is 
less than 80% of the Area Median Income. 

• There are more renters than owners that fall within the three definitions of low income. 

 
  

Affordable Housing Needs 
 

Households in Need of Affordable Housing 
Low Income 

50% to 80% of AMI 
Very Low Income 

30% to 50% of AMI 
Extremely Low Income 

30% or less of AMI 
 

<=$55,950 for an Individual 
<=$79,900 for a Family of 4 

 
<=$36,050 for an Individual 
<=$51,450 for a Family of 4 

 
<=$21,600 for an Individual 
<=$30,850 for a Family of 4 

Total 
Low Income House Holds 

Total 
Low Income House Holds 

Total 
Low Income House Holds 

230 160 190 
Owner Renter Owner Renter Owner Renter 

110 120 85 75 75 115 

Source: U.S. Department of Housing and Urban Development (HUD) Comprehensive Affordability Survey 
(CHAS):2014-2018 
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Affordable Housing Needs for Renters 
Maximum Monthly Costs for Low Income Renters 

Low Income 
50% to 80% of AMI 

Very Low Income 
30% to 50% of AMI 

Extremely Low Income 
30% or less of AMI 

 
<=$55,950 for an Individual 
<=$79,900 for a Family of 4 

 
<=$36,550 for an Individual 
<=$52,150 for a Family of 4 

 
<=$21,950 for an Individual 
<=$30,850 for a Family of 4 

30% maximum housing cost = 
$1,398/month $901/month $540/month 

for an Individual for an Individual for an Individual 

$1,997/month $1,286/month $771/month 
for a Family of 4 for a Family of 4 for a Family of 4 

Source: U.S. Department of Housing and Urban Development (HUD) Comprehensive Affordability Survey 
(CHAS):2014-2018 

 
• HUD considers any household that spends more than 30% of their income on housing, to be 

“Housing Cost Burdened”. 
• HUD’s 30% Rule: Households should spend no more than 30% of their income on housing costs.  

Housing costs are considered to include utilities.   
 

Affordable Housing Needs for Homeowners 
Estimated Maximum Home Value Affordable to Low Income Homeowners 
Low Income 

50% to 80% of AMI 
Very Low Income 

30% to 50% of AMI 
Extremely Low Income 

30% or less of AMI 
 

<=$55,950 for an Individual 
<=$79,900 for a Family of 4 

 
<=$36,050 for an Individual 
<=$51,450 for a Family of 4 

 
<=$21,600 for an Individual 
<=$30,850 for a Family of 4 

30% maximum housing cost+ 
$203,628 $131,237 $78,655 

for an Individual for an Individual for an Individual 

$290,877 $187,315 $112,302 
for a Family of 4 for a Family of 4 for a Family of 4 

U.S. Department of Housing and Urban Development (HUD) 2021 Adjusted Income Limits for Windham County, 
CT HUD Metro FMR Area 

Home Value Estimates based on 30-year mortgage at 3.5%, 0% down payment, 2021 tax rate in Pomfret 
and includes PMI.  

• HUD’s 30% Rule: Households should spend no more than 30% of their income on housing costs.   
• HUD considers any household that spends more than 30% of their income on housing, to be 

“Housing Cost Burdened”. 
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Housing Gap = Number of units affordable to income range – Number of households in that income 
range 
 
A negative housing gap indicates that housing demand exceeds housing supply for that income group 
 
A positive housing gap indicates that housing supply meets housing demand for that income group 
 

  

Housing Gap Analysis: Family of 4 Household 
Owner Occupied Units Supply Demand 
 
Income Group Max Home 

Value 

Cumulative 
Owner 

Occupied 
Units in Price 

Range 

Cumulative 
Owner 

Households in 
Income Range 

Gap 

Extremely Low (30% of AMI) $112,302 53 75 -22 

Very Low (<50% of AMI) $187,315 178 160 18 

Low (<80% of AMI) $290,877 414 235 179 

     

Renter Occupied Units     
 
Income Group Max Monthly 

Rent 

Cumulative 
Renter 

Occupied 
Units in Price 

Range 

Cumulative 
Renter 

Households in 
Income Range 

Gap 

Extremely Low (30% of AMI) $771/month 112 115 -3 

Very Low (<50% of AMI) $1,286/month 246 190 56 

Low (<80% of AMI) $1,997/month 254 305 -51 
Source: U.S. Department of Housing and Urban Development (HUD) Comprehensive Affordability Survey 
(CHAS):2014-2018, 2019 ACS Five-Year Estimates B25063/B25075  

Note:  1.  Assessor data was not broken down by owner vs. rental so this analysis was done with ACS 
data as noted above.   

 2.  Data presented in ‘Demand’ column is the best information available. 



29 | P a g e  

 

 

  

Housing Gap Analysis: Individual Household 
Owner Occupied Units 
 
Income Group Max Home 

Value 

Cumulative 
Owner-

Occupied Units 
in Price Range 

Cumulative 
Owner 

Households in 
Income Range 

Gap 

Extremely Low (30% of AMI) $78,500 24 75 -51 

Very Low (<50% of AMI) $130,900 103 160 -57 

Low (<80% of AMI) $200,400 246 235 11 
     
Renter Occupied Units     
 
Income Group Max Monthly 

Rent 

Cumulative 
Renter Occupied 

Units in Price 
Range 

Cumulative 
Renter 

Households in 
Income Range 

Gap 

Extremely Low (30% of AMI) $540/month 3 115 -112 

Very Low (<50% of AMI) $901/month 122 160 -38 

Low (<80% of AMI) $1,398/month 246 275 -29 
Source: U.S. Department of Housing and Urban Development (HUD) Comprehensive Affordability Survey 
(CHAS):2014-2018, 2019 ACS Five-Year Estimates B25063/B25075  

Note:    1.  Assessor data was not broken down by owner vs. rental so this analysis was done with ACS data 
as noted above.   

2.  Data presented in ‘Demand’ column is the best information available. 
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Cost Burdens in Pomfret: Existing Conditions 
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Housing Opportunity Designation 

The 
Connecticut 
Housing 
Finance 
Authority 
(CHFA) 
developed an 
index cal led 
the 
Connecticut 
Needs 
Assessment 
which provides 
an analys is  of 
the 
demographic,  
economic,  and 
housing 
markets.  

 

Al l  of  Pomfret 
was identif ied 
“Low 
Development 
Activ ity” on 
both the maps 
t it led “Rental  
Market 
Typologies” 
and “Sales 
Market 
Typologies”.  

 

 
 
 
 
 
 
 
 

Connecticut Housing Finance Authority, Housing Needs Assessment. (May 2020) 
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D. Review of Existing Land Use Regulations (Zoning & 
Subdivision) Along With the CT POCD and Buildout Analysis  
1. Buildout Analysis 

NECCOG GIS staff conducted a buildout analysis of single-family homes in Pomfret using Scenario 360’s 
Buildout Wizard, ESRI software and available data from both the town and the state.  The base scenario 
takes the existing parcel layers, zoning districts and single-family home locations and determines based 
on several variables (such as minimum lot size and density requirements) how many new homes could 
be built in a particular location.  The process took identified development restrictions such as wetlands 
and already existing development into consideration. 

Environmental restrictions were based on Pomfret Inland Wetlands and Watercourse Regulations which 
do not allow residential buildings or septic systems within 100 feet of a wetland and include Zoning 
Regulations regarding development on slopes greater than 15% and wetlands.  Land that was listed 
within the Pomfret Conserved Lands Database such as state forests, land trusts, and easements were 
also considered non-developable.  Other Restricted Areas include those that contained commercial 
development, churches, and utilities.  The remaining land is considered Buildable Area (approximately 
25% of the land in Pomfret) and may have a new home built on it if it meets the dimensional 
requirements of the zone.  Minimum lot size was used for all zoning districts based on the current 
regulations.  The software allows for a minimum separating distance for buildings which is where the 
minimum lot frontage was applied as no new roads were proposed in this scenario.   

A numeric buildout is performed first using the mathematical area of the total buildable area and 
allowable density.  The numeric buildout resulted in 2,355 new homes.  The spatial buildout was 
required to follow existing roads in the RR zone and existing separating distances based on current 
zoning regulations.  Spatial buildout with those requirements resulted in 402 new homes. 

The buildout analysis process can be useful tool for municipal land use decisions regarding changes in 
zoning districts, future land development and conservation planning. 
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2. What Do the Existing Regulations Allow for Residential Use?  
The following table shows the zones that now allow the various types of accessory dwelling 
units (and other residential uses), and under which permit type.   

 
 
Residentia l  development at higher densit ies  than a single-family home on each lot 
present greater atta inabil ity  in housing opportunit ies,  given the same lot s ize.   The 
map below shows where the mult i-family dwell ings ex ist  in Pomfret and due to the 
economies of scale,  it  is  ant icipated that as each addit ional unit  is  added it  would 
become increas ingly affordable compared to  the average single-family home. 
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The recent amendments to 
Pomfret’s accessory dwelling unit 
regulations started with a 
Northeastern Connecticut Council of 
Governments seminar, “CT Land Use 
System Forum,” on October 29, 
2020, hosted by Pomfret’s First 
Selectwoman Maureen Nicholson 
with eight speakers including Prof. 
Sara Bronin, then of the University of 
Connecticut School of Law, and 
Dwight Merriam, a land-use lawyer 
and planner.  
 
While DesegregateCT was forging 
ahead with its initiatives to get state 
law amended to promote more 
affordable housing, and the Open  

Communities Alliance was threatening Woodbridge, Connecticut, with 
litigation over its exclusionary zoning practices, it occurred to Dwight that 
regardless of those two efforts, more might be done at the local level, right 
now. To that end, he volunteered his services, without charge, to a 
municipality in the NECCOG region that wanted to develop or amend its ADU 
regulations.  Pomfret took him up on the offer and its exceptionally 
progressive, hardworking, and motivated Planning & Zoning Commission 
undertook a process to amend its ADU regulations in ways that are the very 
model of what a small town, without public water and sewer, can do to 
expand housing opportunities for all. 
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The Pomfret ADU regulations make it as easy as possible for a 
homeowner to add an ADU, which in most cases will not even 
require Commission approval. Regulations are flexible in 
terms of floor area, having very few restrictions on that, and 
even allow what is essentially single room occupancy without 
full kitchens for those who live alone and need only minimal 
accommodations. The new regulations, unique to Pomfret in 
some ways, but also of interest to other rural communities 
with large outbuildings such as barns, include provisions that 
will enable the conversion of those outbuildings in ways that 
are most appropriate.  Retaining these older structures and 
allowing for their reuse retains the rural architecture valued 
as part of what defines the town. 

As Dwight explains: “Pomfret’s regulations are as good as any 
ADU regulations can be. I was most pleased to work with the 
Commission and applaud their efforts.               

“While Pomfret’s regulations are a great 
illustration of what is possible, one size does 
not fit all, and they cannot simply be copied, 
but each and every town must tailor them to 
their own objectives and needs.” 

Indeed, Pomfret’s regulations are exemplary and point the 
way to what a small town that wants affordable, diverse, and 
inclusive housing for all can do without waiting for the 
Connecticut General Assembly to act or for the courts to rule 
on exclusionary practices. 

  

 

 

Dwight Merriam, widely 
acknowledged as one of 
the country’s leading land 
use lawyers, is a 
graduate of Yale Law 
School, and a Fellow and 
Past President of the 
American Institute of 
Certified Planners.  
www.dwightmerriam.com 

http://www.dwightmerriam.com/
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The 2021 amendments to the Zoning Regulations, as described above,  expanded what is 
allowed for residential development, which now includes three types of ADUs, including 
conversions created from within an existing structure, attached units which are wholly or 
partially outside an existing building envelope and a detached unit which is a distinctly separate 
unit that may be newly constructed in whole or in part or may be part of an existing building 
such as a barn that is repurposed for residential use.   

The following images were shown at a workshop meeting in Pomfret, where Atty. Dwight 
Merriam discussed various ADU options with the Planning & Zoning Commission and how they 
may be incorporated into the Zoning Regulations.  These conceptual layouts provide an example 
of what the interior of the accessory dwelling units might look like.  The actual interior layout as 
well as the exterior of any actual ADU would be up to the property owner or developer 
/builder’s discretion, providing the proposal complies with all applicable land use regulations, 
building and health codes. 

 

 

  

DEL MAR ACCESSORY DWELLING UNITS 
               STUDIO           2 BEDROOM 
                446 SF                  955 SF  

1 Bedroom Studio 
22 ft x 25 ft 5 in. 

2 Bedroom 
29 ft x 46 ft  

Source:  https://www.delmar.ca.us/815/ADU-Sample-Floor-Plans  

Conceptual   ADUs 

https://www.delmar.ca.us/815/ADU-Sample-Floor-Plans
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Zoning Regulation Text Amendment Summary: Accessory Dwelling Units 

Type Detail 
 
Conversion Accessory 
Dwelling Unit 

 
 Entirely within an existing or newly 

constructed residential building.   
 Full bath required but not a full kitchen  
 Max size shall not be greater than ½ floor 

area of principal dwelling as it existed prior 
to ADU. 
 

 
Attached Accessory 
Dwelling Unit 

 
 Attached to an existing building, ADU unit is 

external to existing building 
 Full bath and kitchen is required 
 Max size shall not be greater than ½ floor 

area or 50% of footprint of principal 
dwelling as it existed prior to ADU. 
 

 
Detached Accessory 
Dwelling Unit 

 

• Detached from existing or newly 
constructed residential building. 

• Max size shall not be greater than ½ floor 
area or 50% of footprint of principal 
dwelling as it existed prior to ADU. 

• If ADU is created by repurposing a 
nonresidential building shall not exceed 
50% of floor area of existing nonresidential 
building (greater than 50% may be 
permitted via special permit. 

• Minimum floor area:  350 SF 
 

 

Note:  A 1st ADU allowed as of right in every zone, a 2nd one allowed by special permit. 
Other standards and requirements apply, please see Zoning Regulations, Section 12.19 
for more information. 
 

 

Zoning in Pomfret 
Zoning was first adopted in Pomfret on February 27, 2003; thus, it has only been in use in the 
town for twenty years.  Currently, there are eight land use districts or zones in the town, 7 of 
which allow residential uses. 
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Summary of Updated Residential  Related Zoning Regulations 
 
Current Zoning Regulations,  with the recent text amendments,  al low for Single-Family 
homes as a permitted use and a s ingle Accessory Dwell ing Unit  (ADU) with a Zoning 
Permit and a second ADU with a Special  Permit in the Rural  Res idential  and Pomfret 
Street Resident ial  D istricts.   Single-Family dwell ings with an al lowance for a s ingle 
ADU with a Site Plan Review and a second ADU with a Special  Permit in the Vi l lage 
District;  Vi l lage District  I I ;  Business Vi l lage District  and Commercial  Vi l lage District .   
Also,  Age Restr icted Housing is  al lowed with a Special  Permit in the Vi l lage District  I I .  
 
 
The minimum lot s izes  and frontages are as fol lows:  

Residential Uses Allowed By Zone 
Key:   ZP= Zoning Permit    SP:  Specia l  Permit  

SFR:  S ingle-Family Residence  ADU: Accessory Dwell ing Unit  
Rural Residential District 
(RR) 

ZP — SFR,  SFR w/ single ADU     SP—2nd ADU 
87,120 SF (2 acres)   Min. buildable area:  37,500 SF 
Min. frontage:  200 ft 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State highway)  Side:  25FT 

Pomfret Street 
Residential District (PSR) 
 

ZP — SFR,  SFR w/ single ADU     SP—2nd ADU 
174,240 SF (4 acres)   Min. buildable area:  37,500 SF 
Min. frontage:  250 FT 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State highway)  Side:  25FT 

Pomfret Street 
Residential Village 
District (PSRVD) 
 

ZP -- SFR,  SFR w/ single ADU     SP—2nd ADU 
No minimum buildable area required. 
With sewer:  21,730 square feet (.5 acres), 100 FT frontage 
         Setbacks, Front:  25 FT, Side 20 FT  
Without Sewer:  43,560 square feet (1 acre) without sewer, 100 FT frontage 
         Setbacks, Front:  25 FT, Side 20 FT 

Village District (V) 
 

Site Plan Review -- SFR,  SFR w/ single ADU     SP—2nd ADU 
43,560 SF (1 acre)   Min. buildable area:  25,000 SF 
Min. frontage:  150 FT 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State Highway)  Side:  25FT 

Village District II (V-II) 
 

Site Plan Review -- SFR,  SFR w/ single ADU     SP—2nd ADU, Age Restricted 
Housing   
43,560 SF (1 acre)   Min. buildable area:  25,000 SF 
Min. frontage:  150 FT 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State highway)  Side:  25FT 

Business Village District 
(BV) 
 

Site Plan Review -- SFR,  SFR w/ single ADU     SP—2nd ADU 
87,120 SF (2 acre)   Min. buildable area:  37,500 SF 
Min. frontage:  200  FT 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State highway)  Side:  25FT 

Commercial Village 
District (CB) 
 

Site Plan Review -- SFR,  SFR w/ single ADU     SP—2nd ADU 
87,120 SF (2 acre)   Min. buildable area:  37,500 SF 
Min. frontage:  200 FT 
Setbacks:   Front:  60 FT (Town or Private Rd); 75 FT (State highway)  Side:  25FT 
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3. Review the Permit Process & Standards for New Housing Development  
The 2021 Zoning Regulation text amendment changed the new housing permit 
process in Pomfret.   Prior to the amendment,  only S ingle-Family homes with an 
al lowance to add an ADU were permitted with a Zoning Permit.   Accessory Dwell ing 
Units were previously referred to as In-Law Apartments,  requiring a Special  Permit .   
Caretaker Apartments were also permitted, with addit ional standards.   The recent 
amendment al lowed Accessory Dwell ing Units (ADU) with a Zoning Permit in 3 of the 
7 residentia l  zones and a S ite Plan Review in the other 4 resident ial  zones in town.   A 
subsequent amendment created the new Rural  Commercial  District ,  which also al lows 
the f i rst  ADU via  Site Plan Review.  A S ite Plan Review requires attending a Planning 
& Zoning Meeting but does not require the Publ ic Hearing of the more complex 
Special  Permit applications that was required previously.   Also,  a second accessory 
dwell ing unit  is  al lowed with a Specia l  Permit in a l l  7  res identia l  zones.  Age 
Restricted Housing is  al lowed with a Special  Permit in the Vi l lage District  I I .  

4. State of Connecticut Plan of Conservation & Development (POCD) 
Review 

The State of Connect icut drafted the 2018-2023 Plan of Conservat ion & Development 
which has designated nearly the ent ire town as ‘Conservation Area’ and the only 
other identi f ied designated land area is  the very l imited ‘Vi l lage Priority Funding 
Area’ .   Pomfret is  an example of a town that  has much of the natural  resources 
remaining that other towns no longer have and therefore must actively seek to 
protect the land.  In doing so,  the purpose of this  protect ion, should remain focused 
on watershed and habitat protection, as wel l  as retaining active farmland in 
production. Certainly,  there are v isual  benefits associated with preserving green 
space, however greater benefits ex ist  for those within the community as wel l  as 
within the watershed.  The open space efforts in Pomfret have made great strides in 
open space preservation in a l ignment with the 2016 – 2020 Green Plan or the 
“Comprehensive Open Space Acquis it ion Strategy” as well  as the Growth Management 
Principles relat ing to rural  lands in the state’s POCD.   
 
The Town of Pomfret cannot real ist ica l ly  protect land from development while also  
promoting higher density resident ial  development.  Addit ionally ,  the town lacks the 
supportive infrastructure that is  integral  to the success of such developments.   An 
inexpensive home, that would otherwise be expected to be affordable,  is  no longer  
affordable when the resident  is  stranded, either without a car,  or forced to get a  
second job just  to afford the car payment,  insurance, gas and repairs on said vehicle;  
in order to access the services and employment they need in order  to afford to l ive in 
the lower cost home in a rural  community.    
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(42%) 
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5. Identify New Opportunities for More Affordable & Attainable Housing  
a.  The Town could consider bui lding addit ional senior housing units .  
b.  The Town could al low the conversion of exist ing homes to duplexes with 

l itt le impact on the community and the streetscape.  
c.  The newest mult i- fami ly residential  development is  a condominium 

development bui lt  in 2003 with 6 units and the newest apartments in a 
mult i- family development were built  in 1997.  Consider ing there are two 
and three-family properties exist ing in town now, they could be al lowed 
again either with a Site Plan Review or Special  Permit.  

d.  Multi- family developments could include duplexes (unless a l lowed under a 
separate provis ion),  three and four-family or more units  per development.  
Note:   I f  a s ingle three or four-family home were al lowed on a single lot,  it  
wouldn’t  be a  large apartment complex and could st i l l  retain the 
appearance of a larger ,  older home that was common at the turn of  the last  
century.  

e.  Condominium developments could be a l lowed which would provide savings 
due to the economy of scale with the sharing of the lot,  sept ic and well ,  
and some of the shared structural  e lements.  
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Opportunities Abound, Here are Some Examples 

• Add accessory apartments 
(ADUs)... 

• ...or convert larger existing 
homes to two-family or  
higher number of units. 

• Small scale mixed-use 
on the same lot. 
 

• Condominiums. 
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6. Identify Any Roadblocks  
There are mult iple roadblocks to achieving affordable housing in a  rural  community.   
Important ly,  there is  a  predominate lack of  government incentive funding to produce 
affordable housing in low priori ty,  rural  locations in comparison to urban and higher-
prior ity locations around the state as identi f ied in the Connect icut  Plan of 
Conservation & Development.  Even with smaller units  or deed restrict ions that l imit  
the residency to lower income populations,  the remaining cost of l iv ing,  beyond the 
cost of rent or a mortgage, would st i l l  be higher in a  rural  community due to the 
addit ional cost of personal transportation to get to every  destination, from 
employment to grocery stores,  doctor’s off ices,  post off ice,  etc .,  etc.   The true cost 
of l iv ing must inc lude housing and  transportation when addressing affordable 
housing,  making the viabil ity  of affordable housing in rural  areas questionable.  
There are other roadblocks inc luding opposit ion from the community that fear 
change and the presumption of negative impact.  
 
Conservation,  Open Space and Preserved Lands 
Pomfret has achieved an impressive rate of land preservat ion, through the combined 
efforts of many to protect land via the Purchase of Development Rights (PDR) 
program for protection of agricultural  lands;  conservation easements;  municipal  open 
space;  state owned open space and the efforts of pr ivate owners and Land Trusts .   To 
date,  42% of the town, or 10,730 acres,  have been protected from development.  
 
In 2008, the Town of Pomfret voted with enthusiastic support from townspeople to 
bond $4M in addit ion to the $1M in previous bonding to protect choice properties 
from development.  Over the years,  this  funding has been used to purchase the land 
or the development r ights of approximately 1,400 acres  in the community.   While 
there are many benefits to having a high percentage of land protection in a g iven 
community inc luding wildl ife habitat,  watershed protection and groundwater 
replenishment,  as wel l  as scenic v iews and fresh a ir,  there is  a downside.  The 
downside is  that increasing land preservation reduces the buildable land avai lable for 
development,  i .e.:  inc luding new house lots,  thereby increasing the price as it  
becomes an ever increasingly rare commodity.   As t ime goes on, fewer house lots 
make it  increasingly more diff icult  to maintain the affordabil ity  of housing within the 
community.    
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           ( N E C C O G ,  C o n s e r v a t i o n  a n d  P r e s e r v a t i o n  M a p p i n g  P i l o t  P r o j e c t .  2 0 2 2 )   

9.7%

6.7%

6.9%

2.6%

6.2%

10.0%

0% 2% 4% 6% 8% 10% 12%

Purchase of Development Rights (PDR)

Conservation Easement

Land Trust

Municipal

Private

State

Preserved Land in Pomfret By Type
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E. Infrastructure Assessment (Sewers, Public Water, 
Transit, Mixed-Uses, Walkability) 

Pomfret lacks (extensive) public  infrastructure many other towns,  even some 
small ,  somewhat rural  ones have, such as sewers,  publ ic  water and sidewalks that 
could support higher density development.  In contrast to other towns, commonly 
along rivers where ear ly industria l  development took place,  there are no old mi l ls  
in Pomfret that could be repurposed into mult i -fami ly,  mixed-use or business 
development,  thereby creating local  jobs and higher density and therefore more 
attainable housing.  There are no brownfields or even greyfie lds that could be 
redeveloped into higher density res identia l  development either.    
 
Pomfret does  have a sewer l ine that connects to the sewer plant in  Putnam, 
however it  is  not a public  sewer 
avai lable for connect ion to propert ies 
adjacent to the physical  p ipel ine,  as 
is  often the case in other towns.  The 
sewer itsel f  is  a  closed, forced-main 
system that has the connected 
propert ies on the east  s ide of Route 
169 l inked via the pumps and/or the 
prior sewer systems located on the 
west s ide by way of the campuses of 
the Rectory and Pomfret Schools.   It  
then fol lows Route 169 south and 
heads east to Putnam along the Air 
L ine State Park Trai l ,  with a southern 
branch extending along Route 169 to 
Loos & Company.  The sewer is  
planned to connect to  the Pomfret 
Community School in the future when 
the need arises.   The Sanitary Sewer 
Service Area map approved on July 3,  
2017, shows the sewer connect ing to 
the DOT Maintenance Faci l ity  on 
Route 169, however that is  no longer 
necessary as they instal led their own 
private septic system prior to the 
construct ion of the sewer.  
 
The sewer connection to the faci l ity  
in Putnam makes Pomfret a 
commercial  customer,  present ing 
l imitations on the f low Pomfret can 
send to Putnam, as the contract is  for 
a designated volume.  This contract only adds to the l imitations on the sewer in 
Pomfret,  and thus l imits its  usefulness as public  infrastructure.  With the lack of 
al lowable connectivity  to any other propert ies,  there is  very l it t le,  i f  any,  potent ial  
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for higher density res idential  development that would otherwise depend on access  
to public  sanitary sewers.   Even if  Pomfret could a l low for addit ional development,  
the sewer system and faci l ity  have a physical  l imitat ion due to the size of the 
faci l ity,  as well  as  their other contracted agreements with Woodstock,  (another 
commercial  customer) ,  in addit ion to the local  volume coming from within the area 
served by the sewer in  Putnam. 
 
 
 

 
 
 
 
 
 
 
 
 

  

Pomfr et  Sc hoo l  Dor m  



50 | P a g e  

 

F. Summary Results of Community Survey  
The Town of Pomfret conducted an outreach survey uti l i z ing 
www.surveymonkey.com.  The outreach efforts inc luded promotion in the town 
newsletter,  town website and socia l  media for one month in the spring of 2022.  93 
respondents completed the survey, al l  of  which res ide in Pomfret.   Of the 93 
respondents,  43% were 65 or older whi le only 5.38% were 20 – 29 years old,  the 
youngest cohort to respond.  Over 50% of respondents have l ived in town for over 20 
years,  thus it  is  not surprising that 89.3% of respondents are homeowners.  

Note:   For those quest ions where less than the ful l  93 respondents  answered a 
quest ion, they are so noted.  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

0.0%

5.4%

24.7%

26.9%

43.0%

0% 10% 20% 30% 40% 50%

19 years & younger

20 - 29 years

30 - 49 years

50 - 64 years

65 or above

Age of Survey Respondents

2.2%

9.8%

9.8%

24.7%

56.5%

0% 10% 20% 30% 40% 50% 60%

< 1 year

1 - 4 years

5 - 10 years

10 - 20 years

20+ Years

Length of Pomfret Residency

89.3%

5.4% 3.2% 2.2%
0.0%

10.0%
20.0%
30.0%
40.0%
50.0%
60.0%
70.0%
80.0%
90.0%

100.0%

Respondents Living 
Arrangements

(93 respondents) (92 respondents) 

(93 respondents) 

http://www.surveymonkey.com/


51 | P a g e  

 

 

Pomfret is  well  known as a des irable place to l ive and raise a fami ly with access to 
good schools,  pleasant neighborhoods with the “small  town appeal”  with abundant 
“open space and natural  resources” and beautiful  pastoral  v iews that make for the 
ideal  l i fe in the country.   The town is  well  s ituated just outside of Putnam with a 
densely developed downtown and a short distance from the similar land uses and 
density in Dayvi l le with many retai l ,  service and industria l  businesses serving as 
employment within an easy and short commute to either town.  Pomfret benefits 
from having al l  the necessary and desirable destinations close enough to enjoy 
without feel ing any negative impacts that could otherwise be associated with c loser 
proximity to such urban-l ike development.  As stated above, Pomfret is  not far from 
I395 in Putnam and has state routes 44, 97,  101 and 169 crossing through town 
connecting residents in both directions to more employment,  as well  as retai l  and 
service opportunit ies stretching from Providence, RI  and Hartford,  CT.  There are 
many reasons,  some of which are reflected in the survey results,  as to why people 
choose to locate in Pomfret or to remain here.  

 

 

  

(93 respondents) 

35.5%

47.3%

65.6%

65.6%

32.3%

18.3%

14.0%

20.4%

17.2%

2.2%

6.5%

0% 10% 20% 30% 40% 50% 60% 70%

Location / Commute

School System

Small Town Appeal

Open Space & Natural Resources

Safety

Proximity to Medical, Food & Other Needs

Close to Work

Family Ties

I Grew Up Here

Government / Quality of Services

Other

Reasons Why Respondents Moved to
/ Continue to Live in Pomfret

Country living is a 

chosen way of life. 
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(92 respondents) 

Yes
65%

No
10%

Maybe
25%

Respondents Plan to Remain 
in Current Residence into 

Retirement

Of the 93 respondents,  62.4% found the town to be affordable whi le 91 respondents 
were nearly evenly spl it  49.5% “Yes” to 50.6% “No” on the question of whether the 
town has the right mix  of housing affordabil i ty.    
 

 

 
62% of respondents felt their 
current home is affordable, 
while 65% plan to remain in 
their current home.  However, 
these results are in contrast to 
38% of respondents feeling it is 
very important to remain in 
town upon retirement, thus 
their plans may change 
according to their life 
circumstances.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

     
 
 
 

 

 

  

Yes
62%

No
12%

Not Sure
26%

If Remaining in Pomfret in 
Retirement, Is Current 

Home Affordable?

(82 respondents) 

(93 respondents) 

Very 
Important

38%

Somewhat 
Important

49%

Not that 
Important

13%

Importance of Remaining in 
Pomfret into Retirement
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In terms of perceived lack of 
affordability, 37% of 
respondents stated that 
housing affordability is an 
issue either for them or 
someone they know and 20% 
of respondents were not sure.  
29% of respondents stated 
they may consider moving to 
an area with a lower cost of 
living while 32.3% may move 
because maintaining their 
current home will be too 
expensive. 

 
 
 
 
 
 
 

(93 respondents) 

Yes
37%

No
43%

Not Sure
20%

"Is Housing Affordability an 
Issue for You Or Anyone You 

Know?"

(93 respondents) 

18.3%

18.3%

32.3%

21.5%

32.3%

29.0%

40.9%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Other

Wanting to be closer to family

Maintaining your current home will be too expensive

Wanting to live in a different climate

Looking for a home that will help you live
independently as you age

Looking for an area that has a lower cost of living

Looking for a different home size that meets your
needs

For Those Considering Moving, 
the Top Factors in the Decision Are:
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Survey Respondents’  Opinions on Affordabi l ity in Pomfret  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

(91 respondents) 
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$1,000 or less

"What would you consider a reasonable rent for a 1-
bedroom apartment in Pomfret?"
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According to survey 
results,  30.5% of 
respondents pay 30% or 
more of their  monthly  
income on housing costs,  
therefore per HUD 
definit ion, they are 
“Housing Cost Burdened”.  
Households must also 
manage other expenses 
including but not l imited 
to regularly occurr ing 
expenses such as phone 
bi l ls  and car payments,  
among many others ,  as 
well  as the occasional 
unexpected expense such 
as a medical  bi l l  or a 
repair to the home or 
automobile.   14.1% of 
respondents would not 
have the funds readi ly  
avai lable to cover an 
unexpected $750 expense.  

 

 

 

  

(92 respondents) 
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What is the approximate % of your monthly 
income that is dedicated for housing costs 
(including mortgage, rent, property taxes, 

utilities)?

(93 respondents) 

54.8%

31.2%

6.5%

2.2%

5.4%

0.0%

0% 10% 20% 30% 40% 50% 60%

It would not be a challenge to pay the expense

Fairly easy- pay the expense using cash, money currently in bank
account, or on credit card that I can pay in full each month

I could put it on  my credit card and pay off over time
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Other

Hypothetically, if you had an emergency expense of $750, how much 
of a challenge would it be to pay it off?
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(88 respondents) 
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"What Financial and/or Support Services Might You 
Need to Remain in Your Home?"

(93 respondents)    Note:  ‘Single Adults in Need’ to include those in recovery, veterans, survivors of domestic abuse, etc.) 
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G. Conclusion & Recommendations  
The Economic Planning & Development Commission should review this plan and 
consider the identif ied potent ial  opportunit ies for what may be most appropriate for 
Pomfret and share these conclusions with the Planning & Zoning Commission.  In 
order to balance the important and competing interests of maintaining a small  and 
rural  community with the need for increas ing the avai labi l ity  of affordable housing,  it  
makes the most sense to locate each use where the land and related support ive 
infrastructure exist .   With the affordable housing gap ident if ied as of 2019, there is  a 
need for more affordable and attainable housing units .   With the trend in population 
distr ibution, it  may make the greatest posit ive impact if  addit ional  housing fol lowing 
the recommendations l isted below are fol lowed, thereby al lowing for the 
development of more affordable as wel l  as attainable units.    

 

Ident ify New Opportunit ies for More Affordable and Attainable Housing 

1.  The town could consider building addit ional senior housing units.  
 

2.  The Town could al low the conversion of exist ing homes to duplexes with 
l itt le impact on the community and the streetscape.  
 

3.  The newest mult i- fami ly residential  development is  a condominium 
development bui lt  in 2003 with 6 units and the newest apartments in a 
mult i- family development were built  in 1997.  Consider ing there are two 
and three-family properties exist ing in town now, they could be al lowed 
again either with a Site Plan Review or Special  Permit.  
 

4.  Multi- family developments could include duplexes (unless a l lowed under a 
separate provis ion),  three and four-family or more units  per development.  

Note:   I f  a s ingle three or four-family were al lowed on a single  lot,  it  
wouldn’t  be a  large apartment complex and could st i l l  retain the 
appearance of a larger  older home that  was common at the turn of  the last  
century.  

5.  Condominium developments could be a l lowed which would provide savings 
due to the economy of scale with the sharing of the lot,  the septic  and well  
and some of the shared structural  e lements.   
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