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1. INTRODUCTION 

In 2017, the Connecticut legislature enacted Public Act 17-170, which required 
that every municipality in Connecticut develop an affordable housing plan that 
“shall specify how the municipality intends to increase the number of affordable 
housing developments in the municipality.”  This legislation, now codified as 
Section 8-30j of the Connecticut General Statutes, also required that this plan be 
updated at minimum every five years.   

 
The Planning & Zoning Commission of the Town of Thomaston, working with their 
Building & Land Use Department staff, has undertaken the work necessary to 
prepare a statutorily compliant Affordable Housing Plan.  It is the Commission’s 
intent to incorporate the findings and strategies from this document into their 
planned 2024 update of the Town’s Plan of Conservation & Development.  The 
goal of this document is to develop a strategy for meeting the existing and future 
housing needs of the residents of the Town of Thomaston. 

 
 

2. WHAT IS AFFORDABLE HOUSING? 
The term “affordable housing” is generally used to refer to housing which is 
priced so that persons and families pay thirty percent (30%) or less of their 
annual income on housing.  Under this definition, the following types of housing 
would be included:  

 
▪ market-rate housing which sells or rents at an affordable price (naturally 

occurring affordable housing); and  
▪ housing that is encumbered in some way so as to enable it to be sold or 

rented at affordable price levels. 
 

Some state statutes, such as Connecticut General Statutes §8-30g, only consider 
housing that is encumbered in some way so as to enable it to be sold or rented at 
affordable price levels.  Housing that meets this definition includes: 

 
▪ Governmentally assisted housing developments; 
▪ Rental units occupied by households receiving tenant rental assistance; 

Home is where one starts from. 
~ T. S. Eliot ~ 



4 
 

▪ Ownership units financed by Connecticut Housing Finance Authority (CHFA) 
mortgages or United States Department of Agriculture (USDA) mortgages 
for low/moderate income persons and families; and/or 

▪ Housing units subject to deed restrictions limiting the price to where 
persons or families earning eighty percent or less of the area median 
income pay thirty percent or less of their income for housing. 

 
For the purpose of this Affordable Housing Plan, the Commission is considering 
BOTH naturally occurring affordable housing and housing that is restricted to 
affordable price levels. 

 
 
 
 
 
 
 
 
3. PROCESS 

In August 2021, the Town of Thomaston applied for and received a grant from the 
State of Connecticut Department of Housing to assist with the creation of the 
Affordable Housing Plan (AHP).  Upon receiving the grant award, Building & Land 
Use staff, working with the Planning & Zoning Commission and the Board of 
Selectmen, entered into an agreement with the Naugatuck Valley Council of 
Governments (NVCOG) to provide necessary research assistance, gap analysis, 
education, and information sessions.   

 
Simultaneously, the Building & Land Use staff developed an online survey for the 
residents of Thomaston that was disseminated through an established business 
newsletter group, school parent email groups, contact with other Town boards 
and commissions, the Social Services Office, the Town website, and established 
social media groups for Thomaston residents. 

 
Work on the AHP began at the tail-end of the COVID-19 pandemic, which meant 
that much of the early work was accomplished remotely via virtual meetings.  The 
resident survey, its results, and research developed by the NVCOG remained 
available on the Building & Land Use page of the Town website throughout the 
process of plan development, and results were also shared through email, social 
media, and public presentations. 

Home is the nicest word there is. 
~ Laura Ingalls Wilder ~ 
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The Commission’s initial goal was to complete the APH by October 2022.  Due to 
turnover of consultant staff during the development process, as well as some 
unforeseen delays in the Building & Land Use Department, the work to complete 
the AHP took longer than was initially hoped.  As required by State Statute, the 
First Selectman and the Building & Land Use Department advised the State of 
Connecticut Office of Policy & Management of both their initial adoption date goal 
and of the subsequent revision to this estimate.   
 
While the planning process did take longer than initially anticipated, this 
additional time enabled further research into challenges local renters may be 
encountering post-pandemic and also gave the Building & Land Use Office the 
opportunity to work with Sustainable CT coaches to develop a “Renters 
Roundtable” discussion program that began in March 2023. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The ache for home lives in all of us, the safe place 
where we can go as we are and not be questioned. 

~ Maya Angelou ~ 
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4. KEY POINTS FROM DATA ANALYSIS 
The full results of the data analysis prepared by the Naugatuck Valley Council of 
Governments are located in the Appendix.  However, the following items are of 
particular note: 
 
A. Household Income, Housing Costs, & Cost-Burdened Households 

As noted in Section 3, housing which is priced so that persons and families 
earning eighty percent (80%) or less of the area median income pay thirty 
percent (30%) or less of their annual income on housing is considered 
“affordable” by the State.   
 
The data below shows the annual income and level of housing cost that 
would therefore constitute “affordable” for households of various sizes in 
the Town of Thomaston.  Bearing in mind that monthly housing cost is the 
total of rent/mortgage and all the utilities necessary to operate a safe and 
sanitary home, this data appears to indicate that it would not be hard for a 
sizable number of Thomaston residents to meet the threshold to be 
deemed cost burdened.  
 

Household Income - Thomaston* 

 1 Person 2 People 3 People 4 People 5 People 6 People 

80% of Area Median 
Income (2021) 

$55,950 $63,950 $71,950 $79,900 $86,300 $92,700 

Monthly Housing Costs (Rent/Mortgage + Utilities) 

30% of Income for a 
Household at 80% 
AMI (2021) 

$1398.75 $1598.75 $1798.75 $1997.50 $2157.50 $2317.50 

* FY 2021 Income Limits Documentation System, Thomaston, CT, US Dept. of Housing & Urban Development 

   
That interpretation appears to be confirmed by household income 
distribution data obtained from the U.S. Census Bureau’s American 
Community Survey.  While the most recent available data is from 2014-2018 
and therefore does not match the same time period above, the findings are 
still important.  The chart below shows the number of Thomaston residents 
at various income levels in relation to the U.S. Department of Housing & 
Urban Development’s Area Median Family Income (HAMFI); this 
information is further broken down between Thomaston owners and 
renters. 
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Thomaston Household Income Distribution 
2014-2018 

Income Distribution Overview Owner Renter Total 

Household Income less than or equal to 30% HAMFI 80 235 315 

Household income more than 30% but less than 50% HAMFI 205 150 355 

Household income more than 50% but less than 80% HAMFI 395 160 555 

Household income more than 80% but less than 100% HAMFI 445 90 535 

Household Income more than 100% HAMFI 1,260 120 1,380 

TOTAL: 2,380 750 3,135 
*Comprehensive Housing Affordability Strategy/American Community Survey 2014-2018, U.S. Census Bureau 

 
Data from the same time period shows that that many Thomaston owners 
and renters, but particularly renters, are cost-burdened. 

 
Cost-Burdened Households by HUD Area Median Family Income (HAMFI) 

Owners & Renters 
2014-2018 

Income by Cost Burden # with Cost Burden 
Greater than 30% 

# with Cost Burden 
Greater than 50% 

Total 

Household income less than or equal to 30% 260 180 315 

Household income more than 30% but less than 
or equal to 50% HAMFI 

260 100 355 

Household income more than 50% but less than 
or equal to 80% HAMFI 

210 55 555 

Household income more than 80% but less than 
or equal to 100% HAMFI 

110 0 535 

Household income more than 100% HAMFI 65 0 1,380 

TOTAL: 905 340 3,135 
*Comprehensive Housing Affordability Strategy/American Community Survey 2014-2018, U.S. Census Bureau 

   
The research from the NVCOG indicated that, as of most recent available 
information, thirty-nine percent (39%) of Thomaston households had a 
household income less than or equal to 80% of Area Median Income (AMI) 
and are within the income limits that could potentially qualify for some 
level of federal and/or state housing assistance program. 

 
  
 
 
 

Home is a name, a word, it is a strong one; 
stronger than any magician ever spoke… 

~ Charles Dickens ~ 
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B. Aging Town Population 
Consistent with trends in Litchfield County and throughout the State of 
Connecticut, the population of Thomaston overall appears to be aging.  
However, it is worthwhile to note that while town population has decreased 
somewhat, the decrease is at a lower rate than the rest of Litchfield County.
    

Thomaston Age Distribution 
2006-2020 

 2016-2020 2011-2015 2006-2010 

Total Population 7,558 7,736 7,873 

Under 5 years old 367 271 247 

5-9 years old 360 516 331 

10-14 years old 574 460 780 

15-19 years old 454 600 585 

20-24 years old 463 434 417 

25-34 years old 609 889 648 

35-44 years old 1,044 947 1,465 

45-54 years old 1,093 1,379 1,534 

55-59 years old 611 573 568 

60-64 years old 636 516 412 

65-74 years old 745 652 456 

75-84 years old 468 347 264 

85 years old & over 134 152 166 

Median Age (Years) 43.2 43.4 41.9 

   
For instance, the number of Thomaston residents between the ages of 75 
and 84 was 3.35% of the total population 2006-2010.  By the 2016-2020 
period, these residents comprised 6.19% of the town population – nearly 
doubling over ten years. 
 

 C. Insufficient Affordable Housing Stock to Meet Residents’ Needs 
While approximately 55% of resident survey respondents indicated that 
they believed existing housing options met residents’ current needs, fewer 
felt that existing options would meet residents’ needs in the future.  Most 
respondents indicated that the greatest needs were options for seniors as 
well as young families.  However, this perceived need comes at a time when 
Thomaston, like many other towns, has experienced a significant post-
COVID housing boom with properties under contract within days of first 
listing.  Housing values and prices have increased substantially throughout 
town.  This trend has continued even though interest rates have increased 
substantially. 
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 D. Limited Vacant but Buildable Properties Available for Development 
At 12 square miles, the Town of Thomaston is the 9th smallest town in the 
State of Connecticut by geographic area.  Of this area, a significant portion 
is owned by the United States of America (474.92 acres) and the State of 
Connecticut (796.63 acres).  Additionally, utilities such as Connecticut 
Water Company and Connecticut Light & Power Company own 43.47 acres 
and 46.49 acres respectively.  Most of this acreage is reserved as a part of 
a network of flood protection dams.  However, a significant amount of this 
acreage is also entirely undeveloped and in areas of the town that would 
otherwise be residentially zoned.  Combined, these government- and 
utility-owned properties comprise 2.12 square miles of Thomaston, 
rendering approximately 17.6% of the Town of Thomaston’s limited 
acreage unusable for housing development. 
 
Much of the remaining acreage has already been built out; of those parcels 
that are still vacant, many have issues such as ledge, wetlands, and/or steep 
slopes that make any type of housing construction challenging and cost-
intensive.  While the Town of Thomaston does have an extensive sewer 
system, it is not available in all areas of the town.  For instance, the 
Naugatuck River running north to south along the eastern side of the town 
poses a barrier to sewer line expansion in the eastern third of the town, an 
area where many of the undeveloped, otherwise buildable parcels are 
located.   
 
Where there are undeveloped parcels closer to the town center and along 
the sewer line, a significant challenge exists regarding the capacity of 
existing sewer lines and the sewer plant at large.  There are currently sewer 
lines in town that are at full capacity.  The Town of Thomaston’s 2014 Plan 
of Conservation & Development stated that, at that time, the sewer plant 
was operating at approximately 65% of its capacity.  In the intervening 
years, there have been several additional connections of new houses, new 
accessory apartments, numerous new units in a senior housing community, 
several large manufacturers required to connect by the Department of 
Energy & Environmental Protection (DEEP), as well as the recent 
construction of DEEP offices on the Black Rock State Park property in 
Watertown, CT.  With all these new connections, it is not unreasonable to 
assume that the Thomaston sewer plant is much closer to full capacity than 
it was in 2014.   
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Bringing this information together, the small geographic area of the town, 
further limited by nearly 20% of the town protected from and ineligible 
for housing development, means that without expansion of the town’s 
sewer plant as well as upgrades to existing sewer lines, the viable options 
for locations of new affordable housing construction – particularly high 
density - are very limited.   

 
E. Thomaston Current Status with State Affordable Housing Goals & 

Vulnerability to Affordable Housing Appeals 
 

2022 Affordable Housing Appeals List – Town of Thomaston* 

2010 
Census 
 
 

2022 
Gov. 

Assisted 

2022 Tenant 
Rental 

Assistance 

2022 Single Family 
CHFA/USDA 
Mortgages 

2022 Deed 
Restricted 

Units 

2022 
Total 

Assisted 
Units 

2022 
Percent 

Affordable 

3276 104 6 95 0 205 6.26% 
*2022 Affordable Housing Appeals List, Connecticut Department of Housing 

 
With 6.29% of all housing units considered affordable, Thomaston is in 
better shape than most other towns in Litchfield County.  Of the county’s 
26 towns, only Torrington, Winchester, North Canaan, and Plymouth have 
higher percentages than Thomaston.  However, with a goal of reaching 
affordability for at least 10% of the town’s housing stock, Thomaston must 
look for ways to increase affordable units by at least 3.74%, which is at least 
123 units, either by the creation of new units or the conversion of existing 
units.   
 
Given the limitations cited in Item D above, there will likely be limited 
opportunities for large-scale projects to reach this goal.  To that end, the 
Town will likely want to consider a wide selection of other methods that 
may not individually achieve this increase, but when taken together should 
help bridge the gap. 

 
 
 
 
 
 
 
 
 
 

The sun at home warms better than the sun 
elsewhere. 

~ Albanian Proverb ~ 
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5. OPPORTUNITIES TO IMPROVE ACCESS TO AFFORDABLE HOUSING 
A. Inform & Educate the Community about Affordable Housing Issues 

On the resident survey, 44.98% of respondents were opposed to 
“affordable housing” and 50.2% expressed the belief that increasing 
housing options would negatively affect the town.  At the same time, 50% 
articulated a need to expand senior housing; 46.4% felt more housing 
options were needed for young adults just getting started.  It appears that 
there is a disconnect between perception and reality regarding the term 
“affordable housing.” Therefore, a key takeaway from the survey is 
that the Town and its community partners need to provide more 
accurate information to Town residents about what affordable 
housing is and what it is NOT.  
 
At the same time, a review of the Town’s website revealed that, 
unfortunately, there is not sufficient information available to help existing 
and potential residents find the resources they need to identify their 
housing options.  While the Thomaston Housing Authority does have a page 
on the website, the page has no links to resources, no contact information, 
and no procedures and/or applications that a potential renter would expect 
to see there.  Additionally, while the website contains helpful links for new 
businesses, it does not contain any information that would be helpful to 
attract new homeowners. 
 
Anecdotally, several Town staff members have had occasion to deal with 
residents in unstable rental circumstances who are unsure what, if any 
resources are available to assist them in addressing their situation.  The 
number of these complaints has perceptibly increased in the years after the 
COVID-19 pandemic.  A small but significant number of survey respondents 
indicated that they were currently dealing with a housing situation about 
which they wanted contact with Town staff.  While there are many 
resources available for renters in uncertain situations and a knowledgeable 
Social Services staff in Town Hall, it may make sense to ensure additional 
Town staff are trained to provide at least some basic information to 
residents with whom they come in contact.  Events designed to provide 
information to Town residents in rental units could also be beneficial. 
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B. Seek Opportunities to Address Zoning Regulations  

As a part of the AHP process, the planning staff at the Naugatuck Valley 
Council of Governments reviewed the Thomaston Zoning Regulations and 
provided a variety of suggestions for the Commission’s consideration to 
enable construction and/or conversions that could provide additional 
housing options to Town residents.   
 
Some of the suggestions are as simple as adding pertinent housing-related 
definitions to the Zoning Regulations.  Other suggestions will require more 
in-depth study by the Commission in order to determine whether they will 
work for the Town of Thomaston; as a part of this study, input from other 
Town commissions and staff will also be necessary in order to fully consider 
the ramifications of these options. 
 
One of the most readily obvious items for consideration is amendment of 
the existing Multiple Dwelling Unit regulations in Section 13.2.  The 
regulation was created many years ago, and only permits multi-family units 
in the RA-15 Zone on properties of 10 acres or greater.  The Town of 
Thomaston has very real limitations in terms of buildable land and sewer 
capacity that must be adequately addressed in any new regulation the 
P&Z adopts; however, it is worth considering whether lowering the 
minimum acreage requirement is feasible. 
 
Given the Town’s desire to revitalize the Downtown Development District 
and the Economic Development Commission’s efforts to assist Main Street 
businesses, it makes sense to encourage additional housing options close 
to the Town Center.  To that end, other possibilities worthy of consideration 
are amendments that permit mixed-use residential by site plan approval 
and mixed-use residential infill of existing vacant downtown spaces. 
 
Should the Commission decide to move forward with any of these 
suggestions, the Commission would be required to follow statutory 
requirements for zoning text amendments, which includes a mandatory 

Home is a shelter from storms – all sorts of 
storms. 

~ William J. Bennett ~ 
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public hearing and notification of the Naugatuck Valley Council of 
Governments.  Thomaston residents would have the opportunity to review 
any such text amendment proposals and give their opinion at the public 
hearing. 
 

 
 
 
 
 
 
 

 
 
C. Ensure Existing Housing Stock is Safe & Code-Compliant 

Thomaston has many existing rental apartments and houses, and the 
Commission feels it is important to ensure that these units remain safe and 
code-compliant parts of the Town’s housing stock.  While the vast majority 
of these units are safe and attractive, as noted in Section 5A above, Town 
staff has met with tenants with legitimate concerns about their rental units. 
 
As a part of the research and development of this plan, Town staff spoke 
with the Partnership for Strong Communities, who noted that 25-30% of 
Thomaston’s population live in residences that they rent.  This percentage 
is much higher than many other Connecticut towns a population size 
comparable to Thomaston.  In fact, this percentage is similar to many larger 
towns with much more sizable populations, such as West Hartford. 
 
To ensure that all Thomaston residents -- owners and renters -- enjoy the 
comfort and safety of a code-compliant home, the Town of Thomaston may 
wish to consider the creation of a Housing Code Ordinance.  State Building 
Code contains requirements for new construction and alterations; 
however, once the work is completed there is usually no further inspection.  
Many Connecticut towns, especially those with as many renters as 
Thomaston currently has, have such an ordinance, the contents of which 
usually list the basic minimums all rental units are expected to provide.  At 
minimum, such an ordinance could require inspection and issuance of a 
Certificate of Rental Occupancy prior to new tenant occupancy. 
 

A man travels the world over in search of what 
he needs and returns home to find it. 

~ George Moore ~ 
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Additionally, many landlords want to make necessary safety and aesthetic 
improvements to their units but are unable to due to inflation and ever-
increasing construction costs.  Recognizing that these improvements help 
tenants, landlords, and the Town at large, the Commission feels it is 
worthwhile to research and consider the possibility of developing a Town-
based Residential Improvement Fund to facilitate improvements to rental 
properties serving predominantly low- to middle-income residents. 
 
Lastly, the Commission feels it is imperative for the Town to strategize and 
prepare for future grant opportunities that would benefit affordable 
housing initiatives, façade improvements, homeowner improvements, and 
the like.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Mid pleasures and palaces though we may roam, 
Be it ever so humble, there’s no place like home. 

~ John Howard Payne ~ 
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6. IMPLEMENTATION 
 

  Inform & Educate the Community about Affordable Housing Issues 

1. Populate the Thomaston Housing Authority page on the Town of Thomaston website 
with information regarding housing opportunities, link to United Way of CT’s Housing 
Choice Voucher Program Wait List, and contact information for further assistance. 

THA 
SSD 
TS 

2. Establish a page on the Town of Thomaston website pertaining to Home Ownership with 
links to additional organizations and resources such as CT Housing Finance Authority’s 
Homebuyer Mortgage Programs. 

BOS 
LUA 
TS 
CP 

3. Provide training opportunities to pertinent Town Staff and Commission members 
regarding housing-related topics. 

BOS 
LUA 

4. Partner with CHFA and relevant housing-based organizations to hold educational 
programming for Town residents, such as a “Renters Roundtable” and programming for 
first-time homebuyers. 

THA 
LUA 
CP 

   
   
   
   

 

Seek Opportunities to Address Zoning Regulations 

1. Add Affordable Housing Related Definitions to Section 2. P&Z 
LUA 

2. Consider Creation of an Overlay Zone for Two (2) and/or Three (3) Family Dwelling Unit 
Developments in the RA-80 and/or RA-80A Zones where the necessary water and sewer 
service are available in sufficient capacity. 

P&Z 
LUA 
WPCA 

3. Consider Amendment of the Multifamily Dwelling Unit Regulations (Reduction of 
Required Acreage, Reduction of Level of Commission Oversite from Special Permit to Site 
Plan Review, Etc.) 

P&Z 
LUA 

4. Consider Adoption of Incentive Housing Zone and/or Affordable Housing Development 
Overlay Zone where developers receive incentives such as reduced acreage 
requirements, increased density per acre, reduced parking requirements for 
development projects that meet required setbacks, design guidelines, etc. 

P&Z 
LUA 

5. Consider Amendment of the Mixed-Use Development Regulations (Reduction of 
Commission Oversite from Special Permit to Site Plan Review) 

P&Z 
LUA 
EDC 
TCC 

6. Consider Adoption of Affordable Housing Mixed Use Development Overlay in General 
Commercial Zone. 

P&Z 
LUA 
EDC 
TCC 

7. Consider Adoption of Inclusionary Zoning language. P&Z 
LUA 

8. Consider Adoption of Language to Promote Residential Infill. P&Z 
LUA 
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Ensure Existing Housing Stock is Safe & Code-Compliant 

1. Explore the creation of Housing Code Ordinance, including at minimum the requirement 
for inspection and issuance of Certificate of Rental Occupancy prior to new tenant 
occupancy. 

BO/FM 
BOS 
LUA 

2. Research and consider the possibility of developing a Town-based Residential 
Improvement Fund to facilitate improvements to rental properties serving 
predominantly low- to middle-income residents. 

BOS 
LUA 
SSD 

3. Strategize and prepare for future Community Development Block – Small Cities Grant 
Opportunities. 

BOS 
LUA 

 
 
 

Legend 
(Red = Lead; Black = Partners) 

Planning & Zoning Commission P&Z 

Land Use Administrator LUA 

Building Official BO 

Board of Selectmen BOS 

Water Pollution Control Authority WPCA 

Economic Development Commission EDC 

Town Center Committee TCC 

Thomaston Housing Authority THA 

Social Services Department SSD 

Fire Marshal FM 

Town Staff TS 

Community Partners CP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Peace, like charity, begins at home. 
~ Franklin D. Roosevelt ~ 
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7. APPENDIX 
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