Simsbury IHOZ Study

POSSIBLE REGULATORY CONCEPTS

Overview

The Town of Simsbury received a grant from the State of Connecticut — Office of Policy
and Management to evaluate the potential for establishing an “Incentive Housing
Overlay Zone” (IHOZ) concept within the Town of Simsbury.

An IHOZ is a special type of zoning designation in Connecticut which allows higher
density residential developments through an administrative approval process (such as
site plan approval) provided that at least 20 percent of the housing units are deed-
restricted to sell or rent at prices which make those units affordable to people earning
80 percent or less of the area median income. The program parameters are codified in
Section 8-13m of the Connecticut General Statutes.

As part of the first phase of the IHOZ evaluation, the Zoning Commission evaluated a
number of sites and identified four (4) areas as potential locations for an IHOZ:

e  Tariffville Mill
e  Firetown Road at Plank Hill Road
e  CLP Property (Hopmeadow Street)

e  Simsbury Center

A number of concerns were expressed during this phase of the process regarding the
potential implications of such a zoning designation at these sites.

In the second part of the IHOZ evaluation, the Zoning Commission reviewed how other
Connecticut municipalities have evaluated and/or implemented the IHOZ approach and
decided that they supported the overall State objectives in terms of providing for
housing options within the community but that:

1. The Zoning Commission was not comfortable with an administrative approval
process (such as site plan approval). The Commission felt more comfortable
with a special permit process or a zone change process even if that would mean
that Simsbury would not be eligible to receive zone adoption or other
payments which might be made available by the State of Connecticut.

2. The Zoning Commission was comfortable that the Design Review Board would
be an effective advocate for ensuring appropriate design as part of any such
housing proposal.

The Commission requested additional information regarding potential approaches.



Recommended Approach

Adopt a New Zoning Tool

Based on a review of the Zoning Regulations, it is recommended that the Zoning
Commission consider adopting a new zoning designation to encourage the development
of housing opportunities within Simsbury. The possible language of that regulation is
presented on the following pages.

So that the zoning designation has the maximum utility in different zoning districts, it is
recommended that the Zoning Commission establish an overlay zone which allows
housing through a Special Permit approval process and which:

e the Zoning Commission can establish at locations it feels have potential for the
creation of housing opportunities,

e the Planning Commission can recommend in the Plan of Conservation and
Development for locations it feels have potential for the creation of housing
opportunities, and

e  Property owners can apply for a zone change to site the overlay zone in a
location they feel has potential for the creation of housing opportunities.

Leave The PAD Regulation Intact

The Planned Area Development regulation (Section 10.L.) was reviewed to see if it might
be desirable to modify that regulation to provide for additional housing choices. This
approach was considered by the Zoning Commission to have merit since any
development plan would only be approved through a zone change process (the
property would be rezoned to PAD #1, for example) and this would give the Commission
a great deal of discretion over potential development proposals.

However, while it seems possible for the PAD regulation to be used to create a housing
development, the main intent seems to be to provide for “mixed use” developments.
Modifying this regulation to allow for housing developments might unnecessarily
complicate this zoning tool.

As a result, the recommendation at this time is to leave the PAD regulation intact.




Possible Regulatory Language

Adopt new Section 10.M as follows:

Section 10.M — Workforce Housing Overlay Zone (WHOZ)

10.M.1 Purpose.

The Workforce Housing Overlay Zone (WHOZ) is intended to create additional housing
opportunities within Simsbury while promoting the appropriate development of
Simsbury’s historic Town center and other areas of the community.

10.M.2 Nature of Zone.

The WHOZ exists in addition to the current (underlying) zone for the property.
2. The WHOZ enables a property owner to apply for approval of a development using
the provisions of this Section instead of those for the underlying zone.

3. The provisions of the WHOZ are not mandatory for existing uses or new
development in the underlying zone. A property owner would voluntarily choose to
comply with these provisions when or if new workforce housing is proposed.

4. Inthe event any conflict between the provisions of this Section and any other
Section of the Regulations related to the development of workforce housing as
provided herein, the provisions of this Section shall control.

10.M.3 Description of Sub-Districts.

The Commission could
adopt one or more of
these five (5) options

Due to the diversity of desired development patterns in different parts of Simsbury, the
Workforce Housing Overlay Zone consists of five (5) different sub-districts as reflected
on the zoning map:

1. Mixed Use (WHOZ-MU) —Simsbury Center and other areas with potential for
development with mixed use developments and/or buildings.

2.  Multi-Family (WHOZ-MF) —existing mill buildings and other areas with potential for
development with multi-family housing.

3. Townhouse (WHOZ-TH) —areas with potential for residential townhouse
development (a residential building consisting of three or more attached units in
which each unit shares a wall extending from foundation to roof with the adjacent
unit(s) and has exterior walls on at least two sides).

4. Duplex (WHOZ-DX) —areas with potential for development with duplex housing
units designed to be compatible with single-family units in adjacent residential
neighborhoods.

5. Single Family (WHOZ-SF) —areas with potential for development with single-family
units compatible with adjacent residential neighborhoods.



10.M.4 Permitted Principal Uses.

The following uses are permitted in the various sub-districts subject to granting of a
Special Permit by the Planning and Zoning Commission:

The Commission could
adopt one or more of
these five (5) options
and can modify these
densities based on local
parameters

~

1.

~

Mixed Use

Mixed use development and/or mixed use buildings as defined
in Section 10.L.2 with a residential density at up to 20 units /
acre of site area (not including any area designated as wetland,
watercourse, slopes greater than 25 percent, or 100-year
floodplain).

Uses and structures accessory thereto.

Multi-Family

Multi-family residential development at up to 20 units / acre of
site area (not including any area designated as wetland,
watercourse, slopes greater than 25 percent, or 100-year
floodplain).

Uses and structures accessory thereto.

Townhouse

Townhouse residential development at up to 10 units / acre of
site area (not including any area designated as wetland,
watercourse, slopes greater than 25 percent, or 100-year
floodplain).

Uses and structures accessory thereto.

Duplex

Duplex residential development (two-unit buildings) at up to 10
units / acre of site area (not including any area designated as
wetland, watercourse, slopes greater than 25 percent, or 100-
year floodplain).

Uses and structures accessory thereto.

Single
Family

Single family residential development at up to 6 units / acre of
site area (not including any area designated as wetland,
watercourse, slopes greater than 25 percent, or 100-year
floodplain).

Uses and structures accessory thereto.




10.M.5 Dimensional Standards.

The dimensional standards of the underlying zone shall continue to apply except that
the Zoning Commission may, through granting of a separate Special Permit, modify any
dimensional standard in order to:

1. Facilitate the creation of workforce housing.

Address on-site constraints or protect important resources.

In exchange for the
development of
workforce housing, the
Commission can modify
any dimensional
standard

2
3. Enhance the development and/or surrounding neighborhoods.
4

Be consistent with the setbacks of nearby buildings.

10.M.6 Housing Affordability Requirements

1. At least twenty percent (20%) of all dwelling units constructed in a development
approved under this Section of the Regulations shall be deed-restricted to be

~

A greater percentage of
units may be required to
be affordable

affordable to and occupied by households earning 80 percent or less of the area
median income for Simsbury, as determined and reported by the United States
Department of Housing and Urban Development (HUD).

2.  When a calculation performed under this subsection results in a number that

A lower income
threshold may be
established

includes a fraction, the fraction shall be rounded up to the next higher whole
number.

3. Each such affordable unit shall be subject to a housing restriction acceptable to the
Town Attorney and the Commission, which shall be recorded on the Simsbury Land
Records and shall, at a minimum, include the following:

a. Anidentification of the affordable housing units within the development.

b. Arequirement that such affordable unit shall only be occupied by a
household earning 80 percent or less of the area median income for
Simsbury, as determined and reported by the United States Department of
Housing and Urban Development (HUD).

c. Astatement of whether the affordable units will, at the time of initial
occupancy, be rented or owner-occupied.

d. A statement of the method for determining the rental rate or sale price or

resale price of an affordable housing unit at any point in time.

e. A statement that the term of the deed restriction for each affordable unit
shall be a minimum of thirty (30) years from the date of first occupancy of
that affordable unit.

A longer term may be
established (even in
perpetuity)

4. The applicant shall prepare and submit a final “Housing Affordability Plan” in
accordance with CGS § 8-30g, section 8-30g-1 et seq. of the Regulations of
Connecticut State Agencies and the “Housing Affordability Plan Requirements” as
adopted by the policy of the Commission and as the same may be amended from
time to time, including:

a. The name and address of the proposed administrator of the deed
restricted affordable units.

b. Provision that the proposed administrator shall file an annual report to the
Commission, in a form specified by the Commission, certifying compliance
with the provisions of this Section.




The Commission should
review these parking
requirements to provide
enough parking (but not
too much)

10.M.7 Additional Provisions.

1. All developments approved under this Section shall be served by public water and
public sewer.

2. Unless otherwise approved by the Commission, any development approved under
this Section shall provide for off-street parking as follows :

a. Mixed use development - 1.5 spaces/dwelling unit

b. Multi-family development - 1.75 spaces/dwelling unit
c. Townhouse development - 2 spaces/dwelling unit

d. Duplex development - 2 spaces/dwelling unit

e. Single family development - 2 spaces/dwelling unit

3. Any developments proposed under this Section shall, unless modified by the
Commission, construct or improve the sidewalks abutting the project site in order
to enhance the pedestrian nature and character of the village center area.

10.M.8 Building Design and Construction Guidelines

Since design of buildings and sites is an important part of integrating workforce housing
at permissible densities into the community, all development in the WHOZ shall be
referred to the Design Review Board and it is expressly stated that the quality of the
overall design of any development will be an important consideration as part of the
granting of any Special Permit.

1. Overall Character

a.

Proposed development projects should enhance the overall flavor of a historic
New England community and, where appropriate, complement the scale and
architecture of adjacent buildings.

The design guidelines established by the Design Review Board shall be used as
a reference for desirable characteristics of buildings and sites.

2. Building Placement

a.

In general, new buildings shall be placed near to the public street and shall be
oriented with the main fagade parallel to the public street in order to
strengthen the overall streetscape. The Commission may modify or waive this
requirement when the applicant demonstrates that a greater setback or
alternative orientation will enhance the overall flavor of a historic New England
community and/or allow for the creation of a public amenity (such as a wider
sidewalk, a public seating area, etc.).

Off-street parking and loading shall not be located between buildings and a
public street unless approved by the Commission and any parking area visible
from a public street or public sidewalk, shall be screened with landscaping,
walls, fencing, or combination thereof.



Building Mass

a. Monolithic building forms shall be avoided through the use of variations in wall
placement, color, texture and/or material and variations in the height of
buildings or use of architectural features such as balconies, cornices, step-
backs, or other articulating features.

Exterior Materials and Colors

a. Exterior building materials and their placement on a building shall be consistent
with the overall flavor of a historic New England community.

Doorways and Windows

a. In mixed use and multi-family developments, recessed doorways are preferred.
Where a recessed doorway is not used, an awning or similar architectural
overhang is encouraged. Adequate lighting for the doorway shall be
incorporated into the design of the doorway.

b. Windows should be taller than they are wide and windows on upper floors
should not be larger than windows on lower floors.

c. Windows should be inset from the exterior wall surface and shall have visually
prominent sills, lintels, or other forms of architectural detailing to add visual
relief to the wall.

Roofs and Mechanical Equipment

a. Roof forms should be appropriate for a historic New England community and
complement the principal building in terms of style, detailing, and materials.

b. Roof overhangs (eaves and cornices) should be a minimum of two feet (2’).

c. Any mechanical equipment shall be screened from public view using
landscaping, walls, fencing, parapets or other architectural elements, or
combination thereof.



Possible Zone Locations

Overall Map Of Potential WHOZ Locations
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Tariffville Mill (possible WHOZ-MF?)
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CLP Property (possible WHOZ-TH for some area?)
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