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Jocelyn Ayer
August 7, 2009

Re:

Preliminary Site Feasibility: Beach Street Site

Overview
Northwestern Connecticut Regional Planning Collaborative staff has prepared a preliminary
feasibility evaluation of Incentive Housing Development on property located on Beach Street in
Goshen (Tax Assessor’s MBL 5/6/5). This memo summarizes our initial findings.
This feasibility analysis was completed under the Town of Goshen’s Housing for Economic
Growth program grant (also known as Incentive Housing Zone Program – “IHZ”). The overall
purpose of this grant is to identify locations in Goshen where housing meeting the standards of
the IHZ program, including affordability requirements, could be accommodated. The adoption
of an Incentive Housing Overlay Zone, as authorized by Connecticut General Statutes Chapter
124b, would allow such housing in specified areas as of right (instead of through a special permit
process), with design guidelines to ensure compatibility with the surrounding neighborhoods.
Background
The Beach Street site offers an opportunity for housing to meet identified needs for more
affordable housing in the Town of Goshen. Although the site is outside of the Goshen rural
community center, as identified on the State Plan Locational Guide Map, it does have direct
access to an existing sewer system and is directly across the street from a Town park. As such, it
should satisfy the statutory guideline that IHZ sites are in an area that “because of existing,
planned or proposed infrastructure, transportation access or underutilized facilities or location,
is suitable for development as an incentive housing zone.”
Due to the existing vegetation on the site, particularly the wooded area that separates the
potential development site from the road and adjoining parcels (see Fig. 3), housing
development could have little or no visual impact from the major abutting roads or neighboring
properties and would fit nicely into the existing neighborhood. As provided by the IHZ program,
design guidelines could ensure that an Incentive Housing Development (“IHD”) would be
compatible with the surrounding neighborhood.
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The property owner has previously prepared site evaluations and conceptual development plans
based on a sewer connection permit authorizing 31 hook-ups to the Woodridge Lake Sewer
District Sewerage System (Att. 1). Documentation includes partial delineation of wetlands soils
and a site visit by a soils scientist approximated the balance of the wetlands boundaries for the
purposes of estimating buildable area, as defined by the IHZ program. Based on this
assessment, it appears feasible to develop 30 dwelling units at a residential density of 6 duplex
units per developable acre.
IHZ Requirements
The site is within a Residential – Agricultural Zone RA-1 (see Fig 2), which requires a minimum
lot size of one acre, or a density of one dwelling unit per acre; therefore, to comport with the
requirements of the IHZ program, development of the site would need a density of at least 1.25
dwelling units per acre (CGS §8-13n(4)). However, this requirement is made moot by the
minimum density requirement for an IHZ.
Privately developed projects in an IHZ must provide density of 6 units per acre for single family
development, 10 units per acre for duplex development, or 20 units per acre for multifamily
development. In towns with population under 5000, if approved by the Office of Policy and
Management, densities may be reduced to 4 units per acre for single family development, 6
units per acre for townhouse development, or 10 units per acre for multifamily development.
Since the site development is limited by the available sewer capacity, as discussed below, a
waiver to the lower density standards should be considered possible.
Existing density in the area varies, with lots within the adjoining Woodridge Lake development
generally under one acre (WL zoning standards require 35,000 s.f. per lot), lots along Beach
Street from 1.5 to over 2 acres (RA-1 zoning standards require 1 acre lots), and lots along one
segment of Benjamin Trail ranging from 0.16 to 0.85 (see Figure 3). Note that the Benjamin Trail
lots are presumably non-conforming since the RA-2 zone requires 2 acres per lot.
The property owner has previously identified and surveyed wetlands soils on portions of the
site. Additionally, the attached report prepared by Sean Hayden of the Northwest Conservation
District delineates the approximate wetlands areas based on his site visit and soils inspections
(see Att. 2). Based on review of these wetlands delineations, approximately 4 to 5 of the 8.26
acres could be considered developable by definition in CGS §8-13m. To meet the reduced
density requirements, a site with 5 buildable acres would require 20 single family, or 30 duplex,
or 40 multifamily dwelling units, as these terms are defined by CGS § 8-13m.
Because the sewer permit limits development to a total of 31 units, only single family or duplex
development could meet the minimum density requirement on this site. The sketch plan
previously prepared by the property owner shows 30 dwelling units meeting the definition of
duplex in CGS §8-13m organized in 5 buildings. We have requested a copy of that sketch plan.
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The IHZ program requires that “not less than twenty per cent of the dwelling units will be
conveyed subject to an incentive housing restriction requiring that, for at least thirty years after
the initial occupancy of the development, such dwelling units shall be sold or rented at, or
below, prices which will preserve the units as housing for which persons pay thirty per cent or
less of their annual income, where such income is less than or equal to eighty per cent or less of
the median income.” A privately developed IHD at this site could result in at least 6 affordable
units. It should be expected that the balance of the units would also be priced at below current
market rates, even if not meeting the affordability criteria of the IHZ program.
Next Steps
The Advisory Group should decide if the site should be recommended for IHZ designation to the
Goshen Planning and Zoning Commission. If so, the Group should discuss the nature of
appropriate design guidelines to ensure development compatibility with the surrounding
neighborhood and mitigation of any potential health, safety, or convenience issues. Such
conceptual guidelines would also be provided to the Commission.
If the Commission concurs, draft regulations, including design guidelines, a housing plan for the
site, and an incentive housing restriction and administration plan would be prepared and
submitted to the State Office of Policy and Management for a determination of eligibility as an
IHZ.
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Fig 1: Tax Assessor’s Map

Project Site

Fig 2: Zoning Map Excerpt
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Fig. 3: Aerial Photos

Beach St.

Town Park/Camp

Woodridge Lake
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Att. 1: Beach St. Site Sewer Permit

Att. 2: Wetlands Report

1185 New Litchfield Street, Torrington, CT 06790
Phone (860) 626-7222, Fax (860) 626-8833, e-mail - seanhayden@conservect.org
August 4, 2009
Christopher S. Wood, AICP
Northwestern Connecticut Regional Planning Collaborative
6 Orton Lane
Woodbury, CT 06798
www.nwctplanning.org
Re: Letter of Agreement to identify additional wetland areas on property known as the Chris Wright
Parcel on Beach Street, Goshen.
Dear Chris,
As requested I have visited the site described above for the purpose of locating wetland soils not
already identified during a previous wetland delineation investigation and not rendered on the
Department of Agriculture Unified National Soil Survey maps. Specifically, I investigated an area
between a rubble & stone wall and the southern property boundary. Wetland soils were previously
delineated north of the rubble & stone wall. During my site visit on July 10, 2009 I did identify
additional wetland soil areas on the south side of the property (see attached Sketched Map). The
wetland area extends to the south property border on the front half of the parcel and there is upland
soils that extend to the south property border on the back half of the property (see attached Sketch
Map). Approximately half the property is wetland soils and half is upland soils. If there is additional
environmental information needed to assess this property for the implementation of an Incentive
Housing Zone please do not hesitate to contact me.
Sincerely,

Sean Hayden
Certified Soil Scientist - (Society of Soil Scientist of Southern New England)
Certified Wetlands Soil Delineator - (Army Corps of Engineers, 1987 Method)
Certified Professional in Erosion and Sediment Control - (CPESC # - 2181)
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