
Work Session Questions, July 11, 2018 Housing and Equity Work Session 

Setting Goals 

1. What does your Sustainability Team define as the three most important equitable community 

outcomes related to understanding your community’s housing needs (include possible community 

indicators that measure these outcomes)? 

1. Balance housing options throughout the City 

2. Fair housing 

3. Transparency 

 

Analyzing Data 

Analyzing the data provided in your Partnership for Strong Communities Housing Data Profile and other 

relevant data sources, please answer the questions below. 

2. Define diversity within your community. Specifically, what are the demographics of the target 

groups or those living, working, or socializing in your community? (For example, race, ethnicity, age, 

gender, physical disability, retired/working, vehicle/commuting needs, shift worker, dependents/not, 

homeowner/renter, income level, other). 

The U.S. Census defines diversity as, "All of the ways in which we differ.  Among these dimensions are 

age, gender, mental/physical abilities and characteristics, race, ethnic heritage, sexual orientation, 

communications style, organizational role and level, first language, religion, income, work experience, 

military experience, geographic location, education, work style, and family status."  

Demographically, New London is distinguished from other municipalities by its diversity. New London 

has the highest percentage of nonwhite residents in Southeastern Connecticut at 53%, which also 

exceeds the state average of 31%. The median age in New London is 30.7 which is 9.7 years younger 

than the State average. The median income in New London is $36,250 which ranks New London in 168th 

place among Connecticut's 169 municipalities for having one of the lowest median incomes. The average 

homeowner household in New London has a median income of $63,951. The median income for a 

renter household is $22,454 which is 33% less than the median income of all households. Renter’s live in 

88% of New London’s 6,849 multifamily homes, and owners occupy 75% of its 3,887 single-family 

homes. More people commute into New London from surrounding towns than the amount of New 

London residents that commute out of town. 

 

3. Which geographic areas/neighborhoods in your community most require an understanding/analysis 

of housing needs? 

Southeastern New London requires more understanding and analysis of housing needs. 

 

4. What additional data would be helpful in analyzing your community's housing needs and their 

impacts on equity and how can you obtain it? 



 Barriers to homeownership 

o Why is renting more expensive than a mortgage in some circumstances? 

o Demographics for homeownership. Want to know homeownership by race to address 

racial bias 

 How can New London accommodate the aging population? 

o ADA standards 

 Out-of-town ownership 

o Are landlords who reside in other towns/cities renting in New London? 

o Are they taking proper care of their rented properties and adequately meeting the 

needs of renters? 

o Some possible solutions to this is to create a landlord database and to create a tax for 

out-of-town residence- having both would be revenue generating and create 

transparency 

 

5. Overall, how do you view the age, income, racial, ethnic and other demographic indicators of your 

municipality? Please compare your assessment of your municipality with surrounding municipalities, 

your region, and state overall. 

New London is projected to see a 7% rise in the school-age population between 2020 and 2030. New 

London is one of 48 counties that will see this rise and many municipalities are expected to see declines 

of 15% of the school-age population. New London is also expected to see a 15% rise in the 65+ 

population. Like New London, Groton is also expected to see a rise in their school-age population. 

Groton's rise is lower than New London's, at only 1%. Groton will also see a rise in their 65+ population, 

which is expected to increase 11% from 2020-2030. Waterford on the other hand is expected to 

experience a decrease of 11% in their school-age population and an increase of about 10% in their 65+ 

population between 2020 and 2030. 

The median age for those living in New London is 30.7. This is 9.7 years younger than Connecticut’s 

median age of 40.4. Groton's median age is 33.8 years old, which is 6.6 younger than the State average 

and 3.1 years older than New London's average. Waterford's median age is 47.4 years old which is 7 

years older than the State average and 16.7 years older than New London's average. 

In 2015, the median income in New London was $36,250. This number is 45% less than New London 

County’s median income of $66,233 and 48% less than Connecticut’s median income of $70,331. 

Compared to municipalities around it, Groton and Waterford's median incomes are higher. Groton has a 

median income of $62,137 which is still less than the State's median income. Waterford on the other 

hand has a median income of $75,956 which is more than twice as much as the median income in New 

London and also exceeds the State and County median income. 

In New London, 53% of residents are nonwhite and 47% of residents are white. The nonwhite 

populations prevalent in New London are Hispanic or Latino (29%), Black or African American (15%), 

Other/Multi-Race (4%), Asian (3%), and less than 0% of American Indian and Alaska Native and Hawaiian 

and Other Pacific Islander. Between 2010 and 2015, the nonwhite population in Connecticut increased 

from 28% to 31%. Within the Southeastern Connecticut, New London has the highest nonwhite 



population followed by Windham (46%), Norwich (41%), and Groton (27%). New London's neighboring 

municipality, Waterford, has a population made up of 84% white and 16% nonwhite residents.  

 

6. Assess whether your municipality is projected to get older, younger or stay about the same, and 

whether your current housing stock will be affordable and appropriate for your anticipated age 

groups, or whether you foresee the need to provide new housing choices. 

While New London’s school age population (aged 5-19) is expected to rise 7% from 2020 to 2030, the 

population is also getting much older with a projected increase of 15% in the 65+ population from 2020-

2030. The anticipated growth in school-age population means that New London could see an increase in 

school enrollment through 2030. The anticipated increase of the 65+ population could lead to the need 

for smaller, denser, more affordable homes closer to the town center, services, and transit connections.  

New London has narrow housing choices for Baby Boomers seeking to downsize and Millennials and 

young families seeking to move town. These demographics indicate that housing built from 1970-on 

may not meet the needs of current and future residents. 

 

7. Assess your residential grand list, whether it has grown in value, fallen in value or stayed about the 

same and what factors in the housing market (supply, demand, mix, those factors in surrounding 

municipalities) have had an impact on that grand list. 

New London’s Grand List Value from 2008-2016 has decreased 30%. After the 2008 financial crisis 

Connecticut housing prices declined precipitously, some municipalities have been able to rebound but 

some have not. Those municipalities that have not rebounded to pre-crisis levels are particularly the 

municipalities where housing stock is dominated by single-family homes. Across Connecticut, 152 

municipalities have experienced either no change in real property grand lists, or declines, which has 

forced most to raise mill rates, reduce services, or both. Properties in New London struggle with high 

property tax rates because 40% of property in New London is tax-exempt. A smaller number of 

properties must produce all the revenue for the city, with the effect of pushing down property values 

futher. 

 

8. Assess your municipality's residential zoning and determine whether it allows for a variety of 

housing choice creation, should the municipality want to add to the spectrum of choices, or whether 

lot size, floor area ratio and other factors limit your municipality's housing creation ability. 

New London’s residential zoning allows for a variety of housing choice creation. Single-family homes are 

permitted in zones R-1/R-1A, R-2, R-3, R-4, NB, C-1*, C-2, CBD-1, CBD-1, WD, LI-O, MD. Two-family 

homes are permitted in zones R-2, R-3, R-4, C-1*, C-2, CBD-1, CBD-1, WD, LI-O. Multi-family homes are 

permitted in zones R-3, R-4, HA, C-1*, C-2, CBD-1, WD, LI-O, MD, IHZ. Mixed-use is permitted in zones R-

4, NB, C-1, C-2, CBD-1, CBD-1, WD, WCI-1, WCI-2, LI-O, MD, IHZ. Affordable/alternative housing is 

permitted in the following zones R-1/R-1A (Accessory dwellings) and IHZ (Deed-restricted and Incentive 

Housing Zones). Elderly/group housing is permitted in zones R-1/R-1A (age restricted) and nursing 

homes are permitted in zones R-2, R-3, R-4, WD. 



New London has designated an Incentive Housing Zone. The Incentive Housing Zone is an overlay district 

of which the purposes are: 

 To assist the City of New London in complying with the State Zoning Enabling Act, Connecticut 

General Statute §8-2, by adopting zoning regulations that promote housing choice and 

economic diversity, including housing for moderate income households. 

 To promote the revitalization of New London’s Downtown by encouraging residential or mixed-

use development that will provide for a variety of housing and business opportunities in a 

pedestrian oriented environment.  

 To encourage use of underutilized land areas on parcels with existing development where new 

housing would be compatible with and complimentary to existing uses on the site and in the 

downtown. 

 To encourage rehabilitation and renovation of existing historic and older buildings in the 

downtown to convert underutilized space in the upper stories to residential use. 

 To encourage smart growth and low-impact development. 

 To ensure high quality and creative site planning, architecture, and landscape design that is 

consistent with the downtown and the specific sub district where the proposal lies, the distinct 

visual character of the historic structures in New London, and the scenic beauty of the 

waterfront and historic areas. 

 

9. Assess your current housing choices: how wide a spectrum of unit types (single-family detached, 

duplex, multifamily, mixed-use, etc.) your municipality currently has, where they are generally located 

and whether a diversity of housing types could be expanded in areas of your municipality. 

In New London, 36% of occupied homes are single family, 64% are multifamily (2+ units in a structure), 

and 0% are mobile homes. Renter’s live in 88% of New London’s 6,849 multifamily homes, and owners 

occupy 75% of its 3,887 single-family homes. Over 37% of homes in New London have 3 or more 

bedrooms, while 63% have 2 or fewer. The percentage of housing in New London that is studio/1 

bedroom is 31%, this is nearly double that of New London County (13%) and the state (14%). 

Single-family homes are permitted in zones R-1/R-1A, R-2, R-3, R-4, NB, C-1*, C-2, CBD-1, CBD-1, WD, LI-

O, MD. Two-family homes are permitted in zones R-2, R-3, R-4, C-1*, C-2, CBD-1, CBD-1, WD, LI-O. Multi-

family homes are permitted in zones R-3, R-4, HA, C-1*, C-2, CBD-1, WD, LI-O, MD, IHZ. Mixed-use is 

permitted in zones R-4, NB, C-1, C-2, CBD-1, CBD-1, WD, WCI-1, WCI-2, LI-O, MD, IHZ.  

Affordable/alternative housing is permitted in the following zones R-1/R-1A (Accessory dwellings) and 

IHZ (Deed-restricted and Incentive Housing Zones). Elderly/group housing is permitted in zones R-1/R-1A 

(age restricted) and nursing homes are permitted in zones R-2, R-3, R-4, WD. 

While single-family homes are more prevalent in the southern and northern parts of New London, in 

general New London has a much more diverse housing inventory than its neighbors regionally, with a 

plethora of smaller single-family homes, two- and three-family homes, condos, and apartments. 

 



10. From your housing data profile, determine the number and percentage of income-restricted 

housing units (affordable housing), their type (single-family, multifamily), their location (confined to 

an area of municipality, with/without access to transit, jobs, healthcare, shopping recreation) and 

whether there are locations where such housing could be created. How do your municipality's 

numbers/percentage compare to surrounding municipalities, the region/county, and the state as a 

whole? 

According to the DOH 2017 Appeals List, 2,734 of 11,840 housing units in New London were categorized 

as Affordable Housing. From these numbers it is calculated that 23.09% of housing units in New London 

are income-restricted housing units, the fourth highest share in the state.  

The affordable housing in New London is not confined to one area of the municipality. Affordable 

housing is permitted in zones R-1/R-1A (Accessory dwellings) and IHZ (Deed-restricted and Incentive 

Housing Zones). The City of New London is a member to the multi-municipal public agency, 

Southeastern Area Transit District (SEAT), along with eight other municipalities in Southeastern CT. SEAT 

runs five major fixed bus routes that connect towns and cities within the region. In addition to the 

intercity routes, SEAT also operates a local bus service in New London. The City of New London is also 

connected to rail transit by the New London Union Station. These transportation services provide access 

to an array of services and jobs in New London and regionally. Downtown area provides various types of 

shopping and recreation opportunities in walking distance or by transit. In terms of healthcare, New 

London is served by Lawrence and Memorial Hospital as well as many other non-profits or healthcare 

centers, such as Planned Parenthood, that offer healthcare services.  

Within southeastern Connecticut, most of the income-restricted housing is located in New London 

(23%), Groton (23%), Windham (29%), and Norwich (18%). In contracts, only 4% of Waterford’s housing 

and 6% of East Lyme housing is income-restricted. New London’s income-restricted housing is 

distributed across the city but with larger projects concentrated in the core downtown area between 

Bank Street and Interstate 95 to the north. 

 

11. From your housing data profile, determine the median household income overall, for 

homeowners, and for renters, the median sales price and median gross rent, and how many 

households (renters and owners) are burdened by their housing costs (spending more than 30% of 

their income on housing). 

The average homeowner household in New London has a median income of $63,951. The median 

income for a renter household is $22,454 which is 33% less than the median income of all households.   

The values of homes in Connecticut have risen significantly since 2000. In New London, the median 

home value has increased 83% since 2000 to $185,400. In 2015, only 28% of homes were valued under 

$150,000. The median gross rent is $879. Around 35% of New London's 6,984 rental units have a gross 

rent of over $1,000 per month and 30% have a gross rent under $750 per month. 

In New London, 58% of renters spend more than 30% of their income on housing, while 37% of 

homeowners do the same. Households that spend more than 30% of their income on housing may have 

little left over for necessities such as transportation, food, health care, etc.  



Determine the Benefits and Burdens (to be continued in your community) 

12. How are your residents served by the existing housing in your community now? What are the root 

causes or factors of current inequities or barriers related to your community’s housing needs? 

While New London has an inventory of income-restricted housing, it is not enough to address the 

overwhelming need for housing affordable to low-income households. New London’s median income is 

45% less than that of the region (New London County), and a higher share of renters and owners are 

cost-burdened (58% and 37%, respectively. Addressing housing affordability in New London is not just a 

local issue but a regional crisis. 

The scale and complexity of New London's and Southeastern Connecticut's housing crisis calls 
for a regional response. The Southeastern Connecticut Council of Governments (SCCOG) has 
acted to take a lead role in this effort, and seeks to involve the region's municipalities, the State 
of Connecticut, federal agencies and officials, the two Tribal Nations operating casinos in the 
region, other major employers, the building industry, financial institutions, educational 
institutions, and non-profit and social service agencies.  
 
Obstacles to providing housing in southeastern Connecticut are numerous and include lack of 
suitable and appropriately zoned land; limited public infrastructure; restrictive and time 
consuming local regulatory processes; and the general public's lack of understanding of the 
magnitude of the existing housing shortages ranging from shelters for the homeless, to rental 
units, to affordable single family dwellings. Additionally, residential development, particularly 
lower-cost housing, is regarded as undesirable and not supported by the public since it often 
results in more children in the school system at a cost higher than the property taxes generated 
by the new construction. Cost burden is exacerbated by unemployment that places more 
households in need of housing cost subsidy. Also, the rate of foreclosure puts more households 
into the affordable housing need pool. Over the long-term, economic development and job 
creation, which will enable families to afford appropriate housing, can be most successful, if 
pursued on a regional level.  
 

13. How will you engage those most impacted? Who is collecting and contributing feedback? Have 

you created accessible opportunities for these groups to engage? Public engagement should prioritize 

opportunities to collaborate and co-create. 

The City of New London continues to manage state and federal funding to support economic and 

community development initiatives. The City partners with non-profit agencies servicing the City's 

population. CDBG supports business, health and social service agencies that meet the needs of the 

underserved. The City is also active in marketing City-owned property, vacant private property and 

businesses to increase the tax base to sustain services to those in need.  

The New London Homeless Hospitality Center besides running an emergency shelter is at the forefront 

in CHEFA funded "Rapid Re-Housing" efforts. This program helps individuals and families make the 

transition to permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for housing.  



Members of the City Council have requested that the housing material be presented at several subgroup 

meetings for further consideration and policy-making. The Welfare Committee makes recommendations 

to the Council on how Community Development Block Group funds are allocated, funds which can be 

used for many types of activities that benefit low-income residents, including the preservation or 

creation of housing. The Economic Development Committee develops general policies that influence 

land use and capital investment decisions by the City that impact what types of housing gets built 

where. 

 

14. What did those engaged tell you about the potential benefits, burdens, and/or community 

priorities related to community housing needs? What results and outcomes would they like to see? 

Did they identify ways to lessen any potential unintended consequences and/or to broaden any 

potential positive impacts? 

Some of the data points that had the most impact on the Council members in attendance included: 

 The concentration of income-restricted housing to the region’s four urban centers 

 The vulnerability of aging low-income seniors to eviction or foreclosure 

 The low-incomes and high cost burdens of New London residents compared to their neighbors. 

Based on the questions and conversation by Council members, it seems that they would like to pursue 

the following: 

 Greater collaboration with neighboring towns to increase income-restricted housing 

 Community assistance programs to help seniors stay in their homes or potentially increase 

senior housing opportunities.  

 New London’s Plan of Conservation and Development focuses on preserving and increasing 

homeownership and in converting underutilized historic properties to housing. The Council and 

Planning and Zoning Commission should discuss whether to promote additional income-

restricted housing in addition to more market-rate housing to meet demand. 

 

Engage, Advance Opportunity, & Minimize Harm (to be continued in your community) 

15. Given what you have learned, what steps will you take to address any remaining barriers, impacts, 

or unintended consequences of understanding your community’s housing needs and planning for the 

future on equity (include immediate and long-term impacts)? 

A Housing Profile was presented to City Council and was very well received. Several of the council 

members had questions or would like to look at the housing data profile and regional assessment 

further. Don Venditto would like to bring SCCOG back to meet with their Economic Development 

subcommittee. Efraim Dominguez was particularly interested in how to promote housing more 

regionally, and Alma Nartatez may want to look at the work more closely in the Welfare committee 

(they are responsible for managing the CDBG funds). The housing presentation provided the City Council 

with an opportunity to think more consciously about their strategy regarding housing and affordable 

housing in the City. 



16. How will you include and benefit from diverse representation in presenting your community’s 

housing data at a regular meeting of your community’s legislative body or other public meeting? 

While the council membership itself is racially and ethnically diverse, future policy conversations should 

reach out to more New London residents, particularly senior citizens and young adults who may face the 

biggest challenges finding housing. 

 

Evaluate and Educate 

17. How will you document, evaluate, and report progress to increase equity and access to services as 

you move forward design and implementing a housing needs assessment? 

The Town of Stonington has developed a template for a housing plan “look-back” review of changing 

conditions and plan implementation, which they are planning to issue this year, ten years after releasing 

their 2008 housing plan. While implementation should be constantly tracked, it is appropriate to 

conduct a full plan update and implementation assessment at least every five years. The Southeastern 

Connecticut Housing Alliance (SECHA) plans to prepare a five-year update in 2023. 

 

18. How will you continue to partner and deepen relationships with impacted segments of your 

community to make sure your strategies to meet housing needs works for all in the long-term? 

Bringing the housing needs and equity information to the City Council ensures that housing policy 

decisions do not get made in silos and are made with full consideration of the needs of low-income 

residents, of regional demand for housing of various types, and of the impact that housing decisions 

have on the local and regional economy.  

 

19. What challenges did you encounter while considering how to optimize for equity in understanding 

your community’s housing needs, and how might you learn from them in the future? 

It is difficult to determine what exactly the right approach is for a place like New London, where needs 

are high but neighborhoods already suffer from extremely high property taxes due to the large share of 

non-taxable properties within New London’s city limits. Is it more equitable to pursue taxable 

development that can help lessen the property tax burden on New London’s residents (who pay taxes 

whether as renters, through their landlords, or as homeowners? Or is the right approach to pursue more 

subsidized income-restricted housing development more directly? Can both strategies be pursued 

within a limited geography?  The Regional Housing Needs Assessment provides obvious direction to 

suburban and rural towns with limited inventories of multifamily and affordable housing, but none to 

the region’s urban communities. SECHA is planning a staggered outreach approach to the region’s 

municipalities, and should work with southeastern Connecticut’s urban municipalities to develop 

effective strategies for these areas. 


