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WHAT IS THE PLAN OF CONSERVATION AND DEVELOPMENT (POCD)? 

The Plan of Conservation and Development (POCD) is essentially the Town’s Master plan or 
Comprehensive Plan. The POCD is a long-range, visionary document developed with the input from 
residents, property owners, business owners, Town Boards and Commissions and adopted by the 
Planning and Zoning Commission. As closely as is practical, the POCD reflects community consensus on 
all aspects of future growth in Town; articulates a clear vision, and serves to guide the 
future development of the Town. This vision is further expressed in the POCD goals and objectives which 
are in turn supported by the Zoning and Subdivision Regulations.  

The strategies used to manage the change in land uses and resource protection shape the community 
character and can greatly affect the lives of residents and 
property owners long into the future. The POCD will help guide 
decision makers when they consider regulations and policy 
changes that will affect future Town growth. 

The POCD is intended to be a living document. The Plan must be 
adaptable enough to respond to changes in its underlying 
assumptions, and to changes in the social, economic and 
technological structure of the town and region. It should be 
reviewed from time to time to be sure those assumptions are still 

viable. If changes are needed, the Plan should be amended to show them.  

WHY WRITE THE PLAN? DO WE REALLY NEED A POCD? 

Chapter 126, Section 8-23 of the Connecticut General Statutes, requires that Towns create and adopt a 
POCD and that it be updated a minimum of every ten years. 

There are at least two big reasons why North Stonington needs a POCD.  

1. To meet requirements of the Connecticut General Statutes (Sec. 8-23).  The penalty for not 
having a plan or for not updating the plan by the ten-year deadline includes that the Town “shall 
not be eligible for discretionary state funding unless such prohibition is expressly waived by the 
Secretary of OPM.” 

2. A POCD is an important tool for the Town to use to determine not only the needs and wishes of 
the community at at large, but its growth and development as well. The POCD is an advisory 
document that guides important decisions in the Town such as the preferred density, 
preservation of natural and cultural resources, variety of housing choice, location and type of 
commercial activity, and level of municipal services.  

If the Town has no clear vision of what it wants to be and how to 
get there, its future will be shaped by the whims of the market 
potentially leaving it unable to meet the needs of the its residents 
for the desired quality of life and self sufficiency.  

The current POCD was adopted in 2003 and updated slightly in 
2009 in conjunction with the adoption of the Plan of Conservation 



and Recreation Lands prepared by the Conservation Commission. The Planning and Zoning Commission 
chose to wait until the 2010 census data became available to thoroughly update the 2003 Plan. 

HOW THE POCD IS CREATED? 

The Planning Commission has created a Steering Committee to facilitate public participation and to 
assist the Town Planner in drafting the Plan. Consultants were hired to assist the Economic Development 
Commission and the NS Affordable Housing Commission to write individual Economic Development and 
Housing Plans. The information gathered from these individual plans will be incorporated into the POCD. 
Together with the public input gathered at informal workshops and meetings as well as targeted focus 
groups, the town wide survey, and analysis of current census data, the Town Planner and Steering 
Committee will create a community profile; identify the town’s strengths and weaknesses; create a 
vision moving forward; and formulate the goals and objectives for the Plan.  

HOW CAN I GET INVOLVED? 

Come to meetings and get involved!  A great Community Vision is the foundation for a good POCD. We 
want and need your input. The POCD Update process will be conducted in a manner where all are 
welcome, respected, and encouraged to share opinions. 

Though we have already conducted several informal planning 
sessions and workshops, everyone will still be given numerous 
chances to be part of the process.  Look for the POCD Survey in 
January on the Official Town Website as well as the North 
Stonington Bulletin Board. Copies of the Survey may also be 
picked up at the Town Hall. 

Individual “neighborhood” meetings will be conducted over the coming months. Please contact 
Madeline Jeffrey at 860-599-5731 or mjeffery211@gmail.com for more information. 

Announcements about upcoming meetings, workshops, or 
events will be posted on the Town Website, the NS Bulletin 
Board

If you want to provide input on a certain topic but cannot 
attend the public meetings or workshops, please call 

 as well as announced in the local newspapers. 

Juliet 
Leeming, Town Planner

WHERE CAN I LEARN MORE (LINKS)? 

, at (860) 535-2877 x27 or stop by her 
office in the Town Hall so she can help you determine a good 
time to provide that input. 

• General Statutes of Connecticut, Chapter 126 – Municipal Planning Commissions, Section 8-23 - 
Preparation, amendment or adoption of plan of conservation and development 
http://www.cga.ct.gov/2005/pub/Chap126.htm#Sec8-23.htm. 

• Check out the Home Page and the Planning and Zoning Page on the Town Website to see 
agendas, minutes, and other documents related to the POCD update. 

mailto:mjeffery211@gmail.com�
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mailto:jleeming@northstoningtonct.gov�
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http://www.northstoningtonct.gov/�
http://www.northstoningtonct.gov/Pages/NStoningtonCT_BC/PZ/index�


 2013 POCD UPDATE  

DATE ACTIVITY BUDGET NOTES 

May 2011 – June 
2012 

 

Finish RFQ’s for EDC Plan and 
Housing Study and choose 
consultant(s) By Jan 2012 

$50,000 allocated for POCD 
Update including EDC and 
Housing Plan - $25,00 per 

Plan (Capital Non-recurring 
Fund {CNR}) 

Garnet Consulting 
Services hired to write 
ED Plan Planimetrics 

hired to write Housing 
Plan 

Line up speakers and presentations 
on topics selected by P&Z 

Commission (w/ joint meetings 
possible w/ other Commissions on 

topics of mutual interest) 

Line item for this 
inadequately funded in 2011-

2012 Budget.  

Will try and utilize 
CCM, UCONN and 

other free resources 
available to 

municipalities  

Presentation on Conservation 
Subdivisions N/A 

UCONN – CLEAR 
presented this free of 

charge 

CC to Update PCRL As determined by 
Conservation Commission  

Comprehensive Review of Zoning 
Regulations

And presentation to P&Z, EDC and 
BOS at joint meeting 

 by Donald Poland Cost:$2,300 

Due to lack of funds in 
Contracted Consulting 
line item, EDC funded 
Regulation review by 

Donald Poland 

Housing Exercise – Jason Vincent of 
Planimetrics 

Included in $25,000 allocated 
for Housing plan 

Exercise done with 
P&Z, EDC, BOS and 

NSAHC – And Public 
Housing & Population Demographic 

Analysis (3/22/12) 
Jason Vincent, 
Planimetrics 

Planning Workshop with Civics 
Class – Wheeler HS 

Jason Vincent, 
Planimetrics & NSAHC 

PLANNING WORKSHOP 

(4/28/12)  
Included in$50,000 allocated 

for EDC and Housing Plans 
Jointly sponsored by 

EDC and NSAHC 

July 2012 - 
December 2012 

POCD Sub-Committee formed 
Meetings

Additional $15,000 allocated 
in 2012-2013 Budget (CNR 
Fund)for the POCD Update  

 –as needed For data 
analysis and discussion 

SPZEO 

Demographic Economic Analysis 
(8/16/12) 

Included in$50,000 allocated 
for EDC and Housing Plan 

Planimetrics and 
Garnett Consulting 

INFORMAL ROUND TABLE DISCUSSIONS   
(Economic Development, Housing, 

Open Space & Rural Character) 

$100 
Included in$15,000 allocated 

for POCD Update 

POCD Steering 
Committee & SPZEO 

Interviews for EDC Plan  
(Held 3/26/12) 

$20 
Included in$25,000 allocated 

for ED Plan 

Performed by Mark 
Waterhouse and 
Leslie Cosgrove 

Consultants to complete EDC Plan 
and Housing Study.  

$50,000 allocated for the 2 
Plans (POCD CNR) 

Consultants Hired in 
January 2012. 

January 2013 - 
July 2013 

NEIGHBORHOOD MEETINGS 
6 Meetings Held 12/05/12 – 

2/25/13) 
N/A 

POCD Steering 
Committee, Madeline 

Jeffery & SPZEO 

COMMUNITY SURVEY (3/15/13) 
$3247 

Taken from $15,000 POCD 
CNR Fund 

POCD Steering 
Committee 



DATE ACTIVITY BUDGET NOTES 

January 2013 - 
July 2013 

VISIONING SESSION (04/06/13) 

$7391 
$4,500 from PZC 2013 

Consulting B11.05 
$2791 from POCD CNR Fund 

With Glen Chalder & 
Heidi Samokar 
(Planimetrics) 

FOLLOW-UP VISIONING SESSION 

(04/11/13) 
Included in $4,500 Consultant 

Fee 

With Joint 
Commissions & 

Planimetrics 

Public Workshops and joint 
commission meetings as needed as 

part of Zoning Regulation re-write 
and POCD Update 

Initial Regulations Review (3/8/12) 
Sewers Meeting (6/21/12) 
Land Use Meeting (8/9/12) 

Follow-up Visioning Meeting (4/11/13) 

$5,000 from 2011 EDC 
Budget, $14,000 in 2013 PZC 

Budget, and $7,000 from 
POCD CNR Fund will be used 
to pay consultant to Re-write 

Zoning Regulations w/ 
assistance of SPZEO 

Don Poland & SPZEO 
to facilitate Joint 

Commission Meetings 
as part of EDC plan 
and Regulation Re-

write and POCD 

July 2013- 
December 2013 

First Draft of POCD to be 
presented to PZC in August 2013 

$850 allotted for Printing and 
Distribution – from $15,000 

POCD CNR Fund 

POCD Steering 
Committee & SPZEO 

Draft revisions and Plan 
Presentations (8/13-10/13) 

Draft Plan to be submitted to BOS, 
SCCOG for review and comment 

10/13 
PLAN PRESENTATION AND PUBLIC 

HEARINGS FOR ADOPTION  
11/13 – 12/13 PZC, SPZEO 

Final Plan – Printing and 
distribution 

 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 

 

1 
 

POCD 

05/07/09 Minor Revisions to 2003 POCD Adopted by PZC 

03/22/12 Housing Trends Analysis Completed 

04/04/12 Planning Workshop with NS High School Civics Class w/ Jason Vincent of Planimetrics. 
Session was videotaped. Information used in Housing Plan. 

04/28/12 Housing and Economic Development Planning Workshop. Several planning exercises 
conducted as well as opportunity for public comment. Approx 45ppl in attendance.  

06/21/12 Joint meeting w/ EDC, P&Z, EDC, NSAHC, CC, BOS, BOF to discuss Possible Sewers in NS 

08/06/12 Initial POCD Steering Committee Meeting 

08/14/12 POCD Core Committee Meeting 

08/16/12 Demographic and Economic Analysis Completed 

08/27/12 Brief meeting w/ Hewitt farm Committee re: POCD Update and Vision 

08/28/12 Meeting w/ Reporter from Westerly Sun Re: POCD Update (Article Published 9/13/12) 

09/19/12 POCD Steering Committee Meeting 

09/26/12 POCD Core Committee Meeting 

10/17/12 Round Table Discussion on Economic Development 

10/20/12 Round Table Discussion on Economic Development 

10/24/12 Round Table Discussion on Rural Character 

10/27/12 Round Table Discussion on Rural Character 

11/05/12 Round Table Discussion on Open Space 

11/10/12 Round Table Discussion on Open Space 

11/12/12 Round Table Discussion on Housing 

11/14/12 POCD Steering Committee Meeting 

11/17/12 Round Table Discussion on Housing 

12/05/12 Pendleton Hill Neighborhood Meeting  (POCD Visioning) 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 

 

2 
 

12/06/12 Meeting w/ Reporter from Westerly Sun Re: POCD Update 

01/07/13 3 Lakes Neighborhood Meeting 

01/14/13 Wyassup Road Neighborhood Meeting 

01/30/13 Cossaduck Hill Road Neighborhood Meeting 

02/14/13 Joint meeting all Boards and Commissions to hear presentation of EDC and Housing 
Plans 

02/20/13 Boombridge and Mystic Road combined Neighborhood Meeting 

02/23/13 Community Conversation Planning Meeting 

02/25/13 Village Neighborhood Meeting 

02/26/13 Surveys Mailed – 3/15/13 Closing Date (380 Collected) 

02/27/13 Informal meeting w/ seniors at Senior Center luncheon 

02/28/13 POCD CORE Committee Meeting 

02/28/13 POCD subcommittee meeting Re: Open Space 

03/04/13 POCD subcommittee meeting Re: Economic Development 

03/07/13 POCD subcommittee meeting Re: Open Space 

03/11/13 Community Conversation Meeting 

03/13/13 POCD Core meeting 

04/06/13 Visioning Session – Planimetrics to assist 

04/11/13 Follow-up Visioning Meeting with Planimetrics and PZC (all Boards and Commissions 
invited) 

04/27/13 Community Conversation: Education and how it fits into the Community 

05/01/13 POCD Steering Committee Meeting 

 

 

 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 
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ECONOMIC DEVELOPMENT 

10/2006 Exit 92 Development Options, North Stonington: Report by Shapiro & Associates  

12/01/11  Contract signed with Garnet Consulting Services to write Economic Development Plan 

SWOT analysis given to EDC and P&Z members and other members of various Boards 
and Commissions 

RESULTS summarized 

01/19/12 Meeting with Garnet Consulting (Tour of NS) 

02/12/12  Meeting with Rodney Butler from MPTN, Mark Waterhouse (Garnet Consulting) Nick 
Mullane, P. Bogoian and M. Mackay of EDC, J. Leeming SPZEO Re: Economic 
Development and the status of land owned by the tribe in commercial and industrial 
zones. 

03/26/12  Interviews with townspeople, stakeholders, and members of Boards and Commissions 
Re: Economic Development Plan 

 RESULTS summarized for EDC Plan 

04/28/12 Housing and Economic Development Planning Workshop. Several planning exercises 
conducted as well as opportunity for public comment. Approx 45ppl in attendance.  

  RESULTS summarized (Economic Development Motivation Summary) 

05/17/12 EDC Meeting w/ Garnet Consulting Services (Re: ED Plan) 

06/21/12 Joint meeting w/ EDC, P&Z, EDC, NSAHC, CC, BOS, BOF to discuss Possible Sewers in NS 

8/16/12 Demographic and Economic Analysis Completed 

08/16/12 EDC Meeting w/ Mark Waterhouse and Leslie Cosgrove (Garnet Consulting) to review 
draft Action Plan for ED Plan 

09/20/12 EDC Meeting w/ Invited speaker to discuss Sewage Package Plants 

10/17/20 Informal Discussion on Economic Development 

10/20/12  Informal Discussion on Economic Development 

01/17/13 ED Plan adopted by EDC 

 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 
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HOUSING 

07/2008 Housing Survey: RESULTS summarized 

10/28/08 NSAHAC Report on Affordable Housing 

01/09/12  Contract signed with Planimetrics to write Comprehensive Housing Plan 

02/23/12 NSAHC Meeting w/ Jason Vincent of Planimetrics (Housing Plan Discussion) 

03/08/12  Jason Vincent of Planimetrics ran housing exercise with P&Z 

03/22/12 NSAHC Meeting w/ Jason Vincent of Planimetrics (Housing Plan Discussion) 

03/22/12 Housing Trends Analysis Completed 

04/04/12 Planning Workshop with NS High School Civics Class w/ Jason Vincent of Planimetrics. 
Session was videotaped. Information used in Housing Plan. 

04/28/12 Housing and Economic Development Planning Workshop. Several planning exercises 
conducted as well as opportunity for public comment. Approx 45ppl in attendance.  

  RESULTS summarized by both consultants  

05/24/12 NSAHC Meeting w/ Planimetrics to discuss strategies for Housing Plan 

06/21/12 Joint meeting w/ EDC, P&Z, EDC, NSAHC, CC, BOS, BOF to discuss Possible Sewers in NS 

07/26/12 NSAHC Meeting w/ Planimetrics to review draft strategies for Plan 

09/13/12 Meeting with professor of Landscape Architecture at UCONN Re: possible housing 
project with Studio Class  

09/27/12 NSAHC Meeting  w/ Planimetrics  to review Draft Housing Plan 

10/25/12  NSAHC Meeting  w/ Planimetrics  to review revised Draft Housing Plan 

11/12/12 Informal Roundtable Discussion on Housing 

11/17/12  Informal Roundtable Discussion on Housing 

01/24/13 Housing Plan Adopted by NSAHC 

 

 

 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 
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CONSERVATION (AGRICULTURE/OPEN SPACE/RURAL CHARACTER) 

06/02/08 Shunock River Non-Infringement Area Natural Resource Inventory - Report 

09/10/09 PCRL Adopted by P&Z 

05/19/09 Farm Survey Completed 

  Results Summarized 

10/24/12 Informal Discussion on Rural Character 

10/27/12 Informal Discussion on Rural Character 

11/05/12 Informal Discussion on Open Space 

11/10/12 Informal Discussion on Open Space 

02/28/13 Meeting w/ OS Sub-Committee to summarize OS Data 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



2013 Plan of Conservation and Development Update: Schedule of 
Meetings and Workshops 

 

6 
 

ZONING REGULATIONS (Review and Update) 

03/08/12  Don Poland – Comprehensive Review of Zoning Regulations. Presentation to P&Z 

RESULTS Summarized - 3/12/12 Report 

05/30/12 Meeting w/ Don Poland (Tour of NS) 

06/21/12 Joint meeting w/ Don Poland and Mark Waterhouse (Garnet Consulting) and all Boards 
and Commissions (invited) to discuss Possible Sewers in NS. 

08/09/12 Joint meeting w/ Don Poland and Mark Waterhouse (Garnet Consulting) and all Boards 
and Commissions (invited) to discuss Land Uses and permit classifications 

09/06/12 Meeting w/ Don Poland (and J. Leeming) to discuss possible changes to Zoning 
Regulations 

12/19/12 Meeting w/ Don Poland (and J. Leeming) to review reorganization of Zoning Regulations 

04/11/13 Meeting w/ PZC and other Boards and Commissions – Follow-up Visioning Meeting 

 

 



North Stonington

Housing Trends Analysis

March 22. 2012
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Demographics Topics

• Population Trends

• Projections

• Cohort Changes

• Migration

2

• Migration

• Diversity



Population Trends

• Town Continues to Grow

– More housing construction

– Lower housing cost than shore

– Shift in regional jobs (closer to North – Shift in regional jobs (closer to North 

Stonington)

• Additional Growth is anticipated

– Up to 300 new units over next 20 years

3



Population Trends
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Population Trends
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Population Trends
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Population Trends

More Births than Deaths = Natural Increase
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Population Projections
See Zoom
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Population Projections
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Cohort Changes

• “Baby Boomer” generation is aging

• Increases in older cohorts

– 2010 is much different than 1970– 2010 is much different than 1970

– Less younger people, more older people
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1970 Population = 3,748  

400

500

600

12

0

100

200

300

Under 

5 years

5 to 9 

years

10 to 

14 

years

15 to 

19 

years

20 to 

24 

years

25 to 

29 

years

30 to 

34 

years

35 to 

39 

years

40 to 

44 

years

45 to 

49 

years

50 to 

54 

years

55 to 

59 

years

60 to 

64 

years

65 to 

69 

years

70 to 

74 

years

75 to 

79 

years

80 to 

84 

years

85 

years 

and 

over



1980 Population = 4,219  
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1990 Population = 4,884 
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2000 Population = 4,965  
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2010 Population = 5,294  
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2020 Population = 5,300 
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2030 Population = 5,067  
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2040 Population =  4,619
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Migration

• Who are we attracting and why?

• Who is not being attracted and why?

22
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Housing Topics

• Production

• Future Demand

• Types of Housing

• Tenure

27

• Tenure

• Household Size

• Housing Values

• Affordable Housing



Production

• Housing has been a growth area in North 
Stonington

• 1,220 new units since 1970

28

• 1,220 new units since 1970

• Lull in 1990s, following market crash

• Growth rate faster than county and state
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Types of Housing

• Limited diversity: mostly single-family 

homes

• Few housing choices for non-traditional 
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• Few housing choices for non-traditional 

households (e.g., single-person 

households, renters)
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Tenure

• More homeownership in the town than 

the State and County

• Fairly consistent over time
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• Fairly consistent over time

• Lower than average vacancies
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Renter-occupied
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Vacant Housing
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Vacant Housing
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Age of Housing Units
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Household Size

• Household sizes continue to shrink

• 1960-2000 HHS was large than state and 

national averages

42

national averages

• Now aligned
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Single-person Households

• North Stonington’s single-person 

household percentage is below state levels

• Significant growth from 1980 to 1990
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• Significant growth from 1980 to 1990

• Nationally almost 1/3 of households are 

single-person households
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Housing Values

• Median house values historically higher 

than the county, lower than the state

• Diversity of housing stock = diversity of 

46

• Diversity of housing stock = diversity of 

housing values

• Median house values growing faster than 

median household income



Housing Sales
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Housing Values
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Affordable Housing

• NOT Exempt from CGS 8-30g

• No “Deed Restricted” units
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• Perception that Affordable is “already 

here”
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Affordable Housing
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Affordable Housing
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Affordable Housing
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Affordable Housing
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ANY QUESTIONS?
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What We Found 
 
North Stonington residents are receptive to new housing choices.  There are three key 
themes that appear in many of the meetings that were held during this program.  These 
are: 
 

 

Respects Who  
We Are 

Is Done  
Correctly 

Is Located in  
the Right Places 

 Rural is an important 
character attribute 

 Don’t try to “over do” 
it.  Keep it simple… 

 Housing can be used to 
support and promote 
community values 
(e.g., agriculture, small 
town feel) 

 It is about the type, 
size and style of hous‐
ing 

 Small‐scale is better  

 Design is important 

 Has to use on‐site 
utilities 

 

 Routes 2, 95 and 184 
might have areas 
where higher density, 
village‐style housing 
works 

 Mixed‐use could make 
sense if it is in the right 
places 
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Three Ideas 
 
Next, participants were dividing into four groups and were asked to identify three ideas 
that the community should consider (some groups identified more than three…).  These 
are as follows: 
 

Group 1    Group 2 

1. 10 units or less deed‐restricted 
affordable housing throughout 
town (rental)  

2. Larger than 10 unit deed‐restricted 
affordable housing on the west end 
of Route 2  (workforce housing) 

3. Accessory apartments / cottages 
on existing lots.   

4. Tax abatements for deed‐restriction 
of accessory apartments 

  1. Pursue small cottages as deeded 
affordable units with limitation to 
quantity (allow in‐law assisted liv‐
ing, farmhand and property man‐
agement use) 

2. Allow larger homes to be split into 
multiple units (adaptive reuse) 

3. Reasonably‐priced assisted living 
home residences 

4. Consider inclusionary zoning (10% 
minimum) 

 

Group 3    Group 4 

1. Land along the I‐95 corridor can 
accommodate  seniors and young 
people  

2. Modify the free split provisions to 
increase free splits for families / 
family compounds; allow splits for 
farm housing  

3. 1‐4 unit buildings or 2‐3 unit 
homes; make it easier to add 
apartments to homes 

4. Educate people about development 
5. Develop better design guidelines 

and control are important 

  1. Allow apartments in current 
homes; allow subdivisions and add 
cottage apartments 

2. Condos / clustering of  homes with 
open‐space / recreation (along 
route 184) 

3. mixed‐use village centers ‐ housing 
above business use (along route 2) 

 
Open Discussion  
 
The following additional ideas were offered during the workshop: 
 

 Eliminate 8‐30g 
o Change the threshold from 10 percent to a  lower number, especially for rural 

towns 
o 10 percent may not be appropriate for all towns, because there is less access to 

transit, jobs and it is generally more expensive to live in rural areas 

 Convert private residences into senior suites 

 Define North Stonington’s affordable housing values 

 Consider temporary deed‐restrictions to comply with 8‐30g 

 Consider Inclusionary Zoning fro all development of ten lots or more.   
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Issues Identified by the Affordable Housing 
Committee  
 
On  February  23  2012,  the North  Stonington Affordable Housing  Committee met  and 
discusses some of  the  issues and concerns  they had about housing  in  the community.  
The following comments were made: 
 

 Two groups in need of housing that is affordable:  elderly citizens and younger 
residents.   
 

 It would be nice to not have to deal with 8‐30g appeals 
 

 Mobility is the new phenomenon for younger people who will go where the 
work is and where housing is “affordable” (less transportation costs).   

 

 Housing and economic development, in turn, are seen as intertwined and 
recent studies show a direct correlation between both.   

 

 Senior citizens wish to remain in the Town in which they either grew up in or 
have lived for a significant period of time. The challenge for many is how to 
downsize in town (live in a home more compatible with their current needs and 
in some instances financial constraints).   

 

 The housing stock and zoning regulations should be assessed to determine 
what opportunities might exist to accommodate such needs. 

 

Issues Identified by the PZC and EDC 
 
 
On March  8,  2012  the  Economic Development  Commission  and  Planning  and  Zoning 
Commission  held  a  joint meeting  to  discuss  housing.    The  following  comments were 
made: 

 What does the term Affordable Housing mean? 

 We feel like we have a lot of it, but can count it under the 8‐30g law 

 Choice can be important for all income levels 

 D prefer not to have multi‐family housing 

 Series of dilemmas: 
o Rural 
o No bus routes / limited transportation 
o Not an employment center 
o Limited goods and services are available here 
o Limited utilities (no sewer) 

 8‐30g is still in the background 

 Is there a need for it (if you build it will they come?) 

 What types of housing might it be? 
o Multi‐family 
o Rental 
o Smaller units 
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o Senior housing 

 Town  is too expensive for starter homes (lot costs and development costs make  it 
too expensive) 

 Cedar ridge probably could not be built today 

 Mil town commons idea was okay 

 We don’t have any senior housing; no place for people that don’t want to manage a 
yard 

 What is the most efficient way? 

 What is the town’s role in affordable housing?  Prefer not to use town money. 

 Who would build it? 
 
  

Issues Identified by High School Students 
 
On  April  5th  the  Affordable  Housing  Committee  arranged  for  a  small workshop with 
students enrolled  in Wheeler High School’s Advanced Placement Civics course.   A one 
hour workshop was held.  It was recorded for future use. 
 
First, students were asked to share their plans for the future.  After sharing, they were 
asked to be a North Stonington ”tour guide” and share places that there are “proud of” 
and “sorry about”: 
 
Prouds 

 Concerts  

 Winery  

 Scenic resources (farms and farmland) 

 The fairgrounds ‐ everyone goes to it (second center)  

 the village  

 Wheeler High School – small,  as competitive as bigger schools and more opportuni‐
ties 

 Rural 
 
Sorrys  

 Amazing.net – next to school and church (how did that happen?) 

 Chinese restaurant site  

 Recreation fields are in bad shape  

 Condition of building at the intersection of routes 49 / 184 buildings   

 Loss of small, local businesses 

 The bridge 
 
Following  that  discussion,  they  were  asked  to  identify  issues  that  North  Stonington 
should think about in the future.  These include: 
 
Providing A Nurturing and Competitive High School 

 A center of town  

 Need to get older residents involved in the schools  

 Need electronic signs to advertise events 

 There are three sport events happening in one day but not enough people show up 
to watch  
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 there a lot of different events and residents might want to attend 

 Losing athletes to other towns  

 Incredible athletics for such a small school  

 No high school football here but (not 100% sure it is a good idea though); maybe 
team up with another time for football  

 Need more students  

 Everyone getting to play is not right (not the real world)  

 New people is a good thing; not too much though 200 students is probably the max 
 
Maintaining Community Character 

 Small town 

 We lost some character 

 Business on the bridge (small café)  

 Market / advertise what we have (potentially there's money there)  

 Chester main Road sums up the community 

 Lots of variety (Kingswood neighborhood) 

 Spirit  

 Family‐oriented  

 Lost little league teams 
 
Promoting Appropriate New Business Opportunities 

 Make chain stores match our character / modernize 

 Need more places for local family‐owned businesses  

 Health center ‐ how do we keep it?  

 Need more entertainment and more restaurants 

 It would be nice to not have to drive to Groton to get things 

 Important that the schools remain open  

 Continue to update town plans.  It might happen too slowly here; need to keep up 
with the times (it took the town 15 years to fix tennis courts – way too long) 

 Losing hope in the town ‐ don't care about businesses  

 Need more housing  

 Partner with existing businesses individual  

 Promote businesses through the website  

 People work elsewhere and only live here; needs to change 
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Introduction 

A review of data relating to a local or regional economy is usually an early step in the 
consideration and evaluation of a location by companies looking for a new location or 
comparing their current location with alternatives. The International Economic Development 
Council (IEDC) maintains a recommended standardized data base (referred to as the Site 
Selection Data Standards) providing a set of 25 spreadsheets that captures the data points 
most frequently sought by companies and site location consultants; this set of spreadsheets and 
an accompanying article about the importance of the Site Selection Data Standards can be 
found at http://www.iedconline.org/?p=data_standards. 

The Connecticut Economic Resource Center (CERC) is the primary agency for collecting and 
presenting available data for Connecticut and Western Massachusetts. It is important to note 
the word “available”; while the IEDC Data Standards present an ideal world, not all data is 
available for every location, particularly smaller communities such as North Stonington. This 
document provides a data profile of North Stonington prepared by CERC in April 2012 based on 
the best available information at that time, with some additional information gathered from 
other sources by Garnet Consulting Services, Inc.. Relevant commentary about the meaning of 
the data is provided. 

North Stonington

Demographic & Economic Analyses
April 2012

 

http://www.iedconline.org/?p=data_standards�
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This Demographic and Economic Analysis covers the following topics, for the Town, New 
London County (the region) and the State of Connecticut, with comparisons between the years 
2000 and 2010, the points for which the most data are available. 

 

Dimensions
2000 to 2010

• Population
• Age
• Race and ethnicity
• Households
• Housing
• Educational attainment
• Labor force and employment
• Commuting times
• Traffic counts
• Incomes and wages
• Wages

• North Stonington
• New London County 
• Connecticut

 

 

Population and Age 

The first section of this Demographic and Economic Analysis provides information on population 
and age. Most recent traffic count information is also provided. 

Figure 1 shows North Stonington is a slowly growing community, although at a slightly higher 
rate than New London County and Connecticut. In 2010 there were 5,297 residents, 306 more 
than in 2000. Between 2000 and 2010 the population increased by 6.13 percent in North 
Stonington, by 5.78 percent in New London County, and by 4.95 percent in Connecticut. CERC’s 
current (2011) estimate of North Stonington’s population is 5,300 with a projected growth to 
5,505 (a 0.8% annual growth rate) by 2016. 

North Stonington’s small population and slow growth rate would normally not position the town 
as a potential regional shopping destination. However, these “population deficiencies” (from the 
perspective of most retailers and personal service businesses or developers of retail/service 
complexes) are offset somewhat by high traffic counts on I-95 and Route 2 (see Table 4 in the 
section on Traffic Counts for most recent traffic counts from the Connecticut Department of 
Transportation).  
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Figure 1 

Growth in Population, 2000 to 2010
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Conversely, much of the traffic on Route 2 is bound for the Foxwoods casino complex, with 
limited motivation to stop at retail or service establishments. This competition for shopping 
dollars will increase (to North Stonington’s disadvantage) when the 312,000 square foot, 85 
store Tanger Outlet Center at Foxwoods is completed (no specific completion date has been 
announced).  

In both 2000 and 2010 the population in North Stonington accounted for 1.93 percent of New 
London County.   

North Stonington is an older and aging community. As shown in Figure 2, 42 percent of its 2010 
population was 50 years of age or older, with another 30 percent between 25 and 49. Stated 
differently, 42 percent of the population are already of retirement age or approaching it. While 
current economic conditions may keep many of these residents in the workforce longer than 
they anticipated, this is likely to change rapidly if the economy strengthens. 

North Stonington’s small cohort in the 18 to 24 year-old age group – only 6 percent of the 
population – does not provide a large pool of entry level or younger workers. This is offset by 
potential commuters into North Stonington from the surrounding region.  

Thirty percent of the Town’s population is in the primary working age population of 25 to 49. 
Older data (2000) from CERC’s North Stonington Community Profile (see Appendix A) shows 



North Stonington, CT Economic Development Action Plan  September 2012 
Demographic and Economic Analysis  Page 4 

_______________________________________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

that the vast majority of North Stonington’s residents in the labor pool commute out of town for 
employment. It is not likely that this situation has changed much since 2000.  

Figure 2 

Distribution of Population in North 
Stonington by Age 2010
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27%
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Source:  US Census

 

 

North Stonington’s age mix results in a median age of 39.6, compared to New London County’s 
median age of 37.0 and Connecticut’s median age of 37.4. This is not considered enough of a 
differential to discourage employers considering North Stonington as a location, but does 
suggest a retail or service mix aimed at an older population. 

However, if current trends hold (see Figure 3), North Stonington will continue to age rapidly, 
and in the future may be perceived (and be) an enclave of older residents not in the workforce. 
Between 2000 and 2010 North Stonington experienced a shift in the distribution of the age of 
its population toward the 50 or older age groups, with noticeable declines in primary workforce 
and younger groups.  

The decline in the school age population (5 to 17) is a primary factor in current consideration of 
closing North Stonington’s high school, considered by many as a serious detriment to the town’s 
quality of life.  

In comparison with Figure 4, North Stonington’s shift in age distribution between 2000 and 
2010 toward the older age cohorts shown in Figure 3 exceeded the shifts experienced by New 
London County and the State. North Stonington’s 50 to 64 age group grew by nearly 60 percent 
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compared to only a 15 percent increase for the County and a 23 percent increase for the State. 
Similarly, North Stonington’s 65 and older age group grew by about 53 percent compared to 
only a 38 percent increase for the County and a 46 percent increase for the State. 

 
Figure 3 

Percentage Change in Age in North 
Stonington, 2000 to 2010
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Figure 4 

Percentage Change in Age in North Stonington 
Relative to New London County and State, 2000 to 

2010
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Race and Ethnicity 

This section provides data on Race and Ethnicity. This data is currently not particularly 
significant from an economic development perspective (for example, there is no potential for an 
ethnically based market niche), but is presented here as a part of understanding the current 
and changing makeup of the community.  

As shown in Figure 5, North Stonington is less ethnically diverse that both New London County 
and Connecticut. 

Figure 5 

North Stonington Has a Relatively Higher Share of White 
Population than the State or New London County in 2010
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However, as shown in Figure 6, between 2000 and 2010 the community became slightly more 
ethnically diverse, with the share of Whites declining from 94.3 percent in 2000 to 93.5 percent 
in 2010.  

Figure 6 

North Stonington Increased in Racial Diversity Slightly 
Between 2000 and 2010
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Within this small level of diversification, the largest change (see Figure 7) was in the 
Black/African American population, with a growth rate in this group that exceeded both the 
County and State; however, the growth in this group was only 27 individuals. Hispanics 
comprise a larger group in North Stonington (128 in 2010 and estimated at 144 in 2011) but as 
shown in Figure 8, had a smaller percentage of the population and slower growth rate than 
New London County or Connecticut as a whole. 

As previously noted, this small level of growth and total population of non-White groups does 
not suggest the possibility of any ethnically focused market niches. 
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Figure 7 

The Largest Increase in the Major Race Groups in North 
Stonington Between 2000 and 2010 was in the Black or 

African American Population - an Increase of 90% from 30 
to 57 Residents.
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Figure 8 

The Hispanic Population in North Stonington 
Increased Very Slightly between 2000 and 2010
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Housing, Households and Families 

This section of the Demographic and Economic Analysis of North Stonington focuses on 
Housing, Households and Families. 

Information on Household and Family composition can be important data in identifying retail or 
service needs and opportunities. As recognized in ESRI’s Tapestry Segmentation Manual (see 
http://www.esri.com/data/esri_data/tapestry for an interactive “poster” summarizing ESRI’s 65 
market segments), different consumer or lifestyle groups have different characteristics and 
purchasing preferences and patterns. This type of market segmentation is frequently used by 
merchants – particularly major chains) in selecting new store locations. 

As shown in Figure 9, North Stonington has a very high share of its population living in 
households (as opposed to group quarters) and that share increased between 2000 and 2010 
while in the County and the State that population decreased.  The remainder of the population 
lives in group quarters. 

According to the U.S. Bureau of the Census: 

http://www.esri.com/data/esri_data/tapestry�
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 “a household includes all the persons who occupy a housing unit. A housing unit is a 
house, an apartment, a mobile home, a group of rooms, or a single room that is 
occupied (or if vacant, is intended for occupancy) as separate living quarters. Separate 
living quarters are those in which the occupants live and eat separately from any other 
persons in the building and which have direct access from the outside of the building 
or through a common hall. The occupants may be a single family, one person living 
alone, two or more families living together, or any other group of related or unrelated 
persons who share living arrangements. (People not living in households are classified 
as living in group quarters.)” 

Figure 9 

Share of Population Living In 
Households, 2000 and 2010
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Figure 10 shows that, in comparison with the County and State, North Stonington has a 
significantly higher percentage of husband-wife families. Without taking income into account, 
but factoring in the age breakdown discussed above, this suggests that North Stonington may 
fall into a combination of the Traditional Living and Senior Styles Lifestyle Groups in the ESRI 
Tapestry Manual.  
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Figure 10 

Husband-Wife Families as Share of All 
Families, 2000 and 2010
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The Traditional Living group is described in the manual as follows:  
 

The four segments in Traditional Living convey the perception of real middle America—
hardworking, settled families. The group’s higher median age of 38 years also conveys 
their lifestage—a number of older residents who are completing their child-rearing 
responsibilities and anticipating retirement. Even though they’re older, many still work 
hard to earn a modest living. They typically own single-family homes in established, 
slow-growing neighborhoods. They buy standard, four-door American cars, belong to 
veterans’ clubs and fraternal organizations, take care of their homes and gardens, and 
rely on traditional media such as newspapers for their news. 

The Senior Styles group is described as follows: 
 

More than 14.4 million households in the nine Senior Styles segments comprise one of 
the largest LifeMode summary groups. As the U.S. population ages, two of the fastest 
growing American markets are found among The Elders and the Silver and Gold 
segments. Senior Styles segments illustrate the diversity among today’s senior markets. 
Although incomes within this group cover a wide range, the median is $45,396, 
attributable mostly to retirement income or Social Security payments. Younger, more 
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affluent seniors, freed of their child-rearing responsibilities, are traveling and relocating 
to warmer climates. Settled seniors are looking forward to retirement and remaining in 
their homes. Residents in some of the older, less privileged segments live alone and 
collect Social Security and other benefits. Their choice of housing depends on their 
income. This group may reside in single-family homes, retirement homes, or highrises. 
Their lifestyles can be as diverse as their circumstances, but senior markets do have 
common traits among their preferences. Golf is their favorite sport; they play and 
watch golf on TV. They read the newspaper daily and prefer to watch news shows on 
television. Although their use of the Internet is nearly average, they are more likely to 
shop through QVC than online. 

These descriptions should be useful to North Stonington in identifying the types of retailers or 
service providers that would have the most patronage from residents. However, given the small 
population and slow growth rate of the community discussed above, it is unlikely North 
Stonington can provide the “critical mass” of shoppers needed to meet the site selection criteria 
of most major chains. Retailers or service establishments that select a North Stonington location 
will most likely be single locations operated by someone from the community or nearby. 

Figure 11 shows that the number of households in North Stonington grew by nearly 12 percent 
between 2000 and 2010 from 1,833 to 2,052.  The percent increase in households in North 
Stonington was nearly 5 percentage points higher than New London County and more than 6.5 

Figure 11 

Growth in Households and Families, 
2000 and 2010
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percentage points higher than the State.  The growth in the number of families accounted for 
more than 60 percent of the growth in households in North Stonington and at 9.6 percent it 
was more than 5.5 percentage points higher than the County and 6.5 percentage points higher 
than the state. Again, these statistics indicate that North Stonington is comprised more of 
Traditional Living lifestyle groups than other groups identified in the Tapestry Manual. 

Figure 12 shows that North Stonington’s average household size (now 2.58) exceeds that of the 
County and State, but has declined more in size between 2000 (when it was 2.71) and 2010 
than either the County or State. This is a national trend, with average household size shrinking 
constantly since 1970, when it was 3.1 nationally. 

Figure 12 

Average Household Size, 
2000 and 2010
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If the trend of declining household size but increasing household formations continues, this 
suggests continuing pressure for new residential construction and the need for stores selling all 
types of household furnishings. As previously noted, North Stonington’s population would not 
be enough to support such establishments, but in combination with the regional population, 
transportation network (particularly I-95) and high drive-by traffic, stores serving the regional 
market could find a North Stonington location attractive. Shoppers from Rhode Island could be 
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expected to come to North Stonington to take advantage of the sales tax differential (6.35% in 
Connecticut versus 7.0% in Rhode Island) for larger purchases. 

Figure 13 shows that North Stonington has a relatively low housing vacancy rate, with nearly 90 
percent of housing units occupied. This is slightly higher than the County rate but slightly lower 
than the State rate. This is another factor that should be of interest to retail or service 
establishments serving the residential market as it indicates both strength in occupancy and 
growth possibilities as vacant units are filled. 

Figure 13 

 

 

North Stonington is primarily an owner occupied, single-family housing market. Figure 14 shows 
the breakdown between owner-occupied and renter occupied housing units for the Town, 
County and State. North Stonington substantially exceeds both the County and State owner 
occupancy rate, and conversely is much lower in renter occupancy. This reflects the limited 
number of rental units in the Town.  

In the future, if home values continue to rise (median house sale value in 2009 was $241,000 
according to CERC’s North Stonington Town Profile shown in Appendix A) this will be a concern. 
Many younger people will not be able to afford to live in North Stonington because of a lack of 
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affordable rental units. This will not only cause the median age of the community to continue to 
rise, it may also make it difficult to provide an adequate number of volunteer firefighters 
needed by the Town.  

Figure 14 

 

 

Between 2000 and 2010 North Stonington added 254 housing units, resulting in a growth of 
12.4% as shown in Figure 15.  New London County’s housing stock growth rate was 3.1 
percentage points less, but obviously working from a much larger base.  Overall, the State of 
Connecticut had an increase in housing stock of 7.4 percent during the decade, 5 percentage 
points less than North Stonington’s over the decade.  

However, due to the current sluggish housing market, new home starts are down significantly 
throughout the region. For a community like North Stonington that is largely dependent on new 
residential construction for Grand List growth, this is a problem that can lead to a continually 
escalating mill rate and residential property tax bill. Additional commercial growth would help 
alleviate this condition. 
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Figure 15 
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Educational Attainment 

Figures 16 – 19 present information on the educational attainment of North Stonington’s 
residents compared with those of New London County and Connecticut. 

Figure 16 shows that 60 percent of North Stonington’s residents have some level of education 
beyond high school, with 17 percent with some college but no degree, 10 percent with 
Associate’s Degrees, 19 percent with Bachelor’s Degrees, and 14 Percent with an advanced 
degree of some type.  

Figure 16 

Distribution of North Stonington’s Population 25 or 
Older by Educational Attainment, 2010
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Educational attainment is one of the primary labor force characteristics evaluated by many 
companies whose operations require a well educated workforce. In addition, when combined 
with income statistics (see the section on Income and Wages), educational attainment is one of 
the factors evaluated by merchants in selecting new store locations. 

Figure 17 shows that North Stonington’s educational attainment lags that of Connecticut as a 
whole for Bachelor’s and Graduate/Professional Degrees, but is equal to or better than New 
London County in these areas. Conversely, North Stonington has a higher number of residents 
with only a high school diploma or GED (34 percent of the population) than either the County or 
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State. However, the differences are not significant enough to impact the Town’s ability to 
attract employers, since they would be drawing from the regional workforce, not just the 
Town’s.  

Figure 17 

Distribution of Population 25 or Older by 
Educational Attainment, 2010
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Figure 18 shows that educational attainment in North Stonington improved between 2000 and 
2010 in the 25 and older age cohort, a positive trend related to both employment and 
purchasing power potential. (The 25 or older cohort is used because most of the younger 
groups are still in school with an undetermined final level of educational attainment.) The 27 
percent increase in those with Graduate or Professional Degrees, and the 29 percent decline in 
those with less than a full high school education are particularly noteworthy when assessing the 
Town’s resident workforce. 
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Figure 18 

Growth from 2000 to 2010 in Educational 
Attainment Classifications for North Stonington
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Employment Information 

This section (Figures 19 – 23) presents information on North Stonington’s employment 
situation. As this Demographic and Economic Profile was prepared, the most recent 
employment data were for July 2012. Table 1 provides comparative Labor Force Data (from the 
Connecticut Department of Labor’s monthly “Labor Force Data for Labor Market Areas & Towns” 
report. 

Table 1 

July 2012 Labor Force Information – Not Seasonally Adjusted 
Area Labor Force Employed Unemployed Unemployment 

Rate 
North Stonington 3,309 3,055 254 7.7 
Norwich New London LMA 142,108 128,863 13,245 9.3 
Connecticut 1,938,000 1,758,900 179,000 9.3 
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As of July 2012, North Stonington’s unemployment situation is better than that of the County or 
State, but is still higher than desirable. Additional employment opportunities in the community 
would be helpful. 

Figure 19 provides comparative unemployment statistics for the Town, County and State for the 
2000 – 2010 decade. This Figure demonstrates that North Stonington’s unemployment rate has 
consistently been lower than the County or State. This reflects the Town’s educated and mature 
labor pool, factors that would be advantageous in staffing up new companies in town, 
particularly given the high level of out-commuting by North Stonington residents mentioned 
earlier in this report. 

Figure 19 

Trend in Unemployment Rate 
2000 to 2010
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Figure 20 shows that the number of North Stonington residents in the labor force has been 
increasing over the past decade, and at a faster rate than of the County and State. The 
increase is attributable to the growth in population (see the earlier section on Population and 
Age). The fact that the Town’s growth rate exceeds that of the County and State reflects the 
Town’s much smaller population base. Nonetheless, a growing workforce with an 
unemployment rate lower than the surrounding area are both positive indicators about the 
availability of good labor for an employer considering a North Stonington location. While the 
Town is most suitable for smaller employers, mid-size to larger employers could also find an 
adequate number of workers from within the regional labor pool.  

Figure 20 

Growth in Labor Force 
2000 to 2010
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Figure 21 compares employment in the Town, County and State over the 2000 – 2010 decade, 
using 2000 as the base year for calculating an employment index; this index shows a percent 
change by year from the base year of 2000 which has an index value of 1.0. While all three 
areas are below their 2000 number as of 2010, North Stonington has had the largest drop over 
the longest period. Factors other than the recent recession and very slow recovery have 
negatively impacted North Stonington’s employment situation. 

Figure 21 
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Figure 22 shows the number and types of jobs in North Stonington in 2010, the most recent 
year when this data is available. Figure 23 shows the types of jobs by percentage distribution. 
The predominant categories are Accommodation and Food Services, Government, Health Care 
and Social Assistance, and Retail (plus a catch-all “All Other” category). Ranging from about 75 
jobs (Retail) to 275 (Accommodation and Food Services), none of these is a particularly strong 
cluster. Other than possibly the Health Care and Social Assistance category, none are sectors 
associated with higher wages.  

It is likely that many workers commuting into North Stonington (CERC data from 2000, the 
most recent available, showed 775 commuters into North Stonington from the top 9 
Connecticut and Rhode Island communities) are filling lower paying jobs. Conversely, many of 
North Stonington’s better educated and skilled residents are forced to commute to better paying 
jobs in other communities.  

Figure 22 

Jobs in North Stonington by 
Industry 2010
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Figure 23 

Distribution of Jobs in North 
Stonington by Industry 2010
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Table 2 provides a breakdown of the employment of North Stonington residents by occupational 
category. This information was taken from the website http://www.city-data.com/work/work-
North-Stonington-Connecticut.html#mostCommonOccupations, and shows a very broad mix of 
occupational categories filled by North Stonington residents. Of note are the 42 people 
employed in agriculture in the categories Agricultural Workers including Supervisors and 
Farmers and Farm Managers. The total of all occupations in this table is lower than the total of 
all North Stonington residents in the labor force due to different data sources and incomplete or 
suppressed data, but it is likely the percentage distribution is fairly accurate. 

Table 2 

North Stonington Employment by Occupation % (#) 
Other management occupations except farmers and farm managers 4.7% (130) 
Other office and administrative support workers including supervisors 4.1% (112) 
Supervisors and other personal care and service workers except personal 
appearance, transportation, and child care workers 

3.5% (95) 

http://www.city-data.com/work/work-North-Stonington-Connecticut.html#mostCommonOccupations�
http://www.city-data.com/work/work-North-Stonington-Connecticut.html#mostCommonOccupations�
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North Stonington Employment by Occupation % (#) 
Other sales and related workers including supervisors 3.3% (90) 
Engineers 3.1% (86) 
Metal workers and plastic workers 2.6% (72) 
Food and beverage serving workers except waiters/waitresses 2.6% (71) 
Registered nurses 2.5% (69) 
Media and communication equipment workers 2.4% (65) 
Other food preparation and serving workers including supervisors 2.3% (64) 
Other production occupations including supervisors 2.3% (63) 
Life and physical scientists 2.2% (61) 
Business operations specialists 2.0% (56) 
Waiters and waitresses 2.0% (55) 
Preschool, kindergarten, elementary and middle school teachers 2.0% (55) 
Retail sales workers except cashiers 2.0% (55) 
Building and grounds cleaning and maintenance occupations 1.9% (52) 
Computer specialists 1.8% (50) 
Operations specialties managers except financial managers 1.8% (49) 
Assemblers and fabricators 1.6% (45) 
Health technologists and technicians 1.6% (45) 
Information and record clerks except customer service representatives 1.6% (45) 
Electrical equipment mechanics and other installation, maintenance, and repair 
occupations including supervisors 

1.6% (44) 

Driver/sales workers and truck drivers 1.5% (40) 
Carpenters 1.3% (37) 
Cooks and food preparation workers 1.3% (37) 
Counselors, social workers, and other community and social service specialists 1.3% (35) 
Material recording, scheduling, dispatching, and distributing workers 1.3% (35) 
Laborers and material movers, hand 1.2% (34) 
Other healthcare support occupations 1.2% (34) 
Vehicle and mobile equipment mechanics, installers, and repairers 1.2% (34) 
Customer service representatives 1.2% (34) 
Librarians, curators, and archivists 1.2% (34) 
Fishing and hunting, and forest and logging workers 1.2% (33) 
Supervisors, construction and extraction workers 1.2% (33) 
Financial managers 1.1% (30) 
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North Stonington Employment by Occupation % (#) 
Other health diagnosing and treating practitioners and technical occupations 1.1% (29) 
Personal appearance workers 1.1% (29) 
Bookkeeping, accounting, and auditing clerks 1.0% (28) 
Construction laborers 1.0% (27) 
Accountants and auditors 0.9% (26) 
Secretaries and administrative assistants 0.9% (25) 
Secondary school teachers 0.9% (25) 
Cashiers 0.9% (24) 
Art and design workers 0.9% (24) 
Child care workers 0.9% (24) 
Postsecondary teachers 0.9% (24) 
Other protective service workers including supervisors 0.9% (24) 
Agricultural workers including supervisors 0.8% (22) 
Nursing, psychiatric, and home health aides 0.8% (21) 
Entertainers and performers, sports, and related workers 0.8% (21) 
Pipelayers, plumbers, pipefitters, and steamfitters 0.8% (21) 
Farmers and farm managers 0.7% (20) 
Painters and paperhangers 0.7% (19) 
Lawyers 0.7% (19) 
Other transportation workers 0.7% (19) 
Top executives 0.7% (18) 
Construction trades workers except carpenters, electricians, painters, plumbers, 
and construction laborers 

0.7% (18) 

Drafters, engineering, and mapping technicians 0.6% (17) 
Communications equipment operators 0.6% (16) 
Textile, apparel, and furnishings workers 0.5% (15) 
Therapists 0.5% (14) 
Religious workers 0.5% (14) 
Plant and system operators 0.5% (14) 
Financial clerks except bookkeeping, accounting, and auditing clerks 0.5% (14) 
Other construction workers and helpers 0.5% (13) 
Advertising, marketing, promotions, public relations, and sales managers 0.5% (13) 
Legal support workers 0.4% (12) 
Bus drivers 0.4% (12) 
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North Stonington Employment by Occupation % (#) 
Other teachers and instructors, education, training, and library occupations 0.4% (12) 
Motor vehicle operators except bus and truck drivers 0.4% (11) 
Architects, surveyors, and cartographers 0.4% (11) 
Life, physical, and social science technicians 0.4% (10) 
Social scientists and related workers 0.3% (8) 
Food processing workers 0.3% (8) 
Sales representatives, services, wholesale and manufacturing 0.3% (8) 
Law enforcement workers including supervisors 0.3% (7) 
Extraction workers 0.2% (6) 
Transportation, tourism, and lodging attendants 0.2% (6) 
Material moving workers except laborers and material movers, hand 0.2% (5) 
Electricians 0.2% (5) 
Special education teachers 0.2% (5) 

 

Commuting Information 

Table 3 summarizes information from the website http://www.city-data.com/work/work-North-
Stonington-Connecticut.html#travelTimeToWork on commuting times for North Stonington 
residents. Table 3 shows one-third of North Stonington workers – a total of 919 individuals – 
commuting for more than 30 minutes to work, with 232 individuals (8.5 percent of North 
Stonington’s labor force) commuting an hour or more. It is likely that some of these people 
would like to find a comparable or better job closer to home. 

Table 3 
Commuting Times of North Stonington Residents 

Commuting 
Time (Min) 

# of 
Residents 

% of 
Residents 

Commuting 
Time (Min) 

# of 
Residents 

% of 
Residents 

Less than 5  84 3.1% 30 – 34 407 14.9% 
5 – 9  152 5.6% 35 – 39  97 3.6% 

10 – 14  249 9.1% 40 – 44  87 3.2% 
15 – 19  363 13.3% 45 – 59  96 3.5% 
20 – 24  601 22.1% 60 – 89  125 4.6% 
25 – 29  254 9.3% 90 or more 107 3.9% 

http://www.city-data.com/work/work-North-Stonington-Connecticut.html#travelTimeToWork�
http://www.city-data.com/work/work-North-Stonington-Connecticut.html#travelTimeToWork�
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Traffic Counts 

Traffic counts can be important for business establishments dependent on drive-by traffic. They 
can also be a concern to local residents because of accidents and traffic congestion.  

The commuting for work into and out of North Stonington discussed in the preceding section is 
one contributing factor to North Stonington’s traffic counts shown in Table 4. Even more so is 
the traffic between I-95 and the Foxwoods Casino complex, which results in an Average Daily 
Traffic count of more than 14,000 on Route 2 west of Route 201. 

An obvious opportunity for North Stonington is to recruit businesses that can capitalize on high 
traffic – particularly at Exits 92 and 93 of I-95, as well as at the west end of Route 2 near 
Foxwoods.  

Table 4 
North Stonington Traffic Counts (2011) 

Location Traffic Count 

I-95 southbound* 30,900 – 33,600 
I-95 northbound* 33,800 – 39,300 
Rt. 95 Exit 92 off ramp* 5,500 - 5,700 
Rt. 95 Exit 92 on ramp* 3,200 - 3,500 
Rt. 95 Exit 93 off ramp* 1,600 - 4,000 
Rt. 95 Exit 93 on ramp* 6,900 
Exit 92 from Rt. 49 onto I-95 northbound 3,000 
Exit 92 off ramp to Rt. 49  2,700 
Exit 93 onto I-95 northbound 2,400 
Exit 93 on ramp to I-95 southbound 1,500 
Exit 93 off ramp to Rt. 216 from I-95 southbound 3,100 
Exit 93 off ramp from I-95 (Rt. 216) 1,300 
Rt. 2 underpass & Rt. 95 at Stonington Town Line 14,000 
Rt. 2 & Rt. 184 at Stonington Town Line 2,200 
Rt. 2 & Rt. 201 2,000 
Rt. 2 & Rt. 201 after split to west 14,200 
Rt. 2 & Rt. 214 at Ledyard Town Line 4,100 
Rt. 201 at Griswold Town Line 2,300 
Rt. 201 at Stonington Town Line 1,200 
Rt. 49 at Voluntown Town Line 1,400 
Rt. 184 at Stonington Town Line 5,500 

  
Traffic counts are for average daily traffic in both directions except where noted by *. 
Source: Connecticut Department of Transportation 
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Income and Wages 

As shown in Figure 24, North Stonington is in the enviable position of having a median 
household income that is well above that of the County and State. Further, as shown in Figure 
25, the Town’s median household income grew more rapidly than that of the County or State’s 
in the 2000 – 2010 period.   

A substantial portion of the “spending power” associated with these incomes is currently being 
lost because of the lack of retail or service opportunities in the Town – what is called “retail 
leakage” in the economic development trade. Most residents do not seem to find the need to 
drive to other communities to shop or access services to be particularly onerous; indeed, as is 
frequently the case when there is substantial out-communing for work, they shop where they 
work or somewhere in between the places of residence and employment. However, this is 
another instance where having more business establishments in town would both increase 
shopper convenience and provide more businesses to pay some of the taxes necessary for 
public facilities and services. 

Figure 24 

Median Household Income, 2010
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The Town’s high wages, educational attainment, and home ownership statistics suggest that a 
significant portion of North Stonington’s population may fit into some of the Tapestry Manual’s 
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Upscale Avenues lifestyle group (not including the Urban Chic and Pacific Heights segments), 
described as: 

Prosperity is the overriding attribute shared by the seven segments in Upscale Avenues. 
Residents have earned their success from years of hard work. Similar to the High 
Society segments, many in this group are also well educated with above-average 
earnings. However, their housing choices reveal their distinct preferences. Urban 
markets such as Urban Chic and Pacific Heights favor townhouses and highrises, 
Pleasant-Ville residents prefer single-family homes in suburban neighborhoods, and 
Green Acres residents opt for open spaces. Some have not settled on a home yet, such 
as the renters among Enterprising Professionals; others, such as Cozy and Comfortable 
residents, have been settled for years. The median household income for the group is 
$70,720, and their median net worth is $188,740. Prosperous domesticity also 
characterizes the lifestyle in Upscale Avenues. They invest in their homes; the owners 
work on landscaping and home remodeling projects, and the renters buy new 
furnishings and appliances. They play golf, lift weights, go bicycling, and take domestic 
vacations. Although they are partial to new cars, they also save and invest their 
earnings. 

Figure 25 

Change in Median Household Income, 2000 
to 2010
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Figure 26 compares wages paid in North Stonington with wages in New London County and 
Connecticut. As noted in the comments related to slides 22 and 23, the current jobs mix in 
North Stonington is dominated by jobs in employment sectors typically associated with lower 
wages. This situation is clearly shown in Figure 26 where the average wage for jobs in North 
Stonington were $31,324 compared to $47,660 for the County and $59,463 for the state. 

Figure 26 

Wages for All Industries, 2010
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On top of North Stonington’s job mix paying lower wages, the mix of jobs in the Town actually 
lost ground in the 2000 – 2010 decade as shown in Figures 27 and 28. During this time period, 
average wages in North Stonington jobs dropped from $34,703 in 2000 to $31,324 in 2010 
while the County’s average wages rose from $36,205 to $47,660 and the State’s average wage 
rose from $45,454 to $59,463. 

A focus of North Stonington’s future economic development efforts should be to add more, 
higher paying jobs to the mix of employment in the Town. The current situation is a primary 
cause of the high level of out-commuting by Town residents; reflects a lower standard of living 
of Town residents who hold some of the jobs in Town; and provides a poor image of spending 
potential for retail or service businesses who may consider the Town as a location. 

Figure 27 

Change in Wages for All Industries, 
2000 and 2010
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Figure 28 

Wages for All Industries, 
2000 and 2010
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Figure 29 looks in more detail at comparative wages by selected industry sectors in North 
Stonington, New London County, and Connecticut. Quite obviously, the wages paid in North 
Stonington lag wages in the County and State in all the industry sectors shown.  

When Figure 29 is compared with Figure 22, it is also clear that the industry sectors with the 
highest wages per employee are the ones with the least employment in North Stonington.  

Figure 29 

Wages per Employee for Selected 
Industries, 2010
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Finally, Figure 30 shows how wages in North Stonington and New London County differ from 
wages for similar industry sectors statewide. North Stonington lags Connecticut in all sectors 
shown, with particularly large differentials in sectors such as manufacturing jobs, professional, 
scientific and technical service jobs, and administrative support and waste management jobs. 
North Stonington also lags New London County in every sector shown except administrative 
support and waste management jobs. 

Figure 30 

Difference from the State in Wages 
per Employee, 2010
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Given the number of Town residents with high levels of education and high employment skills 
(as indicated by current income statistics), it is obvious there is an opportunity to provide larger 
numbers of better paying jobs for people already living in North Stonington, or those who will 
move to town in the future.  
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What to Avoid What to Preserve Other Comments

Malls
QOL - Rural Character- 
Quality of Space

Active Solicitation of Businesses

Integrity of culture

Smart Moderate growth

Urban Style 
Big Box Development
Traffic increase

Greenhouse Farming Pollution
Farmer's Market
Butcher
Agway or Tractor Supply
Hydroponic Agriculture

i.e. Apple Rehab

High Quality small shops
Home Based Offices
Small Appliance/engine (lawn mower etc.) repair
County Stores

Senior Housing & Healtcare Services

Small Businesses

Auto repair

Agricultural Businesses

Types of business NS could Support

Manufacturing/Assembly

Office/Light Manufacturing/ Small Industry/Accounting
Tech Companies
Automotive Supplies and Services

Drug Store
Household Furnishings and Goods

Restaurant
Deli or Coffee House
Boutique & Café type businesses w/ apartments above
"semi-tourism" like Raspberry Junction craft store
Art Gallery

Support of Town Gov't & Schools 
cannot be provided by residents 
alone. Need more commercial 
development.

Sopport from Town Hall 
Supporting Locals

Attract Businesses that 
complement existing activities

Modern Industrial Park

Clean Light Industry

Put back the trees at Holly Green

Too much 
development so that 
we resemble the 
Groton Strip

Develop the major exits that 
already have traffic

Fill empty Buildings (i.e. Fischer 
Control)

Home Improvement or "DIY" Stores
Sporting Goods Store
LL Bean Outlet and other Clothing Stores

Attracting visitors and people w/ 
families should be a priority

Convenience Shopping Center
Grocery Store ( Trader Joe's or Whole Foods type)



Please join us for a series of  

INFORMAL ROUNDTABLE DISCUSSIONS 

LET’S TALK ABOUT THE FUTURE OF NORTH STONINGTON! 

PIZZA AND OTHER REFRESHMENTS WILL BE SERVED. 

Come share your opinion! 

LOCATION: HIGH SCHOOL MEDIA CENTER 

 

Wednesday 10/17, 7:00-8:30pm AND (REPEAT SESSION) Saturday 10/20, 10:30am-12:00pm  

Topic 1: What types of businesses would be best for the town economically while preserving the 

quality of life we enjoy? What is the town doing to bring new commercial tax revenue to the town? 

Let’s talk about economic development and planning for the future.   

*** 

Wednesday 10/24, 7:00-8:30 AND (REPEAT SESSION) Saturday 10/27, 10:30am-12:00pm 

Topic 2: What does “Rural Character” really mean? Is North Stonington entirely rural?  What aspects 

do we want to preserve? What changes would we be comfortable with? Could we introduce limited 

sewers and still retain this “rural character?” Let’s re-explore the concept of rural character and 

decide what aspects we want to preserve.  

*** 

Monday 11/05, 7:00-8:30 AND (REPEAT SESSION) Saturday 11/10, 10:30am-12:00pm 

Topic 3: Do we have enough protected open space? In a 2003 Poll, 78% of those who responded said 

the town needed to protect farmland. Have we? Is the “Transfer of Development Rights” the only 

way? Let’s talk about our valuable natural resources and what agricultural in NS will look like in the 

future. 

*** 

Monday 11/12, 7:00-8:30pm AND (REPEAT SESSION) Saturday 11/17, 10:30am-12:00pm 

Topic 4: Are we ready for mixed-use or multi-family housing? Should we build quality senior housing? 

We have been talking about Conservation Subdivisions for years, is it time to write the regulations to 

allow them? Does North Stonington provide an adequate range of Housing Choice for its residents 

(current and future)?? Let’s talk about the future housing needs for NS residents.  

 

For further information, please call Juliet Leeming @ 860-535-2877 x27 M-F (8a-4p) 

HOPE TO SEE YOU THERE! 

LET’S TALK ABOUT … THE FUTURE OF OUR SCHOOLS…WAYS TO ATTRACT NEW BUSINESSES TO LOWER OUR TAXES….WAYS TO 

SLOW DOWN TRAFFIC ON OUR ROADS… WAYS TO PRESERVE OUR FARMLAND…. OR WHERE WILL YOU AND/OR YOUR CHILDREN 

BE LIVING TEN YEARS FROM NOW... WHAT DOES “RURAL CHARACTER” REALLY MEAN? ... HOW WILL THE INTRODUCTION OF 

SEWERS CHANGE OUR TOWN? 
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The POCD Steering Committee is hosting a series of informal discussions with local residents on a variety 
of planning topics. There are a total of eight sessions. The topics are Economic Development, Rural 
Character, Open Space, and Housing.   

POCD - ROUNDTABLE DISCUSSIONS 

The following is a summary of the first two sessions held on October 10th and October 17th on the topic 
of 

SESSION 1: ECONOMIC DEVELOPMENT 

A total of 26 residents attended the sessions. Seven of the 26 were members of a NS Commission or 
Committee (1- EDC, 2-PZC, 2- Hewitt Farm Committee and 1-NSCLA. All 7 are also members of the POCD 
Steering Committee). Juliet Leeming, the Town Planner/ZEO was also in attendance. The two sessions 
were facilitated by Peter Bogoian, Elaine Boissevain and Juliet Leeming. 

Economic Development. 

Residents and town officials/commission members both have difficulty determining what 
uses/businesses would work well in NS and why. Is our lack of commercial development simply a matter 
of population density or a lack of infrastructure (namely water and sewer), or does it stem from North 
Stonington’s lingering reputation of being business unfriendly?  Some feel we have too many small 
scattered commercial zones and that many prime parcels are effectively unavailable due to their 
ownership status. There are some who feel that their taxes are not too high and that the inconveniences 
of having to drive long distances for jobs or services are a welcome sacrifice for the privilege of enjoying 
such a high quality of life in such a pristine setting. Others would like to see their taxes reduced and 
worry that if the cost of living continues to climb while school enrollment and town services decline, that 
the currently high property values will decrease and that local businesses will not survive.  

SUMMARIZATION OF NOTES TAKEN: 

Though economic development and rural character are often considered to be in conflict with each 
other, there are many that believe that even large commercial developments such as a senior housing 
developments or large-scale retail can be located and screened in such a way as to not detract from the 
rural character of town.  

The town must first decide whether they want development simply for tax relief (as was a cry during the 
recent budget meetings) or more for lifestyle improvements (or both). Residents feel NS should build on 
what it has and what it does well. Let growth happen organically and be in keeping with the character of 
town. When considering development for lifestyle improvement, a resident discussed the possibility of a 
new Central Town Complex with supportive services for the public. The establishment of such a complex 
would then attract compatible businesses that would provide much needed services to the residents. 
Other commercial developments mentioned ranged from having a Budweiser Farm/Brewery, to an 
indoor sports complex; space for business incubators or artists and more vineyards and nurseries.  
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Comments from both sessions strongly favored supporting agriculture though some still maintain the 
need to keep the tax base diverse despite our strong agricultural heritage. Farming related businesses 
such as a local slaughterhouse, butcher shop, and a commercial kitchen were suggested as food security 
(and desire to buy local) is foremost on many people’s minds as transportation and food processing 
costs continue to climb. Farm-to-table programs and Vo-ag programs in schools must be actively 
pursued if the town is serious about making farming a viable industry again. Agro-tourism was also 
favored. 

There is a strong sense of community in North Stonington. Residents are proud of their local businesses 
and farms. The desire to “keep it local” is strong. The desire to retain the rural character and good 
schools is equally as strong. There are many that feel we can have economic development and still 
maintain our character. Many feel that the addition of sewers along the I95 corridor or even up to the 
Rotary is not seen as a threat to the overall character of town and that it would remove one of the main 
obstacles to businesses locating in town. Appropriate growth in the appropriate areas with the 
appropriate design and site controls is favored by many as a way to reduce the growing tax burden. 

The three main paths to economic development that emerged were investing in the necessary 
infrastructure (water, sewer, roads, schools, fire, police, etc.) as a means to attract investment, and 
provide more convenient access to goods and services for residents while also relieving some of their 
tax burden. Alternatively (or perhaps additionally), the town could pursue one large tax generator like a 
senior housing complex and hope that smaller supportive businesses would also locate in town such as 
more doctor’s offices, a pharmacy, senior transportation service etc.. In keeping with the desire to retain 
the rural character and to support our agricultural heritage, the town could focus on bringing farming 
back to the schools and seek to attract uses that would support local farms by enabling them to process 
and sell their products more cost effectively in the local area.  

The town should not be aggressive in economic development simply for tax relief. Lifestyle 
improvement (jobs and services) and maintaining a high quality of life are just as important. 

Some additional summarizing statements: 

Accentuate the positives in town and look to the future…. Leave the past behind.  

Capitalize on what we have now that we like and that we feel is working (cottage industries, farming, 
rural charm), and invest in the town (schools and services). Sustain farming and encourage businesses 
that are symbiotic with the ones already here. 

Make it possible for kids and seniors to stay in town – provide affordable housing and jobs and 
transportation for the elderly. 

Allow large-scale development if it can still be in keeping with the character of town. Don’t allow Rte 2 
to become “Anywhere USA.” The right businesses could benefit the residents in town while maintaining 
the character and quality of life.   
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The following is a summary of the second two sessions held on October 24th and October 27th on the 
topic of Rural Character. 

SESSION 2: RURAL CHARACTER 

A total of 23 residents attended the sessions. 11 of the 23 were members of a NS Commission or 
Committee (1- EDC, 1- ZBA, 3-PZC, 2-CC, 1 – NSAHC, 1- Hewitt Farm Committee and 1-NSCLA. 9 of the 11 
are also members of the POCD Steering Committee). Juliet Leeming, the Town Planner/ZEO was also in 
attendance. The two sessions were facilitated by Julie Lanier, Belinda Learned and Juliet Leeming. 

When residents think of the word “rural” and of what “rural character” means to them, things like 
farms, dark skies, peace and quiet, narrow dirt roads, open space, lakes and streams, and stone walls 
come to mind. To most, rural means a smaller population spread out on large lots. There can be tasteful 
commercial developments, but “cottage industries” or small local businesses would be more the norm.  
Rural means strong community and a slightly slower pace; animals and tractors on the roads; wildlife 
and open fields; trees; historic landmarks; old houses and solitude; and no traffic. Residents of a rural 
community should expect to have to drive more than 20 minutes to get to work or buy groceries. They 
expect less crime than in more suburban or urban communities and also don’t expect to have all of the 
services those types of communities have. The schools are small and there are no sewers in town. 

SUMMARIZATION OF NOTES TAKEN: 

One resident captured what rural meant to him well: “I like to feel like I live in Vermont, but don’t have 
to drive three hours to get there!” 

When these residents were asked what suburban meant to them a different picture emerged. A 
suburban community has mini-malls and shopping centers, more traffic and a denser population. The 
lots aren’t as big or spread out. You would see more defined neighborhoods that housed professional 
people. Suburban means more available jobs and greater wealth. Visions of loud children, soccer moms, 
SUVs, vinyl siding, fences and large manicured lawns were expressed. In suburbia, neighbors know each 
other and are friendly. There are good schools, restaurants, more businesses, stop lights, more traffic. 
There is also less privacy, no farms and some suggested that there was a lack of culture, more stress and 
a sense of conformity. Suburban communities had healthcare facilities, public transportation, public 
services, civic buildings/museums, and of course Wal-Mart! 

When one group was asked to identify the characteristics of a suburban community that they felt they 
would like to see in NS – or perhaps felt were characteristics of NS now and worthy of protection- they 
identified greater wealth, friendly, professional people, restaurants and local businesses, biking and 
hiking friendly, civic buildings/museums, more recreational activity, good schools and public services.  
Several people also indicated that clustered shopping centers, public transportation, healthcare 
facilities, shorter commuting times, more jobs and multi-family apartments would be suitable for NS or 
still desirable in a rural community. Other cross-over characteristics were wide roads and sidewalks as 
these were desirable for NS to allow for safer walking and biking.  
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What balance can we achieve between economic development and preserving rural character? Is the 
key to this scale of development? Location? Architectural style?  One suggested that to avoid major 
negative reactions to planned economic growth, scale and selectivity must be primary considerations. It 
has now been suggested more than once that what NS needs is “one big thing” instead of many little 
businesses cluttering up the landscape. This “one thing” could be a Stoneridge type development or a 
bio-tech facility or a large greenhouse facility. Some were concerned about putting all our eggs into one 
basket – siting Pfizer as an example of what can go wrong with that. 

“Everybody has to give” – on resident said. She was concerned that if residential taxes continued to rise, 
property values would actually fall as the properties would be harder to sell (towns with high taxes and 
few services can be unpopular for those looking for homes). Another questioned whether or not our 
taxes were in fact too high. 

The themes of self-sustainability and self preserving came up often.  One pointed out the fact that our 
Geography was in fact self-preserving. 

I think it is safe to say that most if not all in NS want to avoid looking like Rte. 1 in Groton. Residents 
said that good design, buffering, and tasteful creative signage would go a long way. People prefer a local 
hardware store to a Home Depot and want to get back to the way of life that comes with a real village 
center (post office, café, gathering place). The idea of a small business park was voiced as well as 
focusing on businesses that would support a “rural way of life.” The idea of sewers were not popular 
with this group. 

Discussion centering on development: 

Create a tasteful shopping center that is itself a destination – an activity center – to attract people. The 
center would be advertised as a whole avoiding the need for greater visibility on the road and more 
signage. Some felt that places like Holly green did not need to be so visible as people know that it is 
there and what businesses are there… and that they don’t rely on capturing passing traffic.  Others felt 
that NS does not have the density to support centers like this and that businesses do in fact rely on the 
passing traffic and need to be visible to survive in this economic climate. 

Highway Commercial area is too overgrown. The vacant properties need to be re-used and made more 
visible from the highway. 

One suggested that we need a central place in town with a year round farmers market or co-op, and a 
place for artists to sell their wares. Something like this would need a pool of investors to make it happen 
(i.e. Angel Investors). Another suggested the need for a “new village” or town complex…. And that a new 
restaurant was needed to provide a gathering place in the village again.  

One stated and most agreed that when combining rural character and economic development we need 
to focus on what is unique about our community and build on that.  An example of this taken a little 
further was the concept of food security and the abundance of water in NS. NS is an agricultural town 
and the trends in the country are moving towards greater local food production and consumption. NS 



3 
 

should really encourage farming – use its agricultural roots to build an economic web to in turn build the 
community.   

Many young people are trying to “get back to the land” and are looking to start small niche-farms. Large 
farms are too expensive to purchase and maintain. The number of farms in NS is declining and though 
we all may want NS to remain a farming town, it may not (example being Farmington CT). Change is 
inevitable. Some felt that as the farms started disappearing, we should try hard to preserve some of the 
land as open space in order to preserve our rural character and avoid development on the farmland. 
One suggested that young people are too concerned with the economy of the past ten years and should 
be thinking hard about the economy of the next ten years!  

Another pointed out that we can’t sit here being dreamers! People ultimately act in their own self 
interest. If they can’t afford to farm, they may opt to sell the land to a developer for a profit rather than 
place it in permanent protection. If we want to protect the farms to preserve our rural character, then 
we need more businesses to support farming – i.e. a slaughterhouse, feed store, a vet, or something 
like a culinary institute with a farm-to-table program. Farming also needs to be included in school 
programs (i.e. Vo-Ag). There was discussion about a small business-style incubator program based on 
agriculture and sustainability. Essentially, the town needs to come up with a viable vision for supporting 
farming – then find a person or group to champion that vision and move us towards our goal. 

With respect to the water resources: NS could sell water or simply use the fact that they have a pristine 
watershed to their advantage when attracting visitors to town. NS’s many recreational opportunities 
(large amounts of protected open Space, rural roads great for cyclists, and many hiking trails), 
opportunities for agro-tourism and abundance of natural resources can be combined into one defining 
identity for town – and this will attract people and businesses.  

Some of course felt that by attracting more people we would destroy some of the characteristics of the 
rural town that most enjoy (privacy, less traffic, and unspoiled areas). More tourists may mean more 
trespassing onto private land and more safety issues on the roads.  More visitors may lead to more 
traffic on Rte 2 and this may lead to increased traffic on the back roads as people would use them to 
avoid the traffic. Capitalizing on NS’s “rural characteristics” would bring the “messy John Q public” and 
that we should be careful what we invite into town.  

One asked: “Is our character was for sale; and if we invite everyone into town, would we lose this 
character?” 

• Preserve what we have – sense of nostalgia for the past ways (village center, tradesmen working 
from their barns, farming, rural beauty and isolation). Re-use vacant spaces before building new 
buildings for economic development.  

Other thoughts: 

• Focus on farming – food production (greenhouses and slaughter houses) – self sustainability. 
Encourage new farmers – teach it in schools. “Best economic development is food production.” 
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• Create an image (a brand) for NS and run with it. Capitalize on our positive qualities- use them 
to attract visitors. Build-self-sufficiency and make our economy viable.  

• Rural is what we are… but we are a part of the busy New England corridor 

• The children need to get back to nature and people should be taught to garden. Support the 4-H 
and the Grange. Return to a rural lifestyle. 
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The following is a summary of the two sessions held on November 5th and 10th on the topic of 

SESSION 3: OPEN SPACE: 

A total of 21 residents attended the sessions. Eight of the 21 were members of a NS Commission or 
Committee (1- EDC, 1-PZC, 1- Hewitt Farm Committee and 1-NSAHC, 2-CC. Members of the NSCLA and 
Avalonia were also present.  All 7 are also members of the POCD Steering Committee). Juliet Leeming, 
the Town Planner/ZEO was also in attendance. The two sessions were facilitated by Bill Ricker. 

Open 
Space. 

North Stonington has a tremendous amount of “undeveloped land” some of which is protected as open 
space in perpetuity (Land Trust holdings, CE’s), some that is temporarily protected as open space (PA 
490 farms and forests, State Forests), and some that is not protected at all (excess residential land, 
vacant parcels).  The goal of the Town is to determine the right balance between facilitating or allowing 
the development of undeveloped land for commercial uses or housing and preserving undeveloped land 
as permanently protected Open Space – keeping in mind the amount of Open Space that already exists – 
though not permanently protected. 

SUMMARIZATION OF NOTES TAKEN: 

Currently, 51% of the Town is considered Open Space of some kind. The Town holds title to 9 Open 
Space parcels, there are 16 private Conservation Easements; 3 private land trusts that own many 
parcels; and a portion of Patchaug State Forest is in NS. Included in this 51% are farm and forest lands 
temporarily protected under PA490 and 10mil. 

First thing that needs to be done is to clearly define Open Space. There are several kinds and each with 
varying degrees of protection. Some define it as land that is protected and usually open for public use. 
The state defines open Space as more purposeful with no requirement that it be accessible by the 
public. Farmland or land left in its natural state is considered open space to the State.  In North 
Stonington we have several types of open Space:  

TYPE OF OPEN SPACE EXAMPLES CURRENT ACREAGE 

PROTECTED OPEN SPACE 

State Owned Development 
Rights (or TDR) 

426.57 

Conservation Easements/other 
deed restrictions and Set aside 

Open Space per Subdivision 
Approval 

1614.26 

Land owned by Avalonia, NSCLA 
 

573.96 

Unbuildable land (Wetlands, 
FEMA Flood Zone – still need 

accurate total) 
7022 

*Land Owned by Nature 
Conservancy 

135.13 
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*Town Owned parcels 384.75 

PURPOSEFUL/PERCEIVED OPEN 

SPACE 

*Farmland (PA490 and 10 Mil) 5473 
*Forest (PA 490) – not including 

State Forest 
6235 

Mixed Farm and Forest 2270 
*“remaining land” or excess land ?? 

ACTIVE AND PASSIVE PUBLIC 

RECREATIONAL AREAS 
 

State Parks/Forests 1368 
*Municipal Recreational Areas 
(i.e. Hewitt Farm, recreational 

Facility, school fields) 
 

58 

Private recreational facilities and 
Areas (Little League, Summer 

Camps) 
 

1315 

 

(CGS Section12-107b(c)): “The term ‘open space land’ means any area of land, including forest land, land 
designated as wetland under section 22a-30 and not excluding farm land, the preservation or restriction 
of the use of which would (1) maintain and enhance the conservation of natural or scenic resources, (2) 
protect natural streams or water supply, (3) promote conservation of soils, wetlands, beaches or tidal 
marshes, (4) enhance the value to the public of abutting or neighboring parks, forests, wildlife preserves, 
nature reservations or sanctuaries or other open spaces, (5) enhance public recreation opportunities, (6) 
preserve historic sites or (7) promote orderly urban or suburban development.”  

State Definition of Open Space: 

 

Van Brown submitted information about what a farm is – and that farms are considered open space.  

This definition clearly does not assume that Open Space is land that is permanently protected. NS may 
chose to define it that way, but for now, I think it is important to recognize that there are many types of 
open space each serving an important purpose whether it be to provide wildlife habitats, provide flood 
control, provide recreational and educational opportunities for the public, to protect a view shed or to 
preserve rural character. Our goals in the POCD and PCRL must be clear. If our goal is to preserve open 
space in general; then we can seek anything on the list above. If our goal is to designate (acquire) more 
of our existing undeveloped land as “protected” open Space, then our actions will be different. 

• Create meaningful corridors (Concentrate on connecting corridors and understanding the 
utilization of all types of open space and how they can work together to create these corridors. 

Some strategies: 

• Promote purchase of development rights and permanent Conservation Easements 

• Preserve farmlands and forests (under PA 490, 10 mil or permanently) 

• Keep 2 acre Zoning, Minimum buildable area and frontage requirements 
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• Encourage developers to utilize the “fee in lieu of” provision instead of setting aside random bits 
of open space – and only accept meaningful  set-aside areas 

• Don’t expand commercial areas 

• Focus on the existing (and future)goals of PCRL 

• Provide wildlife corridors 

Purpose of Open Space: 

• Protects and enhances rural character 

• Greater Quality of Life for residents 

• Provides passive recreational activities and gets people in touch with their natural surroundings 

• Good for the economy – attracts visitors, no tax burden (though property doesn’t generate 
taxes either and can cost tax dollars to properly maintain it – i.e. Forest management) 

During both sessions, many opposing views were voiced. There seemed to be a sentiment that the Town 
was not a good steward of Open Space and that OS should be owned by land trusts whenever possible. 
This would offer the most protection. Some also felt that OS was not for the public to use. Some think 
we have too much; others not enough. Some think encouraging farming is the way to preserve open 
space; others think farming can sometimes produce waste that is bad for the environment. Everybody 
seemed to agree that the POCD should encourage the preservation of OS. People come here due to 
rural character, Open Space adds a lot to our environment & reason people move here.  

How do we achieve this goal of acquiring more protected open space? Should the Town be spending 
money on this? Some felt that there simply wasn’t enough money in the budget to be buying open 
space and that the Town shouldn’t be doing that at all, it should be the Land trusts.  If there is no 
money, how do we get people to donate or permanently restrict their land? How do we get people to be 
excited about protecting their land? 

Another question raised was whether or not protected Open Space is a “net loss” for the town? 
Generally, it is not. Even though the land may be “off the tax rolls,” OS requires few municipal services 
unlike housing and some commercial development.  Again the question of balance came up. Do we want 
a ghost town full of open space or do we want a more vital community with a good mix of people 
(paying taxes), housing, commercial and light industrial development as well as all types of open space? 
One suggested that we as a town figure out what our maximum desired build out should be and that we 
work backwards from there.  

Some not satisfied with the mantra “we like it the way it is” recognizing that change is inevitable. NS has 
gone through many changes over the years and will continue to do so. We need to plan for this change 
rather than simply resist it. For example, many felt we could pursue a well thought out commercial 
entity to help the Grand List that does not require expensive infrastructure. It was noted that NS has 
trouble attracting quality development. Residential development (to provide tax money) can be a drain 
on town resources if not well thought out. Want to find tax revenue from uses that have little impact or 
that require little development (i.e. the gas line that runs under the road or from selling water). 
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Self-sufficiency: What is the perfect balance of conservation and development that will allow NS to 
become more self-sufficient? What does a “self-sufficient” NS look like? More farms, family compounds, 
wind turbines, creating a water company, solar farms? Will we like the way this looks? 

Town Planner suggested that we visualize NS as one parcel to determine the opportunities and 
constraints with respect to what uses should go where and what areas should be preserved (much like 
you would when developing a parcel). Step 2 would be to determine the desired build out (as well as the 
potential build-out based on current POCD and Zoning regulations). What do we want our town to look 
like? What is important to us and (more importantly) why? Step 3: What are our main objectives and 
why? Examples may be:  

Objective - 

To preserve rural character – 

Reason 

To increase our tax base – 

to preserve high QOL and sense of place 

To create meaningful greenways/corridors – 

to ease tax burden of residents 

To encourage Farming – 

to protect natural resources, aquifer, etc. 

To bring more vitality to NS – 

to achieve self-sufficiency/food security and to preserve our agricultural 
heritage and rural character 

When determining the list of objectives thought must be given to the history and heritage of NS; the 
current economy and inevitable fluctuations in the global and local economies; changing demographics 
= changing needs; and NS’s land constraints. 

to enjoy greater QOL, enjoy more social and cultural opportunities 

With respect to possible survey questions, it would be helpful to get a sense as to why the residents 
want to protect OS (or why they feel we should). Is it to protect the aquifer; provide recreational 
opportunities; increase overall QOL; improve visual qualities; increase property values; to help us to 
remain special and not turn into “anywhere USA”; to protect natural resources; or to protect/preserve 
our rural character. It would also be helpful to know how important each reason is. The same could be 
asked about development. Why do we want or need development? Is it to diversify the tax base; 
increase tax revenues for the Town, provide more local jobs, to provide greater access to goods and 
services for local residents; to increase vitality; etc.? 

I am not sure if either group was able to answer the question raised as to whether or not NS had enough 
Open Space, but I think most understood its importance as well as the need for balance. 
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The following is a summary of the last two sessions held on November 12th and 17th on the topic of 

SESSION 4: HOUSING 

A total of 16 residents attended the sessions. Eight of the 16 were members of a NS Commission or 
Committee (1- EDC, 1-PZC, 1- Hewitt Farm Committee, 4-NSAHC, and 1-CC.  6 of the 8 are also members 
of the POCD Steering Committee). Juliet Leeming, the Town Planner/ZEO was also in attendance. The 
two sessions were facilitated by Mary Ann Ricker. 

Housing. 

The whole issue of “housing” and “housing choice” is intertwined with many other planning issues such 
as economic development, open space preservation, overall vibrancy and QOL in town. Affordable 
Housing as an issue has to be incorporated into the Plan of Conservation and Development in a more 
meaningful way.  Now that the concept of mixed-use is fairly well received, housing can be combined 
with commercial uses as well as agricultural uses.  There is a great need to educate the public about 
what “affordable housing” actually is and what some of the different are to achieve the goal of providing 
more housing choice for all our residents. 

SUMMARIZATION OF NOTES TAKEN: 

Many particular concerns were discussed during the two meetings. I have categorized the issues below 
and provided a summary of what was discussed. 

Senior Housing: 

Expanding Housing Choice  

2008 Housing survey and current demographic trends support the need for senior housing. The 
population is aging and many seniors have expressed an immediate need for alternative housing. Some 
seniors may want to stay close to their families (living in an in-law apartment or family compound), 
while others looking to downsize may like the idea of an assisted living facility with services available to 
address their specific needs. One pointed out that many of the area assisted living facilities are full with 
large waiting lists. There are non-profit developers and state grant programs designed to facilitate this 
type of housing. The group spoke of the need to further interview seniors to better determine their 
wants and needs with respect to housing. 

Housing for all demographics: 

In addition to the need for senior housing, the 2008 survey revealed that 346 of the respondents needed 
alternative housing now! Only 90 of those were seniors. Young people are also leaving town because 
they cannot afford to live here. There are very few rental opportunities. The group also discussed the 
need for workforce housing specifically mentioning the “trade parade” that takes place each morning 
and afternoon in some wealthier communities where the people who work in town (teachers, 
emergency workers, town employees etc.) cannot afford to live in the same community.  



2 
 

Vibrancy 

A town needs people from all age and income groups to truly be vibrant. There was discussion about the 
need for the school to be more interactive with the community. We need to keep our youth engaged as 
well. In addition to the need for local jobs, and recreational and cultural opportunities, is the need for 
housing that is affordable. There was discussion about small villages being located throughout town 
with affordable housing, small commercial stores and services, on existing large parcels of land not 
currently being used for farming. There was also discussion about the newly acquired Wintechog Hill 
parcel being used for affordable housing and other uses geared to support other town goals.  

Suggested methods to increase Housing Choice/Options: 

• Allow family compounds 

• Support the development of an appropriately sized (and designed) senior housing facility (i.e. a 
rural version of Stoneridge) 

• Allow farm-worker housing (temporary units, or permanent worker housing) 

• Allow additional housing on farms to facilitate agro-tourism 

• Allow multi-family housing (small enough to be supported by well and septic system i.e. a 4plex) 

• Allow residential Care Homes 

• Allow residential conversions (large home split up into a 2-4 family home) 

• Allow people to stay in their homes by allowing a tax abatement in exchange for deed restriction 

• Encourage conservation subdivisions with small lots as a better alternative to another 
Kingswood Meadow Wood type development 

The State of CT currently has a law on its books that requires 10% of the existing housing in a 
municipality be “affordable” (meaning a household earning less than 60-80% of the state or area's 
median income must spend no more than 30% of its income on total housing costs). If a municipality has 
less than the required 10%, a developer can propose a housing project without following the local 
zoning regulations such as dimensional requirements, setbacks, buffers, density or building 
character/design. Essentially, the law states that for the developer's proposal to be rejected, the town 
zoning or planning commission must make a very convincing case that such a proposal would clearly be 
against public interests or somehow endanger the health or safety of the community. Towns are rarely 
successful in defeating this type of development. Currently, North Stonington only has 18 qualified units 
– or less than 1% of the required 10%. There are many naturally occurring affordable housing units 
throughout town, but they do not count in the eyes of the state unless there is a deed restriction on the 
unit; it was bought with a CHFA loan; or the unit was subsidized by the government (i.e. Section 8 
housing).  Because of our very low percentage, North Stonington is VERY vulnerable to 8-30g 
development (as are many rural towns). In 2007, a developer proposed to build 17, four-story 
apartment buildings off of Boombridge Rd. This development was rejected by PZC, but likely would have 
been approved if the developer had pursued the appeal. The downturn in the economy essentially saved 
the Town from the Garden Court development.  

Predatory Development (8-30g) 



3 
 

There was a lot of discussion about getting the State to change the statute itself as it is unfair to small 
rural towns that do not have the infrastructure to support multi-family developments (an easy way to 
get a lot of affordable units). Many would like the State to recognize the “naturally occurring” affordable 
units that already exist in town. There was debate about whether it was better to try and get existing 
units to count or to focus on building new units that would be deed restricted.  

One suggestion that was offered in the 2008 Housing report was to allow tax abatements for certain 
units which would then count as a “subsidy” and therefore be considered as a “qualified unit” and count 
towards the required 10% for as long as the tax abatement is in place – “deed recognition” vs “deed 
restriction”- This was seen as an alternative to the required deed restriction option as the restriction can 
put the owner at a financial disadvantage when he/she decides to sell.  Another suggestion has been to 
require that all new housing developments above a certain size deed restrict a portion of the units 
(minimum of 10%). This is known as Inclusionary Zoning. This would provide some affordable housing 
options for residents while not decreasing the percentage of affordable units required by the State.  

The group discussed “friendly 8-30g” developments whereby a town works with the developer to design 
an affordable housing development in order that it be in keeping with the character of town as much as 
possible. The Meadow Court development proposed on Rte 2 is an example of such a development. 

The town needs to be proactive. Since the threat of Garden Court, the town established the Affordable 
housing Steering Committee and then the formal NSAHC that exists today. The new housing Plan is near 
completion and the Commission members are continually working to educate the public and to find 
ways to expand housing choice in town. Many felt there should be a line-item in the budget for housing 
similar to the line item for acquiring open space. This money could come from many sources such as the 
sale of a town-owned unit, fee-in lieu of providing affordable units in a new development, purchase of 
development rights, etc. 

Facilitators of the discussion emphasized that affordable housing is NOT the same as low-income 
housing and that this misperception needed to change. Many people would qualify for this type of 
housing (teachers, firemen, EMTs, town-employees, hospitality workers etc.) A complimentary point 
was raised that not all people who qualify for affordable housing require transportation services or 
other public assistance.  Most teachers, firemen, town hall employees and seniors all drive! Having 
affordable units in town will not necessarily mean a drain on town resources to provide services. The 
housing that the NSAHC seeks to provide is for a wide range of income and age groups. It must be 
shown that not all affordable housing developments equal a net loss for the town. There is great value in 
providing units to get to the required 10% if only to avoid something like a Garden Court. If an 
affordable housing development is done correctly with the assistance of the town, or planned and 
designed by the town itself, it can contribute to the town in a positive way. The public really must be 
educated as to the dangers of predatory development (8-30g). Many feel that the whole character of 
town would have been changed if a development such as garden Court had been approved. 

Educating the Public:  
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NIMBY vs JIMBY – The poor economy has given us a moratorium to think and to change our mindset 
about housing. Many are less concerned about profit and NIMBYism and more concerned about 
providing housing for the many people in need. There are many non-profit groups willing to build 
affordable units…again… the Town needs to be proactive. Some people might be fine with a more dense 
neighborhood (pocket neighborhood – or village) right in their back yard (JIMBY folks).  

We are held hostage by the 20% who vote in this town. We need to reach out to and hear from the 
other 80% - especially the younger generation. One suggested that perhaps people are simply happy 
with the status quo and that is why they do not attend meetings and workshops. 

 



POCD NEIGHBORHOOD MEETINGS 
 
As part of the effort to gather public input for the 2013 Plan of Conservation and Development 
(POCD), the POCD Steering Committee welcomed all interested residents to participate in a 
series of SEVEN NEIGHBORHOOD MEETINGS

 

. Residents from the various “neighborhoods” were 
invited to attend to come discuss their neighborhood’s environment and natural world, history, 
roads, and possibilities for present protection and future planning.   

The concept was coordinated by Steering Committee Member Madeline Jeffery, of North 
Stonington Citizens Land Alliance. North Stonington was marked off roughly into seven parts. 
Each area held its own Neighborhood Meeting, with several residents from the associated 
roadways and other interested people taking part in the gathering.  The concept hoped to 
create a very personal, fresh and direct means of communication with North Stonington 
residents and also to help identify what elements of North Stonington’s character, natural 
environment, history, etc. need to be protected; what needs to be changed or improved and 
ultimately what they envisioned for this place – the Town of North Stonington.  
 
Meeting 5 was cancelled due to a snow storm, but residents from that area were invited to join 
Meeting 6. Approximately 135 residents attended the six meetings. The following pages are 
summaries of the notes taken at the meeting and of the written comments received. 
 
 
MEETING 1: THE PENDLETON HILL ROAD NEIGHBORHOOD was held on December 5 at The 
Pendleton Hill First Baptist Church 

 Was held on Monday, January 7, 7:00 pm at Camp Wightman, Baptist Campgrounds, Billings Lake.   
MEETING 2: THE THREE LAKES:  BLUE, BILLINGS, AND WYASSUP NEIGHBORHOOD MEETING 

MEETING 3: THE WYASSUP ROAD NEIGHBORHOOD MEETING  

DATE & TIME: Monday, January 14, 7:00 pm LOCATION: The Grange, Wyassup Road.  

MEETING 4: THE COSSADUCK HILL NEIGHBORHOOD MEETING  
DATE & TIME Wednesday, January 30, 7:00 pm LOCATION: The Grange, Wyassup Road. 

MEETING 5: MYSTIC ROAD NEIGHBORHOOD  
DATE & TIME Cancelled due to storm                LOCATION: Village Congregational Church, Main St. 
MEETING 6: BOOMBRIDGE ROAD NEIGHBORHOOD  

DATE & TIME Wednesday, February 20, 7:00pm LOCATION: Village Congregational Church, Main St  

MEETING 7: THE VILLAGE  
DATE & TIME Monday, February 25, 7pm  LOCATION: Wheeler Library, Main Street   
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PENDLETON HILL NEIGHBORHOOD MEETING – DECEMBER 5, 2012 

Area: Pendleton Hill Rd (North of I95), Tom Wheeler Rd., Princess Ln. and all of laurel Glen 

neighborhood, Clarks Falls neighborhood, and Rte. 184 from Rte 49 to RI boarder. 

24 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner. Five of the 24 residents are currently affiliated with a NS board or 

Commission. Six additional residents, who were not present at the meeting, submitted written 

comments for consideration. Madeline conducted an interview with Anna Coit prior to the meeting. 

Bruce Fellman moderated the meeting. 

The Pendleton Hill neighborhood contains three districts: Laurel Glen, Clarks Falls and Pendleton Hill. 

There are at least 30 cemeteries, ancient road markers designating the Pawcatuck River mileage, the 

historic Palmer Farm and the only State Scenic Road designation (Pendleton hill Rd).  

The following is a summary of the written responses received followed by a summary of the notes taken 

at the actual meeting. 

Beginning with what you have...What do you like and love about where you live right now? (Listed in 

order of popular response) 

 Tranquility/privacy/ The quiet/ Low traffic 

 Rural Character (stone walls, rural roads, etc) 

 Natural resources (the woods, functional natural ecosystems, foliage, wetlands, ponds, 

waterfalls, plants) 

 Operating Farms/ ability to buy local produce 

 Wildlife/Wildlife habitat 

 Night Skies 

 Public Open Space/Trails/Nature preserve etc. 

 Great neighbors/ Community 

 Regulatory controls to limit development (i.e. 2 acre minimum lot size) 

 Varying topography and lot sizes/ Variety of architecture/ Diversity in age of residents 

 Being able to heat with wood 

How can we protect it? 

 Encourage and support local conservation organizations in their purchase of open space/land- 

Put more land into conservation or pass your property on to someone who will care for it and 

appreciate its beauty. 

 Discourage housing developments. 

 Create or encourage neighborhood crime watch efforts. 

 Enact and enforce strict Wetlands regulations. 
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What do you think would make your road, or living along your road, a better place to live and work? Is 

there something that should be eliminated or reworked? 

 Lower speed limits/tackle speeding problem/more patrols. 

 Nothing! (Fowler Rd, Sleepy Hollow Rd.) 

 Work on attracting new business to the Exit 93 area. 

 Purchase of open land by town or conservation organization. 

 Maintain Stone Walls. 

 Increase social opportunities/community. 

 Keep areas for hiking, biking and horseback riding. 

 Keep a good mix of houses and farms. 

 No more signs or stop lights or street lights (Pendleton Hill Rd). 

 Good road maintenance/ Keep culverts clean. 

 Work on eliminating noise issues (i.e. guns, motorcycles, traffic)/ Sound barriers along I95. 

 

What plans can you see this neighborhood making its future? What do you envision for this very 

neighborhood you call home? 

 Attract Business to the HC Area/Revitalize area/"Too many empty buildings in such a small 

town." 

 Preserve more land. 

 Support farms. 

 Ability to give a parcel of land to the kids (family compound?) 

 Prevent large housing developments and inappropriate development. 

 Revitalize church, parish house, and surrounding homes in Clarks Falls/Get Clarks Falls Grist Mill 

running again. 

 Put a plan in place to protect the beauty, rural character, dark skies, and peace and quiet - (in 

reference to preserving Fowler Rd). 

 Protect Pendleton Hill Rd. as an important wildlife corridor. 

 Work on reducing the speed along Rte 49. 

 Keep Pinewoods a dirt Road. 

 Preserve the rural country setting. 

 Hold a semi-annual neighborhood clean-up to keep the beauty and get to know the neighbors. 

OTHER NOTES FROM THE MEETING: 

Things to protect and preserve: 

 Maintain public access to all cemeteries and put cemetery protection back into the Zoning 

regulations 

 Preserve our  water quality (drinking water) 

 Preserve the Dark Skies. Some feel there should be restrictions on all lighting including lighting 

on residential properties. 
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 The Clarks Falls area has prime agricultural soils which must be preserved. No farms = No food.  

 Farms, with their large tracts of unspoiled land help keep the rural feel of the town. They help 

keep the roads rural and scenic. Many feel we owe farmers a debt of gratitude for this, while 

others think NS needs to promote the farms, not subsidize them. Farming is a business like any 

other business. 

 Maintain the stone walls, especially along the roads. Also need to preserve the trees and 

pasture behind the walls. This adds to the natural setting and helps protect the dark skies. 

 Keep dirt roads and resist paving and curbing. Many feel if you improve the surface of the road, 

you increase the traffic and the speed at which cars travel. 

 Keep encouraging good signage. 

 People enjoy the peace and quiet. 

General comments: 

 Need more cell phone towers 

 Need access to water and sewer to attract new businesses to the HC area. If the right businesses 

were permitted, it would help lower people’s taxes in most people’s opinions. Most did not 

object to increased development in the HC Zone. They actually felt this is where development 

should locate and that we should be a little more aggressive in our efforts to attract business. 

 People upset with the difficulty of getting burning permits. This makes it hard to clear brush to 

maintain their land or clean up after storms etc. Many want to see fewer rules and more of a 

promotion of good stewardship of land… i.e. encourage not require. 

 Perception still exists that the Zoning regulations are too restrictive and the process too 

complicated or burdensome which makes NS seem “business unfriendly.” There is also a notable 

antagonism towards town government, regulations, restrictions on private property, and town 

officials and local representatives. Some voiced a preference for a Town manager/Town Council 

form of government as they felt they would be better represented. 

Excerpts from Interview with Anna Coit (104 yrs old): 

North Stonington should consider itself with a slightly different treatment. Rural means the sounds and 

smells of animals. Rural is absolutely doomed unless certain areas are considered special. Rte. 49 is 

special and a historic district could be created there. NS can set the example for other towns. There are 

a few basic historic things to concentrate on. Anna felt the Palmers should give the Grist Mill to the 

Historic Society.  

The stonewalls are a very important part of North Stonington and shouldn’t be called fences. 

Other written comment: 

One resident envisions a future with higher taxes that force people to sell their large tracts of lands and 

even move away. The people who then move here may put demands on the town that never existed 

before to upgrade and change the simple ways of the past that drew people here in the first place. 
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THE 3 LAKES NEIGHBORHOOD MEETING – JANUARY 7, 2013 

AREA:  Wyassup Lake: Wyassup Lake, Armstrong, and Murphy; Blue Lake: Patricia Ave, Lakeside Dr., 

Nina, Polly, Alvina, Loretta, Cathy, and Cheryl; Billings Lake: Billings, Cedars, Mountain, Legenwood and 

Coal Pit. 

25 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner. Three of the 25 residents are currently affiliated with a NS board or 

Commission. Four additional residents, who were not present at the meeting, submitted written 

comments for consideration. Hilaire Cote moderated the meeting. 

The following is a summary of the written responses submitted as well as additional notes taken at the 

meeting itself. 

Beginning with what you have...What do you like and love about where you live right now? (Listed in 

order of popular response) 

 Rural atmosphere and quiet wooded seclusion  

 Scenic views- water views 

 Abundant wildlife/diversity 

 Recreational opportunities: Boating, hiking, trail riding, fishing, walking, biking, skating, tubing -

Beach association and raft 

 Green Space and rugged rural terrain/ rocks and woods 

 Quietness of the lake 

 Healthy lakes, good water quality and proximity to State and other protected land 

 Safe environment 

 Functioning neighborhood association 

 Good relationship with Camp Wightman 

 Clean air and darkness at night 

 Community aspect of living on a lake/friendly neighbors 

 Dirt roads and trees 

 Modest houses 

 Sparse population/privacy 

How can we protect it? 

 Manage weeds!! 

 Ensure safe fish/fishing 

 Monitor the building by the lake/Limit residences/Enforce Building Codes and Zoning  

 Require green space if developed/ Preserve Open Space 

 Attend meetings and be involved 

 Do all that is possible to protect and maintain the wildlife habitats and watershed 

 Do not allow commercial activity around the lakes 
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 Use natural fertilizers instead of pesticides and poisons 

 Make a conscious effort not to litter and to keep own yards free from clutter/maintain property 

What can make you neighborhood a better place to live in? What can be eliminated or reworked? 

 The lake needs to be maintained. There is a serious problem with invasive weeds. 

 Monitor and maintain water quality and lake water levels/ keep lakefront clean and safe 

 Enforce existing Zoning regulations (Seasonal v Year Round, lot size, nuissance) 

 Restrict speed boats and ban ATVs on lake roads 

 Dirt roads need maintenance (grading, winter maintenance etc.) 

 Fix the numbering system for the houses. The numbers are illogical and are a safety issue as 

emergency response is hampered by the poor numbering. 

 More and better marked trails around the lake and through Patchaug Forest 

 Better mail delivery (mailbox ½ mile from house) 

 More police presence (in neighborhood and boat launch) 

 Sight-lines at Billings/Cossaduck Hill Rd intersection dangerous. 

 Resolve the dispute between M Coen and the residents of the lakes with deeded access to the 

beach. 

 Build a municipal sewer system that all lake residents can hook up to (i.e. a centralized package 

plant) 

 Allow storage buildings on undersized lots 

 To teach everyone to be respectful of the lake and the other people living around the lake. 

 Clean up the litter and control speeding 

What plans should be made in the future? What do you envision? 

 Keep it the same. Do not allow commercial activity in the Lakes Neighborhood. 

 Solve the weed problem. Monitor motor boat engines for foreign weeds 

 If Camp Wightman were ever to be sold, town should buy it and keep as a recreational area. 

 Having a town recreation area on a lake would be nice, but the area could not support the 

increase in people and traffic. Therefore, the Hewitt Farm should be utilized as such. 

 Improve boating regulations to be fair and equal to all people using the lakes. Possible 

prohibition of gas powered watercraft on the lake. Prohibit jet skis 

 Cooperative efforts to maintain the lakes and forests. Allow the Lake associations the final say in 

all decisions pertaining to the lakes and surrounding properties. Create and maintain functioning 

neighborhood association and hold yearly meetings. Hold beach association meetings too. 

 Maintain the existing trails and increase walking trails from Blue Lake to abutting conservation 

lands. Clean up trash on trails 

 Explore the possibility of a community well and sanitation solutions that would be applicable to 

the unique nature of the area. 

 Stock the lake with fish 

 Create a picnic area on peninsula near boat launch 
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 Encourage ALL lake residents to keep their waterfront properties clean and with as little clutter 

as possible. Enact regulations requiring property and building upkeep. 

 Keep lake properties seasonal (at least enforce seasonal properties). 

 Keep a constant stream of communication and keep up the neighborhood get-togethers 

 

 

 

Additional notes from the meeting: 

One of the primary issues identified by all in attendance was the problem with invasive weeds. Many 

solutions were discussed from the use of chemicals to drawing down the lake periodically to kill the 

weeds. It was agreed that the State had some responsibility to maintain the health of the lake and that 

property values were directly affected. Other issues raised that relate to the health of the lakes were the 

problems with older septic systems. Some felt that the Town should explore the possibility of a 

centralized package plant that residents could hook up to. Others felt we should require that residents 

have their systems pumped every two years. Still others did not like the idea of increased regulations, 

but felt that residents could simply be better informed and should be encouraged to maintain their 

systems properly and limit things like fertilizer use on lawns as they can have a negative impact on the 

lake. Some suggested giving year-round status to seasonal residents if they upgrade their septic systems. 

 

There was discussion about creating a tax district for Billings and Wyassup lakes similar to the Blue Lake 

tax district to raise money for the maintenance that needs to be done. People vote on issues and are 

then taxed accordingly. Others felt that the town benefits greatly from the taxes generated from the 

lake properties, but that the lake residents see little benefits in return. 

 

Safety issues raise ranged from speeding to poor sight lines ant certain intersections. Residents would 

like to see the houses renumbered for better emergency access and would like a greater police 

presence. 

Trail preservation was discussed. Members of the Conservation Commission present stated that they 

maintain trails, but need help! They have approached many organizations to help, but none have 

agreed. Some suggested the creation of a Trail Association; others suggested that the Town hire 

someone to oversee trail maintenance. Avalonia also does some trail maintenance. 

With respect to protecting the lake itself, some suggested that we require a better buffer between the 

houses and the lakes. A vegetated buffer would protect water quality and would also give the lakes a 

more rural feel (from the prospective of boaters). 

There was a general consensus that it is not another layer of rules that is needed, but simply a better 

awareness of all the issues that affect the lakes and the neighborhoods that surround them. People also 

felt that they had little say in some of the work that is done in the area such as the maintenance of roads 

and the trees abutting the roads.  
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This group was very passionate about their neighborhoods. The lakes are special and are a real asset to 

the Town. Their health and beauty are of great importance to the residents who enjoy them and the 

community aspect of living on a lake is unique and wonderful. Many of the residents who attended the 

meeting have lived in town for over 20 years with some having been associated with NS for over 70 

years.  
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WYASSUP ROAD NEIGHBORHOOD MEETING – JANUARY 14, 2013 

AREA:  Wyassup to Babcock, Wyassup Lake, Armstrong, Murphy, Grindstone Hill, Hangman Hill, 

Reuteman, Chester Main, Babcock, Hewitt and Bergius. 

37 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner. 10 of the 39 residents are currently affiliated with a NS board or 

Commission. State Representative Diana Urban was in attendance as well. Three additional residents, 

who were not present at the meeting, submitted written comments for consideration. Roy Kerlin 

moderated the meeting. 

The following is a summary of the written responses submitted as well as additional notes taken at the 

meeting itself. 

Beginning with what you have...What do you like and love about where you live right now? 

 The rural character  

 Open Space/ forests, meadows and brooks/ample undeveloped land 

 The physical beauty of the area/picturesque stone walls 

 Farms/Agricultural heritage/Seeing horses along Wyassup/ farm smells 

 Abundant wildlife/variety of wildlife/good habitat 

 Privacy/large lots/ Low population density 

 Caring concerned neighbors/friendly people/down-to-earth 

 Well maintained roads 

 Quiet 

 Low traffic 

 Well maintained historic homes/ terrific history 

 State forest/fair grounds/ Wyassup Lake (recreational opportunities) 

 Fowler Preserve 

 Hiking trails 

How do we protect it? 

 Protect farmland and farmers. Open up some forested land for farming. Encourage farm related 

industries such as a slaughterhouse, feed store, granary etc. 

 Promote the history/ maintain historic stonewalls and structures 

 Protect water quality/encourage best farming practices 

 Preserve the rural character. Make land clean and accessible. 

 Control any tendency to industrialize – only allow small diverse businesses 

 Control littering/encourage Town to clean roadsides 

 Protect Zoning – engage in big picture planning for the whole town. Identify and provide 

infrastructure, planning and support for a business/industrial area. 

 Zone residential/farm areas to protect water quality/ allow enough room for septic 
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 Encourage underground utilities 

What do you think would make your road, or living along your road, a better place to live and work? Is 

there something that should be eliminated or reworked? 

 Support farms/facilitate farming. Support new farmers so that you can market the community 

as a great place to start farming. Don’t tax every structure on a farm Roads need better paving, 

road stripes, and signage and street lights needed at some intersections. 

 Need to address speeding by either lowering speed limit or simply better enforcing existing 

speed limit. Traffic speed threatens safety of walkers. Need speed bumps at Wyassup 

Rd./Chester Main/Ryder Rd. intersection for safety. 

 Prohibit outdoor furnaces or create better regulations. 

 Address litter situation. Promote community efforts to pick up litter along roads and trails. 

Educate the children about littering and have them participate in the clean-up. 

 Get rid of the adult bookstore 

 Create and maintain a trails map 

 Lower taxes and fewer regulations 

 Control development 

 More land preservation and enforcement of environmental regulations. 

 Strong “clean farming practices”. 

 

What plans can you see this neighborhood making its future? What do you envision for this very 

neighborhood you call home? 

 No change 

 Maintain the rural nature and control or prevent “big business” encroachment 

 Keep the cost of farmland down by preventing sprawling residential developments as this drives 

the price of land up. Lower cost of farmland will attract new farmers. 

 Create senior housing 

 Allow clean industry to increase tax revenue 

 Improve communications by putting more information about property boundary regulations, 

trail maps, and legal hiking roads. Use website more effectively to communicate local views and 

meetings. 

 Encourage business development and enhance the village center with retail and restaurants (i.e. 

an Irish Pub) 

 Hold a weekly farmer’s market at Holly green or the Senior Center 

 Economic downturn has slowed development and allows us to carefully plan for the future in a 

prudent, conservative, thoughtful way. This includes careful consideration to changing the 

current configuration of our schools and looking for ways to create niche environment for 

businesses. 
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OTHER NOTES FROM THE MEETING: 

Things to create and preserve: 

 The quality small schools 

 Clean fishable rivers 

 Quiet rural character 

 Ability to walk in the woods/good trails/open space 

 Narrow rural roads 

 Historic buildings and resources 

 Dark Skies 

 Support land trusts 

 Support farming- create farm friendly regulations. If you want to protect the rural character, you 

must protect the farms. Succession plans important/ Transfer of development rights. 

 Enerygy self-sufficiency 

 The Grange 

 

Some of the primary concerns were as follows: 

Schools: Some felt schools were great (outrank others) but that many students go elsewhere for sports 

and better course selection. Young parents are concerned that there is a lack of opportunity in such a 

small community that more opportunities are available in surrounding communities such as Stonington 

and Ledyard. 

 

Traffic: Traffic and speeding came up a lot at this meeting. Residents complained about the noise and 

speeding along the roads and that we should keep traffic and noise in mind when permitting certain 

uses (i.e. a winery). Increased traffic and uncontrolled speeding become a safety concern to walker, 

bikers and horseback riders. Some possible solutions were discussed, but none really agreed on.  Many 

felt that by attracting new business or visitors to town, we would just be getting more noise, traffic and 

litter. Litter alon the roads was a major concern as well. Many spoke of a community clean-up effort and 

better education in school about littering and respecting the environment. Young people need to be 

more involved in the community and more in touch with the natural world. 

 

Open Space/Trails/Natural resource preservation: NS has abundant natural resources, open space, 

clean water, beautiful stone walls, farms and forest. All these must remain a priority for preservation. 

Some felt that open space is being encroached upon by development and efforts should be made to 

preserve large tracts of land. There are many Indian stone piles and artifacts that should not be 

identified on maps and efforts to protect them should be in place. Some felt that open space for public 

use should be better marked to prevent unintentional trespassing and others felt that too many signs 

along properties and trails would destroy the rural character. One felt that some open space should just 

be for wildlife and not people. Maintaining safe paths could be an objective in the POCD. 
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Preserving Historic resources: Some felt strongly that historic structures and other resources should be 

preserved even if it means at greater cost to the town than simply replacing or removing the structure. 

Desire expressed to create an accurate survey of the existing historic resources in town.  

 

Community: The loss of the Watermark was a real blow to the community. More gathering places 

needed to foster real community… facebook Community seems to be replacing the real community. 

Supporting the grange is a positive way to support the NS Community. Many spoke of a need to respect 

each other, the land and our neighborhoods. 

 

Farms: there was a great deal of conversation about preserving farms and supporting farmers. 

Suggestions ranges from supporting land trusts and their efforts to buy land, creating farm friendly 

regulations, hosting a membership drive for the grange, hosting a farmer’s market in town, encouraging 

the selling or transfer of development rights to preserve farmland (though farmers ofte make more by 

selling to a developer), enforcing zoning regulations concerning agriculture (and others said the 

opposite), town purchase of farmland to then lease to a family, selling conservation easement to a 

farmland trust, State purchase of farmland for continued use as a farm, and Conservation Subdivisions 

as an alternative to traditional subdivisions in order to preserve land and provide a better buffer 

between homes and farms.  

 

There was discussion about the fact that older generations in town are generally opposed to change and 

the younger generations are not involved in the community or planning process. It is hard to achieve the 

right balance between keeping taxes low and getting the services and other things that we want (i.e. 

preserve historic resources or purchase of open space). 
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COSSADUCK HILL NEIGHBORHOOD MEETING – JANUARY 30, 2013 

AREA:  Cossaduck Hill, Yawbux Valley, Ryder, Milltown, Swantown Hill, Button, Northwest Corner, Anna 

Farm east & West, Miller, Patricia, Lake of Isles, Billings lake roads and Blue Lake roads, and Rte. 2 from 

Ledyard line to Rte. 201. 

24 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner.  Representatives from the DEP and Avalonia  as well as First Selectman, 

Nicholas Mullane were in attendance. Doug Schwartz attended to provide information about the Native 

American stone constructions found throughout NS and submitted written comments on this subject as 

well. Two residents submitted written comments in addition to attending the meeting. Roy Kerlin 

moderated the meeting. 

The following is a summary of the notes taken at the meeting itself and from the two written comments 

submitted.. 

Beginning with what you have...What do you like and love about where you live right now? 

 Rural nature/sparse population/isolation 

 Silence 

 dark skies 

 animals on the roads 

 Lack of noise and light pollution 

 Helpful friendly neighbors/sense of community/strong family ties to the land 

 Loved the NS of old with few houses and few people – but realize change is inevitable 

 Scenic roads/narrow winding country roads 

 Woodlands, wildlife, gardens, and birds 

 State Forests 

 

How do we protect it? 

 Maintain the roads and stonewalls. Keep roads narrow and curvy. Designate more roads 

as scenic roads to offer a layer of protection. Some say not to maintain the roads as this 

would reduce the speeding. Don’t add lights or speed bumps.  

 Preserve the rural character 

 No sewers 

 Keep large lot zoning – keep houses sparse and setback from road; purchase adjoining 

lots to preserve as open space. 

 Encourage the preservation of land. Encourage farming on the land. 

 Avoid large commercial developments and support and encourage small businesses 
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 Make farming as easy as possible. Allow slaughterhouses, ag-tourism and B&B’s on 

farms. 

 Protect and maintain the forests 

 Encourage closely monitored forestation techniques to preserve woods. 

 Create wildlife habitats. 

What do you think would make your road, or living along your road, a better place to live and work? Is 

there something that should be eliminated or reworked? 

 Speeding is a real concern and safety issue. Need increased enforcement. Dangerous 

intersections are a concern too. 

 Increase police presence in town to keep criminal and drug activity under control. 

 Work to increase awareness, personal responsibility, and courtesy (in reference to many things 

i.e. speeding, litter, community involvement etc.) 

 Allow family compounds on large lots – especially those with little frontage thus eliminating the 

possibility of splitting off an additional lot. 

 Educate newcomers from more urban areas what it means to live in a rural farming community. 

 Control traffic and noise 

 “Leave as is.” 

 Do something about the abandoned, neglected houses that result in blight and sometimes 

crime. 

What plans can you see this neighborhood making its future? What do you envision for this very 

neighborhood you call home? 

 Increase conservation efforts to preserve the forests. Reclaim neglected forests and turn into 

leasable farmland. Town can make money on preservation and gain trails, farmland, firewood, 

animal habitats etc. There are farm soils of special importance in town and the Town itself owns 

land with these soils. The town can utilize this resource and earn revenue at the same time by 

leasing it to farmers. Owner of FireFly farm outlined a plan of forest preservation that would 

generate an income for the town.   

 

 New development is not necessarily a bad thing. Many feel that economic growth will help the 

tax base and provide funding for the things we need (i.e. schools, new firehouse).  It is not what 

we develop, but more how it is done. The real concern is scale, location and design. People do 

not want to see large scale development (like senior housing complex) in residential areas, but 

feel there are appropriate locations for development. Development should be focused along 

Rte. 2. This development should be more infill and reuse of existing vacant properties or 

blighted buildings. Some feel we should focus on cottage industries/ home occupations and 

allow slightly more intensive uses. People are willing to travel to work and to access goods and 

services in order to preserve NS as a rural town. Some feel that the small-town mentality and 
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lifestyle is desirable and that we should let people do what they want as long as they do not 

disturb the peace and rural character. 

 

 The town needs places for people to gather. The loss of the Watermark was huge.  
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BOOMBRIDGE AND MYSTIC ROAD NEIGHBORHOOD MEETING – FEBRUARY 20, 2013 

 

Boombridge Neighborhood Area: Boombridge Rd. (south of Rte. 184), Rte. 184 each side of 

rotary from RI to boarder, Pendleton Hill (south of 184), Stillman, Surrey lane, Cranberry Bog, 

Anthony, Ella Wheeler, and Surry Lane.  

Mystic Road Neighborhood Area: Mystic Rd. (to Rte 2), Rte. 184 (from Stonington boarder to 

rotary), Holly Ln., Mill Village, Kingswood/Meadow Wood community, Cedar ridge Community, 

Farm Ponds, Rocky Hollow, and Rte 2 (from Rte 201 through Village to Stonington). 

 

16 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner. Roy Kerlin moderated the meeting. 

 

The following is a summary of the notes taken at the meeting and one additional written comment 

submitted. 

Beginning with what you have...What do you like and love about where you live right now? 

 Great neighbors that really look out for one-another/ friendly neighborhood 

 Isolation/quiet/dark skies 

 Quaint historical aspect of NS/ charm 

 Rural character/ farmland/ woods/ stonewalls/ Natural resources and wildlife 

 Diversity of neighborhood types – some rural some suburban 

 Like feeling like they live in VT but do not have to drive so far 

 Great school system 

 The library 

 Ability to walk on the back roads and trails 

 Narrow rural roads 

 NS Fair and other community events and organizations (Garden Club, Grange, Little 

League) 

 Hewitt Farm 

 

Some of the primary concerns were as follows: 

Schools: This group felt the school system was great and had a high success rate for graduates. The 

school grounds have been used for community events and meetings and they are the focal point of the 

community. They did not like the idea of shipping kids off to other school. They felt the sports program 

needed improvement. Overall, they felt the schools should be preserved at all costs. 

 

Traffic: Traffic and speeding came up at this meeting too. Residents complained about the Casino traffic 

along Rte. 2. The Casino traffic is a hazard to residents and the Town reaps no benefits from the passing 

travelers. They head right for the Casino and spend no money in town. Some commented that the traffic 
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has increased in town despite no increase in population.  Some solutions to this issue that were 

discussed were: Sidewalks along Rte. 2; keeping the roads narrow; greater police presence and 

enforcement of speed limits; use of speed trailers; better signage at rotary; better utilization of existing 

troopers. One even suggested a return to having Constables. 

 

Litter along the roads was a major concern to this group as well. Many felt more signs about littering 

fines should be posted. Wintechog Hill in particular has a real issue with litter and dumping. People lose 

garbage out of their trucks on the way to the dump and often leave bags of trash if the dump is closed. 

Some felt individuals should continually clean the road in front of their houses to send a clear message, 

but most felt it was too dangerous to pick up litter along Rte. 2 and that the town or some state entity 

should be responsible for controlling the litter along State roads. Residents felt that the troopers should 

be more diligent and enforce littering fines.  

 

Development concerns: All in the group want NS to remain rural, but many feel that some 

industry/development is needed to provide tax relief. Retirees in particular are burdened by the high 

taxes. Economic Development has been a contentious issue over the years. People want development, 

but not traffic generating development that will increase traffic on the back roads too. Traffic interferes 

with the farmers who have to drive tractors on the back roads to access their land. The question we 

need to answer is what scale is appropriate for NS. How far are we willing to go to attract development 

to reduce taxes? Developers need to have a viable project, but residents want to protect the character 

of NS. Large developments become an entity in and of themselves: a suburbia within the rural NS 

community. Some feel that there are ways to bring in development while still preserving the character 

and natural world… it just has to be planned carefully. Members of the EPTN commented that they 

would like to have better access to goods and services, but they really do like the quiet rural nature. 

 

Open Space/Trails/Natural resource preservation: NS’s abundant natural resources must remain a 

priority for preservation. People love the variety of wildlife and the opportunities to be out in nature 

(trails, country roads, Hewitt Farm etc.). One mentioned loving the smell of wood smoke when she 

drives through town. One commented that most people in town were here because of the natural 

beauty and rural nature not because of recreational opportunities or development. The positives (night 

skies, beauty, farms and forests) have to be emphasized and protected. One mentioned the need to care 

for the forests – selective cutting – in order that they are better preserved. Discussion also focused on 

the need to educate people about invasive species. 

 

Another environmental concern raised was flooding. This resident felt that the creek behind Oak Dr. 

needed attention – maybe it could be enhanced and used to help control flooding (somehow). She felt 

some education about invasive species was needed and that fertilizers and pesticides should be 

discouraged. 

 

Housing: When asked what needs to be changed in town, the first response was to increase 

housing choices especially for seniors. Another commented that the blight was lowering 
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surrounding house values. There was concern that clustered or multifamily housing would have 

a negative impact on the aquifer and that it simply didn’t fit into the character of town. Others 

were OK with the idea of multi-family housing or mixed use provided it wasn’t in their back yard 

or that the scale was appropriate. Much of the housing discussion centered around how to 

attract young adults to town or how to keep our own children here. How do we integrate the 

kind of housing young adults can afford into a town that is predominately single-family homes 

on large lots? 

 

Community: The loss of the Watermark, as in every other meeting, was described as a great 

loss to the community. Central/community gathering places as well as community events are 

really needed to draw a community together. Many enjoy their privacy, but need to feel a 

connection with the community around them. They feel a need to take part in community 

events and connect with other residents. The Garden Club was mentioned as a great 

organization. Farm tours, the Fair, and the Wheeler Library were also mentioned as positives to 

the Community. Many would like to see the Hewitt Farm better utilized for community events. 

One mentioned the desire to see the neighborhoods kept clean. 

 

Summary of future planning suggestions for the neighborhood (and NS): 

 

 Carefully plan future development in order to lessen impact of traffic on NS roads and to 

preserve the rural character and natural resources that attracted residents to NS in the 

first place. Development should be appropriately scaled while also being a viable project 

for the developer. Development should be planned in order that we may achieve the 

right balance between reducing the tax burden; providing greater access to goods and 

services; and providing more housing choice for seniors and young adults while 

protecting what we value most in the community. 

 

 Address the litter issue by increasing public awareness (via signage and education 

programs), individual clean-up efforts and increased trooper enforcement. 

 

 Utilize existing organizations, town properties, historic and cultural resources and 

community events to draw residents together. Help residents connect to one another 

and be involved in their own neighborhoods and in the greater NS community. 

 

 Encourage gardening without using fertilizers to better protect environment. 
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VILLAGE NEIGHBORHOOD MEETING – FEBRUARY 25, 2013 
AREA: The Village Preservation Overlay Area (Main St. through Village, parts pf Rte. 2, Rocky 

Hollow Rd., and corner of Babcock down Wyassup to Main Street) 
 

9 residents attended in addition to Madeline Jeffery (coordinator of the neighborhood meetings) and 

Juliet Leeming, Town Planner. Several members of the Historical Society were in attendance. John Olsen 

moderated the meeting. 
 

The following is a summary of the notes taken at the meeting and from two written comments 

submitted by 2 of the attendees. 
 

Beginning with what you have...What do you like and love about where you live right now? 

 The Wheeler Library (and wonderful staff) 

 The great open space around the Village 

 Walking trails 

 The municipal building being in the Village 

 Historic buildings and architecture 

 Great neighbors – sense of community in the village 

 The old Trolley Line, Hewitt Farm and Fair Grounds 

 Being able to walk to meetings, events, the library, etc. 

 

Some of the primary concerns were as follows: 

 

Historical Buildings: Frank Eppinger, president of the Historical Society spoke at length about the Village 

and its place on the national register of historic places. This status offers a lot of protection. Rte. 2 

cannot be widened in this section, because no federal funds can be used to change something in a 

historic district. There are different Zoning protections in the Village Preservation Overlay Zone as well – 

though not as strict as some other towns and historic areas. The protection of historical buildings 

outside of the building was also recognized as important by the residents present. There are some State 

Statutes that offer protection for the vulnerable historic buildings outside of the Village, but they feel 

the Town could do a better job educating the public about the existing historic buildings and the 

programs available that could provide funds for protection.  Individual property owners take pride in 

their historic homes and put in much effort to preserve/maintain them. 

 

Development in and around the Village: While Frank believed the Village was fully developed, 

others disagreed saying that the Watermark should be rebuilt (restoration of village 

appropriate businesses). All agreed that the gateways to the village should remain as they are 

and not be developed further – and that Village entry points should illustrate the pride and 

historical attributes of the Village. “Village gateway” signs identifying the Historic Village should 

be considered as well as a change in pavement to indicate that you are now in the Village (. All 
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also agreed that the municipal buildings should remain in the Village as well as the Fire 

Department.  

 

There was discussion about possible uses for the vacant buildings. The flood and the related 

loss of the Watermark and the closing of the Hardware store as well as the death of Bill Hescock 

(subsequent closing of his law office) really ripped the commercial heart out of the Village. How 

can we rebuild the Village? Some suggested giving the hardware store and the future 

developers of another “watermark” tax credits or incentives to get them running again now 

that the Bridge is finished.  

 

The issue of parking was raised in conjunction with the possibility of new commercial activity in 

the Village. All felt the Town hall parking lot should simply be a Town Parking lot to be used by 

the commercial entities as well (with no additional parking requirements for each business). 

The Library, which now serves as the community center of sorts also lacks parking. The group 

felt there needed to be a better relationship between the Library and the HS so that they could 

use the school parking for special events. Whatever plans for additional parking should be 

sensible and invisible. 

 

The group present was not opposed to the idea of tying into a sewer and/or gas line as it may in 

fact be better for the environment as the Village tends to flood which effects the septic 

systems. There was also talk of putting all utilities underground. This would give the Village a 

more quaint historic feel (similar to Stonington Borough). 

 

There was no specific talk of development in town, only that any growth or planned activities 

should remain minimal – a nice local thing. Whatever economic development we encourage 

should be such that the benefits to town outweigh the draw on services. Many felt that 

increased economic development would not actually help the tax base – the added tax revenue 

would just be absorbed into a bigger budget. There was a consensus that there was a need to 

plan for the good and the bad. 

 

Traffic and Speeding: As in every other meeting the same complaints about increased traffic 

and speeding were voiced. Some of the speeding and traffic was the result of the changed 

traffic pattern resulting from the Bridge being closed. Many feel some additional stop signs are 

needed in various locations as well as speed bumps in the village. One suggested a barrier 

between the library and the adjoining green as cars have been driving through the green. All 

agreed that the new “Drive like your kids live here” signs were being ignored. Residents 

basically want the lawful compliance and enforcement of traffic laws. 
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Community vitality and connectivity: There are great trails and open space that surround the 

Village. Trails that connect the Village to some of these places should be expanded. The Trolley 

line and Wyassup Road provide great walking routes that connect the Village to the 

surrounding area. One expressed a desire for better access to the Hewitt farm from the Village 

and for the Town to use this space for more town events (i.e Town picnic). The town benifets 

from the Village and the Village benefits from town events. 

 

With the loss of the Watermark, the Library has become the new gathering place. Community 

meetings and events are held here. All efforts to support the library are encouraged as it is seen 

the most vital force in the Village. There was some concern about encouraging more social and 

cultural events in the village as this would draw more people to town. Some events have drawn 

too many people causing traffic and noise issues. One resident said “We are a Village not a 

museum!” Everyone in the Village is fine with the NS Fair. They understand that the Village will 

be full of cars and people – but it is only for 4 days and is an important event for NS.  

 

Other comments/suggestions: 

 One resident suggested lowering Main Street back to its original elevation so that her 

property wouldn’t flood. 

 Create a stone wall in front of the Library using the stones from the original bridge. 

 Preservation of the Library green from errant passage of cars onto the grass (west of 

Library) through introduction of stone barriers. 

 Formal elimination of the “short cut” through the Middle school parking area from Rte. 

2 to Main St. 

 The cooperation  of parking access at the rear of the Library with school property. 

 Stop signs were suggested at the corner of Rocky Hollow and Main (make a 3-way stop 

by B&B) as well as one on the new bridge where Main St. intersects with Wyassup. 

 Mac Turner reminded group of the Rte. 2 bypass study and of the Decision of record 

that was entered that basically prevents the expansion/widening of Rte. 2 until a second 

bridge across the Thames River is built and some road construction that will likely never 

happen. 

 Hardware store in the village is a good thing. 

 Keep the Village the way it is. 

 Action on behalf of Village Preservation in the presentation of ideas for expansion and 

direction of the assets of undeveloped land (at entrances). 

 I envision a Village that returns to the status of Center of Government and Identification 

for the Town of NS. In addition, I can envision a reconstruction of the Fire House to an 

alternate location on Rocky Hollow Rd. that would serve to provide increased protection 

of the assets of the town as well as safety of the Fire Company personnel. School 
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construction plans should include provisions for the eventual change in mission from an 

educational venue to an alternate use facility such as a Senior Citizen Shelter. 

 



 

 
 

 
2013 PLAN OF CONSERVATION AND DEVELOPMENT COMMUNITY SURVEY 

The Plan of Conservation and Development (POCD) Steering Committee has developed a Community 
Survey

 

 to gather your opinions about North Stonington and to determine the future needs of your 
community. This survey, as well as the neighborhood and other informal meetings and public workshops 
are all part of our ongoing effort to gather public input so that we may better protect what is good and 
improve upon our weaknesses.  

Each household will receive a survey in the mail. You may copy the survey for additional adult members in 
the household who may wish to fill out their own. Copies will also be available at the Town Hall and 
Wheeler Library. The survey is also available on line. Please go to: 
www.northstoningtonct.gov/POCDSURVEY and follow the instructions. Be aware that a Map was included 
in the survey that was mailed to the residence. It is not visible when taking the survey on line. Please go to 
the Town Website under the Plan of Conservation and Development link to view the map 
(www.northstoningtonct.gov/POCDMap). Several questions refer to the information on this Map, so I urge 
you to look at it before you complete the survey on line. This is the fastest, most efficient way to fill out 
the survey as results will be automatically tabulated by the computer.  
 
The information provided to us in individual questionnaires is anonymous and there is no way that anyone 
participating can be identified unless you opt to identify yourself on the back of the survey. The final 
results will be presented to the public at large during the Visioning Session 
 

to be held this April.  

Please take a few minutes to fill out the survey and provide us with information that will help guide the 
community through the next 10 years. Attached also find a Zoning Map with information on the back that 
will help you as you fill out the survey. We ask that you return the survey no later than March 15th. The 
Town Planner can be reached at 860-535-2877 x27 or at jleeming@northstoningtonct.gov to answer any 
questions you may have about the survey and how to fill it out. 
 
Please use the envelope included in the survey to return to town Hall. Surveys may also be dropped of at 
the Town Hall (Mon-Fri 8am-4pm) or at the Wheeler Library

 

 (M, W, F 10am-4pm; T, TH 10am-8pm & Sat 
10am-1pm) in the boxes provided. 

 
Thank you for your help with this important project! 
 
 
Sincerely, 
 
 
Juliet Leeming,  
Senior Planning and Zoning Official 

Town of 
 

North Stonington, CT 
PLANNING & ZONING COMMISSION 

 
40 MAIN STREET, NORTH STONINGTON, CT  06359 

 

http://www.northstoningtonct.gov/POCDSURVEY�
http://www.northstoningtonct.gov/POCD/Map�
mailto:jleeming@northstoningtonct.gov�
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THE PURPOSE OF THIS SURVEY IS TO GATHER AS MUCH INFORMATION AS POSSIBLE IN DIRECTING OUR BOARDS AND 

COMMISSIONS IN DECISIONS REGARDING CONSERVATION AND DEVELOPMENT PLANS FOR THE NEXT TEN YEARS. 

IT IS IMPORTANT TO INVOLVE AS MANY RESIDENTS AS POSSIBLE TO BEST REFLECT THE INTEREST OF THE PEOPLE. 

Please return the survey in the enclosed envelope or deliver it directly to the Town Hall. Be sure 

to fill out both sides of each of the 3 pages. The survey is also available online at: 

www.Northstoningtonct.gov/POCDSURVEY. Please note that some questions reference the 

attached SURVEY MAP which is also available on-line on the Town Website under POCD. Please 

DO NOT duplicate by sending both physically and electronically. ONLY ONE (1) RESPONSE PER ADULT 

PER HOUSEHOLD. Please encourage all adults in the household to participate (18+). One survey 

was mailed to each household but may be copied for any additional adult members of your 

household or copies may be picked up at the Town Hall. You do not have to be a registered 

voter to respond. 

Questions? Contact Juliet Leeming, Town Planner/ZEO @ 860-535-2877 x27 or 

Email: jleeming@northstoningtonct.gov 

YOUR PARTICIPATION IS GREATLY APPRECIATED! 

YOUR AGE 18-24 25-34 35-44 45-54 55-64 65-74 75+ 

YRS IN TOWN 0-5 5-10 10-20 20-30 30-40 40-50 50+ 

What are the most important issues currently facing North Stonington? 
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________ 

 

PART 1  
 

PLEASE RANK THE FOLLOWING IN ORDER OF YOUR PRIORITY FOR OUR TOWN.   
(1 BEING MOST IMPORTANT, 10 LEAST IMPORTANT)  In ranking these, please 

consider the costs associated with each. If some items are of equal importance- 
indicate as such or use comment space on last page to explain. 

RANK # 1-10 

Maintain an appropriate level of Town services (Transfer Station, Sanitarian, Senior 
Center, Public Works, Fire, Police, Zoning, Building Inspector, Assessor etc.) 

 

Maintain roads, bridges and utility infrastructure    

Promote new residential development   

Promote new development  that would diversify the tax base without burdening 
town services 

 

Maintain or improve the quality of the School system     

Protect existing open space and natural resources  

Promote Affordable housing (primarily senior housing and starter homes)   

Protect existing farms and promote new Agricultural uses   

Town purchase of land for additional open space or recreational purposes.   

Protect  Historic resources (buildings and sites)   

http://www.northstoningtonct.gov/POCDSURVEY
mailto:jleeming@northstoningtonct.gov
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PART 2 
                    

IS NORTH STONINGTON PROVIDING AN APPROPRIATE LEVEL OF TOWN SERVICES?             
WHAT SERVICE WOULD YOU LIKE TO SEE  INCREASED: DECREASED: TO STAY THE SAME: 

Police (3 Resident Troopers- currently)    

Fire    

Ambulance     

Education    

Public Works    

Town Hall Services (Clerk, Building, Zoning, 
Assessor, GIS etc.) (Any dept. in particular?) 

   

Recreational Facilities    

Other(Specify): 
 

   

  

PART 3 
  

PLEASE RESPOND TO THE FOLLOWING STATEMENTS. 
STRONGLY 

AGREE 
AGREE 

DON’T 

KNOW 
DIS-

AGREE 
STRONGLY 

DISAGREE 
The Town should encourage more alternative energy 
development. 

     

The current Village Commercial, Commercial 
Development, and Office/Research Zones should be 
consolidated into one unified Commercial 
Development Zone that encompasses them all. 

     

It is necessary to invest in our infrastructure if we 
expect to have quality economic development (i.e. 
roads, schools, emergency services, utilities etc.) 

     

Any large-scale developments (i.e. Large senior 
housing complex or retail Big Box) can be located and 
visually screened in such a way that they would be 
acceptable to the residents of North Stonington. 

     

We should allow mixed-use (residential units above 
commercial) development in the Commercial Zones. 

     

The town should ease zoning restrictions on 
commercial properties. 

     

The inconvenience of having to drive long distances 
for jobs or services is an acceptable sacrifice for the 
privilege of such a high quality of life. 

     

It is OK to encourage development in the non-
residential zones. 

     

It is OK to encourage development in the non-
residential zones even if this means introducing 
sewers to this area. 

     

North Stonington should have a wider choice in 
housing. 
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PLEASE RESPOND TO THE FOLLOWING STATEMENTS. 
STRONGLY 

AGREE 
AGREE 

DON’T 

KNOW 
DIS-

AGREE 
STRONGLY 

DISAGREE 
We should allow 10+ unit residential development.      

We should allow 5-10 unit residential development.      

We should allow 3-5 unit residential development.      

North Stonington has enough starter homes for folks 
making under $80,000 for a family of four. 

     

Certain Town-owned parcels should be utilized for 
Affordable residential development provided a 
generous portion is preserved as open space (i.e. 

Recently acquired 100+ acre off Wintechog Hill – See 
attached map) 

     

The town should ease restrictions on residential 
properties. 

     

Zoning should allow more than one house on a lot.      

I want more opportunities to buy local produce.      

I want to encourage farming to preserve our 
agricultural heritage. 

     

I want to encourage farming to achieve self-
sufficiency/food security. 

     

The Town should restore the line item in the budget 
for the purpose of purchasing open space. 

     

Having protected Open Space is a net “tax positive”  
to the town. 

     

We have just enough protected open space, we don’t 
need any more. 

     

North Stonington’s rural character is important to 
preserve. 

     

Change is inevitable and we need to actively plan for 
this change rather than simply resist it. 

     

Attracting more tourists to town would destroy some 
of the rural characteristics residents most enjoy (i.e 

privacy, less traffic, and unspoiled areas). 

     

I want North Stonington to be more “self-sufficient” 
by allowing wind turbines and solar farms, creating a 
water company and more farms. 

     

New residential subdivisions should be designed as 
cluster or conservation subdivisions to preserve as 
much open space as possible. (See  images on backside 

of attached map) 

     

We should encourage more developments like 
Kingswood/Meadow Wood. 

     

Dark Skies and the quiet rural feel of NS are the 
reason I moved here (or have stayed here). 

     

The strong sense of community would be enhanced 
by more social and cultural opportunities. 

     

NS needs a community center or other central 
gathering place (like the Watermark used to provide). 
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PART 4 
 

I WANT MORE COMMERCIAL 

DEVELOPMENT…. 

MARK ALL THAT APPLY “X” 

…because it will lower my taxes.  

…because it will provide local job opportunities.  

…to make access to basic goods and services more 
convenient. 

 

…to make NS more interesting- more of a destination.  

 OR   …     I don’t want more Commercial Development.  

I WANT MORE PROTECTED 

OPEN SPACE… 

…to preserve our rural character and maintain our high 
quality of life and sense of place. 

 

…to increase the value of my home.  

… to provide more recreational opportunities.  

… to protect natural resources (like lakes, aquifers, great 
views, habitats). 

 

 OR   …     I don’t want any more protected open space.  

I WANT TO SEE AN INCREASE IN 

THE AMOUNT AND TYPE OF 

HOUSING… 

…so my elderly parents/grandparents don’t have to leave 
town when they retire. 

 

…so my kids can live here when they get out of school.  

… so we have more kids in our schools.  

… to make NS a more vibrant community.  

... so our teachers, firemen, and service employees (etc.) can 
live in town. 

 

 OR   …     We have enough Housing choice and quantity in 
town. 

 

 

PART 5 
  

WHAT TYPE OF BUSINESS MIGHT YOU ENCOURAGE? (MARK ALL THAT APPLY “X”) 
Motel/Hotel  Small Grocery  Medical Offices  

Bank  Indoor Recreational Facility  Arts & Culture Establishments  

Gas Station  Restaurant  Large-scale Retail  

Drive-thru Restaurant  Research Facility  Manufacturing/Industrial  

Gift Shops  Small-scale Retail  Small-scale Brewery  

Professional offices  Auto Repair  Self Storage Facility  

Farm Store (year round)  Auto Sales  Commercial Greenhouses  

Pharmacy  Technical/IT Company  Assisted Living Facility  

Other (specify) 
 

 
Other (specify) 
 

 Other (specify) 
 

Other (specify) 
 

 
Other (specify) 
 

 
Other (specify) 
 

 

Other (specify) 
 

 
Other (specify) 
 

 
Other (specify) 
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PART 6 ***PLEASE REFER TO THE ATTACHED MAP TO ASSIST YOU WITH THIS SECTION.*** 
 

1. If you want more residential housing mixed with stores, offices and small businesses, where 
would you best locate them?  

 
2. In order to help attract new businesses to town, North Stonington should: 

 

PART 7 

*Package Treatment Plant info: http://www.pollutioncontrolsystem.com/Page.aspx/31/PackagePlants.html 

 

*** 

We encourage you to provide additional comments, suggestions or further 

clarification of any responses on the back of this page. 

Any of the Existing Non-Residential Zones (Commercial, Office Research and Industrial Zones) 

(AREA 1 on Map – See legend) 
 

Any of the existing Commercial Zones and in some Residential Zones by Special Permit 
(AREA 2 on Map See Legend) 

 

Only the Commercial and Industrial Zones by the Rotary (AREA 3 on map)  

The West End of Rte. 2 by the Casino (AREA 4 on map)  

Anywhere!  

I don’t want this at all!  

Offer tax relief to encourage new business to locate in NS.  

Consider providing necessary infrastructure such as municipal water and sewer.  

Other: (Please explain)  

Do not offer any incentives to the prospective businesses.  

WOULD YOU BE WILLING TO VOTE FOR AN INCREASE IN TAXES TO PROVIDE FOR 

EITHER THE CREATION OF, INCREASE IN, OR THE IMPROVEMENT OF ANY THE 

FOLLOWING? 
YES NO 

Emergency Services (fire, ambulance, police)     

Education   

Infrastructure (roads, buildings, and bridges)    

Purchase and maintenance  of Open Space    

Business Development      

Sewers to encourage business development   

Affordable Housing Fund   

A package treatment plant in the Commercial Development or Industrial Zone *   

Other:   

http://www.pollutioncontrolsystem.com/Page.aspx/31/PackagePlants.html
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ADDITIONAL COMMENTS/SUGGESTIONS: 

(i.e. What do you like about NS? What do you want to preserve? What changes would you like 

to see? What is working and what is not? What do you want NS to look like and/or to be like in 

10 years and how do we get there? How can we work together to achieve our goals?) 

 

 

 

 

 

 

 

 

 

 

 

 

 

Optional 

Name: _____________________________________________________________ 

Address: ___________________________________________________________ 

Are you a: Homeowner___ Renter ___ Seasonal Resident___ Land Owner ___Business Owner___  

(Check all that apply) 

 

Questions? Contact Juliet Leeming, Town Planner/ZEO @ 860-535-2877 x27 or 

Email: jleeming@northstoningtonct.gov 

mailto:jleeming@northstoningtonct.gov


Area 1 

Area 2 

Area 4 

Area 3 

Town-owned 
Wintechog Hill Parcel  



Conservation Subdivision 

Traditional Subdivision  TYPE OF OPEN SPACE EXAMPLES CURRENT ACREAGE (Approx.) 

PROTECTED OPEN SPACE 

State Owned Development 

Rights (or TDR) 
427 

Conservation Easements/other 

deed restrictions and required 

15% Set aside Open Space per 

Subdivision Regs. 

1614 

Land owned by Avalonia,  and 

Land Alliance 
574 

State Land 2754 

Unbuildable land (FEMA Flood 

land and Wet soils) 
7022 

*Land Owned by Nature 

Conservancy 
135.13 

*Town Owned parcels 

(Excluding Hewitt Farm 

property) 

281.75 

PURPOSEFUL/PERCEIVED OPEN 

SPACE 

*Farmland (PA490 and 10 Mil) 5473 

*Forest (PA 490) 6235 

Mixed Farm and Forest 2270 

ACTIVE AND PASSIVE PUBLIC 

RECREATIONAL AREAS 

State Parks/Forests  1368 

*Municipal Recreational Areas 

(i.e. Hewitt Farm, recreational 

Facility, school fields) 

161 

Private recreational facilities 

and Areas (Little League, 

Summer Camps) 

1315 

*Less protected in the long run- but currently counted as open space 
Given the State Goal of preserving more Open Space, I am assuming for the sake of this Plan 
that Patchaug State Forest will remain protected. 

Any Questions? Contact Juliet Leeming, Town Planner at 
jleeming@northstoningtonct.gov or at 860-535-2877 x27 

Total Acreage for North Stonington: 35,000 acres 

mailto:jleeming@northstoningtonct.gov


General

18 to 24 0.30% 1

25 to 34 6.00% 21
35 to 44 14.00% 49 SA Strongly Agree
45 to 54 21.70% 76 A 
55 to 64 27.90% 98 DK Don't Know
65 to 74 20.20% 71 D 
75 or older 10.00% 35 SD Strongly Disagree

0-5 10.30% 32
5-10 17.70% 55
10-20 21.00% 65
20-30 16.50% 51
30-40 13.90% 43
40-50 10.00% 31
>50 10.60% 33

SA A DK D SD Count

35.10% 42.70% 5.70% 9.70% 6.80%

130 158 21 36 25
5.70%

21

20.50% 45.90% 18.90% 11.20% 3.60%

75 168 69 41 13
18.90%

69

18.90% 43.30% 17.80% 15.10% 4.90%

69 158 65 55 18
17.80%

65

366

365

227
20.00%

73

14.80%
54

The strong sense of community 
would be enhanced by more social 

and cultural opportunities.

NS needs a community center or 
other central gathering place (like the 

Watermark used to provide).

66.40%
243

62.20%

Years lived in Town

Age of Respondents

77.80%
288

16.50%
61

Change is inevitable and we need to 
actively plan for this change rather 

than simply resist it.

Abbreviations Used

Agree

Disagree

370

0% 

6% 

14% 

22% 

28% 

20% 

10% 

Age of Respondent 

18 to 24 

25 to 34 

35 to 44 

45 to 54 

55 to 64 

65 to 74 

75 or older 

10% 

18% 

21% 
16% 

14% 

10% 

11% 

# of Years in Town 

0-5 

5-10 

10-20 

20-30 

30-40 

40-50 

>50 



Town Services

23.60% 7.30% 69.00%
87 27 254

19.20% 1.90% 78.90%
70 7 288

14.30% 1.70% 84.00%
52 6 305

37.70% 13.30% 49.00%
136 48 177

15.40% 11.50% 73.20%
55 41 262

5.70% 14.50% 79.80%
21 53 292

23.40% 7.20% 69.40%
84 26 249

Town Hall Services (Clerk, Building, Zoning, Assessor, 
GIS etc.) (Any dept. in particular?)

Recreational Facilities

368

365

363

361

358

366

359

Ambulance

Education

Public Works

Level of Town Service

Police (3 Resident Troopers- currently)

Use troopers to control speed in village if necessary.

I think the town would be better off with full time fire services, especially due to the rural nature of the 
town; it would decrease response time and increase chances for survival in a life threatening emergency. 

Police (3 Resident Troopers- currently)

Increase police if all shifts are not covered (2)

Decrease resident troopers to 2

I think contracting with the State Police is fine, as long as they are spending their time and resources on 
North Stonington, not as a secondary aspect of their position. Also, as long as we have access to the 
resources of the State Police in emergencies. I think from what I heard and their lack of interest or apparent 
apathy during the string of burglaries wasn't flattering./ Or maybe the troopers should try to leave Mystic 
Pizza now & then

Police seem ineffective-somehow increase supervision to increase effectiveness
There needs to be something done about the speeders & all the drug houses in Town!
Troopers need to not just check for seat belts at the rotary

Increased Decreased Stay the 
same

Count

Fire

Fire

Ambulance

Ambulance-needs attention, much of the time it has no coverage
We had a serious accident & N. Stonington ambulance took forever to come. Westerly was quicker.

If fire & ambulance think they are overworked & need more equipment-increase, if not support them.

Improvement needed in Fire/ Firehouse-need something done, but not a palace
Merge ambulance with fire department (2)

It's time for the fire department, ambulance and police to have an updated common building.



Town Services
Town Hall Services 

DO NOT ELIMINATE PUBLIC USE OF TRANSFER STATION - WILL ULTIMATELY COST BOTH THE TOWN & 
RESIDENTS MORE $ - HAVE SEEN THIS HAPPEN IN OTHER TOWNS! (2)

Keep budget the same, trash pickup should be included as part of taxes paid. (4)
Increase - Trash/Transfer Station / Hours  (5)

Public Works should be able to do their job with fewer people.
Increase Public Works only for infrastructure
Increase storm service clean up/Do something to avoid so many unnecessary power outages!

Make better use of the existing recreational facilities. 
Need recreational facilities on other areas in town not 12 miles away. 

Need to review options for education/ Explore a specialized High School

Education

Recreational Facilities

Better schools attract & need ball fields for recreation
Schools buildings need attention, so the increase in education is for this alone
Eliminate high school/Consolidate w/ region (5)

Let individuals build, bring funding for recreation facilities. Let individuals do the work and provide funding 
for items without over controlling them, but guide as the public majority would want.

Several recent projects have helped with recreational facilities such as new tennis courts, basketball courts, 
ice/volleyball court

We don't need a town pizza party at the end of every sport season. I would rather decrease the payment to 
play the sport. Re; parks and rec

reduce town hall hours/ automate services to on-line (4)
reduce assessor office staff/ replace assessor (2)

The economy tanked and the zoning official was kept full time with no applications. 
Senior Citizens service & wetlands & zoning enforcement increased.
Promote Planning & Zoning and add a staff person. 

Public Works

Have Town Hall open 9 to 5 or Saturday morning. 

Full-time building inspector

Town Officials - decreased/ cross-train
Decrease the hiring of consultants. 
decrease PZ lawyer funding

Hire Finance Manager

Regionalize Animal Control

Decrease Town Hall departments to reduce taxes. Get trained personnel or train the people on these 
boards to make better decisions for the Town.

hire town manager



Town Services

Increase for Historic Preservation

We have an existing Open Space parcel in the form of the former YMCA Camp up in the North West corner 
of Town. It has trails, diverse wildlife and landscape and is an ideal recreational facility for our community 
(walking dogs, hiking, boy scouts, etc.) Why are we letting that get taken away from us? Because we are 
afraid of the cost of standing up for what belongs to this Town? We must stand for that principle. It will cost 
us far less than trying to go out an 'buy' similar Open Space! And that frees up funds for other services as 
needed.

Senior Center - Decreased (unless it starts to do something for more than a few "members") Pawcatuck 
Neighbor Center - Increased Wheeler Library - Increased

Recreational assets that the Town has (e.g., the former YMCA Camp property) are attractive to Town 
citizens and to those considering N. Stonington for their home

Increase - Commercial Development (4)
Increase - Farmers market

Increase for Family Services

Public swimming access (2)

Increase for Hiking/Walking Open Space
Create a 1.5 mile track

Other

Save ex red horse nursery school for appropriate use.  
Great job!!!!
Increased public space for meetings, etc for town organizations such as the Boy Scouts
Need cross country grooming machine for Hewitt property

We don't get many services now. The school system is about it. The ones we do have are volunteer and we 
can barely pay for ones we do have.

Increase tourism
Need Street Lights



Taxes

359
31

52.40% 175 47.60% 159 334

54.30% 184 45.70% 155 339

51.50% 167 48.50% 157 324

27.30% 87 72.70% 232 319

42.50% 133 57.50% 180 313

42.30% 134 57.70% 183 317

17.60% 56 82.40% 262 318

23.90% 68 76.10% 216 284

42

YES NO Count

Other (please specify)

Make cuts to all budget items!
Noise enforcement

I don't feel that raising residential taxes is the answer, and I am not familiar with all the possibilities for creative 
financing that the town can take advantage of such as long term bonds, etc. Raising taxes will drive people out 
of town to Stonington or Voluntown, where the tax burden is much lower comparatively. It's unfortunate that 
the current administration never took advantage of the Foxwoods offerings for town improvements when that 
casino was doing well. Instead, there short-sightedness and swamp Yankee mentality has resulted in the 
situation that we are in now....rising costs and no way to pay for them, but to increase residential taxes. Why 
am I to assume anything will change if the same people are in power?

Taxes are already high for a Town with nothing in it./ Can't afford a tax increase.

At this time the Town has not shown any proposal is worthy of a tax increase.

Let's allow commercial growth to happen to pay for these. I strongly feel that the town will not get another 
dime more from me until there is guaranteed revenue from other sources.

Not sure on Infrastructure or Open Space & package treatment plant depends on the amount of the increase. I 
would like to see taxes at least kept at the same level & our teachers, firemen, etc. should be living in Town if 
our tax dollars are paying their salaries.

I will pay extra to keep the town character, but our money seems to disappear.
Increase in taxes for underground utilities
Shift tax dollars for business development
Develop a water company to sell to towns in need

General - Taxes

Would you be willing to vote for an increase in taxes to provide for either the creation of, increase 
in, or the improvement of any of the following?

Answered Question
Skipped Question

Emergency Services (fire, 
ambulance, police)

Education

Infrastructure (roads, buildings, and 
bridges)

Purchase and maintenance of Open 
Space

Business Development

Sewers to encourage business 
development

Affordable Housing Fund

A package treatment plant in the 
Commercial Development or 

Industrial Zone *



Taxes

??

??

Education

Would need a cost benefit analysis on sewers for encouraging business development.

 Maybe for business development & sewers

A package treatment plant-then we would be in the sewer business-not a good idea.

We need to invest in our own infrastructure before we can invest in sewers and other projects we 
need a long term plan and keep the taxes low as possible very good management skills.

Sewers to encourage business development should be highest priority

Pro

??

Pro

Con

Pro

Pro

Affordable Housing

Why would affordable housing fund need to exist. Developers should include them as part of their 
development. Developers can also be responsible for adding facilities such as gyms and community 
centers/club houses.

Increase - Youth & Family Services (like Ledyard & Stonington)
Increase for Rec. Department Scholarships
Increase-Community Center

Sewers in the Route 2/ Route 184 area only.

 Why does it cost less to send a child to a private school than the cost for the same student in our 
public school?

In regards to Affordable housing. WE need to solicit for grant funding and look at other towns that 
have done this successfully. 

Affordable housing only because it is required by the state.
SA

Why would I want to increase my taxes to pay for someone else's house. If you want affordable 

Con

Package treatment plant is a great idea and there are a lot of grants for higher gov't levels to 
accomplish this so local residents don't have to fully fund the project. Same goes for sewers and 
water. Gas line is already on rt.2.

Sewers to encourage business development-should have accepted Mashantucket's offer instead of 
using tax money to fight the inevitable. Change in attitude doesn't cost anything but accomplishes 
much

Sewers are a huge expense, not totally opposed but first the plan and then do we have any takers?

Maybe on Business Development, sewers to encourage business development & a package treatment 
plan

If the package treatment plant is part of encouraging business development, then perhaps I would 
vote for it.

Sewers

Recreation

Increase in education for buildings only. 
A good school is on the top of the list for any upscale or middle class community. It's a core need that 
attracts small business owners and private development. If the school closes, this town will slowly 

  



Taxes

Pro

Con

?? Maybe would pay more for the purchase & maintenance of Open Space

Open Space

Pro

??

Why do we need to provide sewers? there are green methods that are just as viable and better for the 
environment i.e. composting systems
Development should be self supporting not subsidized
Let business bring sewer up

Maybe an increase for Emergency Services

The necessity of a fire "substation" should be the priority of our residents. The location & land is 
available & this is always shot down. A central location for quick response to save lives & our homes. 
Our high taxes create more infrastructure in Town that is a waste. The needs our residents is never a 
priority.

Emergency Services

Sewers Cont.

Do we need a one of a kind Firehouse?
Consolidate Emergency Services

We need to fund Town's ability to protect open space gifts to Town & enforce open space zoning 
restrictions.

Protection & restoration of historic publicly owned assets, houses, dams, trails.
Maybe Open space

Con



Economic Development

1

Development Related Questions SA A DK D SD Count

11.70% 31.70% 37.40% 13.60% 5.70%

43 117 138 50 21
37.40%

138

24.40% 51.80% 10.00% 10.60% 3.30%

90 191 37 39 12
10.00%

37

29.20% 32.20% 11.20% 15.30% 12.00%

107 118 41 56 44
11.20%

41

19.80% 45.10% 13.30% 15.80% 6.00%

73 166 49 58 22
13.30%

49

18.40% 27.90% 22.70% 20.50% 10.40%

67 102 83 75 38
22.70%

83

23.20% 50.50% 9.00% 10.70% 6.60%

85 185 33 39 24
9.00%

33

18.40% 33.20% 18.10% 17.30% 13.20%

67 121 66 63 48
18.10%

66

It is OK to encourage development in the non-
residential zones even if this means introducing 

sewers to this area.
365

188 111
51.60% 30.50%

368

365
The town should ease zoning restrictions on 

commercial properties.

73.70% 17.30%

It is OK to encourage development in the non-
residential zones.

366

46.30% 30.90%

270 63

169 113

Allowing large-scale developments (i.e. Large 
senior housing complex or retail Big Box) is OK 

provided they can be located and visually 
screened in such a way that is acceptable to the 

residents of North Stonington.

The current Village Commercial, Commercial 
Development, and Office/Research Zones 
should be consolidated into one unified 

Commercial Development Zone that 
encompasses them all.

It is necessary to invest in our infrastructure if 
we expect to have quality economic 

development (i.e. roads, schools, emergency 
services, utilities etc.)

239 80

We should allow mixed-use (residential units 
above commercial) development in the 

Commercial Zones.

43.40% 19.30%

64.90% 21.80%

369

13.90%

369

366

76.20%

225 100

160 71

281 51

61.40% 27.30%



Economic Development
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Percent Count 346
…because it will lower my taxes. 71.40% 247 44

…because it will provide local job opportunities. 68.80% 238
…to make access to basic goods and services 
more convenient. 60.70% 210
…to make NS more interesting- more of a 
destination 35.50% 123
OR…I don’t want more Commercial 
Development. 17.30% 60

I want more commercial development (to 
provide jobs and better access to goods and 
services; to lower taxes, and make NS a more of 
a destination 818

I don’t want more Commercial Development. 60

Answered Question
Skipped Question

I want more commercial development..... (Mark ALL that apply)

818 

60 

I want more commercial development 
(to provide jobs and better access to 

goods and services; to lower taxes, and 
make NS a more of a destination 

I don’t want more Commercial 
Development. 



Economic Development

3

Percent Count 365
Motel/Hotel 20.00% 73 25
Small Grocery 65.80% 240
Medical Offices 62.20% 227
Bank 38.40% 140
Indoor Recreational Facility 42.50% 155
Arts & Culture Establishments 54.50% 199
Gas Station 14.50% 53
Restaurant 61.60% 225
Large-scale Retail 27.10% 99
Drive-thru Restaurant 22.70% 83
Research Facility 54.20% 198
Manufacturing/Industrial 44.90% 164
Gift Shops 37.50% 137
Small-scale Retail 55.60% 203
Small-scale Brewery 56.40% 206
Professional offices 66.30% 242
Auto Repair 37.30% 136
Self Storage Facility 20.80% 76
Farm Store (year round) 74.20% 271
Auto Sales 12.30% 45
Commercial Greenhouses 60.50% 221
Pharmacy 63.30% 231
Technical/IT Company 56.40% 206
Assisted Living Facility 49.90% 182

Green technology companies, work with the schools to encourage curriculum for agriculture as well as 
alternative energy options as this will be the future for jobs for our children and their children. We need to get 
back to basics, get rid of all the unnecessary mandates and testing so our children can learn! Math and Science 
very important.

I suggest the town become more a mix of historical tourism, and independent restaurant/pub that can capitalize 
on visitor interest in the open space attractions the town offers. People who hike, bike and are interested in 
history enjoy stopping for a meal. Growth can be steady and controlled. Launching into big box and large scale 
residential development is attractive from a tax revenue standpoint but could destroy the charm of the town.

We need more Arts & Culture Establishments, there is a cultural vacuum in Town with the Watermark gone.

Answered Question
Skipped Question

Agricultural food processing facility Small scale farm and natural resources tourism

Coffee shop or other type of "central" community service where everyone can gather...

What type of business might you encourage? (Mark ALL that apply)



Economic Development
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Percent Count

33.20% 116

23.50% 82

30.10% 105

33.20% 116

14.90% 52
18.90% 66

349

41

Percent Count

50.30% 164

52.50% 171

24.20% 79

61

326

64

YES NO Count

Business Development
42.5% 
(133)

57.5% 
(180)

313

Sewers to encourage business development
42.3% 
(134)

57.7% 
(183)

317

A package treatment plant in the Commercial 
Development or Industrial Zone *

23.9% 
(68)

76.1% 
(216)

284

Would you be willing to vote for an increase in taxes to provide for either the 
creation of, increase in, or the improvement of any of the following?

In order to help attract new businesses to town, North Stonington should:

answered question

skipped question

Other ideas? (please specify)

Offer tax relief to encourage new business to locate in NS.

Consider providing necessary infrastructure such as 
municipal water and sewer.

Do not offer any incentives to the prospective businesses.

Anywhere!

If you want more residential housing mixed with stores, offices and small 
businesses; where would you best locate them? 

answered question

skipped question

I don’t want this at all!

Any of the Existing Non-Residential Zones (Commercial, 
Office Research and Industrial Zones) (AREA 1 on Map – 
See legend)
Any of the existing Commercial Zones and in some 
Residential Zones by Special Permit (AREA 2 on Map See 
Legend)
Only the Commercial and Industrial Zones by the Rotary 
(AREA 3 on map)

The West End of Rte. 2 by the Casino (AREA 4 on map)



Economic Development

5

No more residential housing
Need to have town leadership continue to work towards these goals
Promote Agribusiness

Tax relief for a period of time only - provide statistics on traffic throughput (e.g. use casino as source of 
increased throughput to encourage businesses); show rt 2 as commuter route, not just driven by locals. for 
business success - location, location, location so must show businesses why NS location is a positive for them.

Offering tax relief has not proven to encourage "long-term" businesses. When relief ends, businesses leave 
and we're stuck with empty buildings and business blight.

Incentives on a case by case basis and for a limited time only. Offer tax relief selectively.

The State of Connecticut is the problem, needs to fixed. Get our representatives to make it easier to start a 
business here. We have not had a MAJOR company move here since the income tax was implemented.

Offer tax incentive to offset the lack of city water and sewer
I don't see the Town offering tax relief for existing business so why for new businesses?

Vision/Planning

I think we should have a clear plan for what we want, including a architectural/landscaping handbook of designs 
that we like and stick to it, so that a developer knows what will get approved and the town will know that what 
gets approved will be a good fit. I do not think we should have tax incentives or pay for a sewer or anything like 
that because it doesn't pay off in the long run.

We need a vision and to look at other communities and see how they have enticed new businesses (look at 
Stonington). Do our homework first and then implement the necessary changes. We need to evaluate what is in 
demand for the area & provide services to meet that demand. Any business should fit into the rural nature of 
town.

1. First we should decide on what types of businesses we would want to have in town. 2. Then we should 
decide, where we want them. 3. Then if we put out a notice of availability and encourage certain businesses 
here, we can get the types of businesses we would like to have here. 

If you keep all the development near the Casino and keep the traffic out of the residential areas, then I'm OK 
with the mixed use/commercial/affordable housing. I don't want any large scale place that attracts traffic and 
crime in the rural residential areas. That's why we paid so much for the house we bought and chose NS over 
Mystic, Niantic, Westerly, and Pawcatuck. We wanted space, privacy, and nature. Small restaurants like the 

                   

No! By offering incentives you are going to raise my taxes!

CT state must also partner for incentive & relief

Additional Comments
Incentives

I do not subscribe to using taxes to control behavior. If we as a Town can attract a business without incentives 
then we are doing things correctly. Good infrastructure and visibility (near I-95 exit 92 and 93) should be 
attractive enough. Actively recruit businesses deemed appropriate



Economic Development
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Support Existing Business

Taxes

Consider placing infrastructure (sewers, water, gas) along Route 2 corridor. Consider tax relief for 
infrastructure development

Infrastructure  

Small temporary tax relief and assistance in building individual sewers if town is not going to assess business 
district municipal water and sewer

STOP preventing businesses to do well here! Perception of being business unfriendly needs to change. Make 
Economic Development a priority; ensure our zoning and wetlands regulations support a clear vision and are 
more business friendly.

Promote existing local businesses and offer local services to help small businesses understand & navigate all 
red tape issues. Reduce the size restrictions on signage and develop new regulations that are flexible. Ensure 
that the application process is more predictable and reliable and then always follow the "rule of law".

We simply need to simplify the tax code. The town (required by the state) literally taxes every last item owned 
by the business. Simply tax the building and land - not all the equipment or inventory needed to run the 
business. Lower the mill rate in order to make it profitable for business. If the rate keeps climbing to pay for the 
little services we have in the town i.e. schools, gov't, we won't be able to keep the people in town or get 
business here either.

Should a business get a tax break but not the residents? We need tax positive businesses if you plan to provide 
water and sewer.

Need qualified tax relief/support, tied to sustainable growth businesses & specific job addition threshold.



Housing

1

Housing Related Questions SA A DK D SD Count

29.20% 32.20% 11.20% 15.30% 12.00%

107 118 41 56 44
11.20%

41

19.80% 45.10% 13.30% 15.80% 6.00%

73 166 49 58 22
13.30%

49

11.80% 31.50% 15.30% 30.60% 10.80%

44 117 57 114 40
15.30%

57

8.40% 13.20% 15.70% 34.80% 27.80%

30 47 56 124 99
15.70%

56

8.20% 24.40% 16.70% 28.30% 22.40%

29 86 59 100 79
16.70%

59

12.80% 41.60% 14.50% 14.00% 17.10%

45 146 51 49 60
14.50%

51

7.70% 23.40% 34.30% 21.40% 13.20%

28 85 125 78 48
34.30%

125

We should allow 3-5 unit residential 
development.

North Stonington has enough starter homes for 
folks making under $80,000 for a family of four.

Allowing large-scale developments (i.e. Large 
senior housing complex or retail Big Box) is OK 

provided they can be located and visually 
screened in such a way that is acceptable to the 

residents of North Stonington.

We should allow mixed-use (residential units 
above commercial) development in the 

Commercial Zones.

North Stonington should have a wider choice in 
housing.

We should allow 10+ unit residential 
development.

We should allow 5-10 unit residential 
development.

366

368

372

356

353

351

364

31.10% 34.60%
113 126

115 179

54.40% 31.10%
191 109

21.60% 62.60%
77 223

32.60% 50.70%

239 80

43.30% 41.40%
161 154

61.40% 27.30%
225 100

64.90% 21.80%



Housing
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Housing Related Questions SA A DK D SD Count

11.30% 36.50% 11.80% 20.60% 19.80%

41 133 43 75 72
11.80%

43

12.90% 26.90% 19.00% 28.00% 13.20%

47 98 69 102 48
19.00%

69

5.50% 14.50% 15.60% 40.30% 24.10%

20 53 57 147 88
15.60%

57

23.30% 41.90% 14.50% 12.30% 7.90%

85 153 53 45 29
14.50%

53

6.10% 20.10% 22.00% 29.20% 22.60%

22 73 80 106 82
22.00%

80

New residential subdivisions should be designed 
as cluster or conservation subdivisions to 

preserve as much open space as possible. (See 
images on backside of attached map)

We should encourage more developments like 
Kingswood/Meadow Wood.

Certain Town-owned parcels should be utilized 
for Affordable residential development 

provided a generous portion is preserved as 
open space (i.e. Recently acquired 100+ acre off 

Wintechog Hill – See attached map)

The town should ease restrictions on residential 
properties.

Zoning should allow more than one house on a 
lot.

363
26.20% 51.80%

95 188

365

65.20% 20.20%
238 74

20.00% 64.40%
73 235

364

364

365

174 147

39.80% 41.20%
145 150

47.80% 40.40%



Housing

Percent Count 333

35.10% 117 57

29.40% 98

19.80% 66

36.60% 122

41.40% 138

39.30% 131

Percent Count 349

33.20% 116 41

23.50% 82

30.10% 105

33.20% 116

14.90% 52
18.90% 66

YES NO Count

17.60% 82.40% 318

56 262 318

Any of the existing Commercial Zones and in some 
Residential Zones by Special Permit (AREA 2 on Map See 
Legend)

Any of the Existing Non-Residential Zones 
(Commercial, Office Research and Industrial Zones) 
(AREA 1 on Map – See legend)

…so my kids can live here when they get out of school.

Skipped Question

Answered Question

Would you be willing to vote for an increase in taxes to provide 
for either the creation of, increase in, or the improvement of an 

Affordable Housing Fund?

I don’t want this at all!
Anywhere!

The West End of Rte. 2 by the Casino (AREA 4 on map)

Only the Commercial and Industrial Zones by the Rotary 
(AREA 3 on map)

I want to see an increase in the amount and type of housing.... (Mark ALL that apply)

If you want more residential housing mixed with stores, offices and small businesses; where would you best 
locate them? 

Answered Question

Skipped Question
…so my elderly parents/grandparents don’t have to 
leave town when they retire.

… so we have more kids in our schools.

… to make NS a more vibrant community.

... so our teachers, firemen, and service employees 
(etc.) can live in town.

OR…We have enough Housing choice and quantity in 
town.



Open Space
Open Space Related Questions SA A DK D SD Count

13.10% 21.90% 27.00% 23.20% 14.80%

48 80 99 85 54
27%
99

13.20% 24.80% 33.60% 16.50% 11.80%

48 90 122 60 43
33.65%

122

16.80% 28.10% 21.10% 21.40% 12.70%

62 104 78 79 47
21.10%

78

23.30% 41.90% 14.50% 12.30% 7.90%

85 153 53 45 29
14.50%

53

Percent Count 325

53.20% 173 65

25.50% 83

32.30% 105

64.90% 211

27.40% 89

Rating 359
Count 31

27.30% 72.70%
87 232

Purchase and maintenance of Open Space 319

New residential subdivisions should be designed 
as cluster or conservation subdivisions to 
preserve as much open space as possible. (See 
images on backside of attached map)

We have just enough protected open space, we 
don’t need any more.

… to protect natural resources (like lakes, aquifers, great 
views, habitats).

OR... I don’t want any more protected open space.

I want more protected open space.... (Mark ALL that apply)

Would you be willing to vote for an increase in taxes to provide for either the creation of, increase in, or the 
improvement of any of the following?

Skipped Question
YES NO

Answered Question

… to increase the value of my home.

366
The Town should restore the line item in the 
budget for the purpose of purchasing open 
space.

38% 28.30%
138 103

363

38%
139

Having protected Open Space is a net “tax 
positive” to the town.

35%
128

370

65.20% 20.20%

… to provide more recreational opportunities.

238 74

365

34.10%
166

44.90%

Answered Question

Skipped Question
… to preserve our rural character and maintain our high 
quality of life and sense of place.

126



Rural Character
Rural Character Related Questions SA A DK D SD Count

44.10% 42.70% 5.70% 5.10% 2.40%

163 158 21 19 9
5.70%

21

18.50% 26.40% 13.40% 30.80% 10.90%

68 97 49 113 40
13.40%

49

29.00% 31.50% 8.50% 22.70% 8.20%

106 115 31 83 30
8.50%

31

38.40% 39.20% 4.60% 12.80% 4.90%

141 144 17 47 18
4.60%

17

367

365

The inconvenience of having to drive long 
distances for jobs or services is an acceptable 

sacrifice for the privilege of such a high quality of 
life.

Dark Skies and the quiet rural feel of NS are the 
reason I moved here (or have stayed here).

60.50% 30.90%
221 113

77.60%
285

17.70%
17.70%

370
North Stonington’s rural character is important 

to preserve.

Attracting more tourists to town would destroy 
some of the rural characteristics residents most 

enjoy (i.e. privacy, less traffic, and unspoiled 
areas).

86.80% 7.50%
321 28

44.90% 41.70%
153165

367



Farming and Self Sufficiency
Farming and Self Sufficiency 

Questions
SA A DK D SD Count

28.50% 38.60% 12.80% 13.30% 6.80%

105 142 47 49 25
12.80%

47

31.00% 48.80% 9.60% 9.30% 1.40%

113 178 35 34 5
9.60%

35

42.30% 45.30% 5.10% 5.40% 1.90%

157 158 19 20 7
5.10%

19

36.00% 39.80% 12.70% 8.70% 2.70%

133 147 47 32 10
12.70%

47

29.30% 33.60% 19.80% 10.60% 6.80%

108 124 73 39 25
19.80%

73

Farm Store (year round) 74.20% 271
Commercial Greenhouses 60.50% 221

368

365

371

369

369

232
17.40%

64

The Town should encourage more alternative 
energy development.

I want more opportunities to buy local produce.

I want to encourage farming to preserve our 
agricultural heritage.

I want to encourage farming to achieve self-
sufficiency/food security.

I want North Stonington to be more “self-
sufficient” by allowing wind turbines and solar 

farms, creating a water company and more 
farms.

315
7.30%

27

75.80%
280

11.40%
42

291
10.70%

39

87.60%

62.90%

67.10% 20.10%
247 74

79.80%



There is a clear recognition that NS is a special place and residents expressed a deep desire to preserve 
what is good and special about NS. There was also a clear recognition that some change is needed in 
order to sustain NS as a livable community especially given the harsh the economic climate. Many feel 
that NS can both retain its rural character 

Summary of written comments from final “Open Comment Question” on 2013 Community Survey 

and

NS was described as a “rural oasis” worthy of respect and preservation. Residents identified the 
following positive attributes as things to preserve: quiet and safe environment, agricultural heritage, 
natural beauty, strong community, strong values, rural small town character, access to nature, and of 
course the dark skies. The negatives most commonly spoke about were the high taxes despite the lack of 
town services. Residents identified the need for housing and opportunities (jobs, services, recreation) 
for young people in order to be a sustainable vibrant community. The lack of housing choice for young 
people and seniors, the lack of commercial development to diversify the tax base while also providing 
jobs and convenient access to goods and services, and the high cost of education, and the lack of 
effective leadership were also identified as negatives that needed to be addressed.  

 allow for a moderate increase in suitable commercial 
development. There are, however, many factors that complicate attainment of this desired balance.  

Before the four themes were identified at the Visioning Session, other recurring themes emerged from 
the 170 written comments received. These themes were: Responsibility, Balance, Commitment, Fear, 
and Communication. When reclassified under the Visioning themes of Livability, Sustainability, Progress 
and Community, the same overall message emerges. 

Responsibility: 

Residents spoke of a need for thoughtful action and fiscal sustainability/responsibility. There was a cry 
for greater efficiency within town departments and to live within our means (less spending). Despite 
great insistence on reducing spending, most acknowledged the need for capital investment 
(infrastructure and schools) but that the process by which decisions were made needed to be far

Balance: 

 more 
transparent and responsive to the needs of all residents (not a perceived elite, vocal few). The need for 
greater communication was expressed often. Residents felt that the Town had a responsibility to the 
residents to provide more (creative) opportunities to participate; to be thoughtful, proactive and 
responsive when planning for the future; and to address the problems of today with a fresh attitude 
rather than applying old logic/tactics. 

Residents agreed that change is inevitable, but expressed a robust belief that change must occur 
organically, in a thoughtful manner in order to preserve the essence of NS’s character. An increase in 
suitable development in the designated commercial and industrial zones could be encouraged and 
managed in such a way as to retain the rural character. To accomplish this balance, the Town must be 
deliberate in its actions; the regulations flexible but clear coupled with a predictable permitting process; 
have a welcoming attitude and embrace creative ideas; and the leadership and commitment strong, or 
the town will remain stagnant with an ever increasing tax burden and dwindling services. The lack of 



large scale commercial development is not seen as the primary problem or only reason for high taxes; 
many feel the problem lies in NS’s reputation of being business unfriendly; being its own worst enemy; 
perceptions of unresponsive and ineffective leadership; inefficient spending; and lack of thoughtful 
planning and clear regulations.   

Communication and Commitment: 

These two concepts relate to each other in that once communication is established and people are 
involved in the process, the level of commitment to the shared goals increases dramatically. Many 
related a need to create a vision or to decide what the Town wants and to then commit to it. This could 
be deciding we are a rural agricultural town and simply build on that or NS could decide to commit to 
attracting clean energy industries or simply add more residential units. There were many suggestions 
about what we need in town or how the town could progress. NS could also decide to remain exactly as 
is. Whatever the decision, the message was clear that more effective communication was needed to 
move forward as well as renewed commitment, and proactive stance on the part of the town officials 
and commission members while increasing opportunities for citizen participation in decision making.  

Fear: 

Many fears were entwined within the comments. There is a clear fear of large-scale development that 
many feel would ruin the rural character and turn NS into “Anywhere USA.” There is also a fear of not 
being able to remain in NS because of rising taxes and other livability factors such as limited housing 
choice, few local jobs, and limited access to goods and services. There is a fear of losing the school due 
to changing demographics and high cost of maintaining a facility for so few students. Many fear nothing 
will change which primarily stems from a distrust of the ability of local government to change and/or a 
disappointment in current leadership practices. Perhaps a plausible summary of the greatest concern 
expressed is the fear of permanently losing the extraordinary character and unique attributes that make 
NS so desirable due to the unintended consequences of hurried, reactionary development decisions 
made without the benefit of a deliberate, thoughtful planning process facilitated by professional staff 
and a fully informed, committed public. 

What do we risk by not addressing the issues facing NS? 

Without change, will continue to “tax motivate” people and businesses to leave. The residents and 
existing small businesses will not only continue to feel the brunt of the high taxes, but they will also have 
to make do with fewer services. Ns will continue to lose its younger generation which equates to a loss 
of diversity and vitality and some may argue an ultimate loss of community. If school enrollments 
continue to decline and state mandates continue to increase, NS residents will face the possible loss of 
the High School. Finally, without clear deliberate planning, effective regulations, strong responsive 
leadership (committed to creating a livable, sustainable, progressive, community), and a process by 
which the public can participate in a meaningful way, the town essentially loses its ability to prevent 
unwanted development or effectively manage change which may ultimately jeopardize the very things 
residents are passionate about preserving.   



 
 

 Help Shape  
North Stonington’s 

Future 
 

Community Visioning Session 
Saturday, April 6, 2013 

9:00am -1:00pm  
(Breakfast & Lunch Provided by A Thyme to Cook) 

At Elementary School Multi-purpose Room 
CHILDCARE PROVIDED!! 

 

The Planning and Zoning Commission is updating North Stonington’s long range  
Plan of Conservation and Development.  Please join us for an opportunity to help  

guide our future. 

For more information on the project or this event, please contact Juliet Leeming  
 

Senior Planning & Zoning Official, at 860.535.2877  
 





Community Visioning 
Session 

North Stonington Plan of Conservation and 
Development 

Welcome and Overview 

Updating Progress 
 Juliet Leeming, Senior Planning & Zoning Official 



What is the Plan of Conservation and 
Development? 

A long range, visionary document developed  with the 
input from residents, property owners, business owners, 

Town Boards and Commissions and adopted  by the 
Planning and Zoning Commission.  

A comprehensive plan that provides a framework for 
consistent decision making with regard to conservation 
and development activities. As closely as is practical, the 

POCD reflects community consensus on all aspects of 
future growth in Town. 

Provides legal basis for zoning and subdivision 
regulations and guides the Town’s capital improvement 

program. 



Plan Process 
Create the Community Profile  

Articulate the Vision 

Determine Goals and Objectives 

Implement the Plan & Evaluate 
Progress 



Step 1: Create the Community Profile 
 Where have we been?     Where are we now?   Where are we going? 

Community Survey 

Approximate 
20% Response 

Informal Meetings 

Neighborhood 
Meetings 

Roundtable 
Discussions 

Workshops and Focus groups 

Demographic 
Analysis 

SWOT 
Analysis  

Housing & 
Economic 

Development 
Workshop 

Senior 
Center, High 

School, Select 
Interviews 



 
 

2012 

03/22/12 Housing Trends Analysis Completed 

04/04/12 Planning Workshop with NS High School Civics Class w/ Jason Vincent of Planimetrics.  

04/28/12 Housing and Economic Development Planning Workshop.  

06/21/12 Joint meeting w/ EDC, P&Z, EDC, NSAHC, CC, BOS, BOF to discuss Possible Sewers in NS 

08/06/12 Initial POCD Steering Committee Meeting 

08/14/12 POCD Core Committee Meeting 

08/16/12 Demographic and Economic Analysis Completed 

08/27/12 Brief meeting w/ Hewitt farm Committee re: POCD Update and Vision 

08/28/12 Meeting w/ Reporter from Westerly Sun Re: POCD Update (Article Published 9/13/12) 

09/19/12 POCD Steering Committee Meeting 

09/26/12 POCD Core Committee Meeting 

10/17/12 Round Table Discussion on Economic Development 

10/20/12 Round Table Discussion on Economic Development 

10/24/12 Round Table Discussion on Rural Character 

10/27/12 Round Table Discussion on Rural Character 

11/05/12 Round Table Discussion on Open Space 

11/10/12 Round Table Discussion on Open Space 

11/12/12 Round Table Discussion on Housing 

11/14/12 POCD Steering Committee Meeting 

11/17/12 Round Table Discussion on Housing 

12/05/12 Pendleton Hill Neighborhood Meeting  (POCD Visioning) 

12/20/12 Economic Development Plan Completed- Adopted by EDC 

12/06/12 Meeting w/ Reporter from Westerly Sun Re: POCD Update 



 
 

01/07/13 3 Lakes Neighborhood Meeting 

01/14/13 Wyassup Road Neighborhood Meeting 

1/24/13 Housing Plan Completed – Adopted by NSAHC 

01/30/13 Cossaduck Hill Road Neighborhood Meeting 

02/14/13 
Joint meeting all Boards and Commissions to hear presentation of EDC and Housing 
Plans 

02/20/13 Boombridge and Mystic Road combined Neighborhood Meeting 

02/25/13 Village Neighborhood Meeting 

02/26/13 Surveys Mailed – 3/15/13 Closing Date (415 Collected) 

02/27/13 Informal meeting w/ seniors at Senior Center luncheon 

02/28/13 POCD CORE Committee Meeting 

02/28/13 POCD subcommittee meeting Re: Open Space 

03/04/13 POCD subcommittee meeting Re: Economic Development 

03/07/13 POCD subcommittee meeting Re: Open Space 

03/13/13 POCD Core meeting 

04/01/13 POCD Steering Committee Meeting 

04/06/13 Visioning Session 

04/11/13 
Follow-up Meeting w/ PZC, POCD SC, BOS and Planimetrics to refine Vision and 
develop Goals and Objectives 

04/22/13 Survey Result Summarization & Discussion Meeting 

05/01/13 POCD Committee Meeting - Plan content 



Step 2: Articulate a Vision 
Where do we want to go?    

What kind of 
community do we 

want to have?  

Provides 
foundation for 

goals and 
objectives 

Gets townspeople 
to focus on key 

community issues 

• What are the 
values of the 
townspeople?  

 
• Community 

Consensus & 
Continued 
involvement 



Step 3: Determine Goals and 
Objectives 

 How do we get there? 

Follow-up meeting with 
POCD Steering 
Committee, PZC and BOS 

Survey Results/ Public 
Comment from Meetings 
and Workshops 

Public Hearings/Public 
Input 



Writing the Plan 
Town Planner to draft Plan 
Outline Complete 
Mapping 90% Complete 
August : 1st Draft for PZC and POCD Steering 
Committee review August 
September : 2nd Draft for PZC and POCD SC 
review 
October: Review by SCCOG and State for 
Consistency with Regional and State POCDs 
November: Public Hearings 
Final Draft and Approval by December, 2013 



Step 4: Implement the Plan and 
Evaluate progress 

How do we keep this Plan from just sitting on the shelf? 

Action 
Plan 

Implementation 
Schedule 

Revise Zoning 
Regulations 

Quarterly 
Progress 
Review 

5 yr Full POCD 
Review 



What have we accomplished with the 
Old POCD? 

Draft new regulations for 
accessory farm uses 
….allowing farmers to 
pursue “value-added” 
activities and other non-
farm related small 
businesses on their farms.. 
DONE 

Allow accessory apartments in 
homes, with appropriate controls 
to protect the quality and 
character of neighborhoods.  
(New Accessory Apt. 
Regulations Adopted 2008) 

 
Affordable Housing 
Overlay Zone Adopted 2010 
(Rte 2) 

 
8-30g Residential 
Subdivision Approved 2013 
(Lake of Isles Rd) 

NORTH STONINGTON 
SHOULD STRIVE TO 

MAINTAIN AN 
ECONOMICALLY 

DIVERSE 
POPULATION. 

MAKE THE 
PRESERVATION OF 

NORTH STONINGTON’S 
RURAL AND HISTORIC 

QUALITIES AND 
NATURAL FEATURES A 

TOP PRIORITY. 

CONSERVATION 
COMMISSION ESTABLISHED… 
Establish a group of community 
volunteers to complete The Plan for 
Conservation and Recreation Lands 
in greater detail. (DONE) 

 
Recognizing the importance of 
these tasks, the Town should 
consider creating a Conservation 
Commission to focus on execution of 
the Plan for Conservation and 
Recreation Lands.  This could evolve 
out of the volunteer committee that 
completes the Plan. (DONE) 

 
Protect lakes, watercourses, and 
ground water. (2009 Water Supply 
Plan Adopted, and Drinking Water 
Quality Management Plan adopted 
in 2008) 

 



GROWTH SHOULD FOCUS ON 
RESIDENTIAL DEVELOPMENT 
COUPLED WITH SUPPORTIVE 
COMMERCIAL DEVELOPMENT 
THAT MAINTAINS THE TOWN’S 

RURAL ATTRIBUTES. 
 
Support and promote Agriculture. 
(Agricultural Steering Committee formed 
1/2009 – Technical Assistance Grant 
Awarded) 

 
Use town funds to acquire key areas for 
preservation and/or recreation. (Acquired 
Hewitt Property 2008) 

 
Require conservation or recreation set-asides, 
or payment in lieu of open space, in new 
residential developments. (DONE) 

 
Increase the buildable square proportionally 
with the minimum lot size of the zone. (DONE)  

 
Classify steep slopes, shallow-to-bedrock soils, 
and other areas with development limitations as 
unbuildable land. (DONE) 

 

 

TRAILS 
Establish a system of trails, paths, and 
walkways that provide recreational 
opportunities and connect developed 
areas with each other and with the 
countryside. (MAP COMPLETE) 
 
RECREATION 
Upgrade and expand the Rocky 
Hollow Recreation Area, as usage 
warrants, and connect it to the school 
campus via a pedestrian walkway. 
(Assekonk Bridge opened in 2007 
and Recreation Area renovation 
completed in 2012) 

 
Complete Plan of Conservation and 
Recreation Lands (DONE) 

 WATER AND SEWER INFRASTRUCTURE 
Water Plan – Completed 2008? 

 
ENERGY EFFICIENCY 
Plan for the use of renewable sources of energy. 
(New Regulations adopted in 2008 to allow 
small and large-scale wind facilities in 
North Stonington) 

 



Continued Public Participation 

Openings on Boards and 
Commissions 

Community 
Conversation April 27th 

Come to meetings and 
be heard 



Glenn Chalder, AICP 
President 

Planning Consultant for 23 years 

Heidi Samokar, AICP 
Senior Planner 

Professional Planner for 15 years 

Overview of Today’s Activities 
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North Stonington Plan of Conservation and Development 

Visioning Workshop 
 

OVERVIEW 

 

On  Saturday April  6,  approximately  65  residents participated  in  a workshop  at  the North 

Stonington Elementary School as part of  the process of updating  the Plan of Conservation 

and Development  (POCD).   This  report summarizes  the activities at  the workshop and  the 

results. 

The Planning and Zoning Commission can use the results as it updates the POCD. 
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ACTIVITY 1 – POSSIBLE PLAN THEMES 

 

The first activity involved residents in reviewing some “words” and asked them the following 

question:  

“Thinking about North Stonington’s future, which “words” resonate with you?” 

 

Participants were given green dots and could select up to four “words” that resonated with 

them.   While  there  were  13  “words”  available  representing  a  variety  of  thoughts,  four 

“words” were clearly preferred by participants.  

 

Sustainability 

Community 

Livability 

Progress 
 

 

   

Possible Themes 

 

Sustainability – 31 

Community – 27 

Livability – 24 

Progress – 23 

 

 

Responsibility – 13 

Balance – 12 

Collaborative – 11 

Viability – 10 

Identity – 10 

Compatibility – 5 

Choice – 5 

Adaptability – 5 

Diversity – 4  
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ACTIVITY 2 – THEMATIC VISIONS 

 

Participants were then distributed into eight groups (two groups per “word”) to discuss what 

they felt the “word” meant for North Stonington and how it might form the basis for a vision 

for the future of the community.  Each group then presented their vision statement for the 

future of the community. 

 After  all  groups  had  presented  their  vision  statements,  participants were  given  dots  to 

identify  their  favorite  vision  statements.    The  following  pages  report  the  results  of  the 

activity  for  each  “word”  (and  some  common  sentiments  captured  on  the  individual  and 

group worksheets filled out during this activity). 

 

Our Observations 

 

The vision  statements  from  the  individual 
groups  seemed  to  contain  common 
thoughts regardless of which “word” they 
were assigned: 

 Build off of who we are – a small, quiet, 
farming  community  with  valuable 
natural assets. 

 Be proactive about business growth yet 
carefully  manage  type,  location  and 
appearance. 

 Involve  and  inform  the  community  in 
making decisions and solving problems.

 Strengthen our sense of community. 
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LIVABILITY 

 

Top Vision (30 votes ‐ #1 for Word and #1 Overall):   

Our vision for North Stonington as it applies to livability is a safe, quiet, rural setting 

with a  sense of  community  that  is  financially affordable.    It will provide  for open 

space initiatives, combined with development that is in scale and suitable to North 

Stonington’s  character.    These  developments  should  be  self‐funded  or  profitable 

enterprises so they will not become burdens to the taxpayers.  

 

Secondary Vision:  (25 votes‐ #2 for Word and #3 Overall):   

Maintain  –  protect  natural  resources,  rural  character  and  our  safe  environment; 

Support services – schools, fire department,  law enforcement, emergency, elderly; 

Promote – managed business growth to  increase tax base and  for convenience of 

citizens  and  jobs;  Increase  –  housing  choices  for  diverse  population  including 

conservation subdivisions, senior housing and locally conceived affordable housing; 

Monitoring and implementation of progress. 

 

Ideas / Thoughts from Worksheets: 

 

Livability means: 

 Physical elements such as night skies, views, farmland, large tracts of undeveloped 

land 

 Overall feeling of quiet, safe 

 People – working together  in non‐confrontational manner, neighborly, community 

activities 

 Affordability 

 Opportunities – being able to live and work in town, access to conveniences 

Opportunities to apply Livability to our future include: 

 Protect natural resources, rural character, open space 

 Implement smart growth principles (mixed use, cluster) 

 Provide new housing choices 

 Increase business tax base in a carefully planned manner, with attractive buildings 

 Limit infrastructure to limit development 

 Educate citizens 

 Improve schools 

 Implement – need leadership, do not sit idle 

 Self‐funded, profitable enterprises 

 

   

Grade 

Overall,  how  good  of  a 

job  do  you  feel  North 

Stonington  is  doing  in 

applying  “Livability” 

when  planning  for  its 

future? 

 

B‐ 
 

A – 2 people 

B – 8 people 

C – 4 people 

D – 1 person 

F – 0 people 

 

 



5 
 

 

SUSTAINABILITY 

 

Top Vision:  (26 votes ‐ #1 for Word and #2 Overall):   

We  envision  becoming  a  confident,  collaborative  community  by  improving  our 

infrastructure  and  increasing  our  tax  base.    We  envision  accomplishing  this 

proactively  and  deliberately  attracting  business  while maintaining  our  rural  and 

historic character. 

 

Secondary Vision (9 votes ‐ #2 for Word and #8 Overall):   

North Stonington is a friendly, rural and agricultural community that lends itself to 

sustainability of  life  and must  be  economically  progressive, while maintaining  its 

small town character. 

 

Ideas / Thoughts from Worksheets:  

 

Sustainability means: 

 Providing  for  growth  while  maintaining  our  lifestyle;  making  sure  change  and 

progress  contribute  to  a  community  that will  evolve  to meet  future  needs  and 

demands; sustain our livelihood 

 Encourage and support the best of what is in our town 

 Being a 21st century agricultural community; hold on to our rural qualities 

 Making the town more self‐supporting 

 Solid tax base from businesses; fiscally sound; staying afloat  

 Being deliberate and confident in our vision; moving forward with new ideas 

 Solid  infrastructure, providing as many of our necessities as possible  (fire, police, 

schools, medical, food, energy) 

 

Opportunities to apply Sustainability to our future include: 

 Proactively  increase  tax base, but be selective about business development, clean 

up business districts  

 Develop energy resources (wind, solar, fuel cells) 

 Be confident, proactive and deliberative 

 Maintain services, invest in infrastructure 

 Build on agriculture heritage 

 Identify our strengths and build on it, recognize what needs to be protected 

 Support and better use our volunteers; motivate residents to be involved 

 

   

Grade 

Overall,  how  good  of  a 

job  do  you  feel  North 

Stonington  is  doing  in 

applying “Sustainability” 

when  planning  for  its 

future? 

 

C‐
 

A –  0 people 

B –  2 people 

C –  7 people 

D –  1 person 

F – 2 people 
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PROGRESS  

 

Top Vision (18 votes ‐ #1 for Word and #4 Overall):   

North Stonington moves forward and retains  its character by creating a balance  in 

community, environment and business.  

 

Secondary Vision (17 votes ‐ #2 for Word and #5 Overall):   

[A circle with arrows pointing to the following words and one blank space:] change, 

economic  diversification,  flexibility,  implementation,  inevitable  change,  open 

communication, education, forward thinking government. 

 

Ideas / Thoughts from Worksheets: 

 

Progress means: 

 Maintain environmental resources, history, culture, character and use as a standard 

for new development; build off of our foundation; maintain our atmosphere 

 Sustain and continue to develop critical infrastructure 

 Achieving  a  common  vision  and  goals,    including  for  housing  and  economic 

development 

 Change and acceptance of change; open‐minded thinking 

 Enhanced and improved communication 

 Economic  sustainability  and  diversification,  more  choice,  create  opportunity  for 

growth 

 

Opportunities to apply Progress to our future include: 

 Better  community  outreach,  involvement  and  volunteerism;  improve  conduct  of 

town meetings; transparent governing 

 Harness natural assets such as water resources 

 Develop a “pattern book” that defines town character and provides guidelines for 

development; achieving consensus of what  is undesirable; encourage “makeover” 

of Route 2 

 Create flexible regulations for business development 

 Allow a mix of housing choices 

 Create one complex of all municipal services 

 Improve presence at state‐level, work with neighboring communities 

 Plan for children by providing opportunities to stay local; fund education 

 Implement plans 

 

   

Grade 

Overall,  how  good  of  a 

job  do  you  feel  North 

Stonington  is  doing  in 

applying  “Progress” 

when  planning  for  its 

future? 

 

D+ 
 

A –  1 person 

B –  0 people 

C –  5 people 

D –  7 person 

F – 2 people 
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COMMUNITY  

 

Top Vision (14 votes ‐ #1 for Word and #6 Overall):   

A place where our  leadership  is supportive of new  ideas and  innovations and our 

public  is  supportive of our  leadership  in moving  forward with  these  ideas  for  the 

common good. 

 

Secondary Vision (12 votes ‐ #2 for Word and #7 Overall):   

Our vision for community in North Stonington is to have more communication on a 

personal  level  along  with  electronic,  such  as  neighborhood meetings,  gathering 

places,  more  detailed  minutes  from  town  committees.    More  recreational 

areas/spaces, meeting spaces for citizens to meet and share, such as coffee shops, 

etc.  

 

Ideas / Thoughts from Worksheets: 

 

Community means: 

 Working  together  on  issues  important  to  the  town,  sharing  common  goals  yet 

willing to accommodate and tolerate differing points of view 

 A  vested  interest  in  people,  infrastructure  and  environment;  investment  in  each 

other 

 Opportunities for conversation 

 Gathering places for all ages – recreation, activities, senior center, library 

 Better and more inclusive communication, transparency 

 Making sacrifices for the greater good 

 Having a central “village” with many surrounding communities 

 

Opportunities to apply “Community” to our future include: 

 Better communication with residents and between boards and commissions 

(educate public on issues, broadcast meetings, write columns for local media) 

 Create more social opportunities to bring townspeople together, including 

neighborhood meetings, events, a village pub 

 Capitalize on rural community for bringing people together (e.g., farmers markets, 

community gardens, Hewitt Farm) 

 Keeping the school 

 Support local businesses 

 

   

Grade 

Overall, how good of a 

job  do  you  feel  North 

Stonington  is  doing  in 

applying  “Community” 

when  planning  for  its 

future? 

 

B‐
 

A – 3 people 

B – 4 people 

C – 6 people 

D – 1 person 

F – 0 people 

 

 



8 
 

 

ACTIVITY 3 – TOPICAL STRATEGIES 

 

Following a  lunch break, participants were re‐organized  into nine groups (three groups per 

topic) to think about how to apply the vision statements to the following topics: 

 Conservation (Natural Resources, Open Space, Agriculture, Character) 

 Development  (Development  Patterns,  Economic  Development,  Residential 

Development and Housing Needs, Community Design) 

 Infrastructure (Community Facilities, Transportation, Utilities) 

The following pages summarize the results from these group discussions. 
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CONSERVATION 

 

Natural Resources  ‐  Preserve  and  protect  through  smart  development  that  has  the  least 

effect on our natural resources and our rural character.   Promote the wise and sustainable 

use of natural resources. 

 Utilize  natural  resources  for  recreation  by  promoting  use  and maintaining public 

access 

 Ensure our lakes are in good health 

 Consult experts 

 Build public awareness about our natural resources and to encourage conservation 

 Promote clubs that support the use of natural resources, such as fishing and hiking 

 

Open  Space  ‐ Maintain  existing  open  space  and  encourage  development  that maintains 

open space.  Open Space is to be used for the community.   

 Maintain lot size and frontage requirements in zoning regulations 

 Purchase open space 

 

Agriculture ‐ Maintain and promote agriculture to provide a quiet, rural setting and enhance 

the livability and sustainability of the community.  Appreciate the rural character of the 

farms, their beauty and the pride that farmers have in their land. 

 Support existing farms, assisting in solutions for the problems they face 

 Encourage farms to diversify with products that can be marketed locally 

 Identify and encourage best types of farms for community 

 Create an agricultural program at the schools 

 Foster future farmers by providing opportunities on local farms for internships. 

 Encourage farm stays, farm camps, farmers market, community gardens  

 Promote small agricultural‐related businesses 

 

Character ‐  Progress which protects dark skies and quiet while enhancing community spirit. 

 Provide for and maintain housing for diversified ages and incomes 

 Maintain historic district 
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DEVELOPMENT 

 

Development Patterns ‐ Generally keep commercial and residential where they are,  

perhaps combining some areas.  Continue to emphasize the I‐95 corridor for mixed use and 

high density. 

 Change zoning to allow mixed use development throughout town 

 Reexamine western end of Route 2 

 Extend Route 2 gas lines 

 Solar and wind power 

 Centralize public services 

 

Economic Development ‐ Pursue economic development that has limited impact.  Improve 

the tax base to ease the burden on property owners by encouraging specific businesses. 

 Pursue 21st century agriculture, home businesses, general store with farmers 

market 

 Pursue entrepreneurial education 

 Market town to targeted businesses that are not yet in the northeast 

 Improve regulations to be flexible and to attract those businesses we want, such as 

biotech, IT, farmers market, restaurants, medical, research and development, clean 

industry; Use special permits wisely 

 Have dialogue with business property owners to know what is available 

 Get a grant for a packaging plant in the CD zone – make site ready for development. 

 Hire a part time economic development professional 

 Provide neighborhood commercial areas 

 

Housing Needs and Residential Development ‐  [vision not stated but concepts about 

providing housing choices for all ages and incomes came up during first activity]. 

 Encourage duplex housing, cluster subdivisions, mixed use, farm worker housing 

and affordable housing 

 Acknowledge affordable housing units that are not deed restricted 

 Provide incentives for owners to deed‐restrict housing units 

 

Community Design ‐  Architecture and landscaping should keep with character of the town. 

 Improve signage regulations; no large or fluorescent signs 

 Create a “pattern” book 

 Buffer roadsides 
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INFRASTRUCTURE 

 

Community Facilities ‐ Provide parks and recreational facilities to encourage the gathering of 

children and the community.  Restore, renovate, and make efficient use of existing facilities.  

Centralize core community services.   

 Create a municipal complex with town hall and emergency services in a location 

with adequate parking, office space and meeting space 

 Improve condition of school buildings 

 Repurpose existing Fire Station as a community center 

 Provide recreational facilities geared towards high school age students 

 Provide public swimming facilities 

 Incorporate “green” curriculum in the schools (energy and agriculture) 

 More efficiently use meeting space 

 Modernize Town Hall with video recordings of meetings, better electronic access 

 

Transportation ‐ Maintain our current roads, without changing the road map of the town.     

 Improve road signs 

 Seek volunteers to maintain roads (adopt‐a‐spot type program) 

 Examine widening Route 2 to accommodate pedestrians and bicyclists; provide 

walkways and bike paths on roads 

 Expand SEAT; formalize bus stops on Route 2 

 

Utilities ‐ Provide infrastructure to attract businesses to business zones.  Be more forward‐

thinking in alternative water and energy sources. 

 Improve cell phone coverage in ways that fit rural character 

 Determine benefits of water and sewer expansion 

 Own our own water supply / water company 

 Take advantage of natural gas pipeline to promote economic development 

 Study the drainage impediments to the development of housing and commercial 

development 

 Alternative energy such as wind farms 
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NEXT STEPS 

 

A logical next step might be to take the results of the workshop, input from other meetings, 

studies, and the survey and begin to draft the POCD.    

The results from the workshop might be used in one or more of the following ways: 

1. Use the results of the workshop to create one overarching vision statement for the 

community.  This statement might be a paragraph or a full page and could be built 

upon the visions created for the four “words.” 

2. Use the results of the workshop to create a vision statement for each topic in the 

Plan.  Those statements would be informed by the concepts and words from the 

Workshop. 

3. Use the four words and their associated vision as evaluation criteria in the POCD.  

For example, all strategies could be evaluated to confirm that they help to achieve 

one or all of the words/visions. 

Lastly, workshop attendees provide specific strategies for consideration.  As appropriate, 

those strategies could be incorporated into the POCD chapters. 



WHY IS IT IMPORTANT TO NORTH STONINGTON? 
Preserving the Town’s existing farms and encouraging new 
farming activities have always been strong goals of the town. 
North Stonington’s farms are central to the community’s 
image. They provide value such as tax revenue with little 
demand on town services; wildlife habitats, and open space. 
They contribute to a high quality of life and provide local 
products year round.  

WHAT THREATS ARE THERE TO AGRICULTURE? 
CT losing farmland 
Farmers aging with no younger generation to take over 
Good land is too expensive for new farmers 
Development pressure for raw flat land 
Rising taxes and fuel costs  
Increased problem with vandalism and “predatory wildlife”  

WHAT CAN WE DO TO SUPPORT AGRICULTURE? 
Encourage and facilitate farming: 
School programs to teach Agriculture – reconnect children 
with farms/farming 
Supportive regulations that meet the needs of the farmers 
such as allowing farm worker housing, ag-tivities, and more 
opportunities to sell products (i.e. Farm Store, Farmer’s 
Markets, Farm stands) 
Continue to provide and possibly increase tax relief offered 
Open up some forest land for farming 
Encourage and allow businesses that support farming 
(slaughterhouse, feed store, granary) 
Encourage preservation of farmland (Purchase and/or 
transfer of development rights) 
Support the Grange 

38% 

62% 

% OF FARMERS INTERESTED IN 
EXPANDING FARMING 

OPERATIONS 

Yes 

No 

36% 

49% 

15% 

FARMS WITH A "NEXT 
GENERATION" INTERESTED IN 

OPERATING THE FARM 
Yes 

No 

Maybe/
Don't 
Know 

BIGGEST PROBLEMS ENCOUNTERED IN 
FARMING 

Taxes 
Weather 
Fuel Cost 

Machinery Cost 
Finding labor 

Herbicide and fertilizer Cost 
Predator Animals 

Low return on Investment 
Cost of feed 
Insurance 

Advertising 
New Governmental restrictions/Laws 

Unsuitable Rocky Soils 
 2009 Farm Survey 

FARMS PRESERVE RURAL CHARACTER 

 Farmland (PA 490 
& 10 Mil) 

5,473 
Acres 

Forest Land  
(PA 490) 

6,235 
Acres 

Farmland 
w/development 

rights sold  

426.6 
Acres 

2009 Farm Survey 2009 Farm Survey 

80% 

10% 10% 

87% 

5% 7% 

76% 

13% 12% 

Strongly Agree/Agree Don't Know Strongly 
Disagree/Disagree 

I want more 
opportunities to 
buy local produce. 

I want to encourage 
farming to preserve 
our agricultural 
heritage. 

I want to encourage 
farming to achieve 
self-
sufficiency/food 
security. 

2013 Community Survey 





WHAT DO WE HAVE AND WHY IS IT IMPORTANT? 
North Stonington has a tremendous amount of 
“undeveloped land” some of which is protected as open 
space in perpetuity (Land Trust holdings, CE’s), some that 
is temporarily protected as open space (PA 490 farms and 
forests, State Forests), and some that is not protected at 
all (excess residential land, vacant parcels) but adds to the 
overall rural character. 

PURPOSE OF OPEN SPACE 
•Provide wildlife corridors 
•Protects and enhances rural character 
•Contributes to Quality of Life  
•Provides passive recreational activities and gets people in 
touch with their natural surroundings 
•Good for the economy – attracts visitors, no tax burden 
(though property doesn’t generate taxes either and can 
cost tax dollars to properly maintain it – i.e. Forest 
management) 

HOW CAN WE PROTECT OUR OPEN SPACE? 
Create meaningful corridors by using all three types of 
open space together (protected, purposeful, recreational) 
Promote Purchase of or Transfer of Development Rights 
Preserve farmlands and forests under PA 490, 10 mil or 
permanently through an easement or purchase 
Keep 2 acre Zoning, minimum buildable area and frontage 
requirements 
Encourage developers to utilize the “fee in lieu of”  
resulting in meaningful  set-aside areas 
Don’t expand existing commercial areas 
Focus on the existing (and future)goals of Plan of 
Conservation and Recreation Lands 
Promote the purchase of open space by Land Trusts and 
similar organizations 

23% 

42% 

15% 
12% 

8% 

17% 

28% 

21% 21% 

13% 

Strongly Agree Agree Don't Know Disagree Strongly 
Disagree 

New residential 
subdivisions should be 
designed as cluster or 
conservation subdivisions 
to preserve as much open 
space as possible.  

We have just enough 
protected open space, we 
don’t need any more. 

2013 Community Survey 

13% 

22% 

27% 
23% 

15% 
13% 

25% 

34% 

17% 

12% 

Strongly Agree Agree Don't Know Disagree Strongly Disagree 

The Town should 
restore the line 
item in the budget 
for the purpose of 
purchasing open 
space. 

Having protected 
Open Space is a net 
“tax positive” to the 
town. 

53% 

26% 
32% 

65% 

27% 

… to preserve 
our rural 

character and 
maintain our 

high quality of 
life and sense 

of place. 

… to increase 
the value of my 

home. 

… to provide 
more 

recreational 
opportunities. 

… to protect 
natural 

resources  

OR... I don’t 
want any more 
protected open 

space. 

I WANT MORE PROTECTED OPEN SPACE....  

2013 Community Survey 

2013 Community Survey 

46% 

44% 

10% 

TYPES OF OPEN SPACE AS 
% OF TOTAL ACREAGE 

Protected Open Space 

Purposeful/perceived 
Open Space 

Active and Passive Public 
Recreational Areas 

Total Acreage 
 in NS 
 35,179 

35,179 

27,184 

6,831 

13,952 

4,889 

387 355 

Total Acreage 
NS 

Total Open 
Space 

(Protected, 
Perceived, & 

Recreational) 

Total Open 
Space with 

Public Access 

Total 
Protected 

Open Space 

Total 
Protected 

Open Space 
with Public 

Access 

Total Town-
owned Open 

Space 

Total Town-
owned Open 
Space with 

Public Access 

COMPARISON OF SELECT OPEN SPACE  (IN ACRES) 





THREATS TO EXPANDING HOUSING CHOICE 
• Rural, no bus routes / limited transportation, not an employment 

center, limited goods and services, limited utilities (no sewer). 
• Town is too expensive for starter homes (land costs and 

development costs are too expensive). 
• Some prefer not to have multi-family housing. 
• Some prefer not to use town money for housing projects.   
• Mobility is a new trend for younger people who will go where the 

work is and where housing is “affordable”.   

OVERARCHING VISION   
North Stonington will strive to be a community comprised of people 
of all ages and income groups who work together thereby creating a 
strong sense of community.  Our current and future housing 
patterns will reflect our rural atmosphere, contribute to our small 
town spirit, and help further our economic development goals. 

GUIDING PRINCIPLES FOR RESIDENTIAL GROWTH 
New housing opportunities should: 
1.Enhance our community: 
 Reflect our rural character. 
 Provide a mix of ages and income levels with opportunities for 

families, our work force, young adults and seniors. 
 Support and promote our community values, including 

agricultural and small town values.  
2.Be well-planned: 
 Be of a type, size and style that is appropriate in our community. 
 Give deference to small scale projects. 
 Be of high quality design. 
 Be supported by on-site water and septic. 

3.Be located in appropriate places: 
 Areas for village style housing might work in certain areas along 

the western end of Route 2, certain areas along 184, and near  
    I-95.  
 Mixed use could work in these same areas. 

93% 

1% 1% 0% 5% 

Single Family 
(1 Unit/Bldg) 

Duplex (2 
Unit/Bldg) 

3-4 
Unit/Building 

5+ 
Unit/Building 

Mobile Home 

1% 

8% 

4% 4% 4% 

North 
Stonington 

Griswold Ledyard Preston Stonington 

COMPARISONS OF % OF QUALIFIED AFFORDABLE UNITS, 
2010 

398 288 334 287 249 

1,301 1,191 1,110 1,056 963 

719 980 1,027 
728 634 

890 1,143 1,556 
1,855 

1,763 

230 
356 

474 520 892 
210 

261 

383 519 793 

0 

1,000 

2,000 

3,000 

4,000 

5,000 

6,000 

1970 1980 1990 2000 2010 

65+ 
55-64 
35-54 
20-34 
5-19 
0-4 

CHANGE IN AGE GROUPS, NORTH STONINGTON 

2013 Community Survey 

2013 Community Survey 

2013 Community Survey 

COMPARISONS OF % OF HOUSING UNIT TYPES 

48% 

12% 

40% 

Agree/Strongly Agree Don't Know Disagree/Strongly 
Disagree 

CERTAIN TOWN-OWNED PARCELS SHOULD BE UTILIZED 
FOR AFFORDABLE RESIDENTIAL DEVELOPMENT 

PROVIDED A GENEROUS PORTION IS PRESERVED AS 
OPEN SPACE. 

43% 

15% 

41% 

22% 
16% 

63% 

33% 

17% 

51% 
54% 

15% 

31% 31% 
34% 35% 

Agree/Strongly Agree Don't Know Disagree/Strongly 
Disagree 

North Stonington should have 
a wider choice in housing. 

We should allow 10+ unit 
residential development. 

We should allow 5-10 unit 
residential development. 

We should allow 3-5 unit 
residential development. 

North Stonington has enough 
starter homes for folks making 
under $80,000 for a family of 
four. 

35% 

29% 

20% 

37% 
41% 39% 

 I WANT TO SEE AN INCREASE IN THE AMOUNT AND TYPE OF HOUSING....  

…so my elderly parents/grandparents don’t have to leave town when they retire. 
…so my kids can live here when they get out of school. 
… so we have more kids in our schools. 
… to make NS a more vibrant community. 
... so our teachers, firemen, and service employees (etc.) can live in town. 
OR…We have enough Housing choice and quantity in town. 



STRATEGIES TO EXPAND HOUSING CHOICE 
Maintain Overall Densities While Allowing Additional Housing 
Opportunities (i.e. Conservation Subdivisions, Mixed-use etc.) 
Maximize the Potential of Existing Housing Units to Meet Housing 
Needs 
Encourage the Private Sector to Create Housing Choices (i.e. Senior 
Housing, Friendly 8-30g & Farm Worker Housing) 
Pursue Community-Initiated Housing Projects  
 

Mixed Use 55+ Housing facility Conservation Subdivision in RI Micro Assisted Living Facility Accessory Apartment 

Three Concept Plans for Wintechog Hill Parcel prepared by UCONN Students 



WHAT IS “RURAL” OR “RURAL CHARACTER”? 
farms, animals, open fields and tractors on the roads 
dark skies, peace and quiet, wildlife and solitude 
narrow dirt roads, no traffic, and longer commutes 
open space, lakes and streams, trees and stone walls 
smaller population spread out on large lots 
tasteful commercial developments, “cottage industries” or small local 
businesses  
strong community and a slightly slower pace 
historic landmarks, cemeteries and old houses 
less crime and small schools & no sewers 

WHAT CAN WE DO TO PRESERVE RURAL CHARACTER? 
Preserve/purchase more land. Support Land Trusts 
Promote the history of NS and protect/maintain historic structures 
and stone walls 
Support farms and farming 
Put a plan in place to protect rural character and natural beauty 
Thoughtful action & planning to prevent  inappropriate development  
Maintain the existing trails 
Encourage underground utilities (Village) 
Address litter and speeding problem! 
Keep roads narrow and curved (and dirt where possible) 
Keep large lot zoning 
Maintain strong sense of community – Communication is vital 
Protect and maintain the forests 
Plan carefully to achieve a balance of good development to diversify 
tax base and still maintain rural character 

THREATS TO RURAL CHARACTER? 
Development pressures  and a need to increase the  tax base 
Increased traffic and noise that often accompany development 
Inappropriate scale, location and design of new buildings 
Lack of sufficient Zoning protection 
Lack of thoughtful planning and vision 
Decline in number of farms 

ADDITIONAL RURAL ASSETS: 
Scenic Roads * Natural resources * Water abundance and 

quality Clean air * Safe environment *State Forest  * The Fair * 
The Lakes 

PRESERVE WHAT WE HAVE – sense of nostalgia for the 
past ways (village center, tradesmen working from 
their barns, farming, rural beauty and isolation). Re-
use vacant spaces before building new buildings for 
economic development.  
FOCUS ON FARMING – FOOD PRODUCTION (greenhouses and 
slaughter houses) – self sustainability. Encourage new 
farmers – teach it in schools. “Best economic 
development is food production.” 
CREATE AN IMAGE (a brand) for NS and run with it. 
Capitalize on our positive qualities- use them to attract 
visitors. Build-self-sufficiency and make our economy 
viable.  
RURAL IS WHAT WE ARE… BUT WE ARE A PART OF THE BUSY 
NEW ENGLAND CORRIDOR 
THE CHILDREN NEED TO GET BACK TO NATURE. Support the 
4-H and the Grange. Return to a rural lifestyle.  
DEVELOP A VIABLE VISION FOR SUPPORTING FARMING – then 
find a person or group to champion that vision and 
move us towards our goal. 

87% 

6% 8% 

Agree/Strongly Agree Don't Know Disagree/Strongly 
Disagree 

NORTH STONINGTON’S RURAL CHARACTER IS 
IMPORTANT TO PRESERVE. 

78% 

5% 
18% 

Agree/Strongly Agree Don't Know Disagree/Strongly 
Disagree 

DARK SKIES AND THE QUIET RURAL FEEL OF NS 
ARE THE REASON I MOVED HERE (OR HAVE STAYED 

HERE). 

45% 

13% 

42% 

Agree/Strongly Agree Don't Know Disagree/Strongly 
Disagree 

ATTRACTING MORE TOURISTS TO TOWN WOULD 
DESTROY SOME OF THE RURAL CHARACTERISTICS 

RESIDENTS MOST ENJOY (I.E. PRIVACY, LESS 
TRAFFIC, AND UNSPOILED AREAS). 

2013 Community Survey 

2013 Community Survey 

2013 Community Survey 





43% 

37% 

19% 

76% 

10% 

14% 

61% 

11% 

27% 

65% 

13% 

22% 

46% 

23% 

31% 

Strongly Agree/ Agree Don't Know Strongly Disagree/ Disagree 

The current Village Commercial, Commercial Development, and 
Office/Research Zones should be consolidated into one unified 
Commercial Development Zone that encompasses them all. 

It is necessary to invest in our infrastructure if we expect to have quality 
economic development (i.e. roads, schools, emergency services, utilities 
etc.) 

Allowing large-scale developments (i.e. Large senior housing complex or 
retail Big Box) is OK provided they can be located and visually screened 
in such a way that is acceptable to the residents of North Stonington. 

We should allow mixed-use (residential units above commercial) 
development in the Commercial Zones. 

The town should ease zoning restrictions on commercial properties. 

ECONOMIC STRENGTHS  
Proximity to culture and urban-style amenities while 
offering a safe, scenic rural community to live in 
Proximity to I-95 (2 exits) 
Proximity to Boston, NYC, Providence and Hartford 
Proximity to Long Island Sound 
Cottage industries 
Good schools and well educated work force 
Large lots available 
Water is available in plenty 
Willingness to work toward achieving good balance of 
development and preservation of rural character 

ECONOMIC WEAKNESSES 
Over-reliance on residential property owners for taxes 
Bad reputation for development and treatment of existing 
businesses 
Aggressive competition from Rhode Island for economic 
development 
Lack of synergy between existing businesses 
No shovel ready sites 
No infrastructure (limited public water/no sewer) 
Lack of public transportation and public services 
Lack of population to support certain types of business 
Lack of communication between boards and commissions 
Lack of communication and cooperation from and 
between the government and the schools 
Lack of a vision 
Little State investment in Southeastern CT 
Scattered small commercial zones 
Single Ownership of many parcels in CD & Industrial Zone  

When residents were asked in the recent survey what 
the most important issues facing North Stonington 

were,  the overwhelming answers were high taxes, lack 
of commercial development and education. 

“Keep the town “the way it is” in our residential zones by creating a 
thoughtful, detailed, environmentally and rurally sensitive plan for 
economic growth in the commercial areas that can be actively pursued by 
town government, while educating residents about litter, light and noise 
pollution, environmentally and historically sensitive property 
management, and encouraging agriculture, entrepreneurism, and 
interconnectivity of community resources.” 

2013 Community Survey 

2013 Community Survey 

74% 

9% 

17% 

52% 

18% 

30% 

Strongly Agree/ 
Agree 

Don't Know Strongly 
Disagree/ 
Disagree 

It is OK to encourage 
development in the 
non-residential zones. 

It is OK to encourage 
development in the 
non-residential zones 
even if this means 
introducing sewers to 
this area. 

2013 Community Survey 

71% 69% 
61% 

36% 

17% 

…because it will 
lower my taxes. 

…because it will 
provide local job 

opportunities. 

…to make access 
to basic goods 
and services 

more 
convenient. 

…to make NS 
more 

interesting- 
more of a 

destination 

OR…I don’t want 
more 

Commercial 
Development. 

I WANT MORE COMMERCIAL DEVELOPMENT.....  

2013 Community Survey 

78% 

6% 16% 

Strongly 
Agree/ 
Agree 

Don't Know Strongly 
Disagree/ 
Disagree 

CHANGE IS INEVITABLE AND WE NEED TO 
ACTIVELY PLAN FOR THIS CHANGE RATHER 

THAN SIMPLY RESIST IT. 

Strongly Agree/ 
Agree 
Don't Know 

Strongly Disagree/ 
Disagree 



Economic Development 

Development Opportunities 

20% 

66% 

62% 

38% 

43% 

55% 

15% 

62% 

27% 

23% 

54% 

45% 

38% 

56% 

56% 

66% 

37% 

21% 

74% 

12% 

61% 

63% 

56% 

50% 

Motel/Hotel 
Small Grocery 

Medical Offices 
Bank 

Indoor Recreational Facility 
Arts & Culture Establishments 

Gas Station 
Restaurant 

Large-scale Retail 
Drive-thru Restaurant 

Research Facility 
Manufacturing/Industrial 

Gift Shops 
Small-scale Retail 

Small-scale Brewery 
Professional offices 

Auto Repair 
Self Storage Facility 

Farm Store (year round) 
Auto Sales 

Commercial Greenhouses 
Pharmacy 

Technical/IT Company 
Assisted Living Facility 

WOULD YOU ENCOURAGE ANY OF THE FOLLOWING BUSINESSES? 



Investing in  the Community 
50% 52% 

25% 

Offer tax relief to encourage new 
business to locate in NS. 

Consider providing necessary 
infrastructure such as municipal 

water and sewer. 

Do not offer any incentives to the 
prospective businesses. 

IN ORDER TO HELP ATTRACT NEW BUSINESSES TO TOWN, NORTH 
STONINGTON SHOULD: 
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WOULD YOU BE WILLING TO VOTE FOR AN INCREASE IN TAXES TO 
PROVIDE FOR EITHER THE CREATION OF, INCREASE IN, OR THE 

IMPROVEMENT OF ANY OF THE FOLLOWING? 

NO 

YES 

21% 

46% 

19% 

11% 

4% 

19% 

43% 

18% 
15% 

5% 

Strongly 
Agree 

Agree Don't Know Disagree Strongly 
Disagree 

The strong sense of 
community would be 
enhanced by more 
social and cultural 
opportunities. 

NS needs a community 
center or other central 
gathering place (like 
the Watermark used to 
provide). 

29% 

34% 

20% 

11% 

7% 

29% 

39% 

13% 13% 

7% 

Strongly 
Agree 

Agree Don't Know Disagree Strongly 
Disagree 

I want North 
Stonington to be 
more “self-sufficient” 
by allowing wind 
turbines and solar 
farms, creating a 
water company and 
more farms. 

The Town should 
encourage more 
alternative energy 
development. 

33% 

24% 

30% 
33% 

15% 
19% 

Any of the 
Existing Non-

Residential 
Zones 

(Commercial, 
Office Research 
and Industrial 

Zones) 

Any of the 
existing 

Commercial 
Zones and in 

some 
Residential 

Zones by 
Special Permit 

Only the 
Commercial and 
Industrial Zones 

by the Rotary  

The West End of 
Rte. 2 by the 

Casino 

Anywhere! I don’t want this 
at all! 

IF YOU WANT MORE RESIDENTIAL HOUSING MIXED WITH 
STORES, OFFICES AND SMALL BUSINESSES; WHERE WOULD 

YOU BEST LOCATE THEM?  

0% 

10% 

20% 

30% 

40% 

50% 

60% 

70% 

80% 

90% 

Police  Fire Ambulance Education Public Works Town Hall 
Services  

Recreational 
Facilities 

IS NORTH STONINGTON PROVIDING AN APPROPRIATE LEVEL OF 
TOWN SERVICES? (WHAT SHOULD BE INCREASED, DECREASED, OR 

REMAIN THE SAME?) 

Increased Decreased Stay the Same 





100% 32.88
30%
70%

100% 10.39
19% 1.96
40% 4.1
42% 4.3

Commercial One (C1) Zone 
Total Acreage

Total Vacant (9.8ac)
Total Commercial (23.08ac)

Commercial Two (C2) Zone 
Total Acreage

Total Vacant (1.96ac)
Total Under Utilized (4.1ac)

Total Commercial (4.3ac) 19% 

40% 

41% 

C2 Zone - Land Use Analysis 

Total Vacant (1.96ac) 

Total Under Utilized (4.1ac) 

Total Commercial (4.3ac) 

Total Land Area: 10.39ac 

30% 

70% 

C1 Zone - Land Use Analysis 

Total Vacant (9.8ac) 30% 

Total Commercial (23.08ac) 
70% 

Total Land Area: 32.88ac 



46% 86.46
18% 33.64
17% 31.46
10% 18.76

9% 15.92

100% 186.24

100% 38.9
65%
8%

25%
2%

Total Commercial (31.46ac)

Total Vacant (86.46ac)
Total Under Utilized (33.64ac)

tal Residential/Agriculture (18.76ac)

Total Unbuildable (15.92ac)

Total Acreage
Total Vacant (25.31ac)

otal Under Utilized (2.94ac)
Total Commercial (9.69ac)

Total Residential (.96ac) 

46% 

18% 

17% 

10% 

9% 

HC Zone - Land Use Analysis 

Total Vacant (86.46ac) 

Total Under Utilized (33.64ac) 

Total Commercial (31.46ac) 

Total Residential/Agriculture 
(18.76ac) 

Total Unbuildable (15.92ac) 

Total Land Area: 186.24ac 

65% 
8% 

25% 

2% 

VC Zone - Land Use Analysis 

Total Vacant (25.31ac) 

Total Under Utilized (2.94ac) 

Total Commercial (9.69ac) 

Total Residential (.96ac)  

Total Land Area: 38.9ac 



100% 446.05
43% 191.29
30% 133.51

4% 17.24
16% 72.11

7% 31.9

100% 411.59
72% 295.63
15% 62.21
1% 3.06

5% 21.75

7% 28.94

 ial & RES Agriculture (72.11ac) 

Total Acreage
Total Vacant (191.29ac) 

Total Under Utilized (133.51ac)
 Commercial/Industrial (17.24ac) 

Other (31.9ac)

Total Acreage
Total Vacant (295.63ac) 

Total Under Utilized (62.21ac)
Total Commercial (3.06ac)
Mixed (RES/COM or 
COM/IND (21.75ac)

Total Residential (28.94ac)

43% 

30% 

4% 

16% 

7% 

CD Zone - land Use Analysis 

Total Vacant (191.29ac)  

Total Under Utilized (133.51ac) 

Total Commercial/Industrial 
(17.24ac)  

Total Residential & RES 
Agriculture (72.11ac)  

Other (31.9ac) 

Total Land Area: 446.05ac 

72% 

15% 

1% 
5% 

7% 

OR Zone - Land Use Analysis 

Total Vacant (295.63ac)  

Total Under Utilized (62.21ac) 

Total Commercial (3.06ac) 

Mixed (RES/COM or COM/IND 
(21.75ac) 

Total Residential (28.94ac) 

Total Land Area: 411.59ac 



100% 946.39
48% 455.78
43% 406.33

6% 60.89
2% 20.54
0% 2.85

2072.44
1040.92
642.73

141.31

171.47

50.67
Total Vacant UNUT RES COM Other

946.39 455.78 406.33 20.54 60.89 2.85
411.59 295.63 62.21 28.94 24.81 0
446.05 191.29 133.51 72.11 17.24 31.9

38.9 25.31 2.94 0.96 9.69 0
186.24 86.46 33.64 18.76 31.46 15.92
10.39 1.96 4.1 0 4.3 0
32.88 9.8 0 0 23.08 0

2072.44 1040.92 642.73 141.31 171.47 50.67

Total Residential (20.54ac)

Total Acreage
Total Vacant (455.78ac)

Total Under Utilized (406.33ac)
Total Commercial/MU (60.89ac)

Total Other (State 
Land/UTIL/Unbuildable)

 ther (State Land/UTIL) (2.85ac)

Total Acreage
Total Vacant 

Total Under Utilized

Total Residential/Residential & 
Agriculture

Total 
Commercial/MU/Industrial

48% 

43% 

7% 

2% 0% 

I Zone - land Use Analysis 

Total Vacant (455.78ac) 

Total Under Utilized (406.33ac) 

Total Commercial/MU 
(60.89ac) 

Total Residential (20.54ac) 

Total Other (State Land/UTIL) 
(2.85ac) 

Total Land Area: 946.39ac 

51% 

31% 

7% 

8% 

3% 

Land Use Analysis - All Non-residential 
Zones 

Total Vacant  

Total Under Utilized 

Total Residential/Residential & 
Agriculture 

Total 
Commercial/MU/Industrial 

Total Other (State 
Land/UTIL/Unbuildable) 

Total Land Area:2072.44ac 



2009 NORTH STONINGTON FARM SURVEY 

The Board of Selectman recently appointed an Agricultural Steering Committee to help promote 

agriculture in North Stonington. This Committee, which includes local farmers, applied for 25 hours of 

technical assistance being offered by the American Farmland Trust and the Connecticut Conference of 

Municipalities. Of the 169 towns in Connecticut, we were one of only five towns to receive a grant.  
 

Our town has a deep interest to preserving and improving the agricultural resources we are fortunate to 

have. The Committee wanted to clearly identify these agricultural resources as well as provide 

opportunities for the farmers to voice their concerns. This committee seeks guidance on the specific and 

most effective ways in which we can help established farms remain active and viable as well as ways to 

attract new farms/farmers.  
  
This survey was created to gather two types of information. The survey is not for tax information or any 

other such purpose. Part I of the survey asks for general information about the farm, and Part II seeks to 

gather input about the problems and concerns farmers face, and any plans they may have to expand or 

diversify and ways the town could help with this process. The responses we receive will help guide the 

town’s efforts to plan for and promote agriculture in North Stonington. A general summary of the 

information gathered will be created, but no names or farm locations will be revealed in this summary.  
 

 

Your answers and input are very important and we hope you will take the time to fill out the 

survey. All questions are optional, if you do not want to answer all the questions, then don't. Please 

answer only the questions you are comfortable with.  

Please fill out the survey and return it to the Town Planner, Juliet Leeming, at the Town Hall or to one of 

the Agricultural Committee members listed below. If you would prefer to give your answers over the 

phone, or via e-mail, please call Juliet Leeming at the number provided below and she will be happy to 

help you. Please return the survey by June 15, 2009. 

 

Thank you for your participation in promoting farming and making North Stonington an agricultural 

town! 
                    

                    

The Agricultural Steering Committee 

 

 

 

 



2009 NORTH STONINGTON FARM SURVEY 

 

AGRICULTURAL STEERING COMMITTEE MEMBERS – CONTACT 
INFORMATION 

Juliet Leeming – Senior Planner and Zoning Enforcement Officer 
Phone:  (860)535-2877 x27 (M-F 8:00 – 4:00) or (860)235-5644 (Anytime) 
E-Mail: jleeming@northstoningtonct.gov 
 
William Ricker – Board of Selectman 
Phone: 535-2426 
E-Mail: williamricker@comcast.net 
 
Vilma Gregoropoulos – Planning and Zoning Commission 
Phone: 535-1677 
E-Mail: vilmajg@att.net 
 
Fred Launer – Conservation Commission, Animal Sciences URI 
Phone: 599-2954 
E-Mail: fredthefed@comcast.net 
 
Marilyn Mackay – Economic Development Commission 
Phone: 535-1192 
E-Mail: marilynmackay@earthlink.net 
 
Brian Rathbun – Hewitt Property Commission 
Phone: (860)535-3055 
E-Mail: briman49@aol.com 
 
Red Banker – Farmer (Cattle, Hay) 
Phone: 889-2443 
E-Mail: ellieandred@sbclobal.net 
 
Nita Kincaid – Farmer (Equine) 
Phone: 535-1416 
E-Mail: windstonenita@sbcglobal.net 
 
Robert Miner – Farmer (Dairy) 
Phone: 514-5727 
E-Mail: cminer6@aol.com 
 
Chris Johnston – Member at Large 
Phone: 535-2537 
E-Mail: cjohnston@davis-standard.com 
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Survey # _________ NORTH STONINGTON FARM SURVEY

Agricultural Steering Committee 1 4/26/2013

1 Farmer? Horse Owner?
Landowner? Other?

 
2

3

4

5

a.
b.

c.

d.

6

7

8 # acres

9 # acres

10 # acres
a. Y N

11 # acres

12 # Type

a.
b.
c.
d.
e.
f.

13 Y N

14 Y N

a. If yes, what?

15 Y N

Do you provide housing for employees?

Are you certified organic?

Do you lease additional land?

Do you rent your tillable acreage or pasture to others?

Do you offer any "Ag-tivities" associated with your farm? (i.e. pick-your-own, corn 
maize, festivals etc.)

Seasonal
Total number of employees

How do you classify yourself as a farmer?

How many acres do you own?

How many acres are actively used for agriculture?

Hobby: Agriculture is my hobby (little or no 
income derived)

How long has this property been used for agricultural purposes?

Do you have a "next generation" interested in operating the farm?

How would you best describe your agricultural activity?

Please indicate the typical number and type of workers on your farm.

Full-time: All income derived from farm

What is the age of the primary operator of your farm?

How long has your family been farming this farm?

Would you be interested in leasing town-owned land?

Other: Please Describe

Part-time

Owners
Unpaid Help (i.e. friends/family)
Full-time (including paid family)

PART I: GENERAL INFORMATION 

Any additional information about the farm or farmer? Comments?

Are you a:
(Check all that apply)

Part-time (including paid family)



Survey # _________ NORTH STONINGTON FARM SURVEY

Agricultural Steering Committee 2 4/26/2013

16

a. l. Honey
b. m. Pasture
c. n. Grapes
d. o. Eggs
e. p. Alfalfa
f. q. Fire wood
g. r. Wine
h. s. Flowers
i. t. Gourds/Pumpkins
j. u. Other:
k. v. Other:

17
a. i. Turkeys
b. j. Pheasants
c. k. Guinea Hens
d. l. Donkeys
e. m. Ducks
f. n. Oxen
g. o. Other:
h. p. Other:

18 # Owned # Boarded

19 Y N

a. If yes, what?

20

a. Y N
b. Y N
c. Y N
d. Y N
e. Other:

21

a. g. Cooperative
b. h. Direct Sales to Restaurant
c. i. Bartering Network
d. j. Farmers Market
e. k. Not Applicable

22

Farm stand

Wholesale
Pick-you-own

How do you market your farm products? (Check all that apply)

Other?
Direct Sales to Stores

Do you offer riding 
instruction?

Beef Cattle

Chickens

Goats

Pigs

brochures/manuals

product development assistance

collaboration with other farmers

Livestock? Check all that apply and provide approximate number of each in box)

Hay
Sweet Corn

Indian Corn
Vegetables
Christmas Trees

Fruit

What crops are produced on your farm? (Check all that apply and in box, please provide approximate 
acreage dedicated to each)

Agricultural Activities….

Dairy Cattle

Wheat

seminars/workshops

Dairy Products
Fruit Trees
Herbs

Corn Silage

Bison

How would you like to market your farm products?

Sheep

Llama

N

If you are considering developing (selling) a value-added product, what kind of information or 
assistance would be most helpful? (Check all that apply)

Y

Do you produce any "value-added" products? (Jams, baked goods, wreaths etc.)

Horses?



Survey # _________ NORTH STONINGTON FARM SURVEY

Agricultural Steering Committee 3 4/26/2013

1
a. Y N
b. Y N
c. Y N
d. Y N
e. Y N
f. Y N
g. Y N
h. Y N
i. Y N
j. Y N
k. Y N
l. Y N

m. Y N
n. Y N
o. Y N

2

3

4 Y N

a. If yes, how?

5 Y N
a. If yes, how? (i.e. acquiring additional land, equipment, etc.)

6 Y N
a. If yes, what?

7

8

Hiring help

Complaints from neighbors about farm operations
Availability of veterinary services

Availability of machinery/parts

What are the biggest problems that you encounter in farming? (i.e. weather, fuel costs, machinery 
costs, finding labor, taxes, etc.)

What changes would you like to see the town make that might help your agricultural operation?

Are you interested in expanding farming operations?

If interested in expanding, is there anything preventing it?
(i.e. No land available, age, finances)

What changes would you like to make to your agricultural operation?

Are you interested in diversifying your farm activities? (i.e. add activity, soil 
manufacturing, farm stand, add new crop, etc.)

PART II: ISSUES AND CONCERNS

Trespassing/Vandalism
Availability of technical assistance
Land-Use Regulations/Restrictions affecting farm operations

What supporting business would you like to see in town: slaughterhouse, tack and feed store, 
equestrian center, farmers market, distribution center, compost farm, etc?

Marketing your products
Insurance concerns

Theft
Wildlife
Manure Disposal
Other:

Availability of housing for farm workers

Do you have difficulty with any of the following:

Availability of pesticides/fertilizer
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9

10

a. Y N

b. Y N

c. Y N

d. Y N

11

a. Y N

b. Y N

c. Y N

d.

12

a. Y N
b. Y N
c. Y N
d. Y N

13 Y N

14 Y N

15 Y N

16 Y N

Sharing labor

THANK YOU!

Other: (explain)

Developing a labor pool
Insurance

Have you considered applying to the Farmland Protection Program or sought out 
any other farm preservation options/programs?

Are you interested in exploring the use of Wind Power, Solar or other alternative 
energy sources to supplement energy costs on the farm?

Would you like information on any USDA cost-share programs, loans or grants?

Do you use the internet for information or assistance with research on farm-related 
issues?

If hiring labor is a concern, would you be interested in attending an informational meeting on:

Learning more about the possible options for preserving your farmland? (i.e. 
Transfer of Development Rights, Conservation Easements, Tax Abatement 
Programs etc.)

Learning more about succession planning?

Informational sessions on select topics related to issues and concerns raised by 
farmers

Would you be interested in attending or participating in any of the following?

Serving on an Agricultural Commission if one were formed in town?

Attending a listening session designed to allow farmers to express any issues 
and concerns they may be having?

A town farmers market or farm store

An agricultural Appreciation Day event (to bring visibility to our farms and 
highlight the benefits they bring to the community)

What would make it easier for you to continue your agricultural operation in the future?

Would you be interested in any of the following?

Other: (explain)



FARM SURVEY SUMMARY OF RESULTS

1

With respect to leasing land:

2

3

158 Surveys were mailed. A total of 53 surveys were filled out and returned as of this week in 
varying degrees of completeness. 4 surveys were returned completely blank. Most were only 
partially filled out. Most of the recipients with land classified as “forest” felt that the survey did 
not apply to them – and left most of it blank. 19 of the 158 surveys were sent to recipients who 
live out of the state. 3 were returned/undeliverable and only 4 of the19 recipients responded. 23 of 
the 158 surveys were sent to other CT towns. 8 of the 23 responded. 115 were sent to N. 
Stonington recipients. 2 of the 115 were returned/undeliverable. I subtracted out the 
returned/undeliverable (158-5= 153) to determine the % response. 53/153 = 34.6% return

Overall Survey Response

Due to the incomplete nature of the responses, I was not unable to get an accurate account of the 
number of acres actively used for agriculture, nor could I get a good sense of the number and type 
of employees working on a farm. With respect to employee housing, only 1 of the respondents 
provided housing to employees.

There was little interest in leasing town owned land.  7 respondents rent tillable acreage to others, 
28 indicated that they do not, 18 left this question blank.

14 left this question blank; 4 wrote in "always"; 4 wrote in "never"; and the remaining 31 responses 
averaged 88+ years.

Length of time the property has been used for agriculture

Classification of Land Ownership/Use 

2

21

11
14

4

1

2

7

Farmer

Landowner

Horse Owner

Other

Landowner & Farmer

Blank

Landowner & Other

Landowner & Horse
Owner

Landowner, Farmer &
Horse Owner

7/31/2009 Results Summary 1



FARM SURVEY SUMMARY OF RESULTS

4
Yes No Maybe Left Blank

# Per Response 15 20 6 12
% of Total Response (#/53) 28 38 11 23
% of Actual response (#/41) 37 49 15

5 Average Age of Primary Operator 64

6 Average # of years farming the farm they own now 57

7
Hay 12
Sweet Corn 1
Corn Silage 3
Indian Corn
Vegetables 4
Christmas Trees 7
Dairy Products
Fruit Trees 2
Herbs 1
Fruit 3
Wheat
Honey 2
Pasture 4
Grapes 1
Eggs 4
Alfalfa 3
Fire wood 7
Wine 2
Flowers 3
Gourds/Pumpkins 2

Other: Timber/Lumber 3

Types of Crops Produced on Farm

There were no Certified Organic 
Farms reported

Most respondents classified 
themselves as "Hobby" or "Part 

Time" Farmers

Other: Garlic (1), Greenhouse (1) Furniture (1)

Written In:

% of Farmers who have a "Next Generation" interested in operating the farm

Farms with a "Next Generation" Interested in Operating the 
Farm

48%

15%

37%

Yes

No

Maybe/Don't Know

7/31/2009 Results Summary 2



FARM SURVEY SUMMARY OF RESULTS

8
Dairy Cattle 2
Beef Cattle 4
Goats 1
Sheep 3
Bison 1
Pigs 1
Llama 1
Chickens 4
Turkeys
Pheasants
Guinea Hens 1
Donkeys 1
Ducks 4
Oxen
Other: Geese 2
Other: Rabbit 1
Other: Bees 3

9 Horses # Owned # 
Boarded

Riding 
Instruction

24 5 1

10 # of Respondents indicating that they offered Ag-
tivities 7 13%

Concerts
Festivals
Craft Shows
Cut your own/Pick your own
Open Farm Day
"Summer Spin-in"
Tasting room
Agricultural Fairs
Tours for non-profit groups
Weddings
Activities w/ special needs children

11 # of Respondents indicating they produce Value 
Added Products 6 11%

Wine
Baked Goods
Jams/Jellies
Pickles
Frozen Food (for home use)
Candles
Hand Cream
Lip Balm
Wreaths
Hot Sauce
Wool Roving/Dyed Roving/Yarn

Livestock Reported

Note: One or more of the larger Horse Farms did not respond to the survey

Helpful information/assistance when 
considering developing or selling a value-added 

product included: Farmers market in North 
Stonington, allowing farm stands, seminars and 
workshops, collaboration with other farmers and 

product development assistance.

7/31/2009 Results Summary 3



FARM SURVEY SUMMARY OF RESULTS

12 Methods for Marketing Farm Products
Farm stand 2
Pick-you-own 3
Wholesale 5
Direct Sales to Stores 2
Cooperative
Direct Sales to Restaurant 1
Bartering Network 2
Farmers Market 1
Not Applicable 6

Word of Mouth 3
Direct (i.e. Tasting Room) 2
Internet 1
Fairs/Craft Shows 2

13 # Indicating problems with the following
#/item

Hiring help 6
Availability of housing for farm workers 1
Land-Use Regulations/Restrictions affecting farm 
operations

3

Availability of technical assistance 2
Trespassing/Vandalism 9
Availability of machinery/parts 3
Complaints from neighbors about farm operations 2
Availability of veterinary services 3
Marketing your products 4
Insurance concerns 7
Availability of pesticides/fertilizer 2
Theft 4
Wildlife 10
Manure Disposal 2

14 Biggest Problems Encountered in Farming 29 Actual response (AR)
#/item % AR

Finding Labor 6 21
Taxes 8 28
Weather 8 28
Fuel Cost 7 24
Machinery Cost 6 21
Herbicide and Fertilizer Cost 2 7
Predator Animals 2 7
Low Return on Investment 2 7
Insurance 1 3
Cost of Feed 2 7
Advertising 1 3
New Governmental Restrictions/Laws 1 3
Unsuitable/Rocky Soils 1 3

Some selected more than one item.

Other:  "Getting good breeding stock"  
"Hunters and dirt bikes", Loss of rental 
property, &"Getting animals butchered" 

Some selected more than one item

Written In

7/31/2009 Results Summary 4



FARM SURVEY SUMMARY OF RESULTS

15 Interest in Diversifying Farm Activities 29 Actual Response

Yes No Left Blank
# per Response 13 16 25

% of Total Response ( #/53) 25 30 47
% of Actual Response (#/29) 45 55

Desired ways to Diversify:  Soil 
manufacturing, opening a farm stand, 

add more x-mas trees and a shop, 
raising pheasants or exotic birds, 

helping injured wild birds.

Biggest Problems Encountered
in Farming (%)

21

28

28

24

21

7

7

7

3
7

3 3 3

Finding Labor

Taxes

Weather

Fuel Cost

Machinery Cost

Herbicide and Fertilizer Cost

Predator Animals

Low Return on Investment

Insurance 

Cost of Feed

Advertising

New Governmental Restrictions/Laws

Unsuitable/Rocky Soils

% interest in Diversifying Farm Activities

45%

55%

Yes No

7/31/2009 Results Summary 5



FARM SURVEY SUMMARY OF RESULTS

16 Interest in Expanding Farming Operations 29 Actual response 

Yes No Left Blank
# per Response 11 18 24

% of Total Response ( #/53) 21 34 45

% of Actual Response (#/29) 38 62

17 Things that are preventing expansion
Costs
Finances
Age
Know How
Time to devote to Agricultural Activities
High cost of feed
No housing for farm help

Respondents indicated the following "things" would make it easier to continue their agricultural 
operation in the future:
Tax abatement, confidence that the town supports agricultural activities, lower expenses, higher income 
and less regulation, finding the "fountain of youth", more energy, government support for bee keeping and 
the loss of hives.

Desired Ways to Expand: New equipment, lease additional land, devote more time to 
farming

18

% Interest in Expanding Farming Operations

38%

62% Yes No

7/31/2009 Results Summary 6



FARM SURVEY SUMMARY OF RESULTS

19 Types of supporting businesses to have in town 23 Actual Response

Suggested Businesses in Survey
Slaughter House
Tack and Feed Store
Equestrian Center
Farmers Market
Distribution Center
Compost Farm

Grocery Store 1
Equipment Dealer/Parts Store 1
Machinery Repair 1
Bulk Grain Depot 1
Large Dairy Products Production Facility 1
Farm Store 1
Financial Advisors/Tax Preparation 1

20

Set up an Agricultural Information Office in town (in conjunction with UCONN) to help start-up activities

Provide more tax incentives/tax breaks for agriculture, i.e. a freeze on property tax for survivor     
Do nothing… Leave us alone!

4
7

30
35
35
48
17
30

7

Provide by-product feed at wholesale prices,
Give continued or more support for rural farming activities and support against nuisance claims

# per response % of Actual Response

8
8
11

Desired changes the town can make to help agricultural operations: 
Purchase temporary easements to provide income,  
Create less restrictive zoning regulations for farming,

Provide more control of poor driving and excessive speed on roads, provide more road signs - caution 
signs alerting drivers to farming activity, 

Additional written-in responses

Some selected more than 
one item

Encourage or set up programs in schools to educate kids about agriculture and provide opportunities to 
allow kids to work on a farm for credit.

% Interest in Possible Local Supporting Businesses

30

35

35

48

17

30

Slaughter House

Tack and Feed Store

Equestrian Center

Farmers Market

Distribution Center

Compost Farm

7/31/2009 Results Summary 7



FARM SURVEY SUMMARY OF RESULTS

21 Interest in the Following: Percentages are of Total Response (53)

a. Learning more about succession planning?
Yes No Maybe Left Blank

# per Response 10 12 31
% of Total Response 19 23 58

b. Learning more about the possible options for 
preserving your farmland? (i.e. Transfer of 
Development Rights, Conservation Easements, 
Tax Abatement Programs etc.)

Yes No Maybe Left Blank
# per Response 20 10 23

% of Total Response 38 19 43

c.
Attending a listening session designed to allow 
farmers to express any issues and concerns they 
may be having?

Yes No Maybe Left Blank
# per Response 19 11 23

% of Total Response 36 21 43

d. Serving on an Agricultural Commission if one 
were formed in town?

Yes No Maybe Left Blank
# per Response 8 15 4 26

% of Total Response 15 28 8 49

e. An agricultural Appreciation Day event (to bring 
visibility to our farms and highlight the benefits 
they bring to the community)

Yes No Maybe Left Blank
# per Response 18 11 24

% of Total Response 34 21 45

f. A town farmers market or farm store
Yes No Maybe Left Blank

# per Response 24 6 1 22
% of Total Response 45 11 2 42

g. Informational sessions on select topics related to 
issues and concerns raised by farmers

Yes No Maybe Left Blank
# per Response 23 9 21

% of Total Response 43 17 40

7/31/2009 Results Summary 8



FARM SURVEY SUMMARY OF RESULTS

22

a. Developing a labor pool
Yes No Maybe Left Blank

# per Response 8 13 32
% of Total Response 15 25 60

b. Insurance
Yes No Maybe Left Blank

# per Response 10 12 31
% of Total Response 19 23 58

c. Sharing labor
Yes No Maybe Left Blank

# per Response 5 13 33
% of Total Response 9 25 62

d. Information on any USDA cost-share programs, 
loans or grants.

Yes No Maybe Left Blank
# per Response 16 14 23

% of Total Response 30 26 43

e. Exploring the use of Wind Power, Solar or other 
alternative energy sources to supplement energy 
costs on the farm.

Yes No Maybe Left Blank
# per Response 18 12 23

% of Total Response 34 23 43

f. Those who use the internet for information or 
assistance with research on farm-related issues.

Yes No Maybe Left Blank
# per Response 24 10 19

% of Total Response 45 19 36

g. Those who have considered applying to the 
Farmland Protection Program or sought out any 
other farm preservation options/programs.

Yes No Maybe Left Blank
# per Response 10 19 24

% of Total Response 19 36 45

With respect to hiring labor: Interest in attending an informational meeting on:
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North Stonington 

 

A Discussion of Zoning Uses and Economic Development 

Introduction:  

The intent of this document is to guide the Commission meeting scheduled for August 9, 2012, 

and any subsequent discussion regarding permitted and special permitted uses by zoning 

district in North Stonington. The aim is to understand why specific uses are or are not allowed 

in each district; why some uses are permitted as-of-right (permitted uses) and others are 

conditional uses (special permit uses); how these uses relate to economic development; and 

how adjustments to the uses allowed by district will create greater potential for economic 

development.  

To accomplish this, I have reviewed the allowable uses by zoning district and will go through my 

review with the Commission to determine why uses are permitted, not permitted, and specially 

permitted. My intention is to challenge the Commission and the community to think through 

the uses, how the uses are allowed, and the zones in which the uses are allowed. This will 

enable us to discuss and debate each use, how said uses are permitted, and how to manage the 

use moving forward. The desired outcome is to be intentional about uses, making adjustments 

that will increase the number of uses that are permitted as-of-right, while decreasing the 

number of conditional uses. This will help to increase the potential for economic development 

by providing greater predictability in land use applications and approvals.  

Permitted and Conditional Uses:  

Permitted uses are uses that are allowed as-of-right, require site plan approval, and do not 

require a public hearing. Permitted uses are the uses we want to encourage, and shall be 

approved if they comply with the requirements of the zoning regulations (i.e.  bulk, area, and 

site design).  

Conditional uses are a frequently misunderstood and misused area of zoning. Therefore, I want 

to take a moment to discuss and clarify the role of conditional uses. Section 8-2 of the 
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Connecticut General Statutes (CGS) states that the zoning commission “may provide that 

certain classes or kinds of buildings, structures or uses of land are permitted only after 

obtaining a special permit…subject to standards set forth in the regulations and to conditions 

necessary to protect the public health, safety, convenience and property values.” 

 In doing so, the law recognizes that while a use may be desired and acceptable in a specific 

zoning district, the use may not be suitable in all locations within said district. Therefore, the 

Commission may establish specific standards and conditions that must be demonstrated and 

met before a special permit is granted. Special permit applications require a public hearing to 

ensure the public interest is served by the Commission’s subjective decision making process.   

When considering any application for special permit, the Zoning Commission “must determine 

that; (1) the proposed use of the property is expressly permitted under the zoning regulations, 

(2) the standards in the regulations are satisfied, and (3) any conditions necessary to protect 

public health, safety, convenience and property values as provided by Section 8-2 of the CGS 

can be established” (Robert Fuller, Connecticut Practice Series: Land Use Law and Practice, 

1999: 136). If all three requirements are satisfied, the Commission must approve the 

application.  

In regard to zoning and economic development, conditional uses should be reserved for those 

uses that pose a threat to ‘the public health, safety, convenience, and property values’ and 

should not be a way for the Commission to wield excessive discretion in their decision-making 

processes. Therefore, we want to reduce conditional uses only to those that pose threats. 

The Questions 

We will consider the following questions regarding uses allowed by zoning: 

• Is this use suitable for this district? If so, why? 

• Should this use be a permitted or conditional use? Does the use pose a threat? 

• Which threats to ‘the public health, safety, convenience and property values’ justify a 

use being conditional? 

• Are there other uses that should be allowed in this zoning district? 
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North Stonington 

A Discussion of Public Sewers and Economic Development 

 

Introduction:  

The intent of this document (and meeting) is to guide a general discussion regarding public 

sewers and economic development in the Town of North Stonington. The aim is not to make 

any decisions about public sewers and economic development, rather to better understand the 

topic of public sewers and economic development in North Stonington. Therefore, there are no 

right or wrong answers or perspective, only thoughts and ideas that will help to better 

understand the topic of public sewers and economic development. This process of discussion 

and understanding will allow us not only to identify opportunities and challenges related to 

public sewers and economic development, but will also provide insight and direction for moving 

forward—the why and how of moving forward is unknown at this time. 

 

Public Sewer Areas:  

It is evident that the Town of North Stonington has invested much time, effort, and money into 

the topic of public sewers and the extension of public sewers from Stonington along the 

southern portion of Route 2 from I‐95 to the traffic circle (Phase I), along portions of Route 627 

(Phase II), Route 49 (Phase III), and Route 184 (Phase IV)—based on a Draft Sewer District Map. 

Considering these areas and the decisions that led to these areas will help us think through the 

opportunities and challenges related to public sewers in North Stonington and how sewers 

relate to economic development.  
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The Discussion:  

This discussion must be open, honest, and non‐confrontational. Therefore, it is critical that all 

of us involved be open and honest about our thoughts and perspectives. In addition, we must 

also respect the thoughts and perspectives others and recognize that there are no right or 

wrong answers, only thoughtful considerations. So for the next two hours, let us leave our 

personal interests, egos, politics, and differences at the door and approach this discussion from 

the perspective of a community and what is plausible and best for North Stonington. 

 

The Big Picture Discussion:  

Before we consider very specific questions related to ongoing discussions and plans for public 

sewers, I was to discussion some general questions: 

1. Does North Stonington need to provide public sewers? If so or if not, why? 

2. What benefits will providing public sewers provide to North Stonington? 

3. Can economic development occur in North Stonington without public sewers? 

 

The Focused Discussion:  

Now, I would like engage in a discussion around on the following more specific questions: 

1. Why was this general area (Route 2 south of the traffic circle, Route 627, Route 

49), and Route 184) selected as suitable for sewers? 

2. What opportunities will public sewers provide in each of these areas?  

i. Phase I ‐ Route 2 

ii. Phase II ‐ Route 627 

iii. Phase III ‐ Route 49 

iv. Phase IV ‐ Route 184 
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3. What challenges exist (hurdles to cross or barriers to be removed) to providing 

public sewers in these areas create? 

i. Phase I ‐ Route 2 

ii. Phase II ‐ Route 627 

iii. Phase III ‐ Route 49 

iv. Phase IV ‐ Route 184 

4. What challenges (or concerns) are created if public sewers are extended into 

these areas? 

i. Phase I ‐ Route 2 

ii. Phase II ‐ Route 627 

iii. Phase III ‐ Route 49 

iv. Phase IV ‐ Route 184 

5. Why has North Stonington not moved beyond the planning and study phase and 

initiated implementation of extending public sewers? Is it: 

i. Cost? 

ii. Concerns about future development? 

iii. Possible opposition? 

iv. Other? 

6. Have other areas in North Stonington been considered for public sewers? 

i. Route 2 north of the Traffic Circle? 

ii. Route 2 near the casino? 

iii. The area around Exit 93 off I‐95? 

iv. Others? 
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7. Does North Stonington want economic development (to attract commercial 

investment and development to North Stonington)? 

i. If yes, why? 

ii. If not, why? 

iii. Other? 

8. What are the potential outcomes if North Stonington moves forward and 

provides public sewers in the areas discussed above? 

9. What are the potential outcomes if North Stonington does not provide public 

sewers in the areas discussed above? 

10. Are there any alternatives to providing public sewers or not providing public 

sewers? Is so, what are they?  

4
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March 12, 2012 
 
 
Juliet Leeming, ZEO/Planner 
Planning Department 
New Town Hall 
40 Main Street 
North Stonington, CT 06359 
 
RE: Zoning Regulation Review 
 

Dear Ms. Leeming: 

 I write this letter as a brief introduction to the following report on my review of the 
Zoning Regulations. As you are aware, the Town of North Stonington retained me to conduct a 
comprehensive review of its zoning regulations. The aim of this review was to assess the Zoning 
Regulations in the context of economic development and the economic development goals in the 
Plan of Conservation and Development. In addition, this report reviews how the Zoning 
Regulations may encourage or discourage economic development.  

 The following report provides a detailed look at zoning and the regulations through the 
lens of economic development. The report, its findings, and its recommendations, are an 
independent assessment from outside the existing land use system in North Stonington. In no 
way are the findings and recommendations intended to be critical or to judge North Stonington 
as good or bad, right or wrong, in its existing practices. Rather my purpose is to explain how 
zoning relates to and interacts with economic development. Most important, the report provides 
North Stonington with an opportunity to view zoning and the role of zoning, as it relates to 
economic development, from a new perspective and to make changes to the regulations that I 
believe will maintain the desired regulatory authority and at the same time better encourage 
economic development.  

 It has been a great pleasure for me to work on this project and to provide this report. The 
two greatest rewards in working on projects like this are learning and educating. I have learned 
much throughout this process, not just about North Stonington’s zoning regulations, but also 
about the challenges of maintaining high standards for development and balancing those 
standards with the need for economic development. In addition, I am hopeful that North 
Stonington will find my analysis and recommendations educational and will move to a program 
of implementation that will reduce barriers to economic development.  

I am pleased to present this report to the Town of North Stonington, and I look forward to 
meeting with you and the land use agencies to discuss my findings and answer any questions.  

Respectfully submitted, 

 

Donald J. Poland, AICP 
Connecticut Planning and Development, LLC 

Copyright 2012 Donald Poland, AICP – 35 Putnam Heights, Hartford, CT 06106 
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Town of North Stonington, Connecticut 

Zoning Regulation Review 
 
 
I. Introduction 
 The Town of North Stonington retained me to conduct a comprehensive review of its 
Zoning Regulations in the context of economic development. Basically, I conduct a general 
review of the regulations as a planner who has represented developers and worked with many 
communities in developing strategies to encourage investment. Therefore, I want to start by 
defining economic development as the business of attracting investment capital to your 
community. This is a broad definition of economic development that allows us to consider any 
investment as economic development. In this context, investment can be time, effort, and money 
and includes investment in both residential and commercial land uses. For example, a 
homeowner putting an addition on her house is economic development—the attraction of 
investment in the community.  

The Planning and Zoning Commission play an important role in the physical 
development and character of a community. Zoning regulations can be a powerful tool to both 
shape the community and to encourage investment. However, the very nature of zoning 
regulations (government regulation of private property and the free-market) can also discourage 
development and create a barrier to investment. The Planning and Zoning Commission must keep 
in mind that what they (the Commission representing the community) want and desire and what 
the market can support and will develop may be two very different things. Therefore, the role of 
the Commission is to work within the context of existing conditions, market demands and future 
potentials to create regulations that will foster investment in a way that meets as many of the 
needs of the community as possible. This is easier said than done and is the very reason why 
zoning and economic development are so challenging. 

 Before I begin discussing the specifics of my findings and recommendations, I want to 
challenge the Commission to expand their view of zoning, land use, and economic development. 
Therefore, the following section presents a reimagining of zoning and land use as a system of 
land use. This will be followed be a short section on encouraging economic development through 
zoning. The report will present my specific findings related to the zoning regulations, followed 
by a short section on applicant expectations regarding the application and permitting process. 

 The intent of this report, more specifically, the sections other than my specific findings 
and recommendations, is to encourage the Commission and the community of North Stonington 
to open up their understanding and perspective of zoning. Zoning can be a powerful to tool for 
encouraging investment. However, for this to occur, communities must be willing to consider 
alternative means of implementing zoning and letting go of all to common practices that foster 
the status quo and undermine predictability and investment.  
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II. Understanding Land Use as a System 
Planning, zoning, economic development, and land use in general, unfortunately, are 

rarely viewed as a system, but as a set of individual components, with disparate needs, desires, 
goals, and outcomes. It is, in fact, a system where commissions work against developers, where 
regulations conflict with markets and property rights, where boards and commissions view their 
roles in opposition to each other, and where the goals of conservation and economic 
development are viewed as opposites (one being good and the other being bad depending on a 
persons point of view). It is this disjointed or singular view and administration of the land use 
that is often the cause of tension, conflict, and inefficient or ineffective processes and policies. 
Therefore, to adequately analyze the process, role, and relationships of land use with the intent of 
minimizing or eliminating tension, conflict, and to improve processes and policies, we must first 
recognize that planning, zoning, conservation, and development (including economic 
development) are all part of a complex system of land use. So how do we define and understand 
a system? 

Dr. W. Edwards Deming, the quality control guru and system theorist, defines a system 
as a “network of independent components that work together to try to accomplish the aim of the 
system.” Deming continues, “A system must have an aim. Without an aim, there is no system. 
The aim of the system must be clear to everyone in the system. The aim must include plans for 
the future.” Last, Deming states, “A system must be managed.” (Deming, The New Economics, 
1993) 

Deming’s definition of what a system is and the importance of a system’s aim and the 
management of a system provides context for understanding the administration of the land use 
system at the municipal level of government. To understand the land use system, we must define 
it, understand its aim, and manage it. So what is the land use system? The Land use system is a 
“network of independent components that work together to try to accomplish the aim [vision for 
the community] of the system” (Deming, 1993). The aim of a land use system is too effectively 
and efficiently plan for the use of land and to regulate such use of land in a way that balances the 
social, economic, and environmental needs of the community. The land use system is made up of 
many components or a “network of components” that includes government agencies and policies 
(boards, commissions, regulations, plans, and the related application and permit processes), 
participants (commission members, administrative, technical, and professional staff, property 
owners, applicants, developers, and all the related professionals involved in land development 
and conservation), influences (market conditions, geographic location, topography, and natural 
resources), and considerations (the balance of law with community needs and individuals rights).  

Each board, commission, regulation, application, permit, and the individual actors and 
stakeholders are all part of this land use system. That is, the authority, role, and function of each 
independent component of the system must be working together, toward the common aim, and 
the system must be managed, not by a top-down method or approach (an organization chart that 
puts someone or some entity in charge), but by a collective bottom-up approach where all the 
individual components work together to manage and improve the system. The following 
diagram, based on the work of Deming, depicts the land use system as a flow diagram. The 
system is a continual loop—a process that is complex, but understandable. It can be managed 
from within, provided each component of the system understands the overall system, the aim of 
the system, and its individual role within the system. 

Copyright 2012 Donald Poland, AICP – 35 Putnam Heights, Hartford, CT 06106 
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So why is this important in the context of North Stonington and this report? When 
reviewing the Zoning Regulations two themes were evident—conservation and the concern over 
development and change. The first theme, conservation, focused on both the conservation of 
aesthetic (the look, feel, character, and charm of North Stonington) and the environment (the 
protection and conservation of environmentally sensitive and valued areas). The second theme, 
concerns over development and change, was evident in the restrictive nature of the regulations 
and the regulations attempt to regulate every specific detail of some uses.   

As a planner, I understand why Commissions are concerned about development pressures 
and the need for conservation. I also understand the motivations to regulate specific details and 
to individualize regulations to uniquely address specific uses. However, in the context of 
economic development—encouraging investment—such attempts can be counter-productive, 
sending a mixed message to the market regarding the community’s commitment to economic 
development and its willingness to encourage and allow investment. Therefore, viewing land use 
as a system—recognizing that conservation and development do not have to be viewed as 
opposing and unrelated objectives and are part of a larger system—allows us to approach the 
regulatory portions of the land use system from new perspective. Recognizing that change is 
inevitable, new development will occur, and investment is important, allows us to balance and 
manage development and conservation. However, this does not mean we must sacrifice 
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conservation for the sake of investment. Rather, it means that we must be intentional in how we 
encourage and regulate investment without compromising our commitment to conservation. 

  

III. Encouraging Investment with Zoning Regulations 
It is important for the Planning and Zoning Commission to understand the role zoning 

regulations can play in encouraging investment. All codes and regulations impact market 
demands and create a regulatory hurdle for development. In addition, the land use application 
and permitting process adds time and money to the cost of development. Therefore, zoning 
regulations and the application and permitting process can and do affect the flow of investment 
into a community.  

The primary reason for zoning regulations is to protect the public health, safety, and 
general welfare. In addition, zoning regulations also function as tools that can aid a community 
in implementing its plan or vision for what the community wants to be—including a vision for 
economic development. Therefore, zoning regulations become a balance among market demands 
and private sector interests and the wants, desires and needs of a community, while protecting 
the public health, safety, and welfare.  

Most planning and zoning commissions have experienced applications and development 
projects that either did not turn out as expected or were actually misrepresented by a less than 
honest developer. While these experiences are not the norm, they have a significant effect on 
land use commissions and often create a sense of distrust. In addition, land use commissions also 
tend to feel a lack of control as a result of these experiences. This often results in the 
commissions creating additional or more restrictive regulations to ensure they do not get ‘burned 
again’ in the future. While such a reaction by a commission is understandable, it is not often the 
best means to encourage investment and development and if excessive, can result in a 
disincentive to development.  

North Stonington is a charming and picturesque community that values its rural New 
England aesthetic. This, I believe, creates a scenario where it is more likely for the Commission 
to be cautious and to opt for more restrictive regulations in an attempt to maintain as much 
control as possible over new development. However, such an approach may become a barrier to 
investment. Therefore, it is important that the Commission find that middle ground where 
reasonable regulations protect and maintain community character, but do not discourage 
investment.  

To achieve this balance, the zoning regulations should be designed to firmly assert the 
community’s standards and requirements for development to ensure high quality architectural 
and landscape design that protects and maintains community character and adds value to 
property. However, there is a difference between firmly asserting standards and requirements for 
development that encourage investment and creating over-restrictive regulations that discourage 
investment. I like to think of this as being intentional—planning for what the community wants 
and then using zoning to encourage it. I will further explain being intentional below.  
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IV. Creating a Vision for North Stonington 

 When reviewing the Plan of Conservation and Development and the Zoning Regulations, 
it was evident that a clear vision for North Stonington does not exists. In addition, while 
fragments of a vision appear in the Plan of Conservation and Development, they do not appear in 
the Zoning Regulations in any meaningful way. Consider the following statements from the 
Plan’s “Looking Toward the Future” 2009 Vision Statement: 

North Stonington’s commitment to being a rural community is clear from the way the 
town has developed – with abundant open space, working farms, and homes on large lots. 
Planning for preservation of rural attributes is evident in the town’s recent acquisition of 
significant open space, its support for agriculture, its formation of a Conservation 
Commission, and the completion of the Plan for Conservation and Recreation Lands. 

A town must grow as an extension of its own tradition, with its own vision for the future. 
The vision should be arrived at through consensus of the town commissions and with the 
approval of town residents. It should be expressed through a planning process to which 
developers must adhere. By and large developers welcome planning specifics to 
minimize the speculative aspect of the approval process. 

With foresight and vision and town can continue to demonstrate how conservation and 
development can be mutually supportive and continue to create a home for living in 
harmony with nature. 

Where is the vision in these statements? There is a lot of talk about vision, the need for a vision, 
and how a vision can be created, but there is no actual vision statement. Planning begins with a 
vision and a clear vision statement must be the foundation to the entire planning process—
starting with the plan and continuing through the tools and strategies employed to achieve the 
vision, including the land use regulations. Without a vision (a clear vision statement), the plan 
and land use regulations become a disjointed assemblage of good ideas, but lack the cohesion 
required for meaningful implementation. Most important, without a clear vision, the community 
will never know what it wants to be, will not achieve its potential, and may diminish its existing 
assets and quality of life.  

 So what are a vision and a vision statement? I like to think of the vision and vision 
statement as the community answering the question, “what does the community want to be when 
it grows up?” A meaningful answer to this question establishes an outcome for the future—a 
tangible goal to strive for. In regards to a community, growth and change are inevitable, but how 
a community will grow and change, are not. Creating a vision and vision statement for the 
community provides the end (or goal) and the planning process, the plan, and implementation 
tools and strategies are the means to that end—the answer to the question, “how do we get 
there?” Therefore, through the visioning process, the vision, and the vision statement, a 
community has the ability to influence and shape its future—to become the community it wants 
to be. This is the foundation and essence of planning.  
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 Unfortunately, the North Stonington Plan does not provide a clear vision for the future of 
North Stonington. This is evident not only in the Plan, but also in the Zoning Regulations. 
Consider the following statement from the Plan regarding mixed use development: 

A Mixed-Use Village is not a minor undertaking and certainly would require a major 
commitment on the part of the town. The chances of success are greater, however, if the 
community “buys into” it through a cooperative planning process involving extensive 
public participation. There are several ways a mixed-use village could be created, all of 
which should involve flexibility of use and stringent design requirements. Additional 
study will be necessary to determine what method is best suited to meet the goals of the 
Plan of Conservation and Development. It is essential that the Planning and Zoning 
Commission guide this process and that suitable consultants be hired to identify the 
attributes and pitfalls of each approach. 

 At first glance of this section of the Plan, it appears that a mixed-use village is something 
the Commission/community want. But as you read through this paragraph it becomes evident 
that the Plan is doing little more than considering to study the possibility of a mixed-use village 
style development. Why bother creating a Plan and discussing mixed-uses in the Plan, if the 
recommendation is nothing more than to study this kind of development in the future. This sends 
a strong message to me that North Stonington does not know what it wants to be—the 
community has no coherent vision for the future, nor can the community make a decision as to 
whether or not it wants mixed-use village development. The Plan, as well as the zoning 
regulations, need to be intentional as to the vision and what the community wants. Does North 
Stonington want mixed-use villages? If so, then create a regulation that encourages them. If not, 
then there is no need to discuss them in the plan or push them off to the future. 

 

V. Findings and Recommendations 
The following are my general findings related to the review of the North Stonington Zoning 

Regulations. The North Stonington Zoning Regulations are much like typical zoning regulations 
found in most communities. It would not be fair to say that they are good or bad regulations, but 
that they are adequate and typical for the general regulation of uses and development by zoning 
districts. However, this does not mean that the regulations could not benefit from some changes 
and improvements. The following are items worthy of mention and recommendations that would 
improve the regulations: 

1. Length of Regulations: The length of the Regulations is overwhelming. Other than in 
some large cities, I have never encountered a 340 page regulations. My first impression, 
when encountering such a long set of regulations, is that the community is over-
regulating and trying to provide regulations that will address every possible scenario. 
Such extensive regulations send a negative message, in the context of economic 
development—that the community is very restrictive and not business friendly.  

o Recommendation: The regulations need to be reduced dramatically to fewer than 
200 pages. I am confident that this can be achieved without reducing the 
regulatory force of the regulations. To accomplish this, the regulations should be 
reorganized into a more meaningful and user friendly order, duplicate language 
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and provisions should be eliminated and consolidated, and tables and diagrams 
should be used. 

2. Reorganization of the Regulations: The organization and format of the regulations are 
cumbersome and do not provide for ease of use by residents and others.  

o Recommendation: The Commission may want to consider a comprehensive 
reorganization of the regulations to create a more user-friendly document. Such a 
reorganization would places all similar regulations under the same section/chapter 
heading. For example, all residential regulations would be included in the 
section/chapter for Residential Zone. 

3. Zoning Districts: The number of zoning districts, fourteen including overlay zones, in 
the regulations is excessive for the size and general character of the community.  

o Recommendation: The Commission should review the districts—uses and bulk 
and area requirements—for each district to see if some of the districts can be 
consolidated to reduce the number of zoning districts.  

4. Purpose and Intent of Zoning Districts: Related to the zoning district review is the 
need to review the intent of each district. While reviewing the regulations it was evident 
that some of the districts, the commercial and industrial districts, send mixed messages as 
to what kind of district they are. For example, industrial districts where 90 percent of the 
uses are general business/commercial uses may not be functioning as intended and 
sending mixed messages to the market. If the intent is to provide a district for industry, 
then design such a district.  

o Recommendation: The Commission should review the districts in the context of 
the intent and the uses permitted with the aim of aligning the intent with the uses. 
—uses and bulk and area requirements—for each district to see if some of the 
districts can be consolidated to reduce the number of zoning districts.  

5. Permitted and Conditional Uses: When reviewing the district uses, the Commission 
should review those uses permitted as-of-right (permitted uses) and those uses permitted 
by conditional use (special use permit). The North Stonington Regulations, as do many 
other community’s regulations, rely heavily on special permit uses. However, from the 
perspective of economic development—attracting investment—special permits can create 
barriers to investment. Since the special permits gives the Commission the authority to 
require additional standards for consideration and since those standards tend to be more 
subjective, the Commission has greater discretion to deny an application. The subjective 
nature of special permits and the greater discretion to deny reduce predictability and 
confidence for the applicant. Therefore, investments may pass by a community if the 
investment can be achieved in another community where predictability and confidence 
are greater. From the perspective of economic development, zoning regulations can be 
used as a tool to encourage investment, or at the very least, to minimize barriers to 
investment.  

o Recommendation: The Commission may wish to consider reviewing the intent 
of zoning districts, the permitted and special permitted uses within districts, and 
the goal of economic development. In the process of doing this, the Commission 
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should identify the uses that best serve the goal of economic development and 
permit those uses as-of-right. The only uses that should require a special permit, 
should be those uses that truly have the potential to create negative impacts if 
greater consideration is not provided as part of the approval process. A prime 
example of this in the North Stonington Zoning Regulations is the requirement for 
retail uses, as small as 10,000 square feet in the Highway Commercial District. 
The Highway Commercial District is where you want to encourage retail 
development, so why be so restrictive?  

6. Site Development Standards: The regulations are lacking in site development standards 
that promote high quality and modern site design standards. This is most evident in 
Section 1400 that provides specific development standards for individual uses. The result 
of Section 1400 is a very cumbersome and repetitive regulation that lacks continuity and 
well defined standards for development, especially commercial and industrial site design.  

o Recommendation: The Commission may wish to consider, as part of a 
comprehensive reorganization of the regulations, creating a section/chapter 
dedicated to site development standards. Such a section would include all 
regulatory provisions related to site development. This section would include, 
landscape design, parking, signage, lighting, refuse storage, outdoor storage, and 
so on.  

7. Being Intentional: What I mean by being intentional is understanding the relationship 
between planning and the plan of conservation and development and zoning and the 
regulation of use by district. The process of planning and the creation of the plan of 
conservation and development is the time for a community to make decisions about its 
vision, goals, strategies, and outcomes. This includes decisions on the appropriate use of 
land and what types of uses should be permitted in specific locations within the 
community. The zoning regulations are the most powerful tool a community has to 
implement the plan of conservation and development. Through the process of adopting or 
amending the zoning regulations, the Commission should consider the recommendations 
of the plan of conservation and development, including the appropriate use of land in 
each zoning district. Section 8-2 explains, “such regulations shall be made with 
reasonable consideration as to the character of the district and its peculiar suitability for 
particular uses and with a view to conserving the value of buildings and encouraging the 
most appropriate use of land throughout such municipality.” Therefore, zoning districts 
should encourage the most appropriate uses based on the land use decisions made in the 
plan of conservation and development. The Zoning Regulations and Zoning Map as a 
collective document create what is known as the Comprehensive Plan of Zoning that sets 
forth the community’s future development plan. 

Many, if not most communities in Connecticut have lost sight of this relationship. By 
doing so, communities fail to realize that the most critical decision on use—the 
appropriate use of land—should be made during the planning process and then 
incorporated into the zoning districts as permitted uses. Unfortunate, when many 
communities incorporate the uses into the zoning district, an over-reliance on special use 
permits occurs, shifting the actual decision on the “appropriate use of land” to the end of 
the process—the application and permitting process. This shifting of use decisions to the 
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application process and special permits undermines predictability and creates a barrier to 
investment.  

o Recommendations: Trust in the planning process and plan of conservation and 
development to make decisions on the “appropriate use of land.” 

o When incorporating uses into the zoning districts consider the plan of 
conservation and development, including the vision, goals, and outcomes desired 
for those areas of the community and the related appropriate uses.  

o Decide what uses are most appropriate to achieve the vision, goals, and desired 
outcomes of the plan and allow them as-of-right. Reserve special permits uses for 
only those uses that may not be appropriate in all locations within the zoning 
district and may create potential concerns. Use special permits sparingly. 

o Do not use special permits for uses which the community does not want or does 
not feel are appropriate in a given zoning district. If uses are not appropriate, do 
not allow them. 

o Avoid over restricting and regulating uses that are determined to be appropriate. 
This includes both restrictive regulations and requiring special permits.  

Specific Examples: The following are some specific examples of uses and regulatory provisions 
in the North Stonington Zoning Regulation that demonstrate how not being intentional in what 
the community wants can result in reduced predictability and barriers to investment. The intent 
of these examples is to demonstrate the importance of thinking critically about uses, being 
intentional, and showing how regulations can create barriers to investment.  

• Bed & Breakfast: The regulations allow Bed & Breakfast uses in the Rural Preservation 
Zone by special permit. Allowing this use makes sense and fits with the New England 
character and charm of North Stonington. However, we can still question the regulation 
and reimagine the desired outcome of encouraging investment. 

o Why is a special permit needed? Since allowing Bed & Breakfast establishments 
is consistent with the rural character of the district, promotes the New England 
charm of the community, and may even provide for historic preservation of old 
farm properties, why not allow such a use as of right—provided adequate 
regulations are in place to address parking and landscape screening from other 
properties? 

o Assuming the Commission retains the special permit requirements, why prohibit 
food service at lunch and dinner time?  

1. How is serving lunch and/or dinner different than serving breakfast in the 
context of the use?  

2. Why restrict service to only overnight guests? Does this mean if I am in 
town on business, I cannot ask a client to join me for breakfast?  

o I understand that the concern is the operation of a restaurant in a rural residential 
area. However, regulatory provisions can be created to ensure that the food 
service operation is accessory and remains small scale. In addition, allowing 
lunch and dinner service and allowing the general public to dine here may 
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increase the economic vitality of a Bed and Breakfast or may be the difference 
between success and failure. Allowing expanded food service may also result in 
hiring of a trained chef, resulting in job creation.  

• Restaurants in the Highway Commercial District: The regulations allow Restaurants 
less than 5,000 square feet as-of-right and restaurants more than 5,000 square feet via 
special permit. Restaurants are uses consistent with and appropriate for a highway 
commercial zone.  

o Based on the less than and greater than 5,000 square feet requirements, which 
permitting process applies to restaurant that is exactly 5,000 square feet? While 
this may seem like nit picking, this regulatory language creates confusion, 
undermines predictability, and may result in investment passing by North 
Stonington.  

o What is the difference between a restaurant that is 4,999 square feet and one that 
is 5,001 square feet that justifies a special permit for the larger one?  

o Many full service restaurants today, especially higher end restaurants are between 
5,000 and 10,000 square feet. Why would you create such a barrier to investment? 
The potential outcomes: 

1. Existing space that may be well suited for a restaurant over 5,000 square 
feet may be passed by as an option due to the stricter permitting process, 
lack of predictability, and higher up-front cost to open the business. 

2. May promote fast-food over full service restaurants. 

3. May reduce the number of restaurants, resulting in fewer jobs and reduced 
real estate values and taxes.  

• Light Manufacturing: The regulations allow Light Manufacturing in the Industrial 
District. Light Manufacturing less than 20,000 square feet is allowed as-of-right and 
Light Manufacturing greater than 20,000 square feet requires a special permit. The Light 
Manufacturing as a use is consistent with and appropriate for an industrial zone.   

o Once again, based on the less than and greater than 20,000 square feet 
requirements, which permitting process applies to such a use that is exactly 
20,000 square feet? The regulation also creates this confusion with retail and all 
uses differentiated by size.  

o Differentiating between light and heavy manufacturing makes sense in the context 
of special permits, even though one could question why North Stonington would 
even consider or want heavy manufacturing. However, the determination has been 
made that this is an area suitable for industrial uses. Therefore, why differentiate 
between the size of light manufacturing uses? Also, while demand for 
manufacturing space in weak, there has been some better demand for light 
manufacturing flex space between 15,000 and 30,000 square feet. What message 
does this send to the market? 

1. North Stonington likes the idea of light manufacturing but does not want 
light manufacturing. 
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2. This is not an industrial zone, but a commercial zone—evident by more 
commercial and institutional uses being allowed in the zone than industrial 
uses. 

3. The messages being sent by this Industrial District are mixed and 
confusing, and may result in being a barrier to investment.  

The above are three examples of how specific regulations and uses can conflict with 
predictability and create barriers to investment. The intent is to show how we can think more 
critically about zoning, the role of zoning, and the need to be intentional in its application to 
encourage investment. I recommend that the Commission consider reviewing all uses in each 
district, asking similar questions about the intent and outcome of the regulatory provisions and 
how they may discourage investment. 

 

 
VI. Action Agenda 

The following are recommendations for activities that I believe North Stonington should 
engage in to create a meaningful land use planning process to ensure the future success of the 
community. While I understand there can be substantial cost associated with such activities, the 
cost should be viewed as an investment in the future of the community. Investing in a 
meaningful planning process will save time, money, and effort in the future. It will also ensure 
that North Stonington has a say in what the community will be in the future.  

1. Plan of Conservation and Development: North Stonington should invest in completing 
a comprehensive update to the Plan. 

a. Updating the Plan is not just about the Plan but is also about engaging in a 
meaningful planning process. Therefore, I recommend hiring a planning 
consulting firm to administer and facilitate the planning process. I believe this is 
the best approach to plan updates since such firms have extensive experience with 
the process. In addition, it provides an outside perspective—a view from outside 
the system is valuable and often opens ups new perspectives and potentials. 

b. The planning process should include an intensive visioning process at the front 
end of the process. Based on my review of the existing plan and regulations, I 
believe that the community, not just the Commission, needs to engage in an open 
and honest discussion and debate about what North Stonington wants to be when 
it grows up. 

c. The planning process should also include an evaluation and discussion of zoning 
districts, the purpose and intent of each district, and the uses permitted and 
specially permitted in each district. This should result in specific 
recommendations for uses by district. 

2. Zoning Regulations: North Stonington, upon completion of the Plan, should invest in a 
comprehensive update to the Zoning Regulations. 

a. I also recommend that the update of the Zoning Regulations be accomplished by a 
planning consulting firm, for the same reasons mentioned above.  
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b. The recommendations of this document should be considered in the process of 
updating the regulations.  

c. I did not conduct a meaningful review of the Subdivision Regulations, but they 
should also be considered for updating once the new plan is complete. 

3. Commission and Staff Continuing Education: North Stonington should invest in an 
ongoing continuing education program for all members of land use commissions, related 
staff members, and others who engage in planning and economic development activities. 

a. I recommend that all land use commission and economic development 
commission members attend the Community Builders Institute’s Crash Course to 
Planning and Economic Development I and II on April 3 and 10, 2012. The 
program is sponsored by SECTER and will be held Groton.  

b. The following is a list of other organizations that provide training. In addition, 
some of these organizations will provide training sessions for members free of 
charge for in-town training sessions on specific topics. 

• Connecticut Association of Conservation and Inland Wetlands 
Commission. See http://www.caciwc.org  

• Connecticut Bar Association - Connecticut Land Use Law Seminar for 
Municipal Land Use Agencies, Boards and Commissions. www.ctbar.org  

• Connecticut Association of Zoning Enforcement Officers. www.cazeo.org.   

• Connecticut Chapter of the American Planning Association. 
www.ccapa.org.    

• State Department of Environmental Protection – Municipal Inland 
Wetland Commissioners Training Program.  
www.ct.gov/dep/cwp/view.asp?a=2720&q=325686&depNav_GID=1654  

• University of Connecticut – Center for Land Use Education and Research. 
Land Use Academy. http://clear.uconn.edu  

4. All Boards and Commissions Meeting: I recommend North Stonington consider 
implementing an annual all boards and commissions meeting for the sole purpose of 
reviewing and discussing the Plan, changing conditions, and the implementation 
schedule. As implicit in the name, this meeting should include all town boards and 
commission and also management level staff.  

a. The meeting should be facilitated by the Planning Department and Commission.  

b. Each board and commission chair and each department head should come 
prepared to share their progress on implementation, changing conditions, and 
challenges.  

c. It is useful to consider holding the meeting in January before the budget process 
begins.  
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VII. Zoning Applications and Permitting 

As part of the review of the Zoning Regulations, I reviewed the administrative 
requirements for applications and permits related to the Zoning Regulations. The permitting and 
approval process is the complex and collective process of administering regulatory requirements 
to ensure that proposed improvements and developments comply with existing regulations. The 
application process can often be confusing and frustrating to applicants who may not have a 
good understanding of the purpose of the process and its requirements.  

Based on my experience in many communities, I have observed that the application and 
permitting process in often cumbersome and more complex than it needs to be. In most cases this 
stems from communities being overly cautious. In some cases it stems from communities fearing 
the potential impact of new development. However, it is also important for any community to 
recognize and understand that the land use permitting and approval process has a direct impact 
on economic development and investment in a community. All codes and regulations impact 
market demands and create a regulatory hurdle for development. In addition, the land use 
permitting and approval process adds time and money to the cost of development. Therefore, 
land use codes and the permitting and approval process can affect the flow of investment into a 
community.  

The primary reason for zoning is to protect the public health, safety, and general welfare. 
In addition, zoning regulations also function as tools that can aid a community in implementing 
its plan or vision for what the community wants to be. Therefore, zoning regulations become a 
balance among market demands and private sector interests and the wants, desires and needs of a 
community, while protecting the public health, safety, and welfare. 

Most planning and zoning commissions have experienced applications and development 
projects that either did not turn out as expected or were actually misrepresented by a less than 
honest developer. While these experiences are not the norm, they have a significant effect on 
land use commissions and often create a sense of distrust. In addition, land use commissions also 
tend to feel a lack of control as a result of these experiences. This often results in the 
commissions creating additional or more restrictive regulations and more complex and 
cumbersome permitting processes. While this reaction is understandable, it is not often the best 
means to encourage investment and development, and if excessive, it can result in a disincentive 
to development.  

North Stonington’s zoning application and permitting process is typical of most 
communities in Connecticut. I did not find anything wrong with the process and procedures, 
therefore I do not have any specific recommendation for change or improvement to the process. 
However, I do want make two suggestions and then provide the Commission with an applicant’s 
expectation of the permitting process. My first suggestion, as stated above, is to reduce the 
number of uses that require special permits. The discretion provided to the Commission on 
applications for special permits reduces predictability on the part of investors, developers, and 
applicants. Therefore, special permits should be used sparingly. This can be accomplished by the 
Commission, and the Commission does not have to feel like it is losing or giving up control. This 
can be accomplished by being intentional in two aspects of the zoning regulations. First, 
determine the uses that the community wants to see in each zoning district and allow them as-of-
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right. Investment flows to the path of least resistance and by making the uses the wants as-of-
right approvals will go a long way to encourage investment.  

The key to feeling comfortable about allowing more uses as-of-right is to ensure that the 
regulations provide high quality site development standards. Therefore, my second suggestion is 
to invest the time in creating and adopting comprehensive site development requirements and 
standards for commercial and industrial uses. While site development requirements may add cost 
to a development, developers are more willing to spend more on design if the design and cost 
provide a more predictable approval process. Therefore, requiring high standards of site design 
along with as-of-right site plan approvals will encourage investment more than conditional use 
with discretionary approvals.  

Understanding what applicants—residents, developers, and investors—want and expect 
from the zoning application and permitting process can be helpful in creating the regulations and 
application procedures and in administering the application and permitting process. In the article, 
“The Development Review Process: A Means to a Noble and Greater End” published in Zoning 
Practice by the American Planning Association, planner James van Hemert, AICP, identifies a 
very insightful list and explanation of what applicants want and expect from the permitting 
process. 

What Applicants Want 

1. Predictability 

• Clear expectations, no surprises 

• Clear process and decision points 

2. Fair Treatment 

• Rules are the same for everyone 

• No “good” or “bad” developers—offer trust and be trustworthy 

3. Accurate and Accessible Information 

• Easy to find and understand 

• Clear application requirements and standards 

4. Timely Process  

• Establish early tentative dates for hearings 

• Guaranteed review turn-around times 

• Published commission and council meeting dates 

5. Reasonable and Fair Costs 

• Application fees 

• Development commitments 

• Impact fees 

6. Competent Staff 

• Staff team should have a balance of “hard” technical skills and “soft” people skills 
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7. Elegant Regulations 

• That fit 

• That are easy to navigate 

• That are rational 

• The most desired outcomes are easy to meet 

The summary provides a good guideline as to what land use agencies should try to 
achieve when developing or improving their application and permitting process. In addition, it 
provides insight into other aspects of the process such as fees, treatment, and regulations. I 
provide this a tool for North Stonington to consider and use in the future when creating 
regulations, policies, and procedures.  

 

VIII. Conclusion 

While this report is at times critical of North Stonington’s Zoning Regulations, the 
criticism should not be viewed as a negative. North Stonington’s regulations are not much 
different than the regulations in most Connecticut communities. Therefore, this report tells a 
rather typical story of zoning in Connecticut and the barriers that it creates for investment. 
Moreover, this report provides North Stonington an opportunity to approach zoning differently—
to innovate—and to encourage investment.  

Being intentional can go a long way in creating opportunity for investment. Developers, 
investors, business owners, and home owners really just want to know what is expected and 
required for them to gain approval for their chosen investment. Therefore, the role of the land use 
system is to provide a clear vision for the community, regulations that are easy to understand and 
follow, and a permitting process that is fair and predictable. From a land use perspective, if 
North Stonington can do that then the community will be in a very good position to allow 
investment. The remaining challenge will be the hard work of economic development.  
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Appendix. Using Graphics 
 
 

This appendix demonstrates how diagrams can be utilized as part of the Zoning 
Regulations to best define and explain how provisions are applied to lots and building.  

 
 
 
  Utilizing Diagrams and Graphics in Zoning  

Defining Minimum Setbacks and Yards
 
 
 
 
 

Minimum setbacks - front, side, and 
rear setbacks

 

  

 
Source: Bloomfield Zoning Regulations 

   
 
 
 
 
 

Establishment of yards 
 

  

 
 

  Source: Bloomfield Zoning Regulations 
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  Utilizing Diagrams and Graphics in Zoning  

Measuring Building Height
 
 
 
 
 
 
 

Maximum building height and 
measurement for Gable Roof

 

  

 
Source: Bloomfield Zoning Regulations 

   
 
 
 
 
 
 
 

Maximum building height and 
measurement for Mansard Roof

 

  

 
Source: Bloomfield Zoning Regulations 
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Utilizing Diagrams and Graphics in Zoning  
Measuring Average Grade

   

 
Source: Bloomfield Zoning Regulations  Source: Bloomfield Zoning Regulations 

 
 

Utilizing Diagrams and Graphics in Zoning  
Defining Lots and Yards

 

 

  

 
Source: Bloomfield Zoning Regulations  Source: Bloomfield Zoning Regulations 
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Sample Zoning Regulation Organization 
 

1.00 INTRODUCTION 

Authority, Purposes, Zoning Regulations, Zoning Districts 

2.00 INTERPRETATION 

General Interpretation, Interpretation of Terms, Definitions 

3.00 GENERAL REGULATIONS 

Applicability, General Provisions (Yard Projections), Nonconforming Uses/ Lots/ 
Structures, Coastal Area, Flood Hazard Areas, Lot Design Standards, Consolidated 
Parcels 

4.00 RESIDENTIAL ZONES 

Purpose, Principal Uses, Accessory Uses, Accessory Buildings and Structures, Special 
Permit Uses, Area, Yard, and Bulk Requirements 

5.00 COMMERCIAL AND INDUSTRIAL ZONES 

Purpose, Permitted Uses, Accessory Uses, Accessory Buildings and Structures, Special 
Permit Uses, Area, Yard, and Bulk Requirements 

6.00 LAND USE & SITE DEVELOPMENT REGULATIONS 

Site Design, Landscape Regulations, Off-Street Parking Regulations, Sign Regulations, 
Performance Regulations, Soil Erosion & Sediment Control, Earth Products, Drainage, 
Refuse, Lighting, Access Management 

7.00 CONDITIONAL USE PERMIT CRITERIA 

Provide specific criteria for conditional uses 

8.00 SPECIAL REGULATIONS 

Multi-Family Development, Cluster Development, Affordable Housing, Elderly Housing, 
Wireless Communications, Assisted Living Facilities, Motor Vehicle Repair, Alcoholic 
Beverages 

9.00 ADMINISTRATION 

Administration (Commission, Staff), Enforcement, Authority, Zoning Board Of Appeals, 
Validity, Effective Date 
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Introduction 
The Town of North Stonington, Connecticut, working through its Economic Development 
Commission and Planning and Zoning Department, in conjunction with Garnet Consulting 
Services, Inc. has developed this Economic Development Action Plan to guide the Town’s efforts 
to: 

 Retain its existing business base and help it grow 
 Assure a diversified economic base 
 Grow the Grand List through selective business recruitment 
 Provide balance between community/economic growth and environmental protection 

and enhancement 

This project includes several interrelated tasks: 

1. Preparation of a Competitive Assessment that identifies: 
 North Stonington’s strengths and weaknesses as a location for business 
 Issues shaping the Town’s economic development potential for the future 
 Primary opportunities the town can capitalize upon 

 
2. Preparation of a demographic analysis that: 

 Provides a background understanding of the Town’s current situation and trends 
 Provides key information in the Site Selection Data Standards recommended by the 

International Economic Development Council (IEDC) for marketing use 
 
3. Preparation of a Commercial Build-out Analysis to evaluate the adequacy of the Town’s 

supply of land intended for business development, with particular attention to four areas: 
 The western portion of Route 2 in the vicinity of Foxwoods Casino 
 Exits 92 and 93 of Interstate 95 
 Hewitt Farm 
 The region’s growing medical services cluster and its relevance to North Stonington 
 

4. Preparation of an Action Agenda providing specific recommendations on: 
 Capitalizing on marketable strengths and opportunities 
 Correcting important deficiencies and compensating for major obstacles 
 Addressing issues that may impede the Town’s ability to attain the types and levels of 

economic development it seeks 
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Carrying out the Town’s economic development efforts is the responsibility of the North 

Stonington Economic Development Commission (EDC), supported by the Town’s Planning and 

Zoning Department. The EDC’s Mission is as follows: 

The mission of the Economic Development Commission is to enhance the 
economic well being and long-term prosperity of North Stonington by serving as 
an important catalyst for new business and a critical resource for existing 
businesses who wish to grow, in a community that values its rich rural heritage, 
authentic New England character and rare quality of life.  
 

The EDC has the following Goals and Objectives: 
1. Retain and grow our current businesses;  

2. Diversify our local tax base; 

3. Attract businesses that will improve the business climate; and 

4. Maximize economic value while minimizing environmental impact. 

    

The EDC encourages low impact, incremental development that can flourish in a rural 

environment, while meeting local residents’ objectives to build on existing assets, skills and 

resources. 

Current Competitive Realities in Economic Development 
As part of identifying the economic development potentials and needs of your community, and 
carrying out a program that capitalizes on your potentials and meets your needs, it is necessary 
to understand the broader context in which current economic development occurs.  Economic 
development is a continually evolving process and discipline.  How it occurs today is much 
different than how it occurred as recently as five years ago.  Even more perplexing, there is a 
growing recognition that how the economic development business operates in an unknown 
future is likely to be very different from today.  
 
Within that context, it is important to understand some of the key philosophies and trends upon 
which modern economic development is dependent: 

Economic Development Is Extremely Competitive   

Conway Data Inc.’s New Corporate Facilities and Expansions Database reports that nationwide 
in 2011, there were 4,978 project announcements (new construction and expansions for 
manufacturing, distribution, offices, R&D, and mixed-use facilities) that met any of 3 tests: an 
investment of at least $1 million; 50 or more employees; or a facility of 20,000 square feet or 
larger.  The 2011 activity was a slight increase from 2009 (4,345 projects) and 2010 (4,623), 
but was 60% below 2000 when there were 12,529 such announcements.   
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Activity in Connecticut since 2000 has been: 

Year 
Manufacturing 

Other Total 
New Expanded 

2000 0 1 7 8 
2001 6 2 4 12 
2002 11 7 39 57 
2003 2 2 3 7 
2004 7 1 18 26 
2005 3 1 10 14 
2006 4 6 7 17 
2007 3 1 7 11 
2008 3 2 6 11 
2009 5 3 14 22 
2010 3 4 11 18 
2011 3 2 5 10 
Total 50 32 131 213 

 

Over this 12 year period, Connecticut has claimed only .27% of the total 78,282 projects in the 
United States shown in the Conway Data database.  

There are an estimated 15,000 – 18,000 economic development organizations in the United 
States competing for these projects.  In other words, in the United States alone, there are at 
least 3 to 4 times as many economic development agencies as there are new projects of 
substantial size announced annually. Many of these locations have master-planned business 
parks intended to attract those projects.  

The competition to attract the capital investment and jobs brought by business locations is 
fierce. A focus on attracting big projects is foolish. 

Avoiding Elimination   

Due to the abundance of locational opportunities, the site selection process relies on an initial 
phase that emphasizes rapid elimination of regions and communities so as to reduce to a 
workable number the areas to be studied in detail.  Companies in a search mode begin by 
evaluating regions; if they like a region, they will consider the individual communities in it.  
Therefore it is important that all communities be active allies with their regional economic 
development agency. 
 
Even the smallest regional or community flaw can result in elimination.  Critical regional and 
community attributes currently are: 
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 Essential community/regional data available from an easily navigable website and the ability 
to quickly produce customized reports 

 Adequate labor supplies and skills 
 An inventory of “ready-to-go”, available, fully serviced sites and buildings 
 A friendly business climate and expedited permit and approval procedures 
 Incentives and assistance programs 
 A business climate that shows the community is seriously interested in the project. 
 
There are many other variables evaluated, and different industry sectors and companies will 
have their own set of priorities, but those listed above are usually the most important to most 
companies. 

Companies already in a community, but in need of new space, will also consider these and 
other factors, and compare their current community with alternative locations. 

Speed Has Become Essential   

The duration of the typical site location process has been cut in half from 5 – 10 years ago.  
WDG Consulting, LLC reports that the typical time frame for larger projects now allows 6 to 8 
weeks from the beginning of the process to the selection of the “preferred” community, and 

another 6 to 8 weeks to have a site under control.  These companies would like to receive all 
local permits and approvals within a 14 day time frame (with 7 days preferred) and all state 
permits and approvals within a 45 day period (30 days is preferred).  Smaller companies may 
have longer time frames, but delay is still a project killer.   
 
Connecticut’s statutory requirements make the entire state less competitive than other states 
with the ability to expedite the permit and approval process. Nonetheless, Connecticut 
communities are competing with other places that can meet these processing speeds. 
Communities like North Stonington must do what they can to overcome this problem. 

Staff Empowerment to Expedite Projects and Site Readiness Programs 

Due to this need for expeditious project processing, an increasing number of communities are 
responding by creating clear land use regulations and empowering staff to issue necessary 
permits and approvals for projects found to be in full compliance with regulations after careful 
review.  Other places are implementing “self-certification” procedures where qualified architects 

and engineers can certify that plans meet all local requirements. While our ability to do this is 
severely limited in Connecticut, nonetheless, competitive communities are constantly evaluating 
their project approval procedures in order to streamline them. Other approaches worth 
considering are undertaking the pre-permitting of sites without a specific project in hand, or 
having sites certified as “Shovel-Ready”, a program the Connecticut Department of Economic 

and Community Development is working on establishing.  
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Available Sites and Buildings are Essential 

Between 65% and 75% of all prospects conducting a site search begin looking for an existing 
building into which they can move quickly.  In most states, about 50 - 60% of projects that 
actually occur use existing buildings, and that is even higher in many places right now that have 
an abundance of vacant, modern buildings.  Again, this is a function of the need for speed.  
This puts a premium on having available both vacant space and fully serviced sites (that is, 
good road access, full utilities, and modern telecommunications services) on which construction 
can begin immediately and be completed in a short time frame.  The majority of companies are 
unwilling to wait for a community or private land owner to debate whether to help make a site 
ready, prepare designs, commit financing, and undertake infrastructure construction.  There are 
too many other communities already fully prepared.  If you are not ready, you lose. 

You Must Be Aggressive 

For some time now we have been in an era of a “global investment and jobs auction”.  

Companies have jobs to offer (and the capital investment and tax revenues that comes with 
them) and can put them in a multitude of locations.  North Stonington competes not only with 
neighboring communities, but with locations in other states, and places such as Barbados, 
Mexico and India as well.  It is a buyers' market, and communities are both the sellers and the 
commodity being sold.  Having an adequate inventory of available buildings and sites and an 
effective website targeted at business prospects are two common community responses. 
Increasingly, communities are also creating aggressive incentive and assistance packages and 
comprehensive informational databases in order to increase community competitiveness.  The 
work is being done before the prospect arrives – not after. 

Small Business Start-ups and Home Occupations are Very Important 

According to the Kauffman Index of Entrepreneurial Activity, in 2011 an average of 0.32% of 
adults created a new business each month. This equates to about 543,000 new businesses 
(operating 12 hours per week or more) each month, which equals 6,516,000± new businesses 
per year, or approximately 1 new business per 47.9 people. If North Stonington’s 

entrepreneurial activity equals this national average, it would mean approximately 110 new 
businesses being created in the Town each year. These businesses will need a good location 
from which to operate. 

Initially, many new businesses, particularly those that are less than full-time, operate from the 
home of the entrepreneur. A trend first noted in 1997 found that more than half of new 
businesses were home-based.   A report prepared for the Small Business Administration in 2004 
found that as many as 68% of new proprietorships, partnerships and S-Corporations were 
home-based. This trend, which has continued, makes the availability of reasonable home 
occupation regulations important.  Regulations should include a registration process to assure 
that the host community receives applicable tax revenues. This trend has also led to a growth in 
“incubator without walls” programs. 
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The Changing Nature of Retailing 

Retailing as we have known it continues to change.  Many communities are experiencing a 
decline in the vitality of older shopping areas.  Communities are being impacted by many 
regional and national trends, which have been exacerbated by the recent recession and 
lingering aftereffects: 

 Overbuilding of retail space has resulted in increased retail competition, retailer 
bankruptcies and increased vacancy rates. According to the 2007 Economic Census, there 
were 1,122,703 retail establishments in the United States and a total of 14.2 billion square 
feet of retail space. That means that at that time, there were approximately 46.6 square 
feet of retail space per capita in the U.S.  

 According to retail specialists DANTH, Inc.(October 2012): 
 Occupied retail space in the U.S. decreased by 259 million SF between 2001 and 2011 

and is expected to drop by another 210 million SF by 2016 (source: Macquarie Capital 
Inc.). 

 Retailers are opening fewer stores, with less space, and looking for the least risky 
locations.  

 There is bifurcation occurring among retailers with those at the top end and the value 
retailers doing best, while middle market specialty retail chains and independents are 
disappearing. 

 There have been a significant number of closures of enclosed malls, with about one-
third of those left in difficulty and at risk of closure or re-purposing. 

 Consumers have become much more deliberate in their purchasing, focusing on “need-
to-have” rather than “want-to-have” and using their credit cards less. 

 Catalogue and Internet shopping are reducing sales in traditional retail establishments; 
while e-shopping still accounts for only a small fraction of total retail sales, it is growing 
(see the next section for additional discussion). 

 Big box and category killer stores continue to increase their market share of GAFO (General 
Merchandise, Apparel and Accessories, Furniture and Other) sales, causing closures and 
bankruptcies among local stores and smaller store chains that cannot match their prices and 

promotional budgets.  This has resulted in fewer tenants for shopping centers and more 
competition for those fewer tenants. 

 Bankruptcies and closures within the big box category (e.g. in the past, Kmart, Caldors, 
Ames; more recently Linens ‘n Things, Circuit City, Filene’s Basement) have created large 
blocks of vacant space that are being used for non-retail purposes.  Call centers are a 
common use, but this space also lends itself to other uses.  (Two former Kmart stores in 
Lee County, Florida were purchased by the County for conversion into schools.  A 2008 
article in the International Economic Development Council’s Economic Development Now 
newsletter discussed the conversion of under-performing malls into medical malls in Prince 
George’s County, Maryland and other places.) 
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 Beginning in the early 2000s, big box developers such as Home Depot, Wal-Mart and Best 
Buy began experimenting with smaller stores (15,000 – 50,000 square feet) for smaller 
population centers with other chains expected to follow the trend over time.  

 Retail establishments are seeking to cluster in larger, master-planned and coordinated 
environments to draw larger numbers of shoppers and then pass them among multiple 
stores.  Lifestyle centers (defined as “an open-air design with upscale architecture, vibrant 
public spaces and a critical mass of specialty retailers, cinemas and restaurants” are 
generating between 20 – 50% more per square foot than stores in older U.S. malls. 
(CNN/Money, January 12, 2005; DANTH, Inc. April 2010) 

 Entertainment retailing, intended to give shoppers an experience beyond just the purchase 
of goods, is growing.   

 Grocery stores are expanding in size and drugstores are moving toward larger freestanding 
stores, often including significant space for groceries. 
Walmart is establishing freestanding 42,000 square 
foot “Neighborhood Markets by Walmart” partly to 
counter the U.S. arrival of British grocer Tesco (the 
third largest global retailer). The new locations are 
described as convenience stores that fill the gap 
between Walmart Discount Stores and Supercenters, 
offering full lines of groceries, pharmaceuticals, 
health and beauty aids, photo developing services, and a limited selection on general 
merchandise. There are now 220 Neighborhood Markets, up from 151 in 2010. 

 Prior to the recent recession, chain restaurants were proliferating, causing more competition 
for local restaurants. However, the recession resulted in many bankruptcies in the chain 
restaurant sector (e.g., ARG Enterprises, Buffets Holdings, Metromedia Restaurant Group). 

E-Commerce is Changing the Need for Space 

The Internet is now involved in 45% of retail sales, sometimes as the method of purchase, and 
often as preliminary research before deciding what to buy and from whom. A common fear is 
that the expansion of electronic commerce will cause a significant reduction in the demand for 
space.  While this may be true at the retail end of the chain as more people buy more goods 
without visiting a store, the opposite is occurring at the distribution end.  More e-commerce 
vendors are requiring increasing amounts of order fulfillment space, scattered in a variety of 
locations.  Many of these facilities do not need high bay space for racking systems – rather, 
they need large footprint space with sophisticated conveyor, sorting, and shipping systems.  
Many older, low ceiling manufacturing or retail buildings are ideal for conversion into this type 
of use as long as column spacing is adequate.  E-commerce fulfillment facilities also frequently 
employ more workers than traditional distribution warehouses, although not necessarily at high 
wages. The current state of e-commerce is one of rapid change, and perhaps turmoil.   
 

http://r.smartbrief.com/resp/hMeEiJrlhTyqfLFpNX
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The Global Job Market and Search for Costs Savings are Changing the Need for 
Space 
 
The emergence of strong employment areas in other countries will continue to have an impact 
on the amount of space U.S. companies need.  Offshoring has impacted many types of jobs 
including those in technology, financial services, engineering, programming, accounting and 
many other fields. Other companies are reducing costs by setting their workers up in home 
offices. Both of these trends are resulting in a declining need for new construction and 
increasing vacancies in existing space. These and similar trends are currently being exacerbated 
by the continuing weak US economy. Communities in need of additional tax revenues from new 
commercial construction are being hurt by reduced company needs for space. 

 
Other Trends Impacting Space Needs and Facility Locations 
 
However, there are counter-trends as well.   
 
 The weakness of the dollar has encouraged “in-sourcing” – the attraction of foreign 

investment for facilities (and employment) in the United States.  
 Customer service dissatisfaction with overseas call centers and similar operations has 

caused firms like Dell Computers, AT&T and Delta Airlines to rethink the cost-benefit 
relationship of moving these operations overseas resulting in “back-shoring” or “reshoring”. 

 Higher fuel prices are changing the perceived ideal proximity among suppliers, producers, 
distributors, customers and labor supply. 

 
Education is Needed to Overcome Community Concerns 

Modern business facilities are vastly different from their predecessors.  Architectural design, 
building code requirements and performance standards all aim at making business buildings 
and operations more attractive and better neighbors.  Frequently, community hesitation to 
committing to more economic development is a reflection of a deserved dissatisfaction with the 
negative consequences of older projects.  Community education is often a necessity to 
demonstrate that these kinds of negatives are no longer likely under the community’s current 

regulations, policies and procedures, and that the country is full of examples of high quality 
business buildings that are good neighbors and don’t detract from the community character. 

Think—and Behave—Entrepreneurially 

Economic development is one of the few areas of community expenditure where a return-on-
investment can – and should – be expected.  Across the country, communities are increasingly 
thinking and behaving entrepreneurially.  They are willing to make strategic investments in 
projects or the community infrastructure necessary to obtain and support company expansions 
and locations, with the calculated expectation that this investment will reap the jobs, tax base 
and quality of life improvements the community desires.  Increasingly, communities are 
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investing in projects located outside their boundaries and being 
compensated like private developers.  Often these projects are joint 
ventures by multiple governmental units, such as FirstPark, a 
business park in Maine being developed by 24 communities in 
partnership with each other.  

Community Preparation is Paramount 
 
In the world of economic development, communities (or regions) 
are commodities.  Companies select locations based on how well the location meets the 
company’s needs – not just on how aggressive and sophisticated the area’s marketing program 

is.  While a thrust of North Stonington’s economic development program may be to position the 
community for an aggressive marketing effort, community leadership and residents must 
recognize that the community is a commodity in a highly competitive marketplace, and you 
must constantly strive to make necessary product improvements.  Some of these improvements 
will be physical in nature; some will be procedural; and some will require additional planning.  

 
Community Image and Attitude Can Make or Break You 
 
Every resident of North Stonington is a member of 
the community’s marketing team – but business 
executives rely on other sources of information in 
forming their opinions of an area’s business climate.  

A 2011 survey by Development Counsellors 
International (DCI – New York, NY) reported that 
corporate executives use dialogue with industry 
peers (50%), and articles in newspapers and 
magazines (46%) as the leading sources of 
information influencing their perception of an area’s 

business climate.  (These same factors have 
consistently ranked as the top 2 in earlier DCI 
surveys conducted every three years since 1996.)  A 
positive image and attitude can be an important 
marketing tool – a negative image and attitude can 
be a huge obstacle.  Understanding how 
businesspeople in North Stonington or nearby feel 
about it as a location for business must be an 
essential – and ongoing – element of your economic 
development preparation and marketing efforts. 
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Competitive Assessment 
Table 1 provides a summary listing of North Stonington’s primary strengths and weaknesses as 
a location for business. Items noted in bold were cited by numerous sources. These opinions 
were gathered from a combination of research methodologies including interviews, group 
meetings (including a public workshop on April 28, 2012), and a survey distributed to local 
businesses (with very limited response) and key Boards and Commissions of the Town.  

As will be noted and should be expected, there are differences of opinion on many items, with 
the same topic sometimes listed as both a strength and weakness. These differences reflect, in 
part, the variety of perceptions and opinions that exist among the Town’s residents. An example 

is the evaluation of local taxes, which some think are reasonable and others think are too high. 

The strengths listed below help to identify community attributes that support business 
attraction and growth. The weaknesses help to identify community attributes that may require 
attention in order to improve North Stonington’s competitiveness, or are obstacles that must be 
compensated for. However, it must be noted that many of the weaknesses exist at the state 
level with no ability to correct them locally. 

Table 1 

North Stonington, CT Strengths and Weaknesses Summary 

Strengths Weaknesses 

Location and Access to Markets 

 Strategic location between Boston and 

New York, and including Providence 

and Hartford 

 I-95 access = market access 

 Centralized business area along Route 2 
 Low “clutter” level 
 Traffic counts 
 Business clients love the rural atmosphere  
 Location of mini cities, Norwich, New London 

& Westerly 

 Cost of gas is high and therefore reflected in 
shipping costs and transportation costs for 
businesses  

 Traffic on Rte 2 and I-95 especially in the 
summer  

 Route 2 in North Stonington is not a good 
business route – narrow, twisting, no street 
lights or shoulders 

 Lack of focused retail shopping areas  
 Lack of local support  
 No synergy for business uses so businesses 

could reinforce each other.  
Transportation 

 Excellent access to I-95 with two exits 

bookending the Town’s primary area 

intended for economic development 

 Rail nearby in Westerly, NL and Mystic  
 Groton, Westerly and Providence Airports 

nearby  
 One hour to 3 airports 

 Some congestion along Rte 2 and distracted 
drivers  

 Limited train service to major cities  
 New London closest cargo train  
 Most roads are narrow, scenic roads. Rte 2 is 

the only main Rd through town (Rte 49 too)  
 Need better lighting & turning lanes on Rte 2 
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Strengths Weaknesses 

 Easy to “sort out” and find Business location 

in town  
 Close proximity to I-95, trains, trucking and 

ferries  

 Nonexistent 
 We couldn’t handle a large recreational 

facility if one were to be planned  
 Poor condition of roads/bridges (and poor 

drainage in some areas)  
Utilities and Telecommunications 

 Good telecommunications - all services 

available  

 Sit on aquifer – opportunity to sell 

water  

 Big water resources & supplier for region 
 Have a gas line  
 Electric service decent  
 

 No sewers and limited public water 

 Unreliable cellular service in some 

areas  

 Inadequate high speed data transmission 
 Electric Power expensive and erratic 
 Power outages can be severe  
 Natural Gas along Route 2 only 
 Limited cable (but Comcast has made NS a 

priority)  
 Cost to business is high because of no water 

and sewer  
Workforce 

 Well educated labor force - highly 

skilled workers in Town and region 

 Desire by many to work locally  
 Decent supply of potential workers- good 

pool to draw from  
 Many schools (colleges – higher education) 

nearby which contributes to an educated 
workforce  

 Farming employment 

 Small town gives lower supply of workers 
 Lack of local labor force 

Education 

 Many schools (colleges – higher education) 
nearby which contributes to an educated 
workforce  

 K-12 School system 
 Small school gives great community 

support, good teachers, positive learning 
environment.  Centrally located. 

 Possible loss of high school & constant 

threat of closing school 

 Schools have very low enrollment – lack all 
the programs of a larger school – lack after 
school programs and sports  

 Cost of testing/improvements prohibitive for 
schools and businesses – State regulations 
an issue 

 School board is ineffective in decision 
making 

Business Climate 

 P&Z and staff are slowly improving 

regulations and processes 

 P&Z encourages workshops  

 Overly long and complex zoning 

regulations 

 Too many Special Permits required 
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Strengths Weaknesses 

 Some townspeople becoming really involved-
trying to reach out (e.g., Holly Green 
Business owners)  

 Cooperative P&Z Commission actively trying 
to change its reputation or town’s reputation 
of being business unfriendly  

 Trying to enact business friendly regulations  

 Land use regulations need a complete 

overhaul  

 Town is perceived poorly 

 Little Town Government support, 

hands- off attitude toward business 

 Rhode Island has been more 

aggressive than Connecticut 

 Need more predictability and fewer Special 
Permits  

 Lack of flexibility in Zoning Regulations  

 Signage Regulations business unfriendly  
 Other towns seem more welcoming to 

businesses - better able to entice business  
 Many townspeople not interested in 

attracting businesses or are not open to 
development and change – yet we have 
undesirable businesses very visible on Rte2 
close to schools  

 Nowhere to spend money in North 
Stonington (no grocery store, etc.)  

 Onerous State Regulations  
 Many obstacles in setting up a business in 

North Stonington 

Taxes 

 Local property and State taxes 
 Competitive with other nearby towns 

(Ledyard, Preston) 
 Some tax abatements available  

 High State and local taxes  
 High local taxes for minimal services 

provided 
 Not enough tax incentives to draw potential 

business away from RI – State taxes do not 
compare favorably with RI  

 Taxes and cost of living among highest in 
the Country- many companies closing to 
leave CT or go overseas. Many businesses 
are permanently closed, bankrupt or cutting 
staff.  

Support Services 

 Availability of supplies and support services 
nearby (I-95 facilitates)  

 Many schools (colleges – higher education) 
nearby which contributes to an educated 
workforce  

 Many subcontractors available and in need of 

 Costs very high (when compared to many 
areas of the country) 
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Strengths Weaknesses 

work  
 Costs of goods and services low when 

compared to the 2 nearest major 
metropolitan areas to the north and south 
(Boston & NY)  

Available Sites and Buildings 

 Have large undeveloped parcels along the 
highway  

 Good land available and much in single 
ownership which is easier to deal with  

 Lots available near rotary (fronting on Rte 
184 and Rte 2)  

 Availability of land on Rte 49 & Route 2 
 Available large open spaces 
 More land for development if sewers are put 

in 

 Businesses looking at vacant properties 

first – a great deal of competition 

within the region  

 Mashantuckets own or control much of 

the land in the Industrial Zone and CD 

and OR Zones – one owner makes land 

expensive  

 Limitations of developability of some areas 
zoned for business use by topography, 
wetlands, aquifer, other factors 

 Lack of sites considered to be “shovel-ready” 
 Limited land available for office space  
 Access can be difficult to some of the larger 

parcels available  
 High cost of land  
 Little affordable financing  
 Few services offered that would entice 

businesses to locate here - other towns 
provide better services  

 Few sites available that would be considered 
“prime”  

 Many of the currently available sites are 
small  

Financing & Incentives 

 Some tax abatements available  
 Local agencies active (seCTer, Chamber of 

Commerce)  
 Chelsea Groton Bank is a strong bank and 

located in NS  
 EDC and NSBA more active  
 

 Little affordable financing/capital to 

assist businesses  

 There are no resources or assistance 
programs 

 Not enough tax incentives to draw potential 
business away from RI – State taxes do not 
compare favorably with RI  

 Other towns seem more welcoming to 
businesses - better able to entice business  

 These programs can be political  
  



Town of North Stonington, Connecticut  December 2012  
Economic Development Action Plan  Page 14 
_______________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

Strengths Weaknesses 

Public Services/Facilities 

 Active Senior Center  
 Recreational Facilities  
 Transfer Station  
 Volunteer Fire and Ambulance  
 K-12 School system  

 Limited transfer station  - No trash 

pick-up or bulky waste pick up  

 Firemen are volunteer – not paid  

 No Police Department - only have 

resident State Troopers – no real police 

presence  

 Difficult to contact police 
 Snow plowing of roads 
 Few services offered that would entice 

businesses to locate here - other towns 
provide better services  

 Schools have very low enrollment – lack all 
the programs of a larger school – lack after 
school programs and sports  

 Provincial school system with need to able 
do things in depth 

 School system could be more competitive if 
worked better with others to create synergy 

 Recreational center needs work  
 Recreation is not well marked, Tennis Courts 

in disrepair, walking trails exist but are not 
well known 

Quality of Life 

 Highly desirable community character 

and small town feel 

 Good housing availability  
 Rural community 

 Low crime  

 Lots of open space – preserved land – 

trails  

 Great place to live 
 Low key community  
 Rural character  
 Many outdoor recreational opportunities 

(lakes, trails, horseback riding etc). State 
Forest land in town  

 Good walking trails for recreation  
 Recreational programs 
 Nearby Casino for entertainment  
 RI Beaches very close  
 Shopping very close (in both directions)  

 Fear that economic development will 

change the essential character of the 

community 

 Nowhere to spend money in North 

Stonington (no grocery store, 

pharmacy, etc.)  

 Possible loss of high school would hurt 

quality of life 

 Lack of housing choice - no multifamily 

housing (limited types of housing – 

mainly SFR on large lots) 

 Limited shopping in town (but available 

close by)  

 Limited cultural activities right in town 

(but available close by)  

 No affordable housing for workers  
 Lack of affordable housing  
 No rental housing High cost of living, taxes 
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Strengths Weaknesses 

 Large lots  
 Many library programs 
 Farms  
 Grange and youth programs. 4H program.  
 Annual Agricultural Fair  
 Town committed to the future – acquired 

Hewitt farm property  
 Many churches are an asset to heritage and 

QOL in town  
 Culture  
 Many artists  
 Active Senior Center  

and lack of potential employers  
 Difficult to age in place or for young people 

to remain in town  
 No public transportation  
 Low minimum wage  
 Crime rising all around (including NS)  
 Need better services for Seniors, especially 

low income 
 Recreation is poor 
 

Image and Visibility 

  Town lacks a widely shared, unifying 

vision of what it is and wants to be 

 North Stonington does not have a clear 

image or brand 

 Board of Selectmen is perceived as not 

providing as much leadership as 

necessary and not having a clear 

direction 

 The EDC is perceived as being very 

fractured and ineffective with no clear 

direction 

 P&Z is perceived as being “control 

freaks” 

 Vocal groups going to meetings & driving 
agendas 

 Commissions working independently & not 
interacting with each other 

 Planning is more reactive 
 Everyone is fighting on their own turf 

Other Topics 

 Town has limited debt 
 Many small businesses  
 New businesses opening up (catering, 

childcare, landscaping, medical center, Dr. 
offices and Dentist in town)  

 Holly Green businesses reaching out to the 
community  

 Buon Appettito doing well  

 Widely held and/or perceived anti-

change/anti-growth mentality 

 Anti development people serving on boards 
& commissions  

 Limited staff time availability for economic 
development 

 Village impaired by the lack of bridge repair  
 Town divided (physically) 
 Rumor mill is rampant, gossip & stories 
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North Stonington Demographic Analysis 

Introduction 
A review of data relating to a local or regional economy is usually an early step in the 
consideration and evaluation of a location by companies looking for a new location or 
comparing their current location with alternatives. The International Economic Development 
Council (IEDC) maintains a recommended standardized data base (referred to as the Site 
Selection Data Standards) providing a set of 25 spreadsheets that captures the data points 
most frequently sought by companies and site location consultants; this set of spreadsheets and 
an accompanying article about the importance of the Site Selection Data Standards can be 
found at http://www.iedconline.org/?p=data_standards. 

The Connecticut Economic Resource Center (CERC) is the primary agency for collecting and 
presenting available data for Connecticut and Western Massachusetts, and uses the IEDC Data 
Standards. It is important to note the word “available”; while the IEDC Data Standards present 

an ideal world, not all data is available for every location, particularly smaller communities such 
as North Stonington. This document provides a data profile of North Stonington prepared by 
CERC in April 2012 based on the best available information at that time, with some additional 
information gathered from other sources by Garnet Consulting Services, Inc. Relevant 
commentary about the meaning of the data is provided. 

This Demographic and Economic Analysis covers the following topics, for the Town, New 
London County (the region) and the State of Connecticut, with comparisons between the years 
2000 and 2010, the points for which the most data are available. 
 
 

Dimensions
2000 to 2010

• Population
• Age
• Race and ethnicity
• Households
• Housing
• Educational attainment
• Labor force and employment
• Commuting times
• Traffic counts
• Incomes and wages
• Wages

• North Stonington
• New London County 
• Connecticut

 

http://www.iedconline.org/?p=data_standards
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Population and Age 
The first section of this Demographic and Economic Analysis provides information on population 
and age.  
 
Figure 1 shows North Stonington is a slowly growing community, although at a slightly higher 
rate than New London County and Connecticut. In 2010 there were 5,297 residents, 306 more 
than in 2000. Between 2000 and 2010 the population increased by 6.13 percent in North 
Stonington, by 5.78 percent in New London County, and by 4.95 percent in Connecticut. CERC’s 

current (2011) estimate of North Stonington’s population is 5,300 with a projected growth to 

5,505 (a 0.8% annual growth rate) by 2016. 
 
North Stonington’s small population and slow growth rate would normally not position the town 

as a potential regional shopping destination. However, these “population deficiencies” (from the 

perspective of most retailers and personal service businesses or developers of retail/service 
complexes) are offset somewhat by high traffic counts on I-95 and Route 2 (see Table 4 in the 
section on Traffic Counts for most recent traffic counts from the Connecticut Department of 
Transportation).  

Figure 1 

Growth in Population, 2000 to 2010
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Conversely, much of the traffic on Route 2 is bound for the Foxwoods casino complex, with 
limited motivation to stop at retail or service establishments. This competition for shopping 
dollars will increase (to North Stonington’s disadvantage) when the 312,000 square foot, 85 
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store Tanger Outlet Center at Foxwoods is completed (no specific completion date has been 
announced).  
 
In both 2000 and 2010 the population in North Stonington accounted for 1.93 percent of New 
London County.   
 
North Stonington is an older and aging community. As shown in Figure 2, 42 percent of its 2010 
population was 50 years of age or older, with another 30 percent between 25 and 49. Stated 
differently, 42 percent of the population is already of retirement age or approaching it. While 
current economic conditions may keep many of these residents in the workforce longer than 
they anticipated, this is likely to change rapidly if the economy strengthens. 
 
North Stonington’s small cohort in the 18 to 24 year-old age group – only 6 percent of the 
population – does not provide a large pool of entry level or younger workers. This is offset by 
potential commuters into North Stonington from the surrounding region.  

Thirty percent of the Town’s population is in the primary working age population of 25 to 49. 
Older data (2000) from CERC’s North Stonington Community Profile (see Appendix A) shows 

that the vast majority of North Stonington’s residents in the labor pool commute out of town for 

employment. It is not likely that this situation has changed much since 2000.  

Figure 2 
 

Distribution of Population in North 
Stonington by Age 2010
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North Stonington’s age mix results in a median age of 39.6, compared to New London County’s 

median age of 37.0 and Connecticut’s median age of 37.4. This is not considered enough of a 
differential to discourage employers considering North Stonington as a location, but does 
suggest a retail or service mix aimed at an older population. 

However, if current trends hold (see Figure 3), North Stonington will continue to age rapidly, 
and in the future may be perceived (and be) an enclave of older residents not in the workforce. 
Between 2000 and 2010 North Stonington experienced a shift in the distribution of the age of 
its population toward the 50 or older age groups, with noticeable declines in primary workforce 
and younger groups.  

Figure 3 

Percentage Change in Age in North 
Stonington, 2000 to 2010
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The decline in the school age population (5 to 17) is a primary factor in current consideration of 
closing North Stonington’s high school, considered by many as a serious detriment to the town’s 

quality of life.  
 
In comparison with Figure 4, North Stonington’s shift in age distribution between 2000 and 

2010 toward the older age cohorts shown in Figure 3 exceeded the shifts experienced by New 
London County and the State. North Stonington’s 50 to 64 age group grew by nearly 60 percent 

compared to only a 15 percent increase for the County and a 23 percent increase for the State. 
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Similarly, North Stonington’s 65 and older age group grew by about 53 percent compared to 

only a 38 percent increase for the County and a 46 percent increase for the State. 
 

Figure 4 

Percentage Change in Age in North Stonington 
Relative to New London County and State, 2000 to 

2010
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Race and Ethnicity 
This section provides data on Race and Ethnicity. This data is currently not particularly 
significant from an economic development perspective (for example, there is no potential for an 
ethnically based market niche), but is presented here as a part of understanding the current 
and changing makeup of the community.  
 
As shown in Figure 5, North Stonington is less ethnically diverse than both New London County 
and Connecticut. 

Figure 5 

North Stonington Has a Relatively Higher Share of White 
Population than the State or New London County in 2010
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However, as shown in Figure 6, between 2000 and 2010 the community became slightly more 
ethnically diverse, with the share of Whites declining from 94.3 percent in 2000 to 93.5 percent 
in 2010.  
 

Figure 6 
 

North Stonington Increased in Racial Diversity Slightly 
Between 2000 and 2010
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Within this small level of diversification, the largest change (see Figure 7) was in the 
Black/African American population, with a growth rate in this group that exceeded both the 
County and State; however, the growth in this group was only 27 individuals. Hispanics 
comprise a larger group in North Stonington (128 in 2010 and estimated at 144 in 2011) but as 
shown in Figure 8, had a smaller percentage of the population and slower growth rate than 
New London County or Connecticut as a whole. 
 
As previously noted, this small level of growth and total population of non-White groups does 
not suggest the possibility of any ethnically focused market niches. 
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Figure 7 

The Largest Increase in the Major Race Groups in North 
Stonington Between 2000 and 2010 was in the Black or 

African American Population - an Increase of 90% from 30 
to 57 Residents.
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Figure 8 

The Hispanic Population in North Stonington 
Increased Very Slightly between 2000 and 2010
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Housing, Households and Families 

This section of the Demographic and Economic Analysis of North Stonington focuses on 
Housing, Households and Families. 

Information on Household and Family composition can be important data in identifying retail or 
service needs and opportunities. As recognized in ESRI’s Tapestry Segmentation Manual (see 

http://www.esri.com/data/esri_data/tapestry for an interactive “poster” summarizing ESRI’s 65 

market segments), different consumer or lifestyle groups have different characteristics and 
purchasing preferences and patterns. This type of market segmentation is frequently used by 
merchants – particularly major chains) in selecting new store locations. 
 
As shown in Figure 9, North Stonington has a very high share of its population living in 
households (as opposed to group quarters) and that share increased between 2000 and 2010 
while in the County and the State that population decreased.  The remainder of the population 
lives in group quarters. 

http://www.esri.com/data/esri_data/tapestry
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Figure 9 

Share of Population Living In 
Households, 2000 and 2010
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According to the U.S. Bureau of the Census: 
 

 “…a household includes all the persons who occupy a housing unit. A housing unit is a 
house, an apartment, a mobile home, a group of rooms, or a single room that is 
occupied (or if vacant, is intended for occupancy) as separate living quarters. Separate 
living quarters are those in which the occupants live and eat separately from any other 
persons in the building and which have direct access from the outside of the building 
or through a common hall. The occupants may be a single family, one person living 
alone, two or more families living together, or any other group of related or unrelated 
persons who share living arrangements. (People not living in households are classified 
as living in group quarters.)” 
 

Figure 10 shows that, in comparison with the County and State, North Stonington has a 
significantly higher percentage of husband-wife families. Without taking income into account, 
but factoring in the age breakdown discussed above, this suggests that North Stonington may 
fall into a combination of the Traditional Living and Senior Styles Lifestyle Groups in the ESRI 
Tapestry Manual.  
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Figure 10 

Husband-Wife Families as Share of All 
Families, 2000 and 2010
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The Traditional Living group is described in the manual as follows:  
 

The four segments in Traditional Living convey the perception of real middle America—

hardworking, settled families. The group’s higher median age of 38 years also conveys 

their lifestage—a number of older residents who are completing their child-rearing 
responsibilities and anticipating retirement. Even though they’re older, many still work 
hard to earn a modest living. They typically own single-family homes in established, 
slow-growing neighborhoods. They buy standard, four-door American cars, belong to 
veterans’ clubs and fraternal organizations, take care of their homes and gardens, and 
rely on traditional media such as newspapers for their news. 
 

The Senior Styles group is described as follows: 
 

More than 14.4 million households in the nine Senior Styles segments comprise one of 
the largest LifeMode summary groups. As the U.S. population ages, two of the fastest 
growing American markets are found among The Elders and the Silver and Gold 
segments. Senior Styles segments illustrate the diversity among today’s senior markets. 
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Although incomes within this group cover a wide range, the median is $45,396, 
attributable mostly to retirement income or Social Security payments. Younger, more 
affluent seniors, freed of their child-rearing responsibilities, are traveling and relocating 
to warmer climates. Settled seniors are looking forward to retirement and remaining in 
their homes. Residents in some of the older, less privileged segments live alone and 
collect Social Security and other benefits. Their choice of housing depends on their 
income. This group may reside in single-family homes, retirement homes, or highrises. 
Their lifestyles can be as diverse as their circumstances, but senior markets do have 
common traits among their preferences. Golf is their favorite sport; they play and 
watch golf on TV. They read the newspaper daily and prefer to watch news shows on 
television. Although their use of the Internet is nearly average, they are more likely to 
shop through QVC than online. 
 

These descriptions should be useful to North Stonington in identifying the types of retailers or 
service providers that would have the most patronage from residents. However, given the small 
population and slow growth rate of the community discussed above, it is unlikely North 
Stonington can provide the “critical mass” of shoppers needed to meet the site selection criteria 
of most major chains. Retailers or service establishments that select a North Stonington location 
will most likely be single locations operated by someone from the community or nearby. 
 
Figure 11 shows that the number of households in North Stonington grew by nearly 12 percent 
between 2000 and 2010 from 1,833 to 2,052.  The percent increase in households in North 
Stonington was nearly 5 percentage points higher than New London County and more than 6.5 
 

Figure 11 

Growth in Households and Families, 
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percentage points higher than the State.  The growth in the number of families accounted for 
more than 60 percent of the growth in households in North Stonington and at 9.6 percent it 
was more than 5.5 percentage points higher than the County and 6.5 percentage points higher 
than the state. Again, these statistics indicate that North Stonington is comprised more of 
Traditional Living lifestyle groups than other groups identified in the Tapestry Manual. 
 
Figure 12 shows that North Stonington’s average household size (now 2.58) exceeds that of the 
County and State, but has declined more in size between 2000 (when it was 2.71) and 2010 
than either the County or State. This is a national trend, with average household size shrinking 
constantly since 1970, when it was 3.1 nationally. 
 

Figure 12 
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If the trend of declining household size but increasing household formations continues, this 
suggests continuing pressure for new residential construction and the need for stores selling all 
types of household furnishings. As previously noted, North Stonington’s population would not 

be enough to support such establishments, but in combination with the regional population, 
transportation network (particularly I-95) and high drive-by traffic, stores serving the regional 
market could find a North Stonington location attractive. Shoppers from Rhode Island could be 
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expected to come to North Stonington to take advantage of the sales tax differential (6.35% in 
Connecticut versus 7.0% in Rhode Island) for larger purchases. 

Figure 13 shows that North Stonington has a relatively low housing vacancy rate, with nearly 90 
percent of housing units occupied. This is slightly higher than the County rate but slightly lower 
than the State rate. This is another factor that should be of interest to retail or service 
establishments serving the residential market as it indicates both strength in occupancy and 
growth possibilities as vacant units are filled. 

Figure 13 

 

North Stonington is primarily an owner occupied, single-family housing market. Figure 14 shows 
the breakdown between owner-occupied and renter occupied housing units for the Town, 
County and State. North Stonington substantially exceeds both the County and State owner 
occupancy rate, and conversely is much lower in renter occupancy. This reflects the limited 
number of rental units in the Town.  

In the future, if home values continue to rise (median house sale value in 2009 was $241,000 
according to CERC’s North Stonington Town Profile shown in Appendix A) this will be a concern. 
Many younger people will not be able to afford to live in North Stonington because of a lack of 
affordable rental units. This will not only cause the median age of the community to continue to 
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rise, it may also make it difficult to provide an adequate number of volunteer firefighters 
needed by the Town.  

Figure 14 

 

 
Between 2000 and 2010 North Stonington added 254 housing units, resulting in a growth of 
12.4% as shown in Figure 15.  New London County’s housing stock growth rate was 3.1 
percentage points less, but obviously working from a much larger base.  Overall, the State of 
Connecticut had an increase in housing stock of 7.4 percent during the decade, 5 percentage 
points less than North Stonington’s over the decade.  
 
However, due to the current sluggish housing market, new home starts are down significantly 
throughout the region. For a community like North Stonington that is largely dependent on new 
residential construction for Grand List growth, this is a problem that can lead to a continually 
escalating mill rate and residential property tax bill. Additional commercial growth would help 
alleviate this condition. 
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Figure 15 
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Educational Attainment 
Figures 16 – 18 present information on the educational attainment of North Stonington’s 

residents compared with those of New London County and Connecticut. 
 
Figure 16 shows that 60 percent of North Stonington’s residents have some level of education 

beyond high school, with 17 percent with some college but no degree, 10 percent with 
Associate’s Degrees, 19 percent with Bachelor’s Degrees, and 14 percent with an advanced 

degree of some type.  
 

Figure 16 

Distribution of North Stonington’s Population 25 or 
Older by Educational Attainment, 2010
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Educational attainment is one of the primary labor force characteristics evaluated by many 
companies whose operations require a well educated workforce. In addition, when combined 
with income statistics (see the section on Income and Wages), educational attainment is one of 
the factors evaluated by merchants in selecting new store locations. 

Figure 17 shows that North Stonington’s educational attainment lags that of Connecticut as a 

whole for Bachelor’s and Graduate/Professional Degrees, but is equal to or better than New 

London County in these areas. Conversely, North Stonington has a higher number of residents 
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with only a high school diploma or GED (34 percent of the population) than either the County or 
State. However, the differences are not significant enough to impact the Town’s ability to 

attract employers, since they would be drawing from the regional workforce, not just the 
Town’s.  

Figure 17 
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Figure 18 shows that educational attainment in North Stonington improved between 2000 and 
2010 in the 25 and older age cohort, a positive trend related to both employment and 
purchasing power potential. (The 25 or older cohort is used because most of the younger 
groups are still in school with an undetermined final level of educational attainment.) The 27 
percent increase in those with Graduate or Professional Degrees, and the 29 percent decline in 
those with less than a full high school education are particularly noteworthy when assessing the 
Town’s resident workforce. 
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Figure 18 

Growth from 2000 to 2010 in Educational 
Attainment Classifications for North Stonington
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Employment Information 
This section (Figures 19 – 23) presents information on North Stonington’s employment 

situation. As this Demographic and Economic Profile was prepared, the most recent 
employment data were for July 2012. Table 2 provides comparative Labor Force Data (from the 
Connecticut Department of Labor’s monthly “Labor Force Data for Labor Market Areas & Towns” 

report. 

Table 2 

July 2012 Labor Force Information – Not Seasonally Adjusted 

Area Labor Force Employed Unemployed Unemployment 
Rate 

North Stonington 3,309 3,055 254 7.7 
Norwich New London LMA 142,108 128,863 13,245 9.3 
Connecticut 1,938,000 1,758,900 179,400 9.3 
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As of July 2012, North Stonington’s unemployment situation was better than that of the County 
or State, but was still higher than desirable. Additional employment opportunities in the 
community would be helpful. 

Figure 19 provides comparative unemployment statistics for the Town, County and State for the 
2000 – 2010 decade. This Figure demonstrates that North Stonington’s unemployment rate has 

consistently been lower than the County or State. This reflects the Town’s educated and mature 

labor pool, factors that would be advantageous in staffing up new companies in town, 
particularly given the high level of out-commuting by North Stonington residents mentioned 
earlier in this report. 

Figure 19 
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Figure 20 shows that the number of North Stonington residents in the labor force has been 
increasing over the past decade, and at a faster rate than of the County and State. The 
increase is attributable to the growth in population (see the earlier section on Population and 
Age). The fact that the Town’s growth rate exceeds that of the County and State reflects the 

Town’s much smaller population base. Nonetheless, a growing workforce with an 
unemployment rate lower than the surrounding area are both positive indicators about the 
availability of good labor for an employer considering a North Stonington location. While the 
Town is most suitable for smaller employers, mid-size to larger employers could also find an 
adequate number of workers from within the regional labor pool.  

Figure 20 

Growth in Labor Force 
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Figure 21 compares employment in the Town, County and State over the 2000 – 2010 decade, 
using 2000 as the base year for calculating an employment index; this index shows a percent 
change by year from the base year of 2000 which has an index value of 1.0. While all three 
areas are below their 2000 number as of 2010, North Stonington has had the largest drop over 
the longest period. Factors other than the recent recession and very slow recovery have 
negatively impacted North Stonington’s employment situation. 

Figure 21 
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Figure 22 shows the number and types of jobs in North Stonington in 2010, the most recent 
year this data was available when this analysis was written. Figure 23 shows the types of jobs 
by percentage distribution. The predominant categories are Accommodation and Food Services, 
Government, Health Care and Social Assistance, and Retail (plus a catch-all “All Other” 

category). Ranging from about 75 jobs (Retail) to 275 (Accommodation and Food Services), 
none of these is a particularly strong cluster. Other than possibly the Health Care and Social 
Assistance category, none are sectors associated with higher wages.  

It is likely that many workers commuting into North Stonington (CERC data from 2000, the 
most recent available, showed 775 commuters into North Stonington from the top 9 
Connecticut and Rhode Island communities) are filling lower paying jobs. Conversely, many of 
North Stonington’s better educated and skilled residents are forced to commute to better paying 

jobs in other communities.  
Figure 22 
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Figure 23 

Distribution of Jobs in North 
Stonington by Industry 2010
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Table 3 provides a breakdown of the employment of North Stonington residents by occupational 
category. This information was taken from the website http://www.city-data.com/work/work-
North-Stonington-Connecticut.html#mostCommonOccupations, and shows a very broad mix of 
occupational categories filled by North Stonington residents. Of note are the 42 people 
employed in agriculture in the categories Agricultural Workers including Supervisors and 
Farmers and Farm Managers. The total of all occupations in this table is lower than the total of 
all North Stonington residents in the labor force due to different data sources and incomplete or 
suppressed data, but it is likely the percentage distribution is fairly accurate. 

Table 3 - North Stonington Employment by Occupation % (#) 

Other management occupations except farmers and farm managers 4.7% (130) 

Other office and administrative support workers including supervisors 4.1% (112) 

Supervisors and other personal care and service workers except personal 
appearance, transportation, and child care workers 

3.5% (95) 

Other sales and related workers including supervisors 3.3% (90) 

http://www.city-data.com/work/work-North-Stonington-Connecticut.html#mostCommonOccupations
http://www.city-data.com/work/work-North-Stonington-Connecticut.html#mostCommonOccupations
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Table 3 - North Stonington Employment by Occupation % (#) 

Engineers 3.1% (86) 

Metal workers and plastic workers 2.6% (72) 

Food and beverage serving workers except waiters/waitresses 2.6% (71) 

Registered nurses 2.5% (69) 

Media and communication equipment workers 2.4% (65) 

Other food preparation and serving workers including supervisors 2.3% (64) 

Other production occupations including supervisors 2.3% (63) 

Life and physical scientists 2.2% (61) 

Business operations specialists 2.0% (56) 

Waiters and waitresses 2.0% (55) 

Preschool, kindergarten, elementary and middle school teachers 2.0% (55) 

Retail sales workers except cashiers 2.0% (55) 

Building and grounds cleaning and maintenance occupations 1.9% (52) 

Computer specialists 1.8% (50) 

Operations specialties managers except financial managers 1.8% (49) 

Assemblers and fabricators 1.6% (45) 

Health technologists and technicians 1.6% (45) 

Information and record clerks except customer service representatives 1.6% (45) 

Electrical equipment mechanics and other installation, maintenance, and repair 
occupations including supervisors 

1.6% (44) 

Driver/sales workers and truck drivers 1.5% (40) 

Carpenters 1.3% (37) 

Cooks and food preparation workers 1.3% (37) 

Counselors, social workers, and other community and social service specialists 1.3% (35) 

Material recording, scheduling, dispatching, and distributing workers 1.3% (35) 

Laborers and material movers, hand 1.2% (34) 

Other healthcare support occupations 1.2% (34) 

Vehicle and mobile equipment mechanics, installers, and repairers 1.2% (34) 

Customer service representatives 1.2% (34) 

Librarians, curators, and archivists 1.2% (34) 

Fishing and hunting, and forest and logging workers 1.2% (33) 

Supervisors, construction and extraction workers 1.2% (33) 

Financial managers 1.1% (30) 

Other health diagnosing and treating practitioners and technical occupations 1.1% (29) 

Personal appearance workers 1.1% (29) 
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Table 3 - North Stonington Employment by Occupation % (#) 

Bookkeeping, accounting, and auditing clerks 1.0% (28) 

Construction laborers 1.0% (27) 

Accountants and auditors 0.9% (26) 

Secretaries and administrative assistants 0.9% (25) 

Secondary school teachers 0.9% (25) 

Cashiers 0.9% (24) 

Art and design workers 0.9% (24) 

Child care workers 0.9% (24) 

Postsecondary teachers 0.9% (24) 

Other protective service workers including supervisors 0.9% (24) 

Agricultural workers including supervisors 0.8% (22) 

Nursing, psychiatric, and home health aides 0.8% (21) 

Entertainers and performers, sports, and related workers 0.8% (21) 

Pipelayers, plumbers, pipefitters, and steamfitters 0.8% (21) 

Farmers and farm managers 0.7% (20) 

Painters and paperhangers 0.7% (19) 

Lawyers 0.7% (19) 

Other transportation workers 0.7% (19) 

Top executives 0.7% (18) 

Construction trades workers except carpenters, electricians, painters, plumbers, 
and construction laborers 

0.7% (18) 

Drafters, engineering, and mapping technicians 0.6% (17) 

Communications equipment operators 0.6% (16) 

Textile, apparel, and furnishings workers 0.5% (15) 

Therapists 0.5% (14) 

Religious workers 0.5% (14) 

Plant and system operators 0.5% (14) 

Financial clerks except bookkeeping, accounting, and auditing clerks 0.5% (14) 

Other construction workers and helpers 0.5% (13) 

Advertising, marketing, promotions, public relations, and sales managers 0.5% (13) 

Legal support workers 0.4% (12) 

Bus drivers 0.4% (12) 

Other teachers and instructors, education, training, and library occupations 0.4% (12) 

Motor vehicle operators except bus and truck drivers 0.4% (11) 

Architects, surveyors, and cartographers 0.4% (11) 
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Table 3 - North Stonington Employment by Occupation % (#) 

Life, physical, and social science technicians 0.4% (10) 

Social scientists and related workers 0.3% (8) 

Food processing workers 0.3% (8) 

Sales representatives, services, wholesale and manufacturing 0.3% (8) 

Law enforcement workers including supervisors 0.3% (7) 

Extraction workers 0.2% (6) 

Transportation, tourism, and lodging attendants 0.2% (6) 

Material moving workers except laborers and material movers, hand 0.2% (5) 

Electricians 0.2% (5) 

Special education teachers 0.2% (5) 

 

Commuting Information 
Table 4 summarizes information from the website http://www.city-data.com/work/work-North-
Stonington-Connecticut.html#travelTimeToWork on commuting times for North Stonington 
residents. Table 4 shows one-third of North Stonington workers – a total of 919 individuals – 
commuting for more than 30 minutes to work, with 232 individuals (8.5 percent of North 
Stonington’s labor force) commuting an hour or more. It is likely that some of these people 

would like to find a comparable or better job closer to home. 
 

Table 4 

Commuting Times of North Stonington Residents 

Commuting 

Time (Min) 

# of 

Residents 

% of 

Residents 

Commuting 

Time (Min) 

# of 

Residents 

% of 

Residents 

Less than 5  84 3.1% 30 – 34 407 14.9% 
5 – 9  152 5.6% 35 – 39  97 3.6% 

10 – 14  249 9.1% 40 – 44  87 3.2% 
15 – 19  363 13.3% 45 – 59  96 3.5% 
20 – 24  601 22.1% 60 – 89  125 4.6% 
25 – 29  254 9.3% 90 or more 107 3.9% 

 

  

http://www.city-data.com/work/work-North-Stonington-Connecticut.html#travelTimeToWork
http://www.city-data.com/work/work-North-Stonington-Connecticut.html#travelTimeToWork
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Traffic Counts 
Traffic counts can be important for business establishments dependent on drive-by traffic. They 
can also be a concern to local residents because of accidents and traffic congestion.  

The commuting for work into and out of North Stonington discussed in the preceding section is 
one contributing factor to North Stonington’s traffic counts shown in Table 5. Even more so is 
the traffic between I-95 and the Foxwoods Casino complex, which results in an Average Daily 
Traffic count of more than 14,000 on Route 2 west of Route 201. 

An obvious opportunity for North Stonington is to recruit businesses that can capitalize on high 
traffic – particularly at Exits 92 and 93 of I-95, as well as at the west end of Route 2 near 
Foxwoods.  

Table 5 

North Stonington Traffic Counts (2011) 

Location Traffic Count 

I-95 southbound* 30,900 – 33,600 
I-95 northbound* 33,800 – 39,300 
Rt. 95 Exit 92 off ramp* 5,500 - 5,700 
Rt. 95 Exit 92 on ramp* 3,200 - 3,500 
Rt. 95 Exit 93 off ramp* 1,600 - 4,000 
Rt. 95 Exit 93 on ramp* 6,900 
Exit 92 from Rt. 49 onto I-95 northbound 3,000 
Exit 92 off ramp to Rt. 49  2,700 
Exit 93 onto I-95 northbound 2,400 
Exit 93 on ramp to I-95 southbound 1,500 
Exit 93 off ramp to Rt. 216 from I-95 southbound 3,100 
Exit 93 off ramp from I-95 (Rt. 216) 1,300 
Rt. 2 underpass & Rt. 95 at Stonington Town Line 14,000 
Rt. 2 & Rt. 184 at Stonington Town Line 2,200 
Rt. 2 & Rt. 201 2,000 
Rt. 2 & Rt. 201 after split to west 14,200 
Rt. 2 & Rt. 214 at Ledyard Town Line 4,100 
Rt. 201 at Griswold Town Line 2,300 
Rt. 201 at Stonington Town Line 1,200 
Rt. 49 at Voluntown Town Line 1,400 
Rt. 184 at Stonington Town Line 5,500 

  
Traffic counts are for average daily traffic in both directions except where noted by *. 
Source: Connecticut Department of Transportation 



Town of North Stonington, Connecticut  December 2012  
Economic Development Action Plan  Page 44 
_______________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

Income and Wages 

As shown in Figure 24, North Stonington is in the enviable position of having a median 
household income that is well above that of the County and State. Further, as shown in Figure 
25, the Town’s median household income grew more rapidly than that of the County or State’s 

in the 2000 – 2010 period.   

A substantial portion of the “spending power” associated with these incomes is currently being 

lost because of the lack of retail or service opportunities in the Town – what is called “retail 

leakage” in the economic development trade. Most residents do not seem to find the need to 

drive to other communities to shop or access services to be particularly onerous; indeed, as is 
frequently the case when there is substantial out-communing for work, they shop where they 
work or somewhere in between the places of residence and employment. However, this is 
another instance where having more business establishments in town would both increase 
shopper convenience and provide more businesses to pay some of the taxes necessary for 
public facilities and services. 

Figure 24 

Median Household Income, 2010
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The Town’s high wages, educational attainment, and home ownership statistics suggest that a 

significant portion of North Stonington’s population may fit into some of the Tapestry Manual’s 
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Upscale Avenues lifestyle group (not including the Urban Chic and Pacific Heights segments), 
described as: 

Prosperity is the overriding attribute shared by the seven segments in Upscale Avenues. 
Residents have earned their success from years of hard work. Similar to the High 
Society segments, many in this group are also well educated with above-average 
earnings. However, their housing choices reveal their distinct preferences. Urban 
markets such as Urban Chic and Pacific Heights favor townhouses and highrises, 
Pleasant-Ville residents prefer single-family homes in suburban neighborhoods, and 
Green Acres residents opt for open spaces. Some have not settled on a home yet, such 
as the renters among Enterprising Professionals; others, such as Cozy and Comfortable 
residents, have been settled for years. The median household income for the group is 
$70,720, and their median net worth is $188,740. Prosperous domesticity also 
characterizes the lifestyle in Upscale Avenues. They invest in their homes; the owners 
work on landscaping and home remodeling projects, and the renters buy new 
furnishings and appliances. They play golf, lift weights, go bicycling, and take domestic 
vacations. Although they are partial to new cars, they also save and invest their 
earnings. 

Figure 25 

Change in Median Household Income, 2000 
to 2010
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Figure 26 compares wages paid in North Stonington with wages in New London County and 
Connecticut. As noted in the comments related to slides 22 and 23, the current jobs mix in 
North Stonington is dominated by jobs in employment sectors typically associated with lower 
wages. This situation is clearly shown in Figure 26 where the average wage for jobs in North 
Stonington was $31,324 compared to $47,660 for the County and $59,463 for the state. 

Figure 26 

Wages for All Industries, 2010

$0

$10,000

$20,000

$30,000

$40,000

$50,000

$60,000

$70,000

North Stonington New London County Connecticut

Source:  Connecticut Department of Labor

 

 

  



Town of North Stonington, Connecticut  December 2012  
Economic Development Action Plan  Page 47 
_______________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

 

On top of North Stonington’s job mix paying lower wages, the mix of jobs in the Town actually 
lost ground in the 2000 – 2010 decade as shown in Figures 27 and 28. During this time period, 
average wages in North Stonington jobs dropped from $34,703 in 2000 to $31,324 in 2010 
while the County’s average wages rose from $36,205 to $47,660 and the State’s average wage 

rose from $45,454 to $59,463. 

A focus of North Stonington’s future economic development efforts should be to add more, 

higher paying jobs to the mix of employment in the Town. The current situation is a primary 
cause of the high level of out-commuting by Town residents; reflects a lower standard of living 
of Town residents who hold some of the jobs in Town; and provides a poor image of spending 
potential for retail or service businesses who may consider the Town as a location. 

Figure 27 

Change in Wages for All Industries, 
2000 and 2010
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Figure 28 

Wages for All Industries, 
2000 and 2010
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Figure 29 looks in more detail at comparative wages by selected industry sectors in North 
Stonington, New London County, and Connecticut. Quite obviously, the wages paid in North 
Stonington lag wages in the County and State in all the industry sectors shown.  

When Figure 29 is compared with Figure 22, it is also clear that the industry sectors with the 
highest wages per employee are the ones with the least employment in North Stonington.  

Figure 29 

Wages per Employee for Selected 
Industries, 2010

$0 $10,000 $20,000 $30,000 $40,000 $50,000 $60,000 $70,000 $80,000 $90,000 $100,00
0

Accommodation & Food Services

Other Services 

Retail Trade

Admin. Support Waste
Management 

Health Care & Social Assistance

Construction

Manufacturing

Wholesale Trade

Prof., Scientific, & Tech Services

North Stonington
New London County
Connecticut

Source:  Connecticut Department of Labor

 

 

 

  



Town of North Stonington, Connecticut  December 2012  
Economic Development Action Plan  Page 50 
_______________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

 

Finally, Figure 30 shows how wages in North Stonington and New London County differ from 
wages for similar industry sectors statewide. North Stonington lags Connecticut in all sectors 
shown, with particularly large differentials in sectors such as manufacturing jobs, professional, 
scientific and technical service jobs, and administrative support and waste management jobs. 
North Stonington also lags New London County in every sector shown except administrative 
support and waste management jobs. 

Figure 30 

Difference from the State in Wages 
per Employee, 2010
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Given the number of Town residents with high levels of education and high employment skills 
(as indicated by current income statistics), it is obvious there is an opportunity to provide larger 
numbers of better paying jobs for people already living in North Stonington, or those who will 
move to town in the future.  
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Commercial Area Build-out Analysis 
As shown in Figure 31, North Stonington’s “economic development districts” are clustered in 
three portions of the Town: 

 A corridor associated with I-95 between Exits 92 and 93. This is a mix of several 
different zoning districts (Highway Commercial, Industrial, and Commercial 
Development). 

 Scattered business districts associated with Route 2 north of I-95, Exit 92. This is also a 
mix of several different zoning districts (Commercial Development, Office Research, 
Village Commercial, Commercial Zone 1 and Commercial Zone 2). 

 An Industrial district at the western end of Route 2 immediately southeast of the 
Ledyard Town Line and the Mashantucket Pequot Reservation and Foxwoods Casino 
complex. This area does not include properties fronting on the high traffic Route 2, 
which would seem to offer commercial development potential. 

Figure 31 

North Stonington “Economic Development Districts” 

 

This plethora of zoning districts is a reflection of old school Euclidian zoning where each 
different type of land use has its own zoning district. As recommended later in this Action Plan, 
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Based on information provided by the Town’s Planning and Zoning Department, as shown in 
Table 6, the Town contains a total of 1920.6 acres of land zoned for differing business 
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total of acres, and therefore the total amount of ground floor building space that could be 
developed (see the Maximum 25% Coverage (SF) column in Table 6), may be somewhat 
overstated in several Zoning Districts, given the presence of properties in a “split zone” 

condition where the type of development is controlled by other aspects of the Town’s Zoning 

Regulations. 
Table 6 

Existing North Stonington Commercial Development 

District 
Total 
Acres 

Buildable 
Acres 

Existing 
Coverage 

(SF) 

Maximum 25% 
Coverage (SF) 

Existing % Coverage of 

Total 
Acres 

Buildable 
Acres 

C1 32.8 23.1 116,468 357,192 8.14% 11.55% 
C2 9.7 5.9 28,054 105,633 6.65% 10.89% 
CD 433.8 259.5 179,236 4,724,082 0.95% 1.59% 
HC 172.9 107.5 80,268 1,882,881 1.07% 1.71% 

I (West) 323.0 163.8 10,514 3,517,470 0.07% 0.15% 
I (East) 661.5 450.7 76,843 7,203,735 0.27% 0.39% 

OR 251.0 172.8 106,298 2,733,390 0.97% 1.41% 
VC 35.9 25.4 25,829 390,951 1.65% 2.33% 

Totals 1920.6 1208.7 623,510 20,915,334 0.75% 1.18% 

 
As is normal in New England, portions of these business zones are impacted by physical 
features that limit developability or potential use. These limitations include: 

 An aquifer and associated Aquifer Protection Overlay Area that impacts some or all of 
the business districts except the Highway Commercial District around Exit 93 of I-95 

 Alluvial, poorly drained, or very poorly drained soils 
 Streams, ponds and lakes with associated wetlands 
 Steep slopes 
 Conservation or other easements  and rights-of-way 

Development is also subject to limitations included in the Town’s Zoning Regulations. Table 7 
summarizes important dimensional requirements and limitations. Of particular note are the 
portions of Table 7 dealing with maximum lot coverage, which allows no more than 25% of any 
lot in any business district to be covered by the building footprint. In addition, all business 
districts restrict lot coverage by impervious surfaces to a maximum of 70% except the Office 
Research (OR) district, where a maximum of 60% is allowed. 

These development limitations reduce the amount of developable acreage to 1,208.7, or 3.5% 
of the Town’s total area (see Table 6). 

Based on the maximum 25% land coverage by buildings in business districts allowed in the 
Town’s Zoning Regulations, the Town’s 1,960.7 acres of land zoned for business could 

accommodate a maximum of 20,915,334 square feet of ground floor space. Currently, the Town 
has 623,510 square feet of ground floor space, 2.9% of the total possible. Quite obviously, in 
the aggregate, North Stonington is currently relatively undeveloped compared to what is 
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Table 7 

North Stonington Zoning Regulations – Dimensional Requirements 

District 

Minimum Lot 
Size  

(Square Feet) 

Minimum 
Street 

Frontage 

Setbacks Maximum Coverage Maximum Height 

Front Side Rear By Building By Impermeable 
Surface 

Feet Stories 

C1 40,000 150 35 20 20 25% 70% 35 2.0 
C2 40,000 150 35 20 20 25% 70% 35 2.0 
CD 200,000* 200 – 250 35 20 20 25% 70% 40 3.0 
HC 60,000 200 35 20 20 25% 70% 35 2.0 
I 80,000 250 50 25 35 25% 70% 50 3.0 

OR 80,000 250 – 300 50 25 35 25% 60% 50 3.0 
VC 60,000 200 35 20 20 25% 70% 35 2.0 

 

 5 acre lot in CD District can be subdivided into 2 or more lots of 60,000 square feet or more 
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allowed by zoning, although there are noticeable differences among zoning districts (see Table 
6), with the C1 and C2 districts more heavily developed and the I Districts (both east and west) 
the least developed. 
 
Based on maps of important features provided by the Town Planning and Zoning Department 
related to the key physical features of the various business districts, the following observations 
are germane to future development: 

A. Western Industrial (I) District  
 This area (see Figure 32) is comprised of 17 parcels totaling 323 acres. Of the total 

area, 159.2 acres are considered not buildable, yielding a total of 163.8 buildable acres. 
 Ten of the parcels in this district are partially zoned R80, which may further reduce the 

actual business development that can occur in the Western I District. 
 The western half or more of the area is part of the Aquifer Protection Overlay Area. 
 The area is laced with alluvial, poorly drained, or very poorly drained soils. 
 The area has significant steep slopes. 
 No public water or sewers are available. 
 Conditions listed above limit developability of a significant portion of this area. 
 The area zoned for business development is not located on Route 2; rather it is located 

west of Wintechog Hill Road. This limits the desirability for development that could 
benefit from the high traffic count on Route 2. 

 This Zoning District should be enlarged to include properties on Route 2, and should be 
changed from an Industrial District to a more multi-purpose use that can capitalize on 
Route 2 traffic and proximity to the Foxwoods Casino complex. Nonetheless, many 
portions of this area will be difficult to develop. 

 

B. Commercial Zone 1 (C1)  

 This area (see Figure 33) on the west side of Route 2 is comprised of 7 parcels totaling 
32.8 acres, of which 9.7 acres are considered not buildable, yielding a total of 23.1 
buildable acres. 

 Existing development in this area totals 116,468 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 357,192 square feet. Therefore 
additional development of approximately 240,000 square feet is possible in this District. 

 The entire area is part of the Aquifer Protection Overlay Area. 
 A small portion of the area contains a water body and associated poorly drained soils. 
 The area is relatively flat, with enough topography for good site drainage, but not 

enough to make development difficult.  
 The area is served with public water but not sewers. 
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Figure 32 – Western Industrial (I) District 
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Figure 33 – Commercial Zone 1 
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C. Commercial Zone 2 (C2)  
 This small area (see Figure 34) on the east side of Route 2 is comprised of 9 parcels 

totaling 9.7 acres. Of the total area, 3.8 acres are considered not buildable, yielding a 
total of 5.9 buildable acres. 

 Existing development in this area totals 28,054 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 105,653 square feet. Therefore 
additional development of approximately 77,599 square feet is possible in this District. 

 The entire area is part of the Aquifer Protection Overlay Area. 
 There are no water bodies, wetlands, or areas associated with poorly drained soils. 
 The Route 2 frontage of the area is relatively flat, with steeper topography at the rear of 

the lots comprising this District.  
 The area has no public water or sewer. 

 
D. Village Commercial (VC) District  

 This small area (see Figure 35) comprises the northeastern quadrant of the intersection 
of Routes 2 and 184 at the North Stonington Rotary, a short distance north from Exit 92 
of I-95. 

 This area is comprised of 11 parcels totaling 35.9 acres. Of the total area, 10.5 acres are 
considered not buildable, yielding a total of 25.4 buildable acres. 

 Existing development in this area totals 28,829 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 390,951 square feet. Therefore 
additional development of approximately 365,122 square feet is possible in this District. 

 The entire area is part of the Aquifer Protection Overlay Area. 
 There are several small water bodies in the center of the site which may have associated 

wetlands. 
 Aside from slopes associated with the water bodies, the area is relatively flat. 
 The area has no public water or sewer but is in a portion of town where both are 

proposed.  
 This area has good development potential but may be being hurt by the use and size 

limitations in the Town’s current zoning regulations. 
 

E. Office/Research (OR) District) 
 This area (see Figure 36) comprises the northwestern and southwestern quadrants of 

the intersection of Routes 2 and 184 at the North Stonington Rotary, a short distance 
north from Exit 92 of I-95. 

 This area is comprised of 24 parcels totaling 251 acres. Of the total area, 78.2 acres are 
considered not buildable, yielding a total of 172.8 buildable acres. 

 Four of the parcels in this district are partially zoned R40, which may further reduce the 
actual business development that can occur in the O/R District. 

 Except for the western half of the portion of this district north of Route 184, the majority 
of the area is part of the Aquifer Protection Overlay Area. 
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 Existing development in this area totals 106,298 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 2,733,390 square feet. Therefore 
additional development of approximately 2,627,092 square feet is possible in the district. 

 There are several small water bodies and areas of poorly drained and wetlands soils 
scattered across the site. 

 The area is generally free of development limitations from steep slopes. 
 A small portion of this area (north of I-95 and west of Route 2) has public water 

available; the remainder of this district is in a portion of Towns proposed for additional 
water service. The entire area is in the portion of the community proposed for public 
sewer.  

 This area has good development potential and is a good location for the mix of higher 
end offices and research facilities contemplated in the current zoning. However, two 
factors may be limiting development of this area: first, the lack of water and sewers 
makes this area less desirable; and second, the limited strength of the market for these 
types of facilities in the current economy, combined with competition from existing real 
estate in other nearby locations, results in limited demand. 

 

F. Commercial Development (CD) District  
 This zoning district (see Figure 37) is located east of Route 2, and west of Route 49, 

both north and south of I-95, just west of Exit 92. The district is bracketed by the two 
halves of the I-92 interchange, with the westbound exit ramp and eastbound entrance 
ramp at Route 49 on the east edge of the district, and the westbound entrance ramp 
and eastbound exit ramp at Route 2 on the west edge of the district.  

 This area is comprised of 29 parcels totaling 433.9 acres. Of the total area, 174.4 acres 
are considered not buildable, yielding a total of 259.5 buildable acres. 

 Existing development in this area totals 179,236 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 4,724,082 square feet. Therefore 
additional development of approximately 4,544,846 square feet is possible in the district. 

 The entire area is part of the Aquifer Protection Overlay Area. 
 There are relatively small areas of water bodies, wetlands, or areas associated with 

poorly drained soils. More of the portion of this district south of I-95 are impacted by 
these conditions than north of I-95. 

 There are small areas of steep slope in the eastern portion of the district north of I-95 
and along the border with Stonington in the portion of the district south of I-95.  

 The area has no public water or sewer but is in a portion of town where both are 
proposed.  

 This is a highly developable area that may be being hurt by the use and size limitations 
in the Town’s current zoning regulations. Consideration should be given to combining 
this area with the adjacent Eastern Industrial District and creating a broadly mixed-use 
Economic Development District with a larger mix of uses permitted by right and an 
increase in maximum building size. 
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Figure 34 – Commercial Zone 2 
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Figure 35 – Village Commercial District  
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Figure 36 – Office/Research District 
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Figure 37 – Commercial Development District  
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G. Eastern Industrial (I) District  
 This area (see Figure 38) comprises the northeastern and southeastern quadrants of 

Exit 92 of I-95 at Route 49; the district sits on both sides of I-95. This is not a full 
interchange at this location; rather, the westbound entrance ramp and eastbound exit 
ramp are located slightly less than a half mile to the west off Route 2. The two portions 
of the exchange are linked by a frontage road (Route 617) running parallel with and 
north of I-95. 

 This area is comprised of 30 parcels totaling 661.5 acres. Of the total area, 210.8 acres 
are considered not buildable, yielding a total of 450.7 buildable acres. 

 Ten of the parcels in this district are partially zoned R60 or R80, which may further 
reduce the actual business development that can occur in the Eastern I District. 

 Existing development in this area totals 76,843 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 7,203,735 square feet. Therefore 
additional development of approximately 7,126,892 square feet is possible in this 
District. 

 A significant portion of the district is part of the Aquifer Protection Overlay Area. 
However, the center and part of the eastern portion of the area is free of this limitation. 

 There are several small water bodies and streams scattered throughout the site which 
may have associated wetlands. There are also other small areas of poorly drained soils. 

 There are scattered areas of steep slopes, predominantly in the portion of the district 
south of I-95. 

 The area has public water available south of I-95 and in a small area north of I-95. It is 
in the portion of the community proposed for public sewer.  

 This is a highly developable area that may be being hurt by the use and size limitations 
in the Town’s current zoning regulations, as well as the limited demand for industrial 

sites in the region and Connecticut in general. Consideration should be given to 
combining this area with the adjacent Commercial Development District and creating a 
broadly mixed-use Economic Development District with a larger mix of uses permitted 
by right and an increase in maximum building size. 

 

H. Highway Commercial (HC) District  

 This area (see Figure 39) is at the eastern edge of the community, adjacent to Rhode 
Island at Exit 93 of I-95. It comprises all four quadrants of the I-95 intersection with 
Route 216. 

 This area is comprised of 35 parcels totaling 172.9 acres. Of the total area, 65.4 acres 
are considered not buildable, yielding a total of 107.5 buildable acres.  

 Ten of the parcels in this district are partially zoned R60 or R80, which may further 
reduce the actual business development that can occur in the Eastern I District. 

 Existing development in this area totals 80,268 square feet of building footprint. This 
compares to a maximum allowable 25% coverage of 1,882,881 square feet. Therefore 
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additional development of approximately 1,802,613 square feet is possible in this 
District. 

 None of the district is in the Town’s Aquifer Protection Overlay Area. 
 There are several small water bodies and streams scattered throughout the site which 

may have associated wetlands. There are also other small areas of poorly drained soils. 
 There is a small band of steep slope in the center of the area north of I-95. 
 The area has been proposed for public water, but is not in the portion of town proposed 

for public sewer. 
 This is a highway oriented area as its zoning indicates. Existing development creates the 

character of the area, which is not likely to change appreciably in the near future. 

Summary of Commercial Build-out Analysis Findings 
 North Stonington has an adequate supply of developable land to meet its economic and 

business development needs for the foreseeable future. 
 Physical characteristics of most of the areas zoned for business development support such 

development, albeit with some limitations. 
 Other than expanding the Western Industrial District to include properties fronting on Route 

2, no additional land is recommended for rezoning to a business district at this time.  
 The Zoning District for the area currently classified as the Western Industrial District should 

be changed to a more broadly mixed classification to include uses that could capitalize on 
traffic on Route 2 and proximity to the Foxwoods casino complex. This new district may 
include both business and residential uses. 

 The current CD (Commercial Develop-
ment) and eastern I (Industrial) Districts 
should be combined into a more broadly 
mixed-use Economic Development 
District with a larger mix of uses 
permitted by right and an increase in 
maximum building size. An excellent 
example of this type of mixed use 
development is Avon Park North and 
South in Avon, Connecticut (see the 
aerial photo to the right) that includes 
offices, research and development, 
manufacturing, distribution, retail, health 
services, and residential uses. This park 
is barely visible from the main highway (US 44), is not densely developed, is highly 
landscaped and buffered, and adds greatly to the Town’s Grand List and tax revenues. 

 The current lack of sewers is negatively impacting North Stonington’s competitiveness. In a 

time of a very sluggish economy, with substantial competition from other communities in 
the region including in Rhode Island, any limitation such as this can be a fatal flaw for 
attracting business investment. 
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 While the amount of possible business development in large – more than 19 million square 
feet – this will not occur overnight. Development in North Stonington has been, and will 
continue to be, primarily small scale and slow. Even with added sewer capacity, the Town 
has a 30 to 40 year supply of business land. 
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Figure 38 – Eastern Industrial (I) District 
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Figure 39 – Highway Commercial (HC) District 
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Other Development Considerations 
This Action Plan pays specific attention to three potential development areas and one cluster 
development possibility. The three development areas are: 
 
1. Western End of Route 2 near Foxwoods Casino  
2. I-95 Exits 92 and 93:  
3. Hewitt Farm 

1. Western End of Route 2 near Foxwoods Casino 
As previously noted, this area has some development potential 
despite difficult physical characteristics. The area should be 
enlarged to include properties with frontage on Route 2 to take 
advantage of significant drive-by traffic and proximity to the 
Foxwoods complex. The area should also be changed to a 
more broadly mixed classification that may include retail, 
hospitality and resort, services, and other business uses, as 
well as residential uses, in order to create a new 
neighborhood. 

2. I-95 Exits 92 and 93 
More detailed analysis of these areas is provided in the earlier section of this Plan on 
Commercial Build-out Analysis.  Although both these areas are served by Exits of I-95, they are 
significantly different in character.  

Exit 93 

The Exit 93 area is predominantly traveler oriented and will 
likely remain so. As the first stop in Connecticut coming from 
the east, the area should be positioned as the state’s and 

Town’s “Welcome Center”. A focus should be on making the 
best “first impression” possible; therefore, attention must be 
paid to improving the visual quality of the area.  
 
However, given the substantial additional development possible 
in this area (more than 1.8 million square feet), it is unlikely 
that the entire area will be developed with motels, gas stations, 
restaurants, and convenience stores aimed at the traveler. Therefore, there is a need to 
broaden the mix. This might include warehouse and distribution operations south of I-95 and 
retail facilities or offices north of I-95. 
 
There are two limiting factors in the Town’s current Zoning regulations that may be impeding 

development in the Exit 93 area: 

Rt. 2 

Exit 93 
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1. The maximum sizes allowable for retail stores or offices (less than 10,000 square feet 
except by Special Permit) or warehouse/distribution facilities (less than 20,000 square 
feet except by Special Permit). 

2. The need to obtain a Special Permit for many possible uses, which encourages 
developers and property users to look elsewhere for a site that does not have these 
limitations. 

 
An additional limiting factor for the Exit 93 area is the lack of public sewers. Consideration 
should be given to designing and installing a package treatment plant to serve this area. 
 
In addition to the actions recommended above, the Town, working through the EDC and 
Planning and Zoning Department, can improve marketability of this area by taking the following 
actions: 
 

 Contact all property owners to identify properties on the market and the asking price 
(only being able to say the price is negotiable is a marketing disadvantage).  

 Identify adjacent properties that might make sense to be marketed and developed as a 
unit. 

 Evaluate properties and identify current conditions that may be detracting from 
marketability. Encourage property owners to correct these deficiencies and provide 
assistance where possible. 

 Prepare a Marketing Prospectus (see Initiative #11 in the Action Plan that follows) 
providing key information on the available sites and demographics for the area (drive-by 
traffic count, population and disposable income within a 30 minute drive, etc.). Include a 
map showing the relationship of this area to the broader region (e.g., proximity to T.F. 
Green airport, population centers in Connecticut and Rhode Island, the Port of New 
London).  

 List available properties on the CERC SiteFinder Inventory. 
 Include a link to the Town’s available property on the economic development portion of 

the Town’s website. 
 Distribute the Marketing Prospectus to all major commercial and industrial brokers in the 

region (including Westerly, Rhode Island) and have it available from the Town’s website. 

Exit 92 

The Exit 92 area is currently a mixture of 
intended uses: office/research in the western 
part of the area; general commercial use in the 
center of the area; and industrial in the eastern 
part of the area. 
 Exit 92 
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As recommended above, the CD (Commercial Development) and I (Industrial) Districts should 
be combined into a unified Economic Development District that allows a broader mix of uses 
throughout the area. The O/R District could be included in this Economic Development District 
as well. This is the nature of modern, mixed use business parks across the country, and this 
area should be treated as such a park even though there are multiple property owners. 
 
Currently there is no discernible market sector or cluster in the southeastern Connecticut region 
toward which this area should be aimed. In addition, allowing this broader mix of uses will help 
the current CD portion, which is in competition with the sizable commercial cluster on Route 2, 
just to the south in Stonington. 
 
This area has the major share of the Town’s future development potential, with more than 14 

million square feet of additional space possible. Assuring high quality development will be 
critical and the Town should define now what it would like the more visible portions of this area 
to look like by creating a set of design guidelines (see Initiative #5 in the following Action Plan). 
 
The desirability of this area is currently impeded by the lack of public sewers and limited public 
water, although the Town has indicated a willingness to correct both deficiencies and has 
sewers in the planning stage through extension of sewers from Stonington. Completing this 
process, or as an alternative serving the area with a package treatment plant (see Initiative #7 
in the following Action Plan), is a critical piece of making this portion of North Stonington of 
greater interest to developers and potential business prospects.  
 
As a significant portion of the land in this area is owned by the Mashantucket Pequot Tribe, a 
cooperative approach to marketing or developing this land will be useful. 
 
Steps the Town can take (working through the EDC and Planning and Zoning Department) to 
stimulate development in this area include: 
 

 Contact all property owners to identify properties on the market and the asking price 
(once again, a stipulated price is better than only being able to say the price is 
negotiable). Not all available property may currently be listed with a broker. 

 Evaluate properties and identify current conditions that may be detracting from 
marketability. Encourage property owners to correct these deficiencies and provide 
assistance where possible. 

 Prepare a master map of the Economic Development District showing property lines, 
ownership, key physical features, location of utilities, supporting road network, etc. 

 Prepare a Marketing Prospectus (see Initiative #11 in the Action Plan that follows) 
providing the master map, key information on the Economic Development District such 
as permitted uses and other requirements or limitations, and demographics for the area 
(estimated available workforce within a 30 minute drive, etc.)  
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 List all available properties on the CERC SiteFinder Inventory and include a link to the 
Town’s available property list on the economic development portion of the Town’s 

website. 
 Distribute the Marketing Prospectus to all major commercial and industrial brokers in the 

region (including Westerly, Rhode Island) and have it available from the Town’s website. 

3. Hewitt Farm 
Consideration was given to possibilities for use of Hewitt Farm including, but not limited to, 
farmers markets and summer concerts as a means of attracting more people to North 
Stonington. Figure 40 shows the Hewitt Farm property. 

Figure 40 – Hewitt Farm 

 
Potential uses of the Farm are very limited due to the conditions in the deed under which the 
Town took control of the property. As stated in an opinion letter from then Attorney General 
Richard Blumenthal: 

 The property can be used only for recreation and park purposes 
 The Town’s use of the property is subject to conditions and covenants that run with the 

deed. 
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The deed itself stipulates that no construction is allowed for a ninety-nine year period 
(commencing April 1967) except for “…buildings or structures as may be incidental to the use of 
the property for reforestation, nursery and recreational purposes and such other purposes as 
may be consonant with the aims and purposes of the Marine Historical Association, Inc.” 

Proposed Uses, Rules and Recommendations set forth by the Town committee overseeing use 
of the farm further demonstrate the intention to keep this property as a farm and outdoor 
recreational area with no additional construction except for outbuildings (that is, accessory 
uses) related to farm or recreational uses. 

Thus it is clear that future use of the farm is largely limited. A problem with use of a portion of 
the farm for public gatherings (such as the specified farmers markets or concert grounds) is the 
lack of visibility and convenient accessibility of most of the site from Route 2, although the 
damaged bridge linking the interior of the site to Route 2 has recently received a State permit 
for repair which is likely to start in the spring of 2013.  

The hayfield area behind the Buon Appetito restaurant could be used for a farmer’s market and 

associated parking in warm weather months, but is too long and narrow for other gatherings 
such as concerts.  

While the list of proposed uses and related rules previously mentioned does not specifically 
address the subject of using a portion of the site for gatherings such as concerts, fields for 
organized sports are prohibited, which may be an indication of how a proposed concert may be 
viewed. In addition, no alcoholic beverages are permitted, which would detract from the 
attractiveness of attending a concert on the site. Nonetheless, Figure 40 does show a green and 
amphitheater portion of the farm. This is a topic that warrants additional discussion between 
the Economic Development Commission and Hewitt Farm Committee. 

While there are many possibilities for outdoor recreational use of a site such as this (see Table 
8) research conducted as part of this project did not uncover strong demand for any particular 
use. Once again, any use included in Table 8 or otherwise suggested would likely require 
permission of the Hewitt Farm Committee before being allowed. 

Table 8 
Potential Uses for Outdoor Centers 

Antique shows 4-H events 
Auctions Harvest festivals 
Arts and craft shows Hot air balloon festivals 
Bicycle gymkhanas Llama & alpaca show 
Civic association and club outdoor events Microbrewery festivals 
Classic car shows/auctions Music related events 
Country & western dances/concerts/events Nature walks and educational events 
Cross country ski events Pet adoption day 
Dog & cat shows Picnics/parties/banquets 
Educational classes and events Private parties 
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Footraces Reenactments 
Fundraisers Trade shows 
Flea markets Weddings 
Forest management educational events  
 

Development of a Medical Cluster 
Because of the presence of existing medical complexes in North Stonington, consideration was 
given to the possibility of developing a Medical Services Cluster. SECTER (the Southeastern 
Connecticut Economic Region) reports: 

There is a developing cluster along the shoreline – Lawrence + Memorial (New 
London) has clinics in Old Saybrook and East Lyme; there is a new Dana Farber 
Cancer Center and a Diagnostic Imaging Center in Waterford plus the hospital in 
New London and they just bought a building that will become doctor’s offices; 
they also have some kind of outpatient facility in Stonington and a rather huge 
outpatient/rehab/outpatient surgical facility in Groton; the Westerly Hospital is 
now (or soon will be) owned by them, and that has given them a facility in 
Mystic, and they have a rehab center in New London. So they pretty well cover a 
“cluster” along the shore from Old Saybrook to Westerly. 

The 2004 Comprehensive Economic Development Strategy (CEDS) for the Southeastern 
Connecticut region identified a bioscience cluster in the region, but the most recent CEDS 
update (2011) notes that this cluster has weakened considerably, in particular due to closures 
and cutbacks at Pfizer in Groton and New London and companies in Pfizer’s supply chain.  

Biosciences continue to be a primary cluster for the state of Connecticut. However, the focus is 
in the Farmington area with the positioning of the University of Connecticut (UConn) Health 
Center as a hub of research/clinical work in bioscience. This includes the addition of Jackson 
Laboratory’s research center there. 
 
The majority of the region’s biosciences cluster is located in New London including Constitution 

Bio-Fuels, Myometrics, Amarin, and Flavours of Life. However, the 2011 CEDS notes both the 
lack of venture capital availability or activity in the region, as well as a comparatively small level 
of new patents emanating from the region as problems for significant expansion of the region’s 

biosciences cluster.  
 
More traditional medical services are generally linked to two factors: a population base in need 
of treatment and proximity to a hospital. North Stonington offers neither of these. Specialty 
treatment facilities can draw from a larger area, and here, North Stonington’s availability of land 
immediately off an Exit of I-95 is helpful. However, this advantage is offset by the lack of public 
water and sewer, which are a necessity for many forms of medical offices.  
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Further, there are other competing areas with larger population bases and better proximity to 
Lawrence + Memorial Hospital in New London, Backus Hospital in Norwich, or The Westerly 
Hospital in Westerly, Rhode Island. The fact that the existing “cluster” is spread over a fairly 

long stretch of I-95, rather than actually clustered in any particular location, is indicative of the 
fact that no place has been identified as ideal for this type of operation. It is doubtful North 
Stonington would be so selected. 
 
While the region’s workforce skills are adequate to support biomedical research and 
development operations, especially given the layoffs by Pfizer, once again the lack of water and 
sewer will be a limiting factor for attracting these types of operations to North Stonington. 
 
For the foreseeable future, the medical sector should be a target of opportunity for North 
Stonington, not a target of intent. Stated differently, the Town should respond to these 
opportunities if and when they present themselves, but should not devote significant resources 
to chasing them.  
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Economic Development Action Agenda 
This section provides a set of recommended action steps aimed at improving the Town’s 

economic development performance. Such performance is generally measured in terms of 
several possible goals: 

 Attracting capital investment to generate more tax revenues from businesses 
 Improving employment opportunities 
 Assuring conveniently available goods and services for residents 
 Other community-specific motivations 

For North Stonington, the first category – adding to the Town’s Grand List to reduce the tax 

burden on residential tax payers – is by far the dominant motivation for an enhanced economic 
development effort. This emphasis was clear in a prioritization exercise held at a community 
forum on April 28, 2012 where residents allocated points to the categories above, with the 
following results: 

Table 9 

North Stonington’s Reasons for Supporting Economic Development  

Category Percent of Votes 

Capital Investment/Tax Revenue 42.56 
Goods and Services 29.72 
Jobs 20.45 
Other motivations (a total of 6 suggested) 7.31 
Total 100.04 

 

As a point of comparison, Table 10 provides a calculation of the current (2011 Grand List) 
business portion of the Town’s Grand List, and shows that just over 15% is comprised of 
business related property. 

This ranking shown in Table 9 is consistent with other input received during interviews and 
group meetings such as several with the North Stonington Economic Development Commission. 
The Town’s residents are clearly much more concerned about economic development as a 

means to maintain an acceptable local tax rate than they are about employment opportunities 
(the town’s unemployment rate is lower than the regional or state averages), available goods 
and services (town residents appear to be comfortable finding what they need in the nearby 
region), or other motivations.  

Therefore, the dozen initiatives recommended in this Action Plan are aimed at the goal of 
making North Stonington more ready and competitive for attracting more business investment 
that will equate to a higher portion of local taxes being paid by businesses rather than 
homeowners. As with many communities that have never had a full-time economic 
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development effort, the initial focus, as reflected in this Action Plan, is on making North 
Stonington a more competitive “product” for the highly competitive economic development 

marketplace. Product readiness and community preparedness must precede aggressive 
marketing. 

Table 10 

NORTH STONINGTON BUSINESS PORTION OF THE 2011 GRAND LIST 

Category Assessment 

Real Property (Gross Assessment)  
Commercial $47,655,580 
Industrial $6,443,220 
Apartments 0 
Public Utilities $811,860 
Motor Vehicles  
Commercial $1,431,750 
Combination (1) $106,622 
Farm $336,540 
Personal Property  
Industrial/Manufacturing Machinery/Equipment $705,455 
Commercial Furniture & Fixtures $6,756,312 
Farm Machinery & Tools $1,794,771 
Farm Tools $16,994 
Mechanics Tools $267,524 
Electronic Data Processing Equipment $745,968 
Telecommunications Equipment $640,046 
Cable, Conduits, Pipes, Poles, Towers, Telephone, Water, Etc. $15,818,344 
Monthly Average Quantity of Supplies $38,797 
All Other Taxable Property, Chattels & Effects $1,052,599 
TOTAL BUSINESS PROPERTY $84,622,382 
  
TOTAL 2011 GRAND LIST (2) $561,467,240 
  
BUSINESS PORTION OF 2011 GRAND LIST 15.07% 
  
Notes:  
(1) 10% of Combination Motor Vehicles treated as business use 
(2) Assessment before exemptions 
Source: Data from North Stonington Assessor’s Office analyzed by Garnet Consulting 
Services, Inc. 
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Some Caveats 
North Stonington’s residents take great pride in the rural character and scenic attractiveness of 

the community. Future economic development in the Town must fit into that character rather 
than noticeably change it.  

There are two discernible and conflicting “camps” in the Town: one committed to protection of 

the community’s character, and one committed to attracting more business investment to 

reduce the tax burden on residents. These points of view are not mutually exclusive. Both are 
concerned with protecting North Stonington’s quality of place and quality of life – they are just 
looking at different pieces of that quality. Rather than continually fight with each other, the two 
camps must collaboratively develop a vision that effectively meshes community character and 
economic development. This is the ideal time to accomplish this, given the Town’s current 

process of updating its Plan of Conservation and Development. 

Perhaps more importantly, economic development almost never occurs for free or without 
effort. A more aggressive economic development effort by the Town will require an investment 
in that effort – with the express intention of receiving a return on that investment. We 
recognize that North Stonington does not have a large amount of spare cash. Therefore, the 
Initiatives recommended in this Action Plan are intended to be as cost-effective as possible. 
However, in most cases where out-of-pocket costs are low, there is a need for dedicated staff 
and/or effective volunteer time in order to implement the initiatives. 

The Town is unlikely to see any significant level of success if it remains dependent on the part-
time efforts of its current staff and/or the volunteer efforts of its Economic Development 
Commission. Some additional, dedicated staff time will be necessary to implement the 
recommended initiatives. However, as this Action Plan is written and until that staff time 
dedicated to economic development is available, it is necessary to rely on current manpower 
resources – which means an increasing burden on EDC members, and more likely, already over-
committed staff. 
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North Stonington Economic Development Action Plan 

Initiative #1: Economic Development Team Building 

Background Information 

Economic development is a team sport. Success depends upon having all the right players 
working from the same game plan. This Action Plan is intended to provide the necessary game 
plan – North Stonington must now field an effective team. Without that team, none of the rest 
of the Initiatives in this Action Plan are likely to be implemented and the Town will not achieve 
its goal of increasing the business portion of its Grand List. 

An increasing number of places have recognized that many governmental departments, staff, 
and board/commission members can have a dramatic impact on economic development success 
(or failure), but have never thought of themselves as a “first-string player” of the community or 

region’s economic development team. This is the case with North Stonington. 

The First Selectman’s office, Planning and Zoning Department, and Economic Development 
Commission (EDC) should plan and host an “Economic Development for Public Officials” session 

to which all Town Staff and Board and Commission members who impact the economic 
development process are invited. This group should be broadly inclusive – not limited to those 
functions typically thought of as part of the economic development process. It would include all 
land use officials, boards and commissions; the Board of Education; the Town Sanitarian; the 
Public Works Department; and anyone else whose responsibilities bring them in contact with 
existing or prospective businesses.  

For many years, the MetroHartford Alliance and its predecessor, the Capital Region Growth 
Council, has run a very successful program called Economic Development for Public Officials. 
Many other EDOs across the country have sought to emulate this program, the purpose of 
which is to provide periodic training and team-building for city and town elected and appointed 
officials, board and commission members, and municipal employees, as well as residents, 
regarding their roles in economic development. North Stonington should seek to seek to have 
the MetroHartford Alliance, Southeastern Connecticut Economic Region (seCTer), or some other 
entity provide this training for the Town. 

As a companion effort, the Town should prepare an Economic Development Team Handbook for 
EDC members and other primary members of the Town’s economic development team. This 
Handbook should provide information on the fundamentals of an economic development 
program, a synopsis of this Action Plan and any other pertinent documents, and other 
information necessary to help new Board and Commission members, and Town staff, to quickly 
understand the Town’s economic development program. 

  



Town of North Stonington, Connecticut  December 2012  
Economic Development Action Plan  Page 79 
_______________________________________________________________________ 

______________________________________________________________________________ 
Garnet Consulting Services, Inc.  Phone: 860-379-7449 
157 Park Road  Fax: 860-738-2847 
Pleasant Valley, CT 06063-4119  E-mail: mwaterhouse@snet.net 

Initiative #1 Major Action Steps and Schedule 

Action Steps Schedule 

EDPO 
1. Contact the MetroHartford Alliance, seCTer, or other entity about 

running an Economic Development Education and Team-Building 
session similar to EDPO for North Stonington.  

2. Develop a North Stonington specific agenda for an EDPO session. 
3. Schedule a North Stonington EDPO session, arrange all logistics 

(speakers, location, AV equipment, handouts, refreshments, etc.) and 
invite all appropriate Town staff and Boards and Commissions. 

4. Conduct the EDPO session. 
 

Economic Development Team Handbook 
1. Establish a committee of the EDC to research existing Economic 

Development Handbooks from throughout the country to identify 
models that can be used by North Stonington. 

2. Create an outline of topics (for example: an organizational chart of 
North Stonington’s economic development team; fundamentals of the 
economic development business; pertinent local regulations and 
programs; summaries of important local, regional, and state programs 
EDC and other team members should be aware of) to be included in a 
North Stonington Economic Development Team Handbook. 

3. Prepare a master set of materials to be included in the initial Team 
Handbook. 

4. Prepare the Team Handbook and disseminate it electronically to all 
those considered part of North Stonington’s economic development 
team. 

5. Keep the Team Handbook current to reflect changes in team 
members, available programs, etc. and reissue the Handbook to the 
team as necessary. 

 
Jan 2013 

 
 

Feb 2013 
Mar 2013 

 
 

Apr 2013 
 
 

Mar 2013 
 
 

May 2013 
 
 
 
 
 
 

Jul 2013 
 

Aug 2013 
 
 

As needed 
 

Responsibility 

Primary: 

 EDC 
 Town Planner 
 First Selectman 

Support: 

 All other applicable Town staff, boards 
and commissions 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 Cost of handout 
materials, refreshments, 
speakers’ fees 

$1000 per 
session 

 EDC budget 
 Board of 

Selectmen budget 
Other:  Participation by Town staff and Board and Commission members 
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Performance Measures 

 North Stonington EDPO session held by April 2013 
 Session rated as “Very Valuable” by majority of attendees  
 Additional EDPO sessions held periodically as change in Town staff or Boards and 

Commissions warrant 
 Initial North Stonington Economic Development Team Handbook published August 2013 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

As needed 
 

Additional Information 

See the Metro-Hartford Alliance’s “Economic Development for Public Officials” program as a 

model for a regional Economic Development Education and Team-Building Program. See 
http://www.metrohartford.com/economic-development/municipal-services or contact Sandra 
Johnson, Vice President and Business Development Officer, MetroHartford Alliance, 860-525-
4451, Ext. 281. 

Background information on and examples of Economic Development Handbooks can be found 
at: 

http://sogpubs.unc.edu/electronicversions/pdfs/econdevhbk09.pdf 

http://www.positivelyminnesota.com/Data_Publications/Publications/Economic_Development_G
uidance/Economic_Development_Authority_Hbook.pdf 

For a recommended book on the subject, see: Economic Development in Local Government: A 
Handbook for Public Officials and Citizens, Roger L. Kemp, Author and Editor, McFarland & Co., 
2007. 

 

  

http://www.metrohartford.com/economic-development/municipal-services
http://sogpubs.unc.edu/electronicversions/pdfs/econdevhbk09.pdf
http://www.positivelyminnesota.com/Data_Publications/Publications/Economic_Development_Guidance/Economic_Development_Authority_Hbook.pdf
http://www.positivelyminnesota.com/Data_Publications/Publications/Economic_Development_Guidance/Economic_Development_Authority_Hbook.pdf
http://www.amazon.com/s/ref=ntt_athr_dp_sr_1?_encoding=UTF8&field-author=Roger%20L.%20Kemp&ie=UTF8&search-alias=books&sort=relevancerank
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North Stonington Economic Development Action Plan 

Initiative #2: Modify Zoning Districts and Regulations 

Background Information 

North Stonington has a complex and confusing set of Zoning Regulations. The Town has 
recognized this problem, and as this Action Plan is being prepared, is working to make 
necessary modifications to the Regulations.  

In order to allow the Town to better capitalize on current economic development opportunities,  
the following changes to the Town’s Zoning Districts and Regulations should be made: 

 Reduce the number of uses requiring a Special Permit by making them Permitted Uses in 
specified zoning districts. 

 Combine districts along I-95 into a unified, multi-use Economic Development District. 
 Expand the area intended for business use at the west end of Route 2 and change the 

district from Industrial to a district allowing a broader mix of uses. 

In the future, North Stonington should also consider the adoption of form-based zoning in 
business areas to replace the current Euclidian (use-based) zoning. 

Initiative #2 Major Action Steps and Schedule 

Action Steps Schedule 

1. Continue the process of multi-board and commission discussions 
concerning necessary amendments to Zoning Regulations. 

2. Assure that the recommendations above are considered by the 
group, especially the Planning and Zoning Commission (PZC), the 
Town’s Zoning Regulations consultant, and the community as a 
whole. 

3. Adopt the recommended changes, and reflect them in the Town’s 
updated Plan of Conservation and Development. 

4. Widely publicize the changes as a way to promote economic 
development in North Stonington (see Initiative #9). 

On-going 
 

Jan 2013 
 
 
 

May 2013 
 

June 2013 and 
ongoing 

Responsibility 

Primary: 

 Planning & Zoning Commission 
 Town Planner and Consultant  
 Economic Development Commission 

Support: 

 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 2013 Budget – PZC line item for 
consulting 

$18,000  

Other:  Collaboration of PZC and EDC  
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Performance Measures 

 Amendments to Zoning Districts and Regulations adopted by May 2013 or tied to POCD 
update 

 Amendments communicated as part of the Town’s economic development marketing 
starting June 2013 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For an article on streamlining zoning regulations, see: 
http://www.providenceri.gov/mayor/mayor-taveras-announces-new-streamlined-zoning-0 

For an article on the impacts of streamlining regulatory processes on the availability of 
affordable housing, see: http://www.huduser.org/rbc/search/rbcdetails.asp?DocId=254 

For an article on form-based zoning from The University of Connecticut’s Community and 
Natural Resource Planning Program, see: 
http://www.cnp.uconn.edu/documents/FS%205%20Form%20Based%20Code.pdf  

 

  

http://www.providenceri.gov/mayor/mayor-taveras-announces-new-streamlined-zoning-0
http://www.huduser.org/rbc/search/rbcdetails.asp?DocId=254
http://www.cnp.uconn.edu/documents/FS%205%20Form%20Based%20Code.pdf
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North Stonington Economic Development Action Plan 

Initiative #3: Plan of Conservation & Development Economic Development 

Section 

Background Information 

North Stonington is in the process of updating its Plan of Conservation and Development 
(POCD). Other than a one-page discussion of the Economic Development topic under the 
current conditions section (“What We Have”), the current POCD (adopted in 2003 and amended 
in 2009) does not include any meaningful reference to the role economic development can and 
should play in the overall planning and management of the Town. The exception is a focus on 
increasing agricultural uses, which certainly should be a part of the town’s economy, but does 

not, by itself, provide the basis for a diverse and balanced economy, or the means for 
appreciably growing the business portion of the Town’s Grand List. 

Because POCD’s are supposed to provide the foundation upon which the planning and 

management of a community’s future growth and development rests, it is essential to include a 
robust Economic Development Section in the ongoing revisions to the Town’s Plan of 

Conservation and Development. The intent should be to assure that an appropriate balance of 
development and preservation of community character is achieved. As part of the preparation 
of the new POCD, the PZC and EDC should run a Community Forum on the topic of “Economic 

Development and Community Character.” 

Initiative #3 Major Action Steps and Schedule 

Action Steps Schedule 

1. Identify other small, high-quality, predominantly rural communities 
that have a balanced economic base. 

2. Obtain copies of those communities’ POCDs or comparable 
documents. 

3. Review these documents to obtain a clear understanding as to how 
they seek to balance community character and economic 
development. 

4. Prepare a draft Economic Development section of the new North 
Stonington POCD. 

5. Conduct a Community Forum on the topic of “Economic 
Development and Community Character.” 

6. Incorporate a more robust section on economic development in the 
updated POCD. 

7. Communicate this increased focus on economic  development as 
part of the Town’s economic development marketing 

Jan 2013 
 

Feb 2013 
 

Mar 2013 
 
 

Jun 2013 
 

July 2013 
 

Oct – Dec 2013 
 

Starting Jan 2014 and 
ongoing 

Responsibility 

Primary: 

 Town Planner with POCD Committee 
 PZC 

Support: 

 EDC 
 Board of Selectmen 
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Resources Needed 

Funding: 
Item Amount Possible Sources 

 None   

Other: 
 Staff time 
 Time of PZC and EDC members 

Performance Measures 

 Research on “benchmark” communities completed by February 2013 
 Draft POCD Economic Development section written by June 2013 
 Community Forum on “Economic Development and Community Character” held in 

conjunction with spring 2013 POCD Planning Fair 
 Updated POCD with Economic Development section adopted December 2013 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For the Business Development section of Ridgefield, Connecticut’s POCD, see: 
http://www.ridgefieldct.org/filestorage/46/78/FINAL_Chapter_11_Business_Development.pdf 

For the Economic Development section of Litchfield, Connecticut’s current POCD, see pages 18 
– 21 of: 
http://www.townoflitchfield.org/Pages/LitchfieldCT_Land/POCAD%20Adopted%20June%204,%
202007.pdf 

For the Economic Development section of Goshen, Connecticut’s POCD, see:  
http://www.goshenct.gov/Pages/GoshenCT_Planning/development/section6/economic 

 

  

http://www.ridgefieldct.org/filestorage/46/78/FINAL_Chapter_11_Business_Development.pdf
http://www.townoflitchfield.org/Pages/LitchfieldCT_Land/POCAD%20Adopted%20June%204,%202007.pdf
http://www.townoflitchfield.org/Pages/LitchfieldCT_Land/POCAD%20Adopted%20June%204,%202007.pdf
http://www.goshenct.gov/Pages/GoshenCT_Planning/development/section6/economic
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North Stonington Economic Development Action Plan 

Initiative #4: Development Process Review Task Force 

Background Information 

There is an unhealthy level of complaint from the development sector about the regulations and 
procedures that comprise North Stonington’s permit and approval process, although several 
interview sources noted recent improvements in the development process. Negative 
observations come from those who report having had a difficult time, those who report knowing 
someone who had a difficult time, and those who are concerned about what they consider to be 
that unhealthy level of complaint. Often this situation is a function of lingering perception from 
long-past “horror stories”, while in other instances there is good reason for the dissatisfaction. 

Frequently it is a reflection of an incorrect understanding on the part of the applicant as to what 
is required.   

The reputation of being a business-unfriendly community – that is, having a less than desirable 
business climate – can result in a community being passed by as a possible location for 
business investment – both new business attraction and retention/expansion of what is already 
there. North Stonington currently has that reputation. The Town can do a better job of 
communicating the details of its development process to the public, and in particular to 
businesses the Town seeks to attract and retain. 

Other communities (in the past, Raleigh, NC has been a good example) dealing with this 
situation have had good success by creating a working group comprised of key staff, 
representatives of Boards and Commissions, and representatives of the real estate development 
community (developers, commercial real estate brokers, architects and engineers) who meet 
together to identify specific problems about the development process (first, by distinguishing 
between real, current problems, and those that are based on old “horror stories”), explore all 
sides of the issue in a non-hostile environment, and jointly identify the most effective way to 
make the system work more effectively. 

A Town – Development Sector Task Force should be established to identify regulatory issues 
(both policies and procedures) impeding the Town’s economic development and work 

collaboratively to identify, help implement, and inform the community about improvements in 
the North Stonington’s permit and approval process. It is much more effective to do this when 
there is not a specific development project involved. Success in the process can result in case 
studies about what is working effectively and why, as well as what can work better and how to 
make that happen. While Town departments, boards and commissions will remain on this Task 
Force for as long as it exists, representatives of the development community should change 
regularly to bring in fresh perspectives and not overly burden any individual. 

As a related issue, many communities attempt to make their development process more 
understandable by creating flowcharts and/or manuals to make the process easier to 
understand. The Economic Development Commission, working with the appropriate Town staff, 
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boards and commissions, should seek to provide additional materials that help developers and 
business prospects understand the process more fully. As a part of this process, the efficacy of 
creating more detailed design guidelines and a design or development advisory committee 
should be considered (see Initiative #5). 

Initiative #4 Major Action Steps and Schedule 

Action Steps Schedule 

1. EDC requests that the Board of Selectman establish a Town – 
Development Sector Task Force. 

2. Establishment of Task Force approved. 
3. Identify other locations (for example, the City of Raleigh, NC) that 

have had a similar Task Force to research their setup and 
operations. 

4. Identify Town departments, Boards and Commissions that should be 
involved.  

5. Prepare a list of developers, architects, engineers and commercial 
real estate brokers who might be involved. 

6. Select 5± development sector representatives to be invited to be 
part of the initial Task Force. (While Town staff and Board and 
Commissions will have permanent slots on the Task Force, 
representatives of the development community should be rotated 
annually to assure fresh thoughts and allow a reasonable time 
commitment.) 

7. Schedule the first meeting of the Task Force. 
8. At the initial meeting of the Task Force, discuss procedural matters 

for the functioning of the Task Force. 
9. At the second meeting of the Task Force, prepare a list of issues 

related to regulations and permit and approval procedures for future 
discussion.  Identify top priority issues. 

10. At the third meeting of the Task Force, begin consideration of 
priority issues; make recommendations for improvements 
expeditiously. 

11. Communicate recommended changes in regulations and the 
development process to appropriate agencies and departments. 

12. Task Force members should testify as needed at any meetings or 
hearings called to consider the Task Force recommendations. 

13. Development Process flowchart and/or manual prepared and 
available from Town website. 

14. Development community testimonials on process and regulations 
improvements communicated on Town website. 

15. Task Force continues to meet as needed. 

2nd Qtr 2013 
 

3rd Qtr 2013 
3rd – 4th Qtrs 2013 

 
 

4th Qtr 2013 
 

4th Qtr 2013 
 

4th Qtr 2013 
 
 
 
 
 

1st Qtr 2014 
1st Qtr 2014 

 
2nd Qtr 2014 

 
 

3rd Qtr 2014 
 
 

4th Qtr 2014 and 
ongoing 

As needed 
 

1st Qtr 2015 
 

3rd Qtr 2015 and as 
appropriate 

2015 and ongoing 
Responsibility 

Primary: 

 Board of Selectmen 
 Economic Development Commission 
 Planning & Zoning Commission 

Support: 

 Other applicable Town departments, 
boards and commissions, GIS 
Coordinator 
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 Development community representatives 
Resources Needed 

Funding: 

Item Amount Possible Sources 

 Refreshments for Task Force 
meetings 

$50 per 
session 

 EDC budget 
 Business donations 

Other:  Staff and volunteer time 
Performance Measures 

 Town – Development Sector Task Force established by Nov 2013 
 First Task Force meeting held by Jan 2014 
 Monthly meetings of the Task Force held throughout 2014 and thereafter 
 Permit & Approval flowchart and/or manual prepared by Jan 2015 
 Task Force meetings held regularly on a schedule to be determined 2015 and beyond 
 Testimonials on improvements to the Town‘s development permit and approval process 

issued beginning Sep 2015 and thereafter 
Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For an example of websites devoted to a permit and approval process, see: 
http://www.co.shasta.ca.us/index/drm_index/bldg_index/drm_permit.aspx 
http://www.cityofmesquite.com/DRP/ 

For examples of a Development Process Flowchart, see: 
http://www.kcmo.org/idc/groups/cityplanningdevelopmentdiv/documents/cityplanninganddevel
opment/devflowchart.pdf 

http://www.placer.ca.gov/Departments/CommunityDevelopment/~/media/cdr/Permit%20Proce
ss%20Flowchart.ashx 

http://www.middletownplanning.com/forms/flowchartguide.html 

 

 

 
  

http://www.co.shasta.ca.us/index/drm_index/bldg_index/drm_permit.aspx
http://www.cityofmesquite.com/DRP/
http://www.kcmo.org/idc/groups/cityplanningdevelopmentdiv/documents/cityplanninganddevelopment/devflowchart.pdf
http://www.kcmo.org/idc/groups/cityplanningdevelopmentdiv/documents/cityplanninganddevelopment/devflowchart.pdf
http://www.placer.ca.gov/Departments/CommunityDevelopment/~/media/cdr/Permit%20Process%20Flowchart.ashx
http://www.placer.ca.gov/Departments/CommunityDevelopment/~/media/cdr/Permit%20Process%20Flowchart.ashx
http://www.middletownplanning.com/forms/flowchartguide.html
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North Stonington Economic Development Action Plan 

Initiative #5: Design Advisory Committee and Manual 

Background Information 

Create a Design Advisory Committee and prepare a written Design Advisory Manual that 
illustrates design elements desired by the Town. Such a Committee and Manual will help those 
considering development in the Town to understand the Town’s preferences in architectural 

design, and building and site appearance. This can be a useful tool in overcoming the Town’s 

image as being a difficult place to do development (see Initiative #4) and help those 
considering development to minimize costs and time in obtaining permits and approvals. 
Because this Committee is called “Advisory” rather than “Review” or “Approval”, it should be 

perceived as a help in the process rather than another hurdle to be cleared, and should be 
positioned and promoted in that light. 

Initiative #5 Major Action Steps and Schedule 

Action Steps Schedule 

1. Request the Board of Selectmen to create a Design Advisory 
Committee and to task that Committee to work with the Planning 
and Zoning Commission to create a Design Advisory Manual. The 
Board of Selectmen should also designate a Town Department or 
staff member to provide staff services for the Committee. 

2. Conduct national research on similar municipal bodies, their 
operations, forms used, and similar items. 

3. Customize material gathered from research to meet North 
Stonington’s needs. 

4. The Committee should create a draft set of Recommended Design 
Elements and a set of Standard Operating Procedures. 

5. The Recommended Design Elements and Standard Operating 
Procedures should be adopted by the Board of Selectmen, PZC, 
and/or other appropriate boards and commissions. 

6. Upon official adoption, the Design Advisory Committee begins 
operations. 

7. The availability of the Design Advisory Committee should be 
publicized as available to serve those seeking to undertake 
development in North Stonington. 

3rd Qtr 2013 
 
 
 
 

4th Qtr 2013 
 

1st Qtr 2014 
 

2nd – 3rd Qtr 2014 
 

4th Qtr 2014 
 
 

1st Qtr 2015 
 

2nd Qtr 2015 and 
ongoing 

Responsibility 

Primary: 

 PZC 
 Town Planner 

Support: 

 EDC 
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Resources Needed 

Funding: Item Amount Possible Sources 

 None   
Other:  Staff and Board/Commission time 

Performance Measures 

 Design Advisory Committee established by Sep 2013 
 Recommended Design Review Elements and Design Advisory Committee Standard 

Operating Procedures written by Sep 2014 
 Recommended Design Review Elements and Design Advisory Committee Standard 

Operating Procedures adopted by December 2014 
 Design Advisory Committee assists first business to obtain building and site plan approval by 

May 2015  
Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

 For Ridgefield’s Architectural Review Checklist, see: 
http://www.ridgefieldct.org/filestorage/46/78/175/Microsoft_Word_-
_AAC_Review_CHECKLIST.pdf 

To view Simsbury’s “Guidelines for Community Design”, see: 
http://www.simsbury-ct.gov/public_documents/simsburyCT_Downloads/community_design/DesignGu.pdf 

For examples of communities with Design or Development Review Committees, see: 
http://www.smartgrowthvermont.org/fileadmin/files/Toolbox_Images/Publications/designguideli
nes_full_doc.pdf 
http://www.chulavistaca.gov/City_Services/Development_Services/Planning_Building/Boards_Commissions/Design_Review.asp 
http://www.spokaneplanning.org/docs/Current_Planning/Applications/Application_Design_Review.pdf  
http://www.castlepinesvillage.org/design-review.php 
http://www.montvillenj.org/index.php?option=com_content&task=view&id=105&Itemid=118 
http://www.ci.longmont.co.us/planning/drc/drc.htm 
 

 

  

http://www.ridgefieldct.org/filestorage/46/78/175/Microsoft_Word_-_AAC_Review_CHECKLIST.pdf
http://www.ridgefieldct.org/filestorage/46/78/175/Microsoft_Word_-_AAC_Review_CHECKLIST.pdf
http://www.simsbury-ct.gov/public_documents/simsburyCT_Downloads/community_design/DesignGu.pdf
http://www.smartgrowthvermont.org/fileadmin/files/Toolbox_Images/Publications/designguidelines_full_doc.pdf
http://www.smartgrowthvermont.org/fileadmin/files/Toolbox_Images/Publications/designguidelines_full_doc.pdf
http://www.chulavistaca.gov/City_Services/Development_Services/Planning_Building/Boards_Commissions/Design_Review.asp
http://www.spokaneplanning.org/docs/Current_Planning/Applications/Application_Design_Review.pdf
http://www.castlepinesvillage.org/design-review.php
http://www.montvillenj.org/index.php?option=com_content&task=view&id=105&Itemid=118
http://www.ci.longmont.co.us/planning/drc/drc.htm
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North Stonington Economic Development Action Plan 

Initiative #6: Commercial Property Marketing 

Background Information 

Next to an adequate supply of labor with the needed skills, the availability of real estate is the 
next most common factor evaluated by most businesses. A typical function of an economic 
development program is to provide information on available sites and buildings in the 
community. This is of help to businesses seeking locations, as well as to property owners and 
listing brokers. 

While there are available properties in North Stonington, available information about them is 
not readily available from typical sources used by business prospects, and site location 
consultants. The Town’s website provides no information and does not provide a link to the 

Connecticut Economic Resource Center’s (CERC) SiteFinder Inventory or seCTer’s real estate 

listings. Going directly to the SiteFinder Inventory shows five buildings (or portions) available 
totaling 22,100 square feet, but at only two addresses. Similarly, a SiteFinder search shows four 
sites totaling 38.81 acres available in North Stonington. Quite obviously there are more 
properties available in the Town. 

North Stonington can help its economic development marketing efforts by doing a better job of 
promoting available properties in the Town by preparing and maintaining an inventory of 
available business properties in North Stonington. This inventory should be available through 
the economic development portion of the Town’s website. In addition, the EDC should work 
with owners of primary sites for business development to assure they are listed on CERC’s 

SiteFinder inventory. The Town should consider becoming a member of the SiteFinder Program 
to take advantage of being able to have unlimited listings. Updated information on available 
properties should also be regularly provided to seCTer for inclusion in their regional real estate 
listings. 

Initiative #6 Major Action Steps and Schedule 

Action Steps Schedule 

1. Maintain a master list of all available sites and buildings in business 
zones in North Stonington. 

2. Become a municipal member of the CERC SiteFinder program. 
3. For those properties not listed by a broker or owner in the 

SiteFinder Inventory, obtain permission of the property owner to list 
the property on SiteFinder. 

4. For each available property, collect the information required for 
inclusion in the SiteFinder Inventory, and post it to the system 
where permission has been obtained. Where permission has not 
been obtained, maintain the information in the Town’s economic 
development files. 

5. Provide a link on the Town’s Economic Development website to the 

Apr 2013 
 

May 2013 
Jun 2013 

 
 

Jun – Aug 2013 
 
 
 
 

Jul 2013 
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SiteFinder Inventory and show on the Town website that this is 
where to go for information on available properties. Similarly, 
provide the information to seCTer for their real estate listings and 
provide a link on the Town website. 

6. Promote availability of the property listings as part of the Town’s 
economic development marketing efforts. 

7. Constantly maintain the list, adding and deleting properties as soon 
as possible after they become available or are taken off the market.  

 
 
 
 

Jul 2013 and ongoing 
 

Ongoing 

Responsibility 

Primary: 

 EDC 
 Town Planner 

Support: 

 Property owners and brokers 

Resources Needed 

Funding: 
Item Amount Possible Sources 

 SiteFinder Annual Membership $550 per year  EDC Budget 
Other:  Staff or EDC member time to maintain the inventory and assure listing on 

SiteFinder 
Performance Measures 

 Initial master list of available properties completed by Apr 2013 
 Available properties list and website link operational Jul 2013 
 Inventory constantly maintained so that all information is current within 10 days of a change 

in situation 
 First business located in North Stonington as a result of the inventory by Oct 2013 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For information on CERC’s Site Finder Inventory, see: https://www.ctsitefinder.com/ 

 

  

 

 

  

https://www.ctsitefinder.com/
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North Stonington Economic Development Action Plan 

Initiative #7: Package Treatment Plant Study 

Background Information 

North Stonington’s lack of sewers is an impediment to economic development. Most businesses 

seek sites with full utilities and telecommunications services. While very small businesses may 
be able to operate from a septic system, in North Stonington the situation is complicated by the 
fact that the majority of the Town’s business zones sit atop an aquifer, which results in a large 
number of prohibited or special permit uses unless sewer service is available. 

However, the Town’s Zoning Regulations (specifically, Section 1104.5.24 of the Overlay Districts 
section of the regulations) appear to allow package treatment plants in the Aquifer Protection 
Overlay Area as a preferred alternative to larger wastewater treatment plants and facilities. 

As in many communities concerned with protecting their environmental quality, there is concern 
in North Stonington about the reliability of package treatment plants despite the fact that there 
are already such systems operating in the Town. Because of these concerns, the Town should 
have prepared a detailed and objective study of package treatment plants and if and how they 
could be used to address North Stonington’s lack of sewers in order to increase the possibilities 
for additional business investment. 

Initiative #7 Major Action Steps and Schedule 

Action Steps Schedule 

1. Develop a list of questions to be answered in a Package Treatment 
Plant Study. 

2. Issue a Request for Qualifications (RFQ) that includes the questions 
to be answered and asks for an approximate price for conducting 
the study. Notice of the RFQ should be published in newspapers 
serving the Providence, Hew Haven, and Hartford areas as well as 
locally. 

3. Receive RFQ responses. 
4. Include the budget for this study in the Town’s annual budget for 

either the Board of Selectmen, Public Works Department, or 
Economic Development Commission. 

5. From the responses to the RFQ, select a limited number of qualified 
vendors for receipt of a full Request for Proposals (RFP). 

6. Prepare a detailed RFP and issue it to the prequalified vendors 
selected to receive it. 

7. Select a vendor and execute a contract for work. 
8. Receive the Package Treatment Plant Study from the vendor. 
9. Use the results of the Package Treatment Plant Study to determine 

how to proceed with having more business sites with adequate 
wastewater treatment capability. 

3rd Qtr 2013 
 

4th Qtr 2013 
 
 
 
 

4th Qtr 2013 
1st – 2nd Qtrs 2014 

 
 

2nd Qtr 2014 
 

2nd - 3rd  Qtrs 2014 
 

3rd Qtr 2014 
4th Qtr 2014 

1st Qtr 2015 and 
ongoing 
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Responsibility 

Primary: 

 Board of Finance 
 Board of Selectmen 
 Town Planner 

Support: 

 EDC 
 Public Works Department 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 Consultant for Package 
Treatment Plant Study 

To be determined 
by RFQ and RFP 

Estimate $25,000 

Town Annual Budget 

Other:  Staff time to manage the study process 
Performance Measures 

 RFQ issued by November 2013 
 Study funding included in adopted FY 2014-2015 budget 
 RFP issued by July 2014 
 RFP responses received and contract executed with vendor by August 2014  
 Package Treatment Plant Study received by November 2014 
 Actions approved by Board of Selectmen for implementation of the Study recommendations 

beginning January 2015 and continuing as necessary 
Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For an example of a County Package Treatment Plant Policy and Procedure, see: 
http://www.sonoma-county.org/prmd/docs/policies/1-4-3.pdf 

For a Package Treatment Plant User Guide, see: 
http://www.cleanstream.co.uk/downloads/CleanStream%20Sewage%20package%20treatment
%20plants%20User%20Guide.pdf 

For literature on package treatment plants and providers, see: 
http://www.pollutioncontrolsystem.com/Page.aspx/31/PackagePlants.html 

http://www.water.siemens.com/en/products/biological_treatment/wastewater_package_treatm
ent_plants/Pages/default.aspx 

http://www.cstwastewater.com/package-treatment-plants  

  

http://www.sonoma-county.org/prmd/docs/policies/1-4-3.pdf
http://www.cleanstream.co.uk/downloads/CleanStream%20Sewage%20package%20treatment%20plants%20User%20Guide.pdf
http://www.cleanstream.co.uk/downloads/CleanStream%20Sewage%20package%20treatment%20plants%20User%20Guide.pdf
http://www.pollutioncontrolsystem.com/Page.aspx/31/PackagePlants.html
http://www.water.siemens.com/en/products/biological_treatment/wastewater_package_treatment_plants/Pages/default.aspx
http://www.water.siemens.com/en/products/biological_treatment/wastewater_package_treatment_plants/Pages/default.aspx
http://www.cstwastewater.com/package-treatment-plants
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North Stonington Economic Development Action Plan 

Initiative #8: Year-Round Farmers’ Market and Crafts Center 

Background Information 

North Stonington prides itself on its agricultural heritage and existing agricultural base. The 
subject of growing the Town’s agricultural sector is prominently mentioned in the existing Plan 

of Conservation and Development.  

In this era of increased focus on organic farming, wellness, farm-to-table, and other agricultural 
related lifestyle issues, an increasing number of communities are establishing farmers’ markets. 

The problem with these, particularly in more rural areas in the Northeast, is the combination of 
a limited growing season in a small market, which leads to such markets being seasonal and 
only one or two days a week.  

If North Stonington is serious about this sector as an important component of its economic 
development program, it will be necessary to “annualize” the operations and provide it with 

“stronger legs.” One way to do this is to broaden the concept from just a farmer’s market to 

also include a variety of products made by local or area craftsmen. As an example, the well-
known Burlington, Vermont Farmer’s Market includes not only agricultural goods, but also a 

wide variety of crafts such as locally made soaps, leather goods, scented oils, and a wide 
variety of similar items. Another strategy would be to lengthen the growing season by providing 
greenhouse space for produce, flowers, or other items that can be grown year-round.  

The Hewitt Farm would be an ideal location for this type of operation, given its location on the 
high-traffic Route 2, but terms of the Deed under which the Town took possession of the 
property appear to preclude this type of use unless it could be justified as a recreation or park 
purpose. There is also some question as to whether the original prohibition on construction of 
new buildings except as related to reforestation, nursery, or recreation purposes that pertained 
to the Marine Historical Association, Inc. would also apply to the Town. Another possible course 
would be to seek an amendment to the deed agreed to by the Estate of Flora Hewitt.  

Rather than fight this battle, a more prudent course is to have a feasibility study prepared for 
creation of a year-round farmers’ market (possibly with greenhouses) and crafts center on one 
or more suitable locations to be identified in that feasibility study. Upon completion, the Town 
should then use the study to interest potential developers in creating and operating the facility. 

Initiative #8 Major Action Steps and Schedule 

Action Steps Schedule 

1. Develop a list of market analysis questions to be answered in a 
Farmers’ Market and Craft Center Market Analysis. 

2. Issue a Request for Qualifications (RFQ) that includes the questions 
to be answered and asks for an approximate price for conducting 

3rd Qtr 2014 
 

4th Qtr 2014 
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the study. Notice of the RFQ should be published in newspapers 
serving the Providence, Hew Haven, and Hartford areas as well as 
locally. 

3. Receive RFQ responses. 
4. Include the budget for this study in the Town’s annual budget for 

either the Board of Selectmen or Economic Development 
Commission. 

5. From the responses to the RFQ, select a limited number of qualified 
vendors for receipt of a full Request for Proposals (RFP). 

6. Prepare a detailed RFP and issue it to the prequalified vendors 
selected to receive it. 

7. Select a vendor and execute a contract for work. 
8. Receive the Farmers’ Market and Craft Center Market Analysis from 

the vendor. 
9. Mesh the results of the Market Analysis with the previously 

completed work performed by the UConn Landscape Architecture 
program, and use the results to determine how to proceed including 
selecting a site and developing such a Center. 

 
 
 

4th Qtr 2014 
1st – 2nd Qtrs 2015 

 
 

2nd Qtr 2015 
 

2nd - 3rd  Qtrs 2015 
 

3rd Qtr 2015 
1st Qtr 2016 

 
2nd Qtr 2016 and 

ongoing 

Responsibility 

Primary: 

 Boards of Selectman and Finance for 
funding 

 Town Planner 

Support: 

 EDC 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 Consultant for Farmers’ 
Market and Craft Center 
Market Analysis 

To be determined 
by RFQ and RFP 

Estimate $15,000 

Town Annual Budget 

Other:  Staff time to manage the study process 

Performance Measures 

 RFQ issued by November 2014 
 Study funding included in adopted FY 2015-2016 budget 
 RFP issued by July 2015 
 RFP responses received and contract executed with vendor by August 2015  
 Farmers’ Market and Crafts Center Market Analysis received by February 2016 
 Implementation actions approved by Board of Selectmen and implementation begun 

beginning May 2016 and continuing as necessary 
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Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

Study Start 

 Intermediate-term 

(3-5 years) 

Study Finish 

 Long-term 

(5+ years) 

 Continuing 

 

Implementation 
 

Additional Information 

For information on the award-winning Farmers’ Market in Coventry, CT, see: 
http://coventryfarmersmarket.com/ 

 

For information on combined Farmers’ Markets and Craft Centers, see: 
http://www.ncagr.gov/ncproducts/ShowSite.asp?ID=2071 

 

 http://www.heskinfarmersmarket.co.uk/ 

 

 

 

  

http://coventryfarmersmarket.com/
http://www.ncagr.gov/ncproducts/ShowSite.asp?ID=2071
http://www.heskinfarmersmarket.co.uk/
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North Stonington Economic Development Action Plan 

Initiative #9: Business Communications Plan and Improvements 

Background Information 

The linkage between an economic development program and both the existing and prospective 
business community is dependent on an effective communications program. While North 
Stonington has pieces of a communications program in operation, they are not part of a 
comprehensive and coordinated Business Communications Plan, and can be improved.  

There are many potential elements of such a Communications. North Stonington’s Plan need 

not be complex and overly expensive. The following elements are suggested as the core of the 
Plan, which can then be modified over time as needed to be most effective: 

A. Maintenance of a master contact list of North Stonington businesses, allies, 
prospects, and other categories. The local business portion of this list already exists but 
the master contact list must be expanded and maintained. An essential element will be 
valid e-mail addresses to facilitate regular communications between the Town and its 
business community, as well as other contact categories. Website URLs are also 
necessary to allow the Town to provide a link between its website and those of its 
businesses. Additional segments of the contact list should be created for commercial real 
estate brokers who should be interested in North Stonington, site selection consultants, 
economic development allies, and other contact categories. Not every category will 
receive all communications from the Town. Consideration should be given to using 
Constant Contact as a mailing list segmentation and management tool. 

 
B. A continuing business visitation program to develop a stronger relationship between 

the Town and its businesses. Visits need not be lengthy or dependent on old-fashioned 
retention and expansion surveys. Rather, they should be short – no more than 15 
minutes unless the business would like more time – and focused on maintaining the 
Town-Business communications process. All Economic Development Commission 
members should be responsible for visiting one business each month. Any person 
running for election to the EDC should commit to making the time available to make 
these visitations, which should be coordinated from the master list of businesses. The 
Town should utilize the ExecutivePulse (E-Pulse) business intelligence system available 
for free from Northeast Utilities to maintain records on business visitations.  
 

C. The economic development portion of the Town’s website is currently inadequate 
to meet the needs of businesses and the real estate brokers and site selection 
consultants that serve them. We are aware that improvements to the Town’s overall 

website are underway. Because of the complexity of the information needed for an 
effective economic development website, many communities have created a separate 
website for this purpose, with a link from the economic development tab on the 
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community website to the separate site. The economic development portion should be 
created, advised or reviewed by someone with direct experience in the economic 
development business. We suggest discussing this need with Mark James, a recognized 
national expert on economic development website design and performance 
maximization. Contact information for Mark James is provided in the section on 
Additional Information below, as are examples of award winning economic development 
websites from smaller communities. A portion of the economic development website 
should allow businesses to communicate needs, issues or opportunities to the Town. 
(See Initiative #4 for a discussion of commercial property marketing as part of the 
website and communications plan.) 

 
D. Create a regular electronic newsletter for use by the Town in communicating with 

its businesses using the master contact list above. Some communities (for example, 
Farmington, CT) use a monthly newsletter, supplemented by more frequent 
announcements of important events or other topics as needed. Other communities (for 
example, Danville, KY) use a weekly newsletter that coordinates ads, event 
announcements, employment opportunities, and other items submitted by merchants 
and organizations. The Danville program takes ads and announcements created by 
merchants and organizations in Publisher, Fireworks, or similar software, and pieces 
them together into a Constant Contact jpg format for distribution. Examples of both are 
provided in the Additional Information section below. 
 

E. Create the Business Recruitment Prospectus discussed in Initiative #11. 

Initiative #9 Major Action Steps and Schedule 

Action Steps Schedule 

1. Create EDC subcommittees to be in charge of each of the 
Communications Plan elements shown above or others added by the 
EDC. Each subcommittee should be headed by an EDC member but 
could include others who are not members of the EDC. 

2. Each subcommittee creates a detailed, written plan for making their 
assigned element work most effectively. 

3. Contact Northeast Utilities to obtain a subscription to the E-Pulse 
system. 

4. EDC melds each subcommittee plan into a combined North 
Stonington Business Communications Plan. 

5. Any cost elements for implementing the Business Communications 
Plan are included in the EDC annual budget request. 

6. Plan items not dependent on funding (e.g., the Business Visitation 
Program) are implemented immediately.  

7. Plan items requiring funding are begun in the new fiscal year. 
8. Business Communications Plan reviewed and updated annually. 

Jan 2013 
 
 
 

Jan – Feb 2013 
 

Feb 2013 
 

Mar 2013 
 

Mar 2013 
 

Apr 2013 and 
ongoing 

Jul 2013 and ongoing 
Feb – Mar Each Year 
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Responsibility 

Primary: 

 EDC 
 Board of Finance 
 Board of Selectmen 

Support: 

 Town Planner 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 Website review by 
Mark James 

 Constant Contact 
subscription 

 E-Pulse annual 
renewal 

 Other items 
necessary to 
implement plan 

$2,500 
 

$180-$360/year 
 

$100 /year 
 
 

To be determined 

Annual EDC 
budget 

Other: 
 Staff time to coordinate and help implement the Plan preparation 

and implementation 
Performance Measures 

 Business Communications Plan Subcommittees established by Jan 2013 
 Subcommittee reports received Feb 2013 
 North Stonington Business Communications Plan adopted by EDC Mar 2013 
 Funding needs included in EDC budget request Mar 2013 
 Plan implementation begins Apr 2013  
 Plan reviewed and updated annually 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 
 

To see Farmington, Connecticut’s quarterly electronic newsletter, see: 
http://archive.constantcontact.com/fs033/1102455603841/archive/1110577911649.html 

A partial example of the Heart of Danville’s (KY) weekly E-News is shown on the next page. 
(Please note this example was made from multiple, cropped screen shots and therefore does 
not look as good as the actual newsletter.) To see a full version of this newsletter, go to: 
http://campaign.r20.constantcontact.com/render?llr=ohqyhucab&v=001tn3vzqXP0zbZHQU4D4_KYAt6gOVRHZbyZ4CUb1320SnhoAa
b-VGY41nskx-BLgkLL6x5bJBPvlMLm2dNB7bHuYz_yyoZV7g4v798uqPH2gyf0xFKCZInyexKsq_z0cdXlqb3eAF-
HZ_yWf53i_hwdZqJc3VzfrkmiIbDUNhMVXpkMsdt2rV2De-AH4o_ClA3wVqkmnGyYIES4LdMFaUDNqbVeG64gbryLXsx3SUntw-
6GSiJjnTxBuSYow2Lewu-j0ZaMbBWxBk%3D 

http://archive.constantcontact.com/fs033/1102455603841/archive/1110577911649.html
http://campaign.r20.constantcontact.com/render?llr=ohqyhucab&v=001tn3vzqXP0zbZHQU4D4_KYAt6gOVRHZbyZ4CUb1320SnhoAab-VGY41nskx-BLgkLL6x5bJBPvlMLm2dNB7bHuYz_yyoZV7g4v798uqPH2gyf0xFKCZInyexKsq_z0cdXlqb3eAF-HZ_yWf53i_hwdZqJc3VzfrkmiIbDUNhMVXpkMsdt2rV2De-AH4o_ClA3wVqkmnGyYIES4LdMFaUDNqbVeG64gbryLXsx3SUntw-6GSiJjnTxBuSYow2Lewu-j0ZaMbBWxBk%3D
http://campaign.r20.constantcontact.com/render?llr=ohqyhucab&v=001tn3vzqXP0zbZHQU4D4_KYAt6gOVRHZbyZ4CUb1320SnhoAab-VGY41nskx-BLgkLL6x5bJBPvlMLm2dNB7bHuYz_yyoZV7g4v798uqPH2gyf0xFKCZInyexKsq_z0cdXlqb3eAF-HZ_yWf53i_hwdZqJc3VzfrkmiIbDUNhMVXpkMsdt2rV2De-AH4o_ClA3wVqkmnGyYIES4LdMFaUDNqbVeG64gbryLXsx3SUntw-6GSiJjnTxBuSYow2Lewu-j0ZaMbBWxBk%3D
http://campaign.r20.constantcontact.com/render?llr=ohqyhucab&v=001tn3vzqXP0zbZHQU4D4_KYAt6gOVRHZbyZ4CUb1320SnhoAab-VGY41nskx-BLgkLL6x5bJBPvlMLm2dNB7bHuYz_yyoZV7g4v798uqPH2gyf0xFKCZInyexKsq_z0cdXlqb3eAF-HZ_yWf53i_hwdZqJc3VzfrkmiIbDUNhMVXpkMsdt2rV2De-AH4o_ClA3wVqkmnGyYIES4LdMFaUDNqbVeG64gbryLXsx3SUntw-6GSiJjnTxBuSYow2Lewu-j0ZaMbBWxBk%3D
http://campaign.r20.constantcontact.com/render?llr=ohqyhucab&v=001tn3vzqXP0zbZHQU4D4_KYAt6gOVRHZbyZ4CUb1320SnhoAab-VGY41nskx-BLgkLL6x5bJBPvlMLm2dNB7bHuYz_yyoZV7g4v798uqPH2gyf0xFKCZInyexKsq_z0cdXlqb3eAF-HZ_yWf53i_hwdZqJc3VzfrkmiIbDUNhMVXpkMsdt2rV2De-AH4o_ClA3wVqkmnGyYIES4LdMFaUDNqbVeG64gbryLXsx3SUntw-6GSiJjnTxBuSYow2Lewu-j0ZaMbBWxBk%3D
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For contact information for Mark James, see: http://www.solutionsed.com/about-us 

To see the most recent International Economic Development Council award winning websites 
for communities with less than 25,000 population, see:  

Lindale, Texas - http://www.lindaletexas.com/ 
Sweetwater, Texas - http://www.sweetwatertexas.net/ 
Waynesboro, VA - http://www.waynesborobusiness.com/ 

 

  

http://www.solutionsed.com/about-us
http://www.lindaletexas.com/
http://www.sweetwatertexas.net/
http://www.waynesborobusiness.com/
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North Stonington Economic Development Action Plan 

Initiative #10: Prospect Servicing Protocol 

Background Information 

Many communities make the mistake of aggressively marketing to find existing local businesses 
needing help, entrepreneurs requiring assistance, and out-of-the-community businesses who 
may be looking for a new location – but are then totally unprepared to service those prospects 
when they are found. 

It appears that business contacts with North Stonington are handled in a variety of different 
ways. Some come in to the First Selectman’s office; some come in to the Town Planner’s office; 

some come to EDC members; others probably have initial contact with the Town in other ways. 
This can cause confusion for both the businesses as well as Town staff and board/commission 
members. 

North Stonington should prepare a written description of the process for servicing business 
prospects interested in North Stonington. This Prospect Servicing Protocol should explain how a 
business contact will be processed from the initial inquiry, through meeting the variety of needs 
prospect businesses may have. The Prospect Servicing Protocol should address: 

 Who should be the Town’s “point person” for receiving prospect inquiries? 
 Who will be the team leader in taking charge of all prospects? 
 Who will provide the guide service through the Town’s operational system? 
 Who will assure that all prospect questions are answered in a timely fashion? 
 Who will be the ombudsman in attempting to resolve issues between the prospect and 

Town? 
 Who will be the “one-stop” source of information about available assistance programs 

from seCTer, DECD and other state agencies, SBA and other federal agencies, the 
Eastern CT Workforce Investment Board, and other sources? 

 What itinerary will be used to provide a tour of the Town to a business prospect? 
 Other questions related to most effectively meeting the needs of a business prospect? 

This Prospect Servicing Protocol should be developed in a collaborative process involving the 
Board of Selectmen, EDC, Town Planner, and any other appropriate staff or board/commission 
members.  Once created, all Town Departments and Boards/Commissions should adopt this 
Protocol and agree in writing to comply with it. 

Initiative #10 Major Action Steps and Schedule 

Action Steps Schedule 

1. EDC creates a broadly representative (Board of Selectmen, EDC, 
Town Planner, others as appropriate) Prospect Servicing Task Force 
to create a Prospect Servicing Protocol. 

Jun 2013 
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2. Task Force reviews the questions above and adds any others that 
should be addressed as part of the Protocol. 

3. Task force determines best method (committee of the whole, 
subcommittees, other methods) do answer each question. 

4. Task Force conducts any necessary research. 
5. Task Force creates a draft master Prospect Servicing Protocol. 
6. Draft Protocol is reviewed by all appropriate agencies and 

comments are provided to the Task Force. 
7. Final Prospect Servicing Protocol is prepared by the Task Force. 
8. Protocol is officially adopted by all appropriate departments, boards 

and commissions. 
9. Prospect tour is scripted and tested. 
10. Other elements of the Protocol are implemented as needed. 
11. Prospect Servicing Protocol is reviewed and amended as necessary. 

Jul 2013 
 

Jul 2013 
 

Aug 2013 
Sep – Oct 2013 
Nov – Dec 2013 

 
Jan 2014 

Feb – Mar 2014 
 

Apr 2014 
As needed 

As needed and at 
least annually 

Responsibility 

Primary: 

 EDC 
 Board of Selectmen 

Support: 

 Town Planner 
 Other departments, boards, commissions 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 None to create 
 To be determined for 

implementation 

  

Other:  Staff, board and commission time 
Performance Measures 

 Prospect Servicing Protocol Task Force operational by Jun 2013 
 Draft Prospect Servicing Protocol ready for review Oct 2013 
 Final Prospect Servicing Protocol adopted by all applicable departments, boards and 

commissions by Mar 2014 
 Prospect tour scripted and tested Apr 2014 
 First prospect serviced and given tour using the Prospect Servicing Protocol by Jul 2014 
 Prospect Servicing Protocol is reviewed at least annually for needed improvements 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 
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Additional Information 

Use the IEDC, NEDA, or Economic Development 2.0 LinkedIn discussion forum to conduct 
research on existing prospect servicing protocols or procedures. 
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North Stonington Economic Development Action Plan 

Initiative #11: Business Opportunity Prospectus 

Background Information 

North Stonington needs a promotional piece that explains why businesses, real estate brokers, 
and commercial developers should be interested in the Town. While the economic development 
portion of the Town’s website (see Initiative #9) should provide access to the wide range of 
detailed data sought by most businesses, the Business Opportunity Prospectus should 
summarize the most important factors that would be of interest to a cross section of 
businesses, as well as those who might want to develop properties to host those businesses. 
Rather than just being a generic community economic development marketing piece, the 
Prospectus should focus on specific opportunities in North Stonington such as desired types of 
businesses, and available properties and what they are suitable for. Where appropriate, 
information should be about the region rather than just the Town. 

This Prospectus should contain: 

 Specific market opportunities and identified needs in North Stonington 
 Key demographics, particularly related to workforce, educational attainment, and 

disposable income 
 Business zones, available sites and buildings, and applicable zoning 
 Available incentive or other assistance programs 
 Key quality of place information 
 Photographs illustrating information provided in narrative or data form 
 One or more maps showing the Town’s location and proximity to other important things 

(for example, I-95; T.F. Green State Airport; Providence, Hartford, Boston and New York 
City; Foxwoods and Mohegan Sun) 

 Contact information for additional assistance 
 Other information found appropriate. 

The purpose of this Prospectus is not to make a sale – rather it is to increase the level of 
interest in North Stonington and facilitate contact with the Town’s economic development “point 

person” (see Initiative #10). The prospectus should be created in the computer using Microsoft 
Publisher or similar high quality software. In this format it can easily be modified or customized 
whenever necessary.  

Once created, it should be widely disseminated using the Master Contact List discussed in 
Initiative #9. It should also be available for downloading from the Town’s economic 

development website. 
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Initiative #11 Major Action Steps and Schedule 

Action Steps Schedule 

1. EDC establishes a Business Opportunity Prospectus Task Force. This 
group should include appropriate individuals from outside the EDC 
who can provide assistance, such as seCTer’s Director of Economic 
Development and Marketing, a representative from DECD, and 
others as appropriate. 

2. Task Force conducts research to identify examples of business 
recruitment prospectuses or similar documents being used 
elsewhere. 

3. Task Force creates an outline of a primary Business Opportunity 
Prospectus and identifies any special categories that may be specific 
to certain opportunities (e.g., the need for a mid-level hotel at one 
of the I-95 exits, information specific to reuse of a certain building, 
or development of a particular piece of property). 

4. Task Force determines the best approach for creating a draft of the 
Prospectus. 

5. Details of the Prospectus are developed. 
6. Potential recipient list of the Prospectus, or opportunity-specific 

variations thereof, is created. 
7. Draft prospectus is created including all topics and content 

previously identified. This would include general content that would 
be used on all occasions and special content specific to more limited 
opportunities. 

8. Draft Prospectus is reviewed by the Task Force and others that may 
be invited, and final modifications are made. 

9. Final Prospectus is distributed to the recipient list developed in Step 
6 and is posted on the Town’s economic development website. 

10. Prospectus is modified over time to reflect new information or 
opportunities and reissued as appropriate. 

Jul 2013 
 
 
 
 

Aug – Sep 2013 
 
 

Oct 2013 
 
 
 
 

Oct 2013 
 

Nov – Dec 2013 
Jan 2014 

 
Jan – Mar 2014 

 
 
 

Apr 2014 
 

May 2014 
 

As needed 

Responsibility 

Primary: 

 EDC 
 Business Opportunity Prospectus Task 

Force 

Support: 

 Town Planner 
 Other organizations asked to assist 

Resources Needed 

Funding: 
Item Amount Possible Sources 

 None   
Other:  Staff and volunteer time 

Performance Measures 

 Business Opportunity Prospectus Task Force established Jul 2013 
 Draft Prospectus reviewed Apr 2014 
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 Final Prospectus issued and distributed May 2014 
 First project to occur as a result of the Prospectus by Jan 2015 

Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

 Intermediate-term 

(3-5 years) 

 Long-term 

(5+ years) 

 Continuing 

 

Additional Information 

For an example of a web-based business opportunity prospectus, see: http://www.bioaccel.org/ 

Use the IEDC, NEDA, or Economic Development 2.0 LinkedIn discussion forum to conduct 
research on Business Opportunity Prospectuses or similar documents being used by other areas. 

 

 

 

  

http://www.bioaccel.org/
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North Stonington Economic Development Action Plan 

Initiative #12: Capitalize on North Stonington’s Water Supply 

Background Information 

While North Stonington’s location atop a large aquifer creates some limitations on the types of 

businesses that can locate in the Town without a public sewer or package treatment plant 
capability, the aquifer and availability of large volumes of water create other possible business 
opportunities. As a minimum, this resource may be of interest to businesses in need of an 
abundant water supply such as a bottling plant or craft brewery. The demand for high quality 
bottled water free of chemicals remains high. Some communities in a similar situation have 
created their own water bottling operations or established a relationship with a private bottling 
plant to create a new source of revenue. 

North Stonington’s Zoning Regulations (Section 1104.4.2.B of the Overlay District regulations) 
sets forth the following regulations related to groundwater extraction: 

1104.4.2.B. For a Special Permit to Sell, Process, or Return Groundwater: 
1. a description of the process whereby groundwater is removed for sale, heating, cooling, 
or other non-consuming purposes; or returned or inserted into the ground; 
2. evidence of qualified professional supervision in the design, installation, and maintenance 
of the system that will sell, process, or return groundwater; 
3. a description of the method for monitoring the system that will sell, process, or return 
groundwater; 
4. a description of the proposed measures to mitigate any potential adverse impact from 
the failure or malfunction of the system that will sell, process, or return groundwater; and 
5. a schedule whereby the information contained in this application will be updated on a 
periodic basis. 

 
North Stonington should prepare a market analysis and feasibility study for capitalizing on its 
water supply as a portion of its economic development recruitment efforts and possible source 
of new revenue for the Town. This study should: 

 Identify specific components of this market that might exist 
 Evaluate how strong the market potential is for each component 
 Quantify the revenue potential to the Town from each component 
 Provide a recommended operating structure for capitalizing on opportunities 
 Provide a set of “next steps” for capitalizing on each opportunity 

Initiative #12 Major Action Steps and Schedule 

Action Steps Schedule 

1. EDC develops a list of questions to be answered in a market 
analysis and feasibility study related to capitalizing on North 
Stonington’s abundant water supply. 

2. Town issues a Request for Qualifications (RFQ) that includes the 

3rd Qtr 2015 
 
 

4th Qtr 2015 
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questions to be answered and asks for an approximate price for 
conducting the study. Notice of the RFQ should be published in 
newspapers serving the Providence, Hew Haven, and Hartford areas 
as well as locally. 

3. Receive RFQ responses. 
4. Include the budget for this study in the Town’s annual budget for 

either the Board of Selectmen, Department of Public Works, or 
Economic Development Commission. 

5. From the responses to the RFQ, select a limited number of qualified 
vendors for receipt of a full Request for Proposals (RFP). 

6. Prepare a detailed RFP and issue it to the prequalified vendors 
selected to receive it. 

7. Select a vendor and execute a contract for work. 
8. Receive the Water Resources Market Analysis and Feasibility Study 

from the vendor. 
9. Use the results of the Water Resources Market Analysis and 

Feasibility Study to determine how to proceed with capitalizing on 
North Stonington’s abundant water supply. 

 
 
 
 

4th Qtr 2015 
1st – 2nd Qtrs 2016 

 
 

2nd Qtr 2016 
 

2nd - 3rd  Qtrs 2016 
 

3rd Qtr 2016 
1st Qtr 2017 

 
2nd Qtr 2017 and 

ongoing 

Responsibility 

Primary: 

 EDC 
 Board of Finance 
 Board of Selectmen 

Support: 

 Public Works Department 
 Town Planner 

Resources Needed 

Funding: 

Item Amount Possible Sources 

 Consultant for Water Resources 
Market Analysis and Feasibility 
Study 

To be 
determined by 
RFQ and RFP 

Estimate 
$35,000 

Town Annual Budget 

Other:  Staff time to manage the study process 
Performance Measures 

 RFQ issued by November 2015 
 Study funding included in adopted FY 2016-2016 budget 
 RFP issued by July 2016 
 RFP responses received and contract executed with vendor by August 2016  
 Water Resources Market Analysis and Feasibility Study received by February 2017 
 Actions approved by Board of Selectmen for implementation of the Feasibility Study 

recommendations beginning May 2017 and continuing as necessary 
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Timeframe 

This Initiative is: 

 Short-term 

(1-2 years) 

Start 

 Intermediate-term 

(3-5 years) 

Completion 

 Long-term 

(5+ years) 

 Continuing 

 

Implementation 
 

Additional Information 

For an article on bottled water, including use of municipal groundwater sources, see: 
http://waterquality.cce.cornell.edu/publications/CCEWQ-11-BottledWater.pdf 

For an article on water-intensive industry sectors that might be interested in North Stonington’s 
water supply, see: http://www.hbmwd.com/site_documents/HSU%2010-28-
09%20Research%20water%20intensive%20industries.pdf 

  

 

http://waterquality.cce.cornell.edu/publications/CCEWQ-11-BottledWater.pdf
http://www.hbmwd.com/site_documents/HSU%2010-28-09%20Research%20water%20intensive%20industries.pdf
http://www.hbmwd.com/site_documents/HSU%2010-28-09%20Research%20water%20intensive%20industries.pdf
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INTRODUCTION 
 

About this Plan 

As established by the Town’s Board of Selectmen, the North Stonington 
Affordable Housing Committee (NSAHC) is charged with exploring 
opportunities and developing strategies for the development of affordable 
housing to serve town residents and employees.  This Plan outlines a vision and 
provides guidance on how North Stonington can expand upon housing 
opportunities to better meet the needs of current and future residents.   

The Plan: 

 conveys the community’s vision for housing opportunities so that 
land owners, housing providers, lenders and others who play a role 
in developing housing will know what is appropriate (and not 
appropriate) for North Stonington; 

 outlines specific actions that the NSAHC, other boards and 
commissions, and local officials can take; and 

 provides information about the status of and need for more 
housing choices. 

 

 

   

The Board of 
Selectmen 
established the 
Committee to 
investigate 
opportunities and 
strategies for the 
development of 
affordable housing 
and providing a 
range of housing 
opportunities – in 
ways that match the 
scale and character 
of North Stonington.  
The Committee is 
currently comprised 
of six members. 
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Relation to Past and Current Planning Efforts 

The NSAHC examined affordable housing needs in the 2008 North Stonington 
Affordable Housing Report.  The Report summarized public opinions on 
housing issues (obtained through a survey) and outlined possible strategies to 
provide opportunities for housing development, while protecting natural 
resources and maintaining the Town’s rural character.  

The process of creating this 2012 Plan reaffirmed that many of the strategies 
identified in the 2008 report remain relevant and appear to be supported by 
residents.  This Plan expands upon the strategies and identifies additional 
strategies.  A companion report offers action steps to implement the strategies. 

The vision for housing opportunities contained in this Housing Plan also builds 
upon the 2003 Plan of Conservation and Development (POCD).  The Planning 
and Zoning Commission is currently updating the POCD, which will guide the 
physical development of the Town over the next 10 years.  It is anticipated 
that this Housing Plan will be incorporated by reference in the POCD. Like any 
plan, this Housing Plan should be flexible to accommodate changes in the 
community and changes in community attitudes.  Once an updated POCD is 
adopted, this Housing Plan can be updated, if needed, to reflect new 
information or new ideas contained in the POCD.  

 

   

2003 Plan of 
Conservation and 

Development 

2008 Affordable 
Housing Report 

2012 Housing  
Plan 

Updated Plan of 
Conservation and 

Development 
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What is Affordable Housing? 

Measure of Affordability 

In the most general sense, a house is affordable if it meets commonly-
accepted rules-of-thumb about the relationship between household income and 
housing prices. One rule-of-thumb is that a housing unit is affordable if the 
annual cost of a mortgage (plus insurance and taxes) does not exceed 30% of 
the annual household income.  

Most state and local programs focus on providing affordable housing to the 
following income groups: 

Low Income A household that earns up to 50% of the median income 

Moderate Income A household that earns up to 80% of the median income 

Workforce Housing A household that earns up to 120% of the median income 

 

Qualified Affordable Housing Units 

To encourage the creation of affordable housing for low and moderate 
income households,  the State Legislature enacted the Affordable Housing 
Appeals Act (Connecticut General Statutes 8-30g).  CGS 8-30g sets a goal 
that at least 10% of a community’s housing stock must be “affordable.”  The 
following types of housing units are counted toward the 10%:   

 Assisted (meaning it is funded under a state or federal program for 
providing affordable units). 

 Financed by the Connecticut Housing Finance Authority (CHFA) under 
a program for income-qualifying persons or families. 

 Deed restricted to be affordable to low or moderate income persons 
or families for at least 40 years. 

When less than 10% of a community’s housing stock consists of qualified 
affordable housing units,  the community becomes vulnerable to housing 
developments that might conflict with town goals for development. Developers 
can over-ride zoning regulations if they propose to build units that comply with 
the affordability requirements of 8-30g.  The community can only deny the 
development if it can prove that threats to public health or safety outweigh 
the need for affordable housing.  Because of this high burden of proof, few 
Connecticut communities have successfully denied 8-30g affordable housing 
developments and the legal costs for defending a denial in court can be 
daunting.  

 

Affordable –  When 
a household pays no 
more than 30% of 
annual household 
income for the 
mortgage, insurance 
and taxes, it is 
considered 
affordable. 
 
Qualified 
Affordable Housing 
– A housing unit that 
complies with CGS 
8-30g and therefore 
counted toward the 
Town’s 10% 
affordable housing 
requirement. 
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VISION 
 

Overarching Vision   
 
North Stonington will strive to be a community comprised of people of all 
ages and income groups who work together thereby creating a strong 
sense of community.  Our current and future housing patterns will reflect our 
rural atmosphere, contribute to our small town spirit, and help further our 
economic development goals. 
 
 
 
Guiding Principles for Residential Growth 
 
New housing opportunities should: 
 

1. Enhance our community: 
o Reflect our rural character. 
o Provide a mix of ages and income levels with opportunities 

for families, our work force, young adults and seniors. 
o Support and promote our community values, including 

agricultural and small town values.  
 

2. Be well-planned: 
o Be of a type, size and style that is appropriate in our 

community. 
o Give deference to small scale projects. 
o Be of high quality design. 
o Be supported by on-site water and septic. 

 
3. Be located in appropriate places: 

o Areas for village style housing might work in certain areas 
along the western end of Route 2, certain areas along 184, 
and near I-95.  

o Mixed use could work in these same areas. 
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FINDINGS 
 

Overall Findings 

Key findings from community input and an analysis of conditions and trends 
are: 

 Residents support the expansion of housing choices. 

 There is a need for more housing choices – the 2008 survey and call-
ins to a local talk show on housing in town illustrated a need for 
options. 

 North Stonington is overinvested in single family houses, leaving few 
opportunities for those who need or desire other housing options. 

 Housing prices grew at a much greater pace than income, creating a 
gap in what is affordable. 

 North Stonington severely lags in creating qualified affordable 
housing. 
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Community Sentiment 

Community input through a past survey and more recent community meetings 
indicates that residents support the expansion of housing choices.  

2008 Community Survey 

In 2008, the Town conducted a survey to gauge residents’ opinions about the 
current and future status of housing in North Stonington.  Just over 300 
households returned the survey, for a response rate of 13%.  Key findings 
from that survey were: 

 58% felt that North Stonington needs more housing choices in general. 

 78% supported senior housing. 

 46% supported lower priced housing.  

 49% supported housing for young adults. 

 15% indicated that someone in their household currently needed an 
alternative housing option (mainly lower priced house, apartment or 
senior housing). 

 65% indicated they foresee a time when they would want to change 
their housing situation. Most would downsize to a smaller unit or look 
for senior housing.  Half of them wished to remain in North Stonington. 

For the full results of the 2008 survey, see:  

 http://www.northstoningtonct.gov/Pages/NStoningtonCT_BC/AHC/NS_AHC_Report.pdf.  

 

 

Residents discussing challenges and opportunities at the April 2012 workshop. 
   

Residents support 
expanding housing 
choices in town. 
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2012 Community Input 

To prepare this Plan, various scoping meetings were held: 

 Public Workshop (April 28, 2012)  

 Meeting with the Economic Development and Planning and Zoning 
commissions (March 8, 2012) 

 Discussions among the members of the NSAHC (ongoing during 
creation of the Housing Plan) 

Findings indicate that North Stonington residents remain receptive to new 
housing choices. 

Public Workshop Findings 

On April 28, 2012, roughly 40 residents gathered to share their ideas on 
housing opportunities in North Stonington. Residents were asked where they 
have lived (orange dots), and where they plan to live (green dots) at various 
ages.   

 As young adults (age 24) many lived in small houses and apartments.   

 As they aged, they moved into larger housing units.  

 Some residents indicated that they would like additional options as 
they reach their senior years.    

Which types of housing have you lived in?  Which do you hope / expect to live in? 
 Smaller 

Single 
Family 

Larger 
Single 
Family 

 
Accessory 
Apartment 

 
2 or 3 
Family 

 
Apartment 
or Condo 

Age-
Restricted 
Housing 

 
Assisted 
Living 

 
Other 

Age 
24 



 

 
 
 

     

Age 
36 



 


 

 

      

Age 
48 


 
 



 

      

Age 
60 


 



 

      

Age 
72 

 

 

      

Age 
84 

 
 

      

The NSAHC’s 
consultant appeared 
on a local cable 
show to discuss 
housing needs and 
challenges in town.  
Residents were able 
to call in to offer 
their perspective.   
 
One notable call 
was from an older 
resident who was 
moving to Killingly 
because there were 
no options for older 
residents in town. 
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Residents were then asked to think about the various types of housing in North 
Stonington today and whether there was:  too much, not enough, or the right 
amount.   

 Residents felt there are not enough apartments, assisted living, and 
age-restricted housing.   

 Large houses were “just about right” or “too much.”   

 

For each housing type, right now in North Stonington, is there… 
 Smaller 

Single 
Family 

Larger 
Single 
Family 

Accessory 
Apartment 

2 or 3 
Family 

Apartment 
or Condo 

Age-
Restricted 
Housing 

Assisted 
Living 

Other 

Not 
enough 



 

 

 



 
 



 
 



 




 


 

Just the 
right 
amount 

 
 

      

Too 
much 

        

 

Participants worked in groups to generate ideas that the community should 
consider. All groups concluded that accessory apartments / in-law apartments 
are a part of the solution. 

Group 1 Group 2 

 10 units or less deed-restricted affordable housing 
throughout town (rental)  

 Larger than 10 unit deed-restricted affordable housing 
on the west end of Route 2  (workforce housing) 

 Accessory apartments / cottages on existing lots 
 Tax abatements for deed-restriction of accessory 

apartments 

 Deed small cottages as affordable units, but limit 
number (allow in-law assisted living, farmhand and 
property management use) 

 Allow larger homes to be split into multiple units 
(adaptive reuse) 

 Reasonably-priced assisted living  
 Consider inclusionary zoning (10% minimum) 

Group 3 Group 4 

 Land along the I-95 corridor can accommodate seniors 
and young people  

 Modify the free split provisions to increase free splits 
for families / family compounds; allow splits for farm 
housing  

 1-4 unit buildings or 2-3 unit homes; make it easier to 
add apartments to homes 

 Educate people about development  
 Develop better design guidelines and control are 

important 

 Allow apartments in current homes; allow subdivisions 
and add cottage apartments 

 Condos / clustering of  homes with open-space / 
recreation (along Route 184) 

 Mixed-use village centers - housing above business use 
(along Route 2) 
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Planning and Zoning Commission, Economic Development Commission, 
and NSAHC Discussions 

The following summarizes key findings from discussions with the  Economic 
Development Commission, the Planning and Zoning Commission and the 
NSAHC.   

Housing Issues and Need  Challenges to Addressing Needs 

 Two groups in need of housing that 
is affordable: elderly citizens and 
younger residents.   

 Choice is important for all income 
levels; we don’t have any senior 
housing; no place for people that 
don’t want to manage a yard. 

 Senior citizens wish to remain in the 
town they grew up in or have lived 
for a significant period of time 

 How to downsize in town (live in a 
home more compatible with their 
current needs and in some instances 
financial constraints).   

 We feel like we have a lot of 
affordable units, but cannot count 
them under 8-30g. 
 

 Rural, no bus routes / limited 
transportation, not an employment 
center, limited goods and services, 
limited utilities (no sewer). 

 Town is too expensive for starter 
homes (land costs and development 
costs are too expensive). 

 Some prefer not to have multi-
family housing. 

 Some prefer not to use town money 
for housing projects.   

 Mobility is a new trend for younger 
people who will go where the work 
is and where housing is 
“affordable”.   
 

Potential Opportunities Questions 

 The housing stock and zoning 
regulations should be assessed to 
determine what opportunities might 
exist to accommodate needs. 

 Milltown Commons (mixed use) 
concept was good idea. 

 Housing and economic development, 
in turn, are seen as intertwined and 
recent studies show a direct 
correlation between both.   
 

 What does the term Affordable 
Housing mean? 

 Is there a need (if you build it will 
they come)?   

 What types of housing might they 
be?  Multi-family?  Rental?  Smaller 
units? Senior Housing? 

 What is the town’s role in 
affordable housing?   

 Who would build it? 
 

 

   

Housing and 
economic 
development are 
intertwined. 
 
To see how a lack of 
affordable housing 
impacts Connecticut’s 
economy, see:  
http://secha.org/wp-
content/uploads/2012
/07/Klepper_Smith_R

  pt.pdf
 
For a national 
perspective, see:  
http://www.nhc.org/m
edia/files/Housing-
and-Economic-
Development-Report-

  2011.pdf
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Conditions and Trends Affecting Housing Need and Demand 

Strong Population Growth Historically  

North Stonington grew by 167% from 1960 to 2010 while the State’s 
population grew by 41%.  Although the Town’s growth rate has slowed over 
the past two decades, it did grow by 6% from 2000 to 2010.  

 

    Source:  US Census. 

Projections indicate that the Town’s population will level off through 2020.  
Projections are simply an extension of demographic trends. They do not 
account for factors that influence who moves to (and from) a community, such 
as the quality of the school system, types of housing, and other factors. 

Population Projections, North Stonington 

 Population Change From 
2010 

2010 Population 5,297  

2020 Projections   

CSDC (low fertility) 5,149 -30 

CSDC (high fertility) 5,263 -150 

Planimetrics 5,299 0 

Sources:  US Census.  Population projections by Planimetrics and by the 
Connecticut State Data Center (CSDC).  The CSDC has prepared a range of 
projections based on a variety of assumptions about fertility rates.   

 

Over the last 50 
years, North 
Stonington’s 
population increased 
substantially and 
faster than the State.   
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Population Aging and Young Adults Leaving 

North Stonington is aging, with a greater number of residents ages 55 and 
over.  This increase is not due to seniors moving to Town. As the lower chart 
indicates, more seniors moved out of Town than moved to Town from 2000 to 
2010.  

This increase in the number of seniors is due to natural trends – the aging of 
the baby-boom 
population (those born in 
the 1940s and 1950s).    

North Stonington also 
saw a large decrease in 
the number of young 
adults.  In fact, from 
2000 to 2010, the 
majority of people who 
moved out of North 
Stonington were young 
adults, ages 20 to 30.      

Even though there are 
fewer households with 
children today, most of 
those moving to North 
Stonington are families 
with children.    

   

Moving 

into  

Town

Leaving 

Town 

Sources:  US Census, CT Department of Public Health and Planimetrics.  
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Over-Invested in Single Family Houses 

North Stonington’s housing stock might be one reason for the migration of 
younger and older adults from town: 93% of the “housing portfolio” is 
comprised of single family housing units and 80% of housing units are owner-
occupied. This leaves few alternatives to owning a single family house in North 
Stonington – alternatives that might be important for young adults, empty 
nesters and seniors.  The housing stock is attractive to families, which helps to 
explain the continued in-migration of families with children. 

 

 

North Stonington’s household size has been shrinking (similar to national and 
state trends), but has a low percentage of single person households. 

 

   
Single Person Households, 2010 

 % of Households 

North Stonington 17% 

New London County 28% 

Connecticut 27% 

U.S. 27% 

Source: US Census. 

There are few 
alternatives to 
owning a single 
family house in North 
Stonington. 
 

Source:  US Census. 
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Housing Price Growth Outpacing Income Growth 

In 2010, North Stonington’s median sales price for a  single family house was 
$220,950, which was slightly higher than the County’s ($215,000).  From 
2000 to 2010 North Stonington have become less affordable to Town and 
State residents, as housing prices and values have risen at a greater rate than 
household income.   

Change in Income Compared to Change in Sales Price, North Stonington  

 2000 2010 % Change 
2000 to 2010 

Town Median Household Income $61,733 $75,162 22% 

State Median Household Income $53,935 $65,686 22% 

Housing Value $159,400 $241,000 51% 

Median Sales Price* $166,000 $220,950 33% 

*For single family houses. 
Sources:  US Census and the Warren Group. 

 

The median sales price for a single family house in North Stonington has 
further increased to $263,000 in 2012.  If income growth continues to lag 
behind growth in sales prices, it might become much more difficult for residents 
to remain in Town if they need to or chose to move into a new unit.  These 
trends, coupled with the lack of options other than single family houses, might 
contribute to further losses of young adults and over-55 residents. 

 

House for sale in North Stonington.   

Housing prices and 
values have risen at 
a greater rate than 
household income. 
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Housing Prices not Affordable  

Housing prices in North Stonington are examined in two ways: 

 Can a household earning the median income afford a house selling at 
the median sales price? 

 Can a worker in Town afford a house selling at the median sales 
price? 

Affordability to Households 

One common rule of thumb is that a house is affordable if its sales price is no 
more than three times a household’s annual income.  Applying this standard 
indicates that North Stonington is losing its affordability as the housing market 
slowly recovers.  In 2012, the median sales price for a house in North 
Stonington is not affordable to those earning the Town’s median income nor 
the State’s median income. 

 

 North Stonington 

Households 

Connecticut 

Households 

Median Household Income (2010) $75,162 $65,686 

Sales Price Affordable to Median Income  $225,486 $197,058 

2010 Median Sales Price in 
North Stonington 

$220,950 

Affordable? YES NO – Houses in 
Town exceed what 
is affordable to CT 

residents by 
$24,000 

2012 Median Sales Price  

in North Stonington 

$263,000 

Affordable? NO – Houses in 
Town exceed what 

is affordable to 
Town residents by 

$37,500 

NO – Houses in 
Town exceed what 
is affordable to CT 

residents by 
$66,000 

Sources:  The Warren Group and US Census. 

 

   

2012 housing prices 
indicate that North 
Stonington’s housing 
is not affordable. 
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Affordability for Workforce 

Using the same rule-of-thumb, an analysis of wages for jobs in North 
Stonington indicates that North Stonington’s housing stock is not affordable to 
local workers.   

Even if many of these workers were in a two-worker household, housing might 
still be out of reach.   

Source:  The Warren Group and US Census. 
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The Town Lacks Qualified Affordable Units 

CGS 8-30g sets a standard for all communities to have 10% of its housing 
stock as affordable (see page 3 for definitions of affordable and qualified 
affordable housing units under CGS 8-30g).  When a town reaches this goal, 
it is exempt from the Affordable Housing Appeals provisions.  As of 2010, less 
than 1% of the Town’s housing stock (18 units out of 2,306 total housing units, 
or 0.8%) is counted toward the 10% goal.  Deed restricted units have played 
a prominent role in helping other communities provide for affordable housing.  
As the chart shows, North Stonington has no deed restricted units. 

Compared to neighboring communities, North Stonington severely lags in 
providing qualified affordable housing.  

 

Sources:  CT Department of Community and Economic Development and US 
Census. 

In 2007, under CGS 
8-30g, a developer 
proposed building 
408 units in 4 story 
buildings on 97 
acres (for a density 
of 4 units per acre) 
even though zoning 
did not allows this 
density.   
 

 
 
Since North 
Stonington does not 
have 10% of its 
housing units as 
affordable, the town 
will remain 
vulnerable to 
developments that 
do not fit the 
character of the 
community and are 
not located in 
appropriate areas. 
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HOUSING STRATEGIES 
 

Summary of Strategies 

1.  Maintain Overall Densities While Allowing Additional Housing 
Opportunities 

a. Maintain R-80 zones as low density 
b. Adopt conservation subdivision regulations 
c. Encourage Mixed Use and Housing Opportunity Zones 

 
 

2.  Maximize the Potential of Existing Housing Units to Meet Housing 
Needs 

a. Encourage more accessory apartments 
b. Provide incentives to secure affordability through deed restrictions 
c. Consider allowing the conversion of single family houses into micro 

assisted living /  residential care homes 
d. Evaluate if tax delinquent properties can be repurposed as qualified 

affordable units 
e. Convert Naturally Occurring Affordable Housing into qualified 

affordable Units 
f. Educate potential homebuyers about assistance programs 

 
 
3.  Encourage the Private Sector to Create Housing Choices 

a. Encourage the creation of senior housing 
b. Consider requiring qualified affordable units to be provided in some 

or all new housing developments 
c. Continue to partner with developers (“friendly 8-30g”) 
d. Allow housing for farmhands  

 
 
4.  Pursue Community-Initiated Housing Projects 

a. Move forward with a community driven housing project 
b. Create a Housing Land Trust 

 
 
5.  Build Our Capacity to Implement Housing Initiatives 

a. Secure funding for projects 
b. Promote more dialogue with affordable housing developers 
c. Maintain Regular Contact with Local Banks About Community Goals 
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1. Maintain Overall Densities and Patterns  

a. Maintain R-80 Zones as Low Density 

The majority of land in town is zoned R-80.  Preserving the low density 
patterns in the R-80 zone will help preserve the Town’s overall character.  
Proposals  to allow higher densities in the R-80 zone should be avoided unless 
the overall character of the adjacent property is not impacted, and such a 
project would clearly help advance the Town’s housing goals. 

 

b. Adopt Conservation Subdivision Regulations 

The current Plan of Conservation and Development emphasizes the need to 
have appropriate tools in place to ensure that development patterns protect 
natural and scenic resources. Some steps have been taken, such as the 
adoption of a buildable area requirement.  The adoption of conservation 
subdivision regulations should remain a priority also.    This tool would allow 
for protection of a greater amount of open space in return for reduced lot 
dimensional requirements.  It can help protect farmland, such as along Route 2, 
while allowing farm owners to build housing on a portion of their land. 

 

   

Conventional subdivision – 7 houses  A conservation subdivision in North Kingstown, RI (North Kingstown Green).  
Photo by Site Resources LLC. 

   
  

 
Cluster subdivision – 7 houses   Shunock River Estates Conservation subdivision. 

North Stonington is 
predominantly a low 
density residential 
community with 
areas zoned for 
medium and higher 
density in the very 
southern part of 
Town, such as the 
Kingswood-Meadow 
Wood and Cedar 
Ridge subdivisions 
and the Village 
area. 
 
This pattern 
contributes to the 
quality of life for 
current residents and 
it attracts new 
residents. 
 

Open 
Space 

Open 
Space 
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c. Encourage Mixed Use and Housing Opportunity Zones 

The Town has established two special zones that allow the private sector to 
respond to local housing demand and help provide for housing needs – the 
Affordable Housing Development Overlay Zone (AHDOZ) and the New 
England Village Special Design District (NEVSD).  These zones apply to very 
specific areas but can serve as a model to apply to other areas where new 
housing or mixed use development makes sense.   

The Town should maintain these regulations and consider additional areas as 
appropriate, as depicted on the Housing Opportunities Plan map on page 39.  

 

 

 
Examples of mixed use style buildings. 
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2. Maximize the Potential of Existing Housing Units to Meet 
Housing Needs 

a. Encourage More Accessory Apartments 

Accessory apartments provide opportunities for smaller housing units while 
retaining the single family character of a parcel and neighborhood.  North 
Stonington currently allows accessory apartments in most zoning districts.   
Specifically, there are four types of accessory apartments: qualified 
affordable, in-law, residential caretaker and commercial caretaker.  There 
appears to be public support for the continued allowance of accessory 
apartments, and possibly, allowing more than currently permitted.  Allowing 
more accessory apartments and requiring that they have affordability 
restrictions can help the Town reach the 10% affordable housing goal. 

The zoning regulations could be amended to: 

 Make it more attractive to provide Qualified Affordable Accessory 
Apartments  by relaxing certain standards for them (e.g. minimum lot 
size and restrictions on size of unit). 

 Allow up to two accessory apartments on a lot, provided the second 
one is a qualified affordable unit; and / or, 

 Continue to allow detached accessory units (including the construction 
of new “cottages” on larger lots) but only if they are Qualified 
Affordable Accessory Units.   

 

Example of an accessory apartment.   
   

Providing more 
housing choices – in 
terms of type, size, 
and price range – 
does not always 
require new 
development on 
vacant land.   
 
Existing houses and 
buildings – by the 
owner’s choice - can 
be “repurposed” 
with physical 
changes or by 
making them eligible 
“affordable units” 
that contribute to the 
10% goal.    
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b. Provide Incentives to Secure Affordability Deed Restrictions 

Some communities increase their affordable unit supply when a homeowner is 
willing to place a deed restriction on the resale price of their home in return 
for help in addressing an immediate need.   

The deed restriction expires after a set time period. It does not affect their use 
of the home but requires that if they sell the home while the deed restriction is 
in force, the home must be sold at an affordable price or else a penalty must 
be paid.  This is a voluntary program that homeowners decide to participate 
in.   Incentive programs include: 

 Tax Credit or Abatement – Connecticut General Statutes 12-81bb 
allows municipalities to offer tax credits for affordable housing deed 
restrictions and 8-215 allows for tax abatements. Both programs must 
be enacted by an ordinance. These approaches require a public 
education component so that town residents understand the rationale 
for allowing certain properties to receive tax benefits. It also requires 
careful coordination with the town Assessor to develop and implement 
the program.  Simsbury and Marlborough are two Connecticut 
communities that have adopted tax abatement ordinances.   

 Housing Rehabilitation Funding – The homeowner receives a grant 
or a zero or low interest loan to pay for improvements to the house.  In 
return, the deed restriction is placed on the house for a set period of 
time.  This program often benefits elderly who need to make 
improvements for accessibility or owners of older homes that require 
updates. A number of Connecticut towns have established housing 
rehabilitation funds using state grants.   

 

Since the early 1990s, the Town of Tolland has administered a housing 
rehabilitation program for owner-occupied units and a rental rehabilitation 
program.  Both programs provide zero interest loans for up to $30,000.   

Homeowner improvements can include work such as as well and septic system 
repairs, replacing windows, removing underground storage tanks (UST), 
addressing deteriorating housing conditions, and other activities.  Only low or 
moderate income households who are up-to-date on town tax and mortgage 
payments are eligible.   

The rental rehabilitation program is targeted to units rented by low and 
moderate income tenants.  Projects that eliminate or address substandard 
living conditions, ADA modifications or energy conservation measures are 
eligible. 

The Town has obtained funds from both HOME and Small Cities, with a most 
recent grant of $300,000 under Small Cities.  The funding sources allow for 
a percentage of the grants to be used for administering the program so that 
the Town is able to retain an experienced housing program administrator to 
manage the programs.  These programs have helped over 100 housing units 
in Tolland. The results affect whole neighborhoods by preventing blight and, 
in the case of UST removal and septic repairs, addressing environmental 
issues.    

HOUSING 
REGHABILITATION 
FUNDING, TOLLAND, CT 
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c. Consider Allowing the Conversion of Single Family Houses into 
Micro Assisted Living /  Residential Care Homes 

North Stonington is a predominantly single family home community.  Yet the 
Town might see less demand for its single family housing stock as residents 
age.  The Town can provide more options for older residents by allowing 
single family houses to be repurposed as small-scale or micro-assisted living or 
residential care homes.  

To allow this new use, zoning regulations would need to be amended: 

 Define a new use.  This use would not fall under the existing 
definitions for Assisted Living Facility or Independent Living Facility 
because they require the provision of medical services, whereas 
Residential Care Homes do not necessarily provide medical services.  
It is possible that Residential Care homes might fall under the part of 
the definition for a Convalescent Home (“….[a facility] dedicated to 
the care of the elderly”).  

However, a new definition might be more appropriate to avoid 
confusion.  The definition should state that the facility is licensed by 
the State as a Residential Care Home and that some level of non-
medical services are provided.   

 Allow with standards.  The conversion of single family houses to 
Residential Care Homes could be allowed provided certain standards 
are met: 

o Some restriction on number of occupants (ultimately 
occupancy might be limited due to lack of water and 
sewer). 

o Some level of expansion of the house should be 
permitted to meet the needs of the new use such as 
making the building ADA-compliant.  Expansions should 
retain the overall single family scale and appearance. 

o Discussions with the providers of micro-assisted living 
might reveal other standards or limitations to also 
include.  Providers in Connecticut can be found at:  
www.carch.net.   

   

Over the next 
decade there could 
be new trends in 
housing that the 
Town has not yet 
seen such as “micro” 
assisted living where 
smaller groups of 
seniors or elderly 
live together in a 
setting similar to a 
single family house 
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Residential care homes are licensed by the Connecticut Department of Public 
Health and are sometimes referred to as “micro” assisted living.   Residents 
may need some level of daily assistance, but they do not require extensive 
medical care. The small home provides for communal living, with private or 
shared bedrooms and bathrooms. They are required to provide three meals 
per day, housekeeping, laundry services, personal care, recreational activities, 
twenty-four-hour supervision and emergency call systems.     

Examples of small scale residential care homes in Connecticut include: 

 Marbridge Rest Home, Cheshire - Town staff noted that the facility 
does not create traffic issues nor has it impacted neighbors.  Town 
staff also noted that these types of uses need some ability to expand 
/ modify the building to meet their needs, so regulations should allow 
for flexibility.  The Town does not have special regulations for 
residential care homes.  Information on the size of the facility was not 
readily available. 

 Green Lodge, Manchester – Town staff noted that the facility does not 
create traffic issues nor has it impacted neighbors. The facility has a 
living area of 4,533 square feet. The Town does not have special 
regulations for residential care homes. 

Outside of Connecticut, Gwinnet County, Georgia has seen many applications 
to re-use single family homes for what they call “personal care homes.”  County 
zoning regulations define these facilities as:  “A state licensed facility… 
residential…in character, that provides housing, food service and personal 
service(s) for two (2) or more adults aged eighteen (18) or older.”     

    

 

 

  

 

   

 
Marbridge Rest Home.  Photo from 
www.carch.net. 
 

 
Green Lodge.  Photo from 
www.carch.net. 
 

 
Azaria Personal Care Home, Gwinnet 
County, Georgia.  Photo from Azaria. 
 

RESIDENTIAL CARE HOMES 
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d. Evaluate if Tax Delinquent Properties Can be Repurposed as 
Qualified Affordable Units 

When there are cases that the Town is going to sell or auction a tax 
delinquent property, the Town can evaluate its potential to meet affordable 
housing needs. Each case could be referred to the NSAHC to make an 
advisory recommendation to the Board of Selectmen as to whether the house 
or property presents an opportunity to help meet local housing needs.     

Where a positive finding is made, the Town could sell the property with a 
deed restriction on its affordability, put out a request for proposals by housing 
providers, or give priority to an affordable housing provider.  The Town’s 
attorney can prepare a model deed restriction to be used for these 
properties. 

If the Town were to sell the housing unit directly to a qualified homebuyer, the 
Town would need to advertise for eligible buyers, verify eligibility based 
upon incomes, and conduct a lottery if there were multiple eligible applicants.  
Anytime the unit is sold, the Town would repeat this process.  If the Town sells 
or donates the housing unit to a housing provider, that entity would administer 
the process. 

 

e. Convert Naturally Occurring Affordable Housing into Qualified 
Affordable Units 

North Stonington has a number of housing units that have sold for more 
affordable prices due to location, size or condition. These units are not 
recognized as affordable units under state law and their resale prices are not 
restricted.  The Town could track when these units come onto the market by 
reviewing real estate listings and checking the building rating in the assessor’s 
database. 

A process similar to that described for strategy d, above, could determine 
which houses to pursue and, if purchased by the Town, the process for deed-
restricting the unit.  This program would need start-up funding for the initial 
purchase.  Proceeds from the resale of the unit can then replenish the fund. 

   

Naturally Occurring 
Affordable Housing 
are those units that 
due to their location, 
size, or condition 
tend to sell at lower 
prices. 
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f. Educate Potential Homebuyers about Assistance Programs 

There are a number of programs that assist homebuyers with down payments, 
closing costs, provide for lower interest rates, or help prospective homeowners 
save for down payments.  It can be quite confusing to locate these programs 
and understand what is available. There is a wealth of information available 
on-line, but it is not easy to find a concise summary of programs. This type of 
educational initiative might be best implemented at the regional level since the 
programs apply to all communities in the region.  Matching prospective 
homeowners to the programs can help the Town work toward the 10% goal. 
For certain mortgage programs, the Town receives credit towards its qualified 
affordable housing count (e.g., CHFA mortgages).  

 

 

   

There are many 
homebuyer 
assistance 
programs including: 

 CHFA Down 
Payment 
Assistance 

 Connecticut 
Housing 
Investment 
Fund (CHIF) 
First Time 
Homebuyers  

 CHIF/USDA 
Rural Services 
Homeownershi
p Program 

 Habitat for 
Humanity 

 VA Loans 
 Programs by 

local banks, 
such as Dime 
Bank First Time 
Home Buyer 
Grant 
Program 
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3. Encourage the Private Sector to Create Housing Choices 

a. Encourage the Creation of Senior Housing 

North Stonington’s population is aging, yet seniors are leaving town and the 
lack of senior communities in the Town may contribute to this trend.  To 
encourage the private sector to provide housing opportunities for seniors and 
elderly, the Town can:   

 Update the Zoning Regulations. The Regulations should allow 
desirable senior and elderly facilities.  The Zoning Regulations 
currently allow certain types of senior / elderly living: Assisted Living 
Facilities, Independent Living Facilities, and Senior Continuing Care 
Facilities.  The regulations do not explicitly allow for senior or elderly 
housing – housing geared towards seniors which does not require 
medical services.  The Town can update its regulations to allow housing 
for elderly that does not require on-site medical services. The 
regulations can also require that a percentage of the units are 
qualified affordable.  

 Reach out to Senior Housing Providers.  The Town can identify 
developers of such facilities and meet with them to discuss how the 
Town can encourage senior and elderly facilities (see examples of 
Connecticut providers on page 29).   

 

 
 
  

The private sector 
will continue to be 
the predominant 
housing provider / 
builder in North 
Stonington. 
 
The Town can either 
encourage or require 
that the private 
sector help meet the 
Town’s housing goals, 
through zoning 
regulations and 
other programs. 
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CONGREGATE HOUSING 
AND ELDERLY HOUSING 

 

Congregate Housing - This type of housing is not licensed by the State.  CGS 8-119e 
defines "Congregate Housing" as a form of residential environment consisting of 
independent living assisted by congregate meals, housekeeping and personal 
services, for persons sixty-two years old or older, who have temporary or periodic 
difficulties with one or more essential activities of daily living such as feeding, bathing, 
grooming, dressing or transferring. 

Elderly Housing –  A dwelling unit exclusively designed for the needs of single 
people age sixty-two (62) or over, or couples with at least one (1) member over age 
sixty-two (62) (From New  Hartford Zoning Regulations).   

Congregate Housing and Elderly Housing have been constructed throughout 
Connecticut by local housing authorities, non-profits and real estate development 
companies.    

Non-profits and private developers who have built congregate or elderly housing in 
Connecticut include: 

 ACCESS Community Action Agency – One of their newest projects is Elisha 
Brook in Franklin, with 27 one-bedroom units for low income elderly persons 
(http://www.accessagency.org).  

 NeighborWorks – Focus on New Haven County, but recently expanded 
work into New London County (www.nwnh.net).  

 MetoReality Group, Ltd. – Projects throughout Connecticut including Avon, 
Berlin, and Canton (www.metro-realty.com).  

 WinnResidential – Projects throughout Connecticut including Danbury, 
Hartford, and Norwich (www.winncompanies.com).   

The Women’s Institute for Housing and Economic Development has undertaken a 
number of affordable housing projects in Connecticut also.  Their mission also includes 
providing housing for elderly (www.wihed.org). 

   

  
Rosenthal Gardens, Branford for age 55 plus.  By 
NeighborWorks. 

Elisha Brook Elderly Housing, Franklin, CT.  By Access 
Community Action Agency. 
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b. Consider Requiring Qualified Affordable Units to Be Provided in 
Some or All New Housing Developments 

Every new market rate housing unit that is built reduces North Stonington’s 
percentage of qualified affordable units, resulting in a backslide away from 
the 10% goal.  Many Connecticut communities have adopted “inclusionary 
zoning”, which requires all housing developments of a defined size to include a 
certain percentage of affordable units (typically 10% to 20% of all units).  
Some communities offer a density bonus in return for the affordable units. 

North Stonington might consider adopting an inclusionary provision that 
applies to: 

 subdivisions with 10 or more housing units; and / or  

 mixed use development that include 10 or more housing units. 

Sometimes the inclusion of affordable units in a given project is the best 
solution for meeting housing needs. In cases where it does not make sense to 
include the affordable units, the Town can allow a “Fee in Lieu of Inclusionary 
Housing” where the developer pays the fee rather than provide the 
affordable units. The fee would be placed into a Housing Trust Fund, where it 
can only be used for other housing projects.  In a down economy the Town 
might find that the resulting fee is much too low.  If the Town adopts 
Inclusionary Zoning it should only allow a fee-in-lieu in limited circumstances 
such as when the developer can prove that building the units on-site creates an 
economic burden or would result in development intensities that are not 
appropriate for North Stonington. Refer to the Appendix for sample 
Inclusionary Zoning provisions. 

 

c. Continue to Partner with Developers (“friendly 8-30g”) 

In cases where a developer has indicated an intent to pursue an 8-30g 
application, the Town can decide to work with the developer at the onset to 
shape the project and ensure it occurs in an appropriate location, in return for 
town assistance.   

The Meadow Court development, which is currently moving forward, is an 
example of a “friendly 8-30g”.  In this case, Town staff took an active role in:  

 drafting the regulations to allow the development;  

 creating the affordability plan;  

 working with State entities to address drainage issues; and 

 providing input to the developer on project design.   

This type of assistance can be of great value in moving a project forward.  
Additional town assistance could include a donation of land for the project or 
waiving permit fees.   
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d. Allow Housing for Farmhands  

North Stonington has a strong agricultural past and farming remains an 
important part of the local economy.  The most recent data on local farming 
indicates that farming operations comprise 8% of all businesses in town and 
3% of jobs (Connecticut Economic Resource Center, Town Profiles, 2005).  
Residents have a strong desire to retain working farms because they 
contribute to the Town’s character and play an important role in the local 
economy. 

Connecticut farmers face many challenges including finding labor and a place 
for laborers to live.  To help farmers overcome this challenge, the Town could 
amend the Zoning Regulations to allow cost-effective ways for farms to 
provide seasonal or permanent farmhand housing.  This approach addresses a 
housing need and supports the local economy by aiding farms, especially 
those farms that rely upon seasonal labor.  Granby, a community with a strong 
agricultural economy, allows Farmhand Residential Facilities (see box). 

 

 

The Town of Granby, Connecticut updated its zoning to aid agriculture by allowing 
farm hand residential facilities (FHRF). This zoning updated was initiated by a request 
by a farmer who received help from the State Department of Agriculture finding 
workers, and now needed to house them.   

The Town’s zoning allows housing for a farm manager and / or farmhands by special 
permit under certain conditions, including: 

 Agricultural use is the primary use of the land. 

 Minimum lot size is 20 acres. 

 The total area of the living quarters must not be less than 450 feet, nor 
exceed 1,500 square feet. A FHRF may contain any number and style of 
rooms as may typically be found within residential structures, except that the 
facility shall be limited to a maximum of three bedrooms, one kitchen, and 
two bathrooms. 

 The Farm Hand Residential facility may not be a separate structure designed 
and constructed solely as a residential home, but must be designed as a 
combination agricultural/residential facility. Not more than 40% of the total 
area of the building may be used as the FHRF. 

 All occupants must be full-time employees of the agricultural operation. 

 The FHRF must be removed at such time that the premises are no longer used 
as an agricultural operation. 

 

See the Appendix for the full regulations.  Overall, the Granby Town Planner notes 
that this regulation has worked well. 

 

FARM HAND RESIIDENTIAL 
FACILITY, GRANBY, CT 
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4. Pursue Community-Initiated Housing Projects 

a. Move Forward with a Community Driven Housing Project 

The Town has the opportunity to implement a community-driven open space / 
housing project.  In 2011, a land owner donated a 108-acre parcel on 
Wintechog Hill Road to the Town.  Local officials began discussing the idea of 
using the parcel to help meet housing needs.  Given the size and location of 
the site, it became evident that this parcel can help accomplish multiple town 
goals: 

 conserve part of the parcel as permanent open space; 

 provide affordable housing; 

 provide senior housing; and 

 provide a mix of uses. 

The first steps is to solidify a vision for the parcel with community input and 
support.  As part of a class project, students from the University of Connecticut 
Landscape Architecture program developed initial concepts which can be used 
to start conversations with residents about the future of this parcel.  

Then the Town can start reaching out to prospective non-profit or for-profit 
developers to implement the project.  The Town can either retain ownership of 
the land, turn it over to the developer, or place the land in a Housing Land 
Trust. 

 

When a community 
initiates a housing 
project, it has control 
over the design, 
density, and uses. 
This is the most 
effective way to 
ensure that a project 
fits within the 
character of the 
town and meets town 
goals 

Student Concept  1 

Highlights:   

20 units contained in 

duplexes 

Community farm,  farm 

store, and arts center  

75 acres preserved as 

open space 
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Student Concept 2 

Highlights:   

16 single family units 

38 single story studio 

modular homes 

Community gardens, 

green house 

82 acres of open space 

Student Concept 3 

Highlights:   

31 Single family units 

Assisted living 

Community complex 

with agriculture 

36 acres of open space 
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b. Create a Housing Land Trust 

A Housing Land Trust is a program in which a municipality or non-profit entity 
holds title to the land but sells the house to income qualified homeowners at 
affordable prices. By subtracting the cost of the land out of the homeowner 
equation, the houses are more affordable. The homeowners can sell their 
house at any time, but the resale price is restricted.  This concept can be 
applied to an individual house or for entire neighborhoods.   

 

The Town of Farmington, CT, enacted what it calls a “Cooperative Home Ownership 
Program” in 1981.  Income-eligible households apply to the program in which the 
Town becomes a partner in purchasing a home.  The homebuyer purchases and owns 
the house. The Town purchases and owns the land and leases the land back to the 
homebuyer for nominal fee for the first four years and then for an amount equal to 
the taxes that would otherwise be collected for the land after that. 

The homeowner can sell the house at any time, subject to affordability restrictions.  As 
of September 2012, 43 homes have been purchased with the program.  
Administration has not been burdensome – staff time is generally only needed when 
sales occur (one or two times a year in Farmington). 

The program is considered a success overall.  One challenge, considered relatively 
minor, has been the ability of those on the lowest end of the income spectrum to 
afford to pay for upkeep.  Farmington has been able to offer additional programs to 
help with maintenance and repair.  If North Stonington were to establish a Housing 
Land Trust program, it might consider only making the program available to 
moderate, rather than low income households.    

The program does require funding to purchase the land.  Grants and town 
contributions have helped fund Farmington’s program.  The annual lease payments 
are also deposited back into the program fund.  Program details are contained in the 
Appendix. 

   

HOUSING LAND TRUST, 
FARMINGTON 
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5. Build Our Capacity to Implement Housing Initiatives 

a. Secure Funding for Projects 

The Town can take an active role in securing funding for housing programs 
and projects.  There are two funding approaches: 

 Pursue Funding from Others on an As-Needed Basis. There are a 
number of funding sources for affordable housing projects 
administered by the State and Federal governments.  These can 
involve very complex applications and they carry an administrative 
component.  But many of the successful affordable housing programs 
around the State have relied on funding from these programs. For 
small projects, funding can also be pursued from foundations, banks, 
and businesses.   

 Create a Permanent Source of Funding. A number of Connecticut 
communities have established a Housing Fund, which provides a 
dedicated source of funding to support affordable housing programs 
and projects.  For example, the Town of Washington, CT (population 
just over 3,500) established a Housing Fund in 2006.  Their ordinance 
is included in the Appendix.  

 

b. Promote More Dialogue with Affordable Housing Developers 

There are many non-profit and for-profit developers of affordable housing, 
senior housing, mixed use projects, etc., who have extensive experience 
planning, financing and building projects in Connecticut.  The Town can build 
relationships with developers and make sure that they are aware of the 
Town’s housing goals and potential opportunities.  The Town could hold an 
annual “meet and greet” where such developers are invited to meet with local 
officials.  
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c. Maintain Regular Contact with Local Banks About Community Goals 

Banks are obligated through the Community Reinvestment Act (CRA) to help 
meet the credit needs of communities in which the banks are located. The 
Connecticut Department of Banking annually assesses how well banks are 
doing in meeting their CRA obligations.     CRA activities can include: 

 loans for affordable housing projects and activities; 

 technical assistance to municipalities; and  

 providing educational materials / services for low and moderate 
income households.   

Regular meetings can help local banks stay apprised of town priorities so that 
they might consider assisting or funding programs that will help the Town 
accomplish its priorities. It also allows the Town to hear firsthand from local 
banks about housing needs and financing issues facing prospective buyers.   
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HOUSING PLAN MAPS 
 

 

The Residential Densities Plan and Housing Opportunity Plan maps identify 
overall densities and areas that may offer additional housing opportunities.  
They two maps together depict those strategies in this Housing Plan which have 
a geographic component: 

 The majority of Town should remain zoned for low density residential 
uses (R-80).   

 There may be opportunities to provide for housing while protecting 
open space and farmland in the R-80 zone through Conservation 
Subdivisions.   There might be prime opportunities for using this tool for 
western portions of Route 2. 

 Generally, the R-40 and R-60 zones will continue to provide 
opportunities for medium and higher density housing. 

 Opportunities for mixed use and village style housing might be 
appropriate along parts of key transportation corridors. 

 There is an opportunity for a community-driven mixed use project at 
the Wintechog Hill Road property with senior housing, affordable 
housing and open space preservation.  

 The Affordable Housing Development Overlay Zone (Meadow Court) 
provides an opportunity for affordable housing. 

 

A higher density neighborhood in North Stonington. 
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APPENDIX 
Additional Data on Conditions and Trends 

The following additional data was collected, analyzed, and presented while developing this Housing 
Plan. 
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Inclusionary Zoning Samples 

Westerly, RI Inclusionary Zoning 

A.  Purpose.   (1) The purpose of inclusionary zoning is to guide new residential development so that it 
supports Westerly's housing goals, as stated in the Housing Element of the Comprehensive Plan, 
including the goal that at least 10% of Westerly's year-round housing will be low- or moderate-
income housing. This section is intended to ensure that all development providing six or more 
additional dwelling units will contribute to the supply of low- or moderate-income housing in Westerly.   

(2) To help satisfy the Town's low- or moderate-income housing goals, a portion of the additional 
dwelling units resulting from all such development must be affordably priced according to state 
guidelines, must receive a federal, state or municipal subsidy, and must have affordability 
guaranteed for 99 years by a deed restriction or land lease. 

B. Required inclusionary dwelling units. (1) In every residential subdivision or land development project 
that consists of six or more lots intended for the construction of dwelling units, or that consists of six or 
more new dwelling units, a portion of the dwelling units must be low- or moderate-income. This 
requirement applies to development of rental property as well as development of property for sale. 
The number of low- or moderate-income dwelling units required is determined by taking the basic 
number of lots or dwelling units permitted, as shown by a yield plan, and multiplying that number by 
20%. Fractions of 0.5 or above shall be rounded up to the next whole number, and fractions of less 
than 0.5 shall be rounded down to the next whole number. 

(2) In developments where the units will be offered for sale, the inclusionary dwelling unit shall be 
affordable for a family with an adjusted gross income that is less than 100% of the area median 
income. Construction of additional required inclusionary dwelling units shall conform to this sequence. In 
developments where the units will be rental units, the rent for all inclusionary dwelling units must be 
affordable for a family with an adjusted gross income that is 80% or less of the area median income. 

(3) The exterior appearance of the inclusionary dwelling units must be substantially similar to that of 
the market-rate units, except that the inclusionary units may be no smaller than 960 square feet. The 
inclusionary dwelling units must be compatible in scale and architectural style with the market-rate 
units. The average number of bedrooms in the inclusionary dwelling units shall be equal to or greater 
than the average number of bedrooms in the market-rate units. 

(4) The inclusionary dwelling units must be integrated throughout the development, rather than 
segregated in a particular area or areas, so they will not be in less desirable locations than market-
rate units. The inclusionary units shall, on average, be no less accessible to public amenities such as 
open space or recreational features than market-rate units. In developments consisting of multiunit 
dwelling structures, the inclusionary dwelling units must be integrated throughout the structure. 

(5) The inclusionary dwelling units must be built simultaneously with the market-rate units. For 
developments consisting of single-household or two-household dwellings, the percentage of market-
rate units for which building permits have been issued shall not exceed the percentage of inclusionary 
dwelling units for which building permits have been issued by more than 20%. A certificate of use and 
occupancy shall not be issued for the final market-rate unit until certificates of use and occupancy 
have been issued for all of the inclusionary dwelling units. In subdivisions or land development projects 
that are constructed in phases, these requirements apply separately to each phase. 

C. Density bonuses. (1) In every development in which required inclusionary dwelling units are 
constructed, the number of dwelling units permitted on the parcel shall be increased above the number 
that otherwise would be permitted. The purpose of this density bonus is to mitigate the cost of creating 



 

 
61 

inclusionary dwelling units by providing sites on which the units can be developed. The basic number of 
dwelling units permitted on the parcel, as shown in a yield plan, shall be increased by a number equal 
to the number of low- and moderate-income dwelling units required. 

(2) When residential density is increased in a development, the Planning Board shall have the 
authority to adjust the lot frontage, lot width, front yard setback, side yard setback, rear yard 
setback, accessory dwelling setback, maximum impervious surface requirements and other dimensional 
regulations otherwise applicable in the zoning district if the Board finds the adjustments to be 
necessary and consistent with good planning practice. The adjusted dimensional regulations 
applicable to the development shall be shown on the final plat and shall be recorded in the land 
evidence records as a separate document that lists each lot, the street address of that lot, and the 
dimensional regulations applicable to that lot. 

D. Alternatives to construction of inclusionary units. When in the judgment of the Planning Board a 
density increase or on-site construction of inclusionary dwelling units would not be in the best interests 
of good planning, or when a density increase is otherwise prohibited by law or regulation, the 
developer shall contribute to the Town's supply of low- and moderate-income housing through any one 
of, or any combination of, the following methods, subject to the approval of the Planning Board. The 
Planning Board's decision to require an alternative to on-site construction of inclusionary units shall be 
in writing and accompanied by findings of fact. 

(1) Payment of a fee in lieu of construction. (a) The fee for each inclusionary dwelling unit that is not 
constructed shall be the difference between the median sale price of all homes sold in Westerly 
during the previous calendar year and the sale price that would be paid for that home by a 
household of four persons with an income of 100% of the area median income. 

(b) Fees in lieu of construction shall be calculated and paid at the time of the recording of the final 
plan for each phase of a development. The fees shall be paid into a restricted account maintained by 
the Town pursuant to RIGL 45-23-47, as amended. 

(2) Rehabilitation of existing units. (a) A developer may create low- and moderate-income units for 
sale, or low-income units for rent, by rehabilitating an existing structure and imposing deed restrictions 
or a land lease to assure affordability for ninety-nine (99) years. Dwelling units that are rehabilitated 
cannot be units that already qualify as low- and moderate-income housing. 

(b) The Planning Board may, in its sole discretion, provide a density bonus equal to up to 100% of 
one dwelling unit at the rehabilitation site. If no density bonus is provided, the developer shall receive 
another municipal subsidy or subsidies. 

(c) The number of low- and moderate-income units created shall be equal to or greater than the 
number that would have been required at the primary development site. The newly-created low- and 
moderate-income units must be constructed and occupied contemporaneously with the market-rate 
units being constructed at the primary development site. 

(3) Construction of low- and moderate-income units at an off-site location. 

(a) Low- and moderate-income dwelling units may be constructed at another site or sites. The 
developer must demonstrate that the alternate site does not have constraints to development that 
would prevent it from accommodating residential construction. 

(b) The Planning Board may, in its sole discretion, provide a density bonus equal to up to 20% of one 
dwelling unit at the off-site location. If no density bonus is provided, the developer shall receive 
another municipal subsidy or subsidies. 
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(c) The number of low- and moderate-income units constructed off site shall be equal to or greater 
than the number otherwise required. The exterior appearance of the off-site low- and moderate-
income units must be substantially similar to that of the market-rate units, except that the off-site low- 
and moderate-income units may be no smaller than 960 square feet. The average number of 
bedrooms in the off-site low- and moderate-income units shall be equal to or greater than the 
average number of bedrooms in the market-rate units. The newly-created low- and moderate-income 
units must be constructed contemporaneously with the market-rate units being constructed at the 
primary development site. 

(d) Construction of new off-site units on existing single lots is preferable to construction of new 
subdivisions or land development projects containing multiple dwelling units. 

E. Assurance of affordability and fair marketing. (1) The developer shall contract with a monitoring 
agency approved by the Rhode Island Housing and Mortgage Finance Corporation for the following 
purposes: 

(a) To determine pricing for initial sale, resale, or lease of the inclusionary dwelling units; 

(b) To qualify purchasers or renters for initial occupancy based in household size and income; 

(c) To determine pricing for resale or transfer of dwelling units; and 

(d) To assist in the development of a marketing and resident selection plan, to be approved by the 
Planning Board, that meets state and federal fair housing requirements. 

(2) Long-term affordability shall be assured through a land lease or deed restriction recorded in the 
Westerly Land Evidence Records before the sale or rental of the inclusionary dwelling unit. The lease 
or deed restriction shall include information regarding: 

(a) The basis for calculation of the maximum sale or rental price for the unit, both initially and for 
future buyers or renters; 

(b) Restrictions concerning who may occupy the unit and for what period; 

(c) Provisions for monitoring, and assurance of compliance over time. 

(3) Deed restrictions or land leases shall include the following restrictions: 

(a) Inclusionary dwelling units that are sold shall be occupied by the buyers as their primary residence 
and shall not be leased to other occupants, seasonally or otherwise. 

(b) Inclusionary dwelling units that are rentals shall not be subleased. 

F. Cumulative impact. When a subdivision or land development project that creates fewer than six 
additional lots for development or fewer than six additional principal dwelling units is approved on a 
portion of a parcel of land, leaving another portion of the same parcel undeveloped, the portion left 
undeveloped shall not be subdivided or developed for residential use or mixed use within 25 years of 
final approval of the first development unless the undeveloped portion is subject to the inclusionary 
requirements of this article. The number of inclusionary units required in the second development shall 
be calculated as if the earlier development were part of it. This provision does not apply when an 
entire parcel receives master plan approval and is developed in phases. 
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Required Inclusionary Units and Density Bonus  

Basic Number of Lots or Units in 
Yield Plan  

Required Number of Inclusionary 
Units  

Number of Lots or Units Added by 
Density Bonus  Total Number of Lots or Units  

6  1  1  7  

7  1  1  8  

8  2  2  10  

9  2  2  11  

10  2  2  12  

11  2  2  13  

12  2  2  14  

13  3  3  16  

14  3  3  17  

15  3  3  18  

16  3  3  19  

17  3  3  20  

18  4  4  22  

19  4  4  23  

20  4  4  24  

21  4  4  25  

22  4  4  26  

23  5  5  28  

24  5  5  29  

25  5  5  30  

26  5  5  31  

27  5  5  32  

28  6  6  34  

29  6  6  35  

30  6  6  36  

31  6  6  37  

32  6  6  38  

33  7  7  40  

34  7  7  41  

35  7  7  42  

36  7  7  43  

37  7  7  44  

38  8  8  46  

39  8  8  47  

40  8  8  48  
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Tolland, CT Workforce Housing Regulations (Inclusionary Zoning) 

WORKFORCE HOUSING UNITS – Dwelling units that are affordable to a household with an annual 
income that does not exceed 80% of the median income, as adjusted for family size, as published by 
the United States Census Bureau and periodically updated by the U.S. Department of Housing and 
Urban Development (HUD).  The median income shall be the lesser of the state median income or the 
area median income for the area in which Tolland is located, as determined by the United States 
Department of Housing and Urban Development. 

Section 7-8.   Workforce Housing Required.  

These regulations are enacted in part under the authority of Section 8-2i of the Connecticut General 
Statutes. The purpose is to promote the development of housing at prices that are affordable to the 
region’s workforce, to meet local housing needs and to increase the diversity of housing in Tolland by 
creating mixed-income neighborhoods.    

A.  Requirements:  

1.  At least 20% of all dwelling units shall be workforce housing units except that the Commission may 
reduce the required percentage to no lower than 12% if the applicant demonstrates that they are 
providing additional amenities that provide a community-wide benefit and are not required as part 
of these Tolland Village Area regulations.  The provisions for open space, trails and sidewalks shall 
not be considered an additional benefit that allows a reduction in the percentage. 

2.  The workforce housing units shall be subject to a deed restriction or other mechanism acceptable to 
the Commission containing covenants or restrictions which shall require that, for at least 40 years after 
the initial occupation of the proposed development, such dwelling units shall be sold or rented at, or 
below, prices which will preserve the units as affordable to the workforce.  

3. An Affordability Plan, prepared in accordance with Connecticut General Statutes 8-30g and RCSA 
(Regulations of CT State Agencies)  8-30g-7 of the State regulations, rules and guidelines shall be 
submitted.  The Plan shall provide all of the necessary information and documentation to ensure the 
construction and continued operation of workforce housing, including the following:   

a. the person or organization responsible for administering the plan, including administration of the 
application procedures  and screening criteria to determine the income eligibility of applicants, and 
reporting and enforcement mechanisms;   

b. affirmative fair marketing procedures governing the sale or rental of the workforce housing units in 
accordance with Connecticut General Statutes 8-30ee and regulations promulgated thereunder.   

c.  proposed sale or rental prices of the workforce housing units and the basis for determination;   

d. identification and timetable for the completion and even distribution of the workforce housing units 
among the market-rate units in the development; and   

e. other information as may be required by the Commission.  

4.  Workforce housing units shall meeting the following standards:  

a.  units shall be sited in no less desirable locations than the other units located on the same site;  

b. the exterior appearance of the units shall be comparable with the other units on the same site;  
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c. the materials used and the quality of construction for the units, including heating, ventilation, and air 
conditioning systems, shall be comparable to those of the other units in the development;   

d. basic features of a housing unit, including but not limited to flooring, plumbing fixtures, and 
appliances. shall be provided in the workforce housing units, but amenities or optional upgrades, such 
as designer or high end appliances and fixtures, need not be provided for workforce housing units; 
and,  

e.   units shall be provided pro rata so that the percentage of affordable units for each phase does 
not fall below percentage required for the full project. 
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Farmhand Residential Facilities 

Granby, CT 

The Planning and Zoning Commission may issue a Special Permit, subject to the  criteria  of  Section  
8.2, for  a  Farm  Hand  Residential  Facility.  FHRF’s  are designed  to  aid  large-scale  agricultural  
operations   by  providing  year  round housing for a farm manager, and/or other farm employees 
under the following conditions:   

The agricultural operation must be the primary use of the land.  

The  agricultural  use  must  be  operated  on  a  common  property  with  a  total contiguous land 
area of at least 20 acres.  

The  agricultural  operation  must  contain  a  farm  building  or  buildings  with  a combined square 
footage in excess of 6000 square feet, excluding buildings used for residential purposes.  

The total area of the living quarters must not be less than 450 feet, nor exceed 1,500  square  feet.  
A  FHRF  may  contain  any  number  and  style  of  rooms  as may typically be found within 
residential structures, except that the facility shall be limited to a maximum of 3 bedrooms, one 
kitchen,  and two bathrooms.  

All  occupants  of  the  Farm  Hand  Residential  Facility  must  be  full  time employees on the site of 
the agricultural operation  which received the Special Permit.   

The living area of the Farm Hand Residential facility shall be contained within a barn or other existing 
building. The Farm Hand Residential facility may not be a  separate  structure designed  and  
constructed  solely  as  a  residential  home, but  must  be  designed  as  a  combination  
agricultural/residential  facility.  Not more than 40% of the total area of the building may  be used 
as the FHRF.   

The  Farm  Hand  Residential  facility  must  have  an  outside  access  which  is convenient to a 
parking area.   

The structure containing the Farm Hand Residential Facility shall be metered by  one  (1)  common  
electrical  service  and  have  one  (1)  common  heating system, though only the FHRF must be heated 
and have electricity.  

The  Farm  Hand  Residential  Facility  shall  have  a  potable  water  supply  and septic service 
approved by the Farmington Valley Health District.   

The  Farm  Hand  Residential  Facility  must  be  removed at  such  time  that  the premises are no 
longer used as an agricultural operation as defined herein.  

The Farm Hand residential facility must comply with  all applicable building and Fire Codes and may 
be inspected annually by the Fire Marshal and/or Building Official.   
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Ordinance Establishing a Housing Trust Fund 

Washington, CT 

Section I: Purpose  

Pursuant to the provisions of CGS 7-148(c)(2)(K), the Town of Washington does hereby create a 
special fund to provide affordable housing for the Town of Washington. The fund shall be known as 
the Affordable Housing Fund. Such fund shall not lapse at the end of the municipal fiscal year.  

Section II: Sources of Funding, Investments, and Limitations on Use of Fund  

A. In addition to such sums as may be appropriated by the Town for deposit into said Affordable 
Housing Fund, The Town is authorized to and shall deposit all monies received by it, from whatever 
source, as monetary gifts for the provision of affordable housing, including fees, monetary gifts, 
grants and loans, unless otherwise restricted, into said Affordable Housing Fund.  

B. Said Fund shall be in the custody of the Town Treasurer. All or any part of the monies in said Fund 
may be invested in any securities in which public funds may be lawfully invested. All income derived 
from such investment shall be placed into the Fund and become a part thereof. The monies so invested 
shall at all times be subject to withdrawal for use as hereinafter set forth.  

C. No sums contained in said Affordable Housing Fund, including interest and dividends earned, shall 
be transferred to any other account within the Town budget. No expenditures shall be made from said 
account except in accordance with the provisions of this Ordinance.  

Section III: Expenditures from Fund  

A. The continuation of the Affordable Housing Fund shall be perpetual, notwithstanding that from time 
to time said Fund may be unfunded.  

B. Expenditures shall be made from the Affordable Housing Fund only in accordance with the 
following procedures and requirements:  

1. Said expenditures shall be made exclusively for the costs associated with the investigation, 
appraisal, acquisition, administration, fees and maintenance costs relating to parcels of land, both 
improved and unimproved, or development rights, easements, deed restrictions, options, interests or 
rights therein, the use of which shall be limited to retention or designation of parcels for their long-
term use in providing affordable housing as defined by state statute (CGS 8-30g).  

2. Recommendations for any and all expenditures from the Affordable Housing Fund shall be 
submitted to the Washington Housing Commission. If approved, recommendations from the 
Washington Housing Commission for appropriations from the Affordable Housing Fund, including the 
sum to be expended, shall be submitted to the Washington Board of Selectmen.  

3. Any recommendation approved by the Board of Selectmen for the appropriation of funds in excess 
of five thousand dollars ($5,000.00) shall be forwarded to the Washington Board of Finance for their 
consideration and report.  

4. If approved by the Board of Selectmen, the Board of Selectmen shall present such recommendation 
for a vote at a duly warned and noticed Annual or Special Town Meeting.  
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Housing Land Trust 

Farmington, CT 

From the Town’s website: 

Cooperative Home Ownership Program - In order to increase its affordable housing stock, the Town 
of Farmington began a program in 1981 known as the Plan for Cooperative Ownership. To make the 
purchase of single family homes more affordable to home-buyers of low and moderate income, the 
Town of Farmington enters into a partnership with the individual in which the Town would own the land 
and the individual would own the home on the land. This partnership would enable the individual to 
pay a mortgage only on the home (not the land) making it much more affordable. Individuals whom 
are selected for the program are responsible for their own financing and have the responsibility of 
choosing a realtor to help find an existing home in Farmington. 

Selection Criteria - The selection criteria is weighted toward those 
either working or living presently in Town, and towards lower 
incomes with the balanced ability to afford a mortgage. Factors 
such as income and assets, family size, employment, residency, and 
housing hardship factors are used to determine eligibility. To 
qualify, an applicant must have a gross annual income at or below 
the median family income for the Hartford area as determined 
annually by the U.S. Department of Housing and Urban 
Development (HUD). The table below represents the maximum 
allowable income by family size. 

The Land Lease - The most significant aspect of the Cooperative Ownership Program is the land 
lease. Once the participant executes a land lease with the Town of Farmington, owners of the parcel, 
the participant, as lessee, rents or leases the land from the Town for the term of the lease (typically 
99 years). 

Resale Restrictions - The resale restrictions limit the maximum sales price the house may sell for in the 
future by placing a cap of 25% of the appreciation of the house as determined by property 
appraisals. This restriction serves to ensure the "affordability" of the house for many years to come. 
When the lessee decides to move, he can sell his house, but not the land. Accordingly, the land can be 
offered as rental property once more to those of low and moderate incomes. The resale restriction is 
as follows: 

1. The total amount of appreciation in the value of the house during the period of the lease is 
calculated by taking the appraised value for the house at the time the lessee notifies the 
Lessor of his desire to sell minus the original purchase price of the house. 

2. The Lessee's share of the appreciation is equal to the appreciation (determined in #1 above 
multiplied by 25%). 

3. The new maximum sales price is determined by adding Lessee's share of appreciation 
(determined in #2 above) to Lessee's original purchase price of the house. 

 

Family Size Median Income 
1 $47,946.60 
2 $62,699.40 
3 $77,452.20 
4 $92,205.00 
5 $106,957.80 
6 $121,710.60 
7 $124,476.75 
8 $127,242.90 



 

 
69 

Land Lease Fees - Each participant is responsible to pay a $10.00 per year land lease fee for the 
first three years. In the fourth year of the lease, the land lease fee is equal to the sum which could be 
collectable by the Town if the land were taxed under private ownership. 
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