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Introduction 

 
A State law passed in 2017 (Statute 8-30j) requires every municipality to 
prepare and adopt an affordable housing plan at least once every five 
years. In 2021, the Town of Colebrook received a grant from the 
Connecticut Department of Housing to undertake a proactive planning 
process and lay out a strategy for meeting the housing needs of existing 
and future residents and workers. 

 

The Town appointed a Housing Plan Steering Committee which met 
monthly to provide feedback throughout the planning process and to 
ensure that the Colebrook community was engaged in the conversation 
around housing affordability needs and possible strategies for meeting 
those needs.  

 
 
 
 
 
 
 
 
 
 
 
 
 

Housing is considered affordable if it costs no more than 30% of a 
household’s income. This is important because when households have to 
spend more than 30% of their income on housing costs there is not 
enough remaining to pay for all their other needs including food, gas, 
clothing, healthcare, childcare, etc.  In Colebrook: 

• 96 households were spending more than 30% of their income on 
housing costs; and 68 of those households were severely cost 
burdened, spending more than 50% of their income. 

Finding and keeping housing that is affordable is most challenging for 
households that earn under 80% of the Litchfield County median income 
which is shown in the chart below. The following page shows that there are 
currently 9 homes in Colebrook that are dedicated to remaining affordable 
(not costing more than 30% of household income) for households earning 
80% of the area median income.  

Why does  
Colebrook 
need a plan  
for housing 
affordability? 

 

Colebrook Housing Plan Steering Committee Members: 
¡ Ernie Marmer, Chair (Board of Selectmen) 
¡ Marc Melanson, Secretary (Building Official) 
¡ Laura Bartlett (Resident and Realtor®) 
¡ Debbie Crowell (Senior & Community Center Director) 
¡ Martha Neal (Planning & Zoning Commission) 
¡ David Sartirana (Resident and Realtor ®) 

 
Planning facilitation and technical assistance provided by: 
Jocelyn Ayer, Director, Litchfield County Center for Housing Opportunity 
 

How do you 
define housing 
affordability? 
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Housing affordability is not just a challenge in Colebrook, it is a statewide and 
nationwide challenge. There are a few key reasons for this: 1) The cost of 
housing has risen faster than incomes over the last 30 years and 2) the 
supply of new homes being built cannot keep up with demand.  The ability 
to meet demand, especially for “downsizing” options for older adults and 
starter homes is affected by: 

• the cost and availability of buildable land,  
• the fact that building a home requires 2+ acres in most areas and 

large single family homes with 3+ bedrooms are the easiest and often 
most profitable thing to build, 

• high construction costs, and  
• long or uncertain permitting processes.   

 
Because finding and keeping housing that is affordable is most challenging for 
households that earn under 80% of the Litchfield County area median income 
(AMI), the State keeps a list of how many housing units in each town are 
dedicated to remaining affordable to households below this income.  This list 
is referred to as the “Affordable Housing Appeals List”. 

 
HUD-defined income limits for Litchfield County, 2022 

Colebrook had 143 households that 
earned less than 80% of the area 
median income and had 9 homes 
dedicated to remaining affordable to 
them according to the State’s Affordable 
Housing Appeals List (2021).   

 
We say these 9 homes are dedicated to remaining affordable because they are 
owned, managed, and/or provided funding by an entity that assures that the 
households who live there do not have to pay more than 30% of their income 
on housing costs and that these households are earning less than 80% AMI. 
Such entities include the CT Housing Finance Authority (CHFA). 

 
Smaller or older homes that are sold or rented at what could be considered 
affordable prices are not included on the State’s Affordable Housing Appeals 
list because as a practical matter, private homeowners or landlords cannot be 
asked to make sure that the household they sell or rent to is earning less than 
80% AMI and that the rent/mortgage is not more than 30% of their income. As 
we saw during the pandemic, home prices/values can increase significantly 
over a short period of time and households or investors with higher incomes 
from outside the region can buy those homes, renovate them, and put them 
out of reach for future homeowners and people who work in the region. 

Why has 
housing 
become 
unaffordable 
for so many 
households? 

What does 
dedicated 
affordable 
mean? 
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Housing Affordability Plan Process and Timeline 
 
January- February 2022 
• Colebrook Housing Plan Steering Committee 

established; set monthly meeting schedule 
• Reviewed analysis of housing and demographic data 
• Developed & launched resident housing needs survey  
 
March 2022 
• Determined housing needs based on data analysis and 
survey results 
 
April- May 2022 

• Held town informational meetings about housing plan- 
one virtual and one in person 

 
June 2022  
• Developed goals and strategies to meet identified 

housing needs 
 
July 2022 
• Developed 1st DRAFT Housing Affordability Plan 
 
August 2022 
• Final draft of Plan prepared and presented to the 

Planning Commission to determine consistency with 
Town Plan of Conservation and Development  

• Draft plan posted in the town clerk’s office and on the 
town website for the required 35-day review period.  

• Revisions based on public feedback 
 
September /October 2022 
• Board of Selectmen adopts plan 
• Final adopted plan is posted on the town’s website and 

with the town clerk.  
 
  

Identify 
housing 
needs

Assess 
existing 
housing stock

Create plan for 
meeting identified 
housing needs



 

 
 

6 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Town of Colebrook will not be asked to pay for the construction or 
operation of dedicated affordable housing. The purpose of this plan is to 
collect data and information about the housing needs of those who live and 
work in Colebrook and look for ways to address those housing needs. There 
are many existing state and federal programs that pay for the construction of 
new affordable homeownership and rental opportunities. If a group of 
Colebrook residents creates a local non-profit housing organization, as many 
neighboring towns have done, this non-profit can apply to those funding 
programs to create the housing options identified as needed in this Plan.   

  

 

What are the 4 goals of Colebrook’s Housing Affordability Plan? 
Colebrook has beautiful open spaces and a rural small-town quality of life.   We 
believe we can protect these aspects that we love about our town while also, in a 
strategic and focused way, working locally to meet our residents’ housing needs 
over the next five years. The goals of this plan are:  
 

1. Form a non-profit (501c3) Colebrook Housing Organization 

2. Expand housing options for seniors 

3. Keep residents living safely and affordably in their homes 

4. Support first-time homebuyer options 

Given the organizational and physical infrastructure that Colebrook currently has in 
place, we believe a realistic yet ambitious goal would be 10-15 new housing 
opportunities created over the 5-year life of this plan utilizing the strategies 
detailed in the goals and strategies section of this Plan.  

We 

 

 

Will the town 
have to pay for 
affordable 
housing? 
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Assessment of Housing Needs  
& Current Housing Stock 

 
In February 2022 the Housing Plan Steering Committee conducted a survey to 
collect feedback from residents. The notice inviting residents to take the survey 
was posted on the town website, at town hall, and on social media. 224 
residents responded to the survey.  A link to the full survey results are included 
in the appendix to this plan.  Here is a summary of results from the Resident 
Housing Needs Survey: 

• 50% believe the cost of housing in town affects the town’s ability to 
attract/retain younger people or young families.  

• 44% believe the cost of housing in town affects the town’s ability to 
keep seniors in town.  

• 42% believe the town needs options that allow older adults to 
“downsize” 

• 38% say that they or their parents/children might have to move out of 
Colebrook to find the housing they need.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

What do 
residents say 
about housing 
needs? 

“I am in the process of selling my home (downsizing) and 

although I wanted to stay in Colebrook, I could not find 

anything suitable in Colebrook to buy.” 

“Many people are upset at the thought of having to leave their beloved Colebrook 

because of the lack of affordable housing for “low income” individuals (which is the 

majority of young professionals) and lack of senior housing.“ 
 

“Please create senior housing so I could stay in Colebrook when 

it's necessary to downsize.” 

“There are very few housing options in Colebrook. My parents had 

to purchase a home in Winsted. Also, we tried to remodel our 

detached garage several years ago and came up against significant 

zoning issues.” 
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Demographic changes 
Colebrook has approximately 1,360 residents living in 590 households. Over 
the last 10 years (between the 2010 Census and the 2020 Census) the Town’s 
total number of residents decreased by 8% (124 residents).  However, within 
the population the number of children decreased by 36% (112) over that 10-
year period. The demographic segment that is projected to grow the most 
over the next 20 years are residents over 65 years old (from 22% of the 
population to 32%)1.  

 
 Fewer households with children 

 The number of households with children has been in decline, not just in 
Colebrook but county-wide. The last available data showed that 25% of 
Colebrook households had children. Colebrook’s housing stock is 
predominately designed for families with children with 62% of the town’s 
homes having 3 or more bedrooms (38% have 3 bedrooms and 24% have 4 
or more bedrooms).   

  
Limited diversity of housing types and weekend homes 
90% of Colebrook’s housing stock is single family detached homes 
(compared to 73% in Litchfield County and 59% statewide) Single 
family detached housing is the most expensive type of housing to 
build, own, and maintain.  Just 8% of Colebrook’s housing is available 
to home-renters (compared to 19% countywide and 30% statewide).  
Colebrook also attracts many residents who also have homes 
elsewhere. The 2020 ACS data showed that 116 homes in Colebrook 
were used “seasonally, occasionally, or recreationally”. This reduces 
the number of homes in town that are available to year-round 
residents and to households who work year-round in the area or are 

available to volunteer on a regular basis.  
 

 Slow rate of new home development 
Very few new homes are built in Colebrook in any 
given year. The State’s building permit data for 
new residential structures shows between 0 (low) 
and 4 (high) permits per year for the last 10 years 
on record.  
 
Older homes present accessibility, maintenance, and 
affordability challenges. 190 occupied homes in 
Colebrook were built before 1950. These homes are often 
more difficult to make accessible to allow residents to 
age-in-place and more costly to heat, cool, and maintain. 

 
1 Source: Connecticut State Data Center population projections 

What are the 
town’s housing 
and 
demographic 
trends? 
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Housing affordability challenges 
Households are considered “housing cost burdened” 
if they report spending more than 30% of their 
income on housing. 96 Colebrook households were 
housing cost burdened (22% of Colebrook’s owner 
households and 10% of its renter households). 68 of 
those households were paying more than 50% of 
their income on housing costs this is considered 
severely cost burdened.  
 
 
Access to home ownership is challenging for 
renter households. New homeownership is often 

delayed by high housing costs, limited diversity in housing 
type (mainly single family detached, 3+ bedroom homes), 
and student loan debt. If your household earned the Litchfield 
County median household income for a renter of $41,000, 
$500 in monthly student loan or car debt, and a $5,000 down 
payment, you’d be able to afford a home costing $115,500. 
There was a gap in 2021 of $199,500, between what a renter 
household in Litchfield County could afford and the median 
priced home in Colebrook. 
 
According to the CT Affordable Housing Appeals Act listing, 
as of 2021Colebrook had seven (7) single family homes with 
mortgages subsidized by the CT Housing Finance Authority 
(CHFA) or USDA. These programs can help income eligible 
families who find a home for less than $350,000. There are 
very few homes for sale at or below $350,000 in Colebrook 
that do not need a great deal of additional investment in 
rehabilitation.  

 
Below is the CT Affordable Housing Appeals Act list (2021) 
showing the dedicated affordable housing in Colebrook and 

neighboring towns.  25% of 
Colebrook’s households 
earned under 80% of area 
median income, and 1.25% 
of Colebrook’s housing 
stock was dedicated to 
remaining affordable to 
these households.  
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Our housing market and economy are regional. Many residents in 
Litchfield County live in one town and work in another. As noted above, the 
region also attracts weekend/seasonal residents and residents who bring 
their incomes from higher income earning areas such as NYC. A regional 
housing needs assessment conducted by David Kinsey, PhD for Open 
Communities Alliance in November 2020 estimated a need in the region’s 
21 municipalities for at least 3,498 affordable units over the next 10 
years. This study then allocated these units to each town in the region based 
on a “fair share methodology”. This study allocated 117 housing units to the 
Town of Colebrook and the remaining affordable units to the region’s other 
20 towns.  
 
A regional housing needs assessment report by the Northwest Hills Council 
of Governments in April 2021 noted that there were 9,489 households in 
Litchfield County paying more than 50% of their income on housing 
costs2 and over 1,520 households on the waiting lists of the existing 
affordable housing developments in the region. Many households were told 
they would likely wait 2-5 years before an affordable option might become 
available to them. At least a quarter (25%) of those on waiting lists were 
seniors.  
 

 
 

  

 
2 2014-2018 American Community Survey data presented in the HUD Comprehensive Housing Affordability 
Strategy (CHAS) released on September 29, 2021 

Regional 
Housing  
Needs 
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Land Use  
and Zoning Assessment 
 

Colebrook has three (3) basic zoning districts. The “R-1 village district” 
which is in a small area near Town Hall and the Colebrook Store, the “R-
2 Residential District” which covers most of the rest of the land area in 
town except the areas along Rt. 44 and Rt.8 which are in the “General 
Business” zone (see zoning map on p. ___).  

 
 Single-family dwellings 
As described above, 90% of Colebrook’s homes are single family detached 
homes. Single-family homes are the only type of housing allowed in any zone 
in town that does not require a special exception approval process. Special 
exception approval requires notice to neighboring property owners, a public 
hearing, and a greater level of uncertainty for the applicant. In the RR-1 and RR-
2 zones, a minimum of 2 acres are required to build a new home. In the 
General Business zone a 1-acre minimum lot size is allowed.  
 

Accessory apartments 
Accessory apartments, referred to in the zoning 
regulations as “accessory dwelling units” (ADU), 
can create additional housing options. The 
apartment may be within the single family 
structure or in barn, garage, or other out-building. 
The zoning regulations allow one accessory 
apartment per lot by special exception in all 
zones. The owner of the property must live in 
either the primary dwelling or the accessory 
apartment. To add a detached ADU, the property 

must be at least 4 acres in size.  
 
Two-family and multi-family dwellings  
The zoning regulations allow the conversion of an existing building to multi-
family (more than one unit) through a special exception permitting process. 
Building a new two-family or multi-family (3+ units in one building) is not 
allowed anywhere in town.  

 
Affordable Housing Appeals Act (8-30g) 
In 1989 the State legislature passed a law called the “Affordable Housing 
Appeals Act”. Connecticut municipalities with less than 10% of their housing 

What 
residential uses 
do our zoning 
regulations 
allow? 

 

Image credit: www.hausable.com 
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stock designated as affordable are subject to the Affordable Housing Land Use 
Appeals Procedure, widely known as “Section 8-30g”. Colebrook is at 1% as of 
the 2021 Appeals listing.  In these towns, if 30% of units in a project are 
affordable as defined by the statute, many local zoning regulations such as 
those regarding height, setback, density, and parking requirements don’t need 
to be followed.  If the Planning & Zoning commission denies a zoning permit 
submitted under 8-30g, the decision may be appealed. The commission would 
then need to show proof that the denial was based on a substantial public 
health and safety concern that “clearly outweighs” the town’s need for more 
affordable housing. There is no obligation for the town to reach the 10% 
threshold and no state goal expecting towns to do so.  
 
Areas Protected from Development 
According to Colebrook’s 2014 Town Plan of Conservation and 
Development, as shown in the map below, approximately 39% of 
Colebrook’s land (8,218 acres) is permanently protected from 
development. Colebrook has another 1,877 acres (9% of the total town 
area) that is not permanently protected but that has historically been 
open space such as sportsman’s clubs, camps, and MDC Class III land. 
(See appendix for larger version of map below.)  
  

What areas in 
town are 
protected from 
housing 
development? 
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Connecticut StatePlane Projection on the North American Datum 1983 (2011)

Data Sources:
Parcels : Colebrook Assessor (GL2019)
Roads & Highways: TiGER Data (Census 2010)
Waterbodies & Watercourses: CT DEEP (2016)
Permanently Protected Lands: Litchfield Hills Greenprint Collaborative (2022)
Uncommited Lands & MDC Lands: Town of Colebrook
Map Titled "Map #9 Town of Colebrook Open Space

Map Prepared by:
Stacy Deming, GISP
Housatonic Valley Association
Cornwall Bridge, Connecticut
hvamaps@gmail.

*Uncommitted Open Space is is land that has historically been open
space but is not legal protected to remain so, such as sportsman's
clubs, camps and MDC Class III land.

**Permanently Protected Lands for the Litchfield Hills Greenprint
Collaborative Service Area compiled by The Litchfield Hills Greenprint
Collaborative. Protected parcel data is compiled from a variety of 
sources such as land trusts, Town Assessor's, State Databases
and personal knowledge. Updates are performed regularly.
This data does not imply that these lands are open to public access.

Permanently Protected Land is land that is either owned in Fee by a
qualified entity such as a Land Trust, State or Federal Agency, or is
protected by a legal Conservation Easement. Class I & II Water Co
Land is also legally protected. An easement may protect all of a parcel
or part of a parcel. Cemeteries are also inlcuded in this calssification.

This document should not be used as an actual
survey or as a substitute for field assessment.
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Goals  
and Strategies 

 

Described below are 4 goals that the town will work to make progress on over 
the next 5 years and strategies intended to help the town meet those goals. 
Each strategy has been assigned to a lead entity. This entity will spreadhead 
the implementation of that strategy and collaborate with other relevant town 
boards, commissions, and residents as needed to carry out that strategy.  
 
Overarching goal: To create 10-15 new housing opportunities over the 
next five years that would be affordable to the 143 households in Colebrook 
earning under 80% of the area median income utilizing the strategies 
described below.  

Legend 
BOS Board of Selectmen 

HC (proposed) Housing Committee 
HO (proposed) Colebrook Housing organization 

PZC Planning & Zoning Commission 
SD  Senior & Community Center Director 

 
 
 
 
 
This could be the primary mechanism for creating housing options in Colebrook. 
In many area towns, residents have volunteered to form a private, non-profit organization in 
their town to address housing needs.  Examples from area towns include the Foundation for 
Norfolk  Living, Litchfield Housing Trust, Kent Affordable Housing, Inc. and Cornwall Housing 
Corporation.  Once formed, this organization can facilitate the creation of downsizing options 
for seniors, housing options for young families and others as funding and land opportunities 
present themselves and as community housing needs evolve over time.  
 
Strategies:           Lead Entity: 
1. Include an article in the town newsletter letting residents know about the 

opportunity to volunteer and who they can contact for more information.  
BOS/HC 

2. Volunteers interested in forming the new housing trust organization will 
hold a regular monthly meeting and invite speakers to assist them during 
this formation period including: 

• Litchfield County Center for Housing Opportunity 
• CT LISC (Local Initiative Support Corporation)  
• David Berto, Housing Enterprises, Inc.  

HO 

How can 
Colebrook 
address its 
identified 
housing 
needs over 
the next 5 
years? 

 

GOAL 1: Form a non-profit (501c3) Colebrook Housing Organization 
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• NWCT Regional Housing Council members 
3. Once a Colebrook Housing organization is formed, they can reach out to 

residents to ask them to consider private donations of land, buildings for 
renovation, or funding.  

HO 

 
What is a local non-profit (501c3) Housing Organization? 
• Non-profit, community-based organization with a mission to address housing needs. 
• Board of volunteers made up of residents in the town the organization serves  
• Can create homerenter and/or homebuyer options; can focus on the housing needs of 

seniors, young people, workforce- it’s up to the volunteer board members 
• Can renovate existing homes/buildings in town or build new  

 
What are some examples of Housing organizations in 
the region and what types of housing options have 
they created? 

• Norfolk Foundation for Living 
o Historic District renovated multi-family homes (12 

rental units) 
o Haystack Woods Net Zero homes (10 ownership 

units in construction) 
•  Litchfield Housing Trust 

o Gagarin Place (8 homes with solar panels) 
o 10 single family homes in a neighborhood 
o 17 single family homes on leased land on individual 

lots scattered throughout the town 
o Conversion of 19th century schoolhouse to 4 homes 

• Kent Affordable Housing, Inc.  
o South Commons (24 homes) 
o Stuart Farm Apartments (13 homes in 3 buildings 

including a converted farmhouse) 
• Cornwall Housing Corporation 

o Kugeman Village (18 homes) 
o Bonney Brook (10 homes for seniors) 
o 11 single family homes on leased land on individual lots scattered throughout the town 

• Salisbury Housing Trust 
o 11 single family homes and 1 duplex on leased land on individual lots scattered 

throughout the town (some newly built and some renovated) 
 

  

Norfolk, CT 

Kent, CT 
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As noted in the demographic trends, Colebrook has a declining number of households with 
children and the demographic segment projected to grow the most over the coming years are 
residents over 65 years old. 44% of the residents who responded to the survey believed that the 
cost of housing in town effects the town’s ability to keep seniors and we received many comments 
from residents who wanted to stay in town and/or “downsize” as they get older but didn’t think 
those housing options would be available to them in Colebrook. The goals and strategies listed 
below are intended to create more housing options for seniors and others.  
 
SUB-GOAL 2A: Allow smaller sized homes and “downsizing” options 
As mentioned previously in this report, 90% of Colebrook’s homes are single family detached 
homes and 63% of homes have 3 or more bedrooms. This is a more expensive type of home to 
build, own, and maintain compared to smaller sized homes and multi-family homes. New 
construction of townhomes, two-family homes, and multi-family homes are not currently allowed 
under the town’s zoning regulations but if allowed, could create additional housing opportunities 
for seniors and young people.  
 
Strategies:           Lead Entity: 
1. Allow duplex or 2-family homes on parcels that can meet on-site well and 

septic requirements. 
PZC 

2. Allow attached townhomes (3-4 attached) on parcels that can meet on-site 
well and septic requirements in the General Business zone; restrictions could 
be similar to regulations for “conversion to multi-family”.   

PZC 

3. Consider zoning amendments that would allow a senior housing 
development like Meadowbrook Apartments in Norfolk  

PZC 

4. Consider an incentive housing overlay zone on a specific appropriate parcel 
(example: Barkhamsted, CT) or a “Town and non-profit sponsored housing” 
zoning regulation as many other area towns have in place. 

PZC 

 
What is Meadowbrook in Norfolk? 
Meadowbrook is affordable housing for seniors built in 1972.  It 
started with a donation from a local church member, Sarah Hodge. 
Three churches joined together, acquired the former site of the 
Norfolk Center School and constructed this development with 
funding from the CT Department of Housing and U.S. Housing and 
Urban Development (HUD). All three of the founding church 
congregations continue to be represented on the Norfolk Senior 
Housing Corporation board. Today, the complex has 28 apartments: 
7 studio, 18 one-bedroom, and 3 two-bedroom units (11 of them 
are HUD subsidized). For more info visit: www.meadowbrookapartments.org 

GOAL 2: Expand housing options affordable for seniors 
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SUB-GOAL 2B: Increase awareness about the housing opportunities accessory 
apartments can create. 
Colebrook homeowners can create an accessory apartment in their home or on their property in a 
detached building or over a garage.  For seniors, accessory apartments can allow adult children or 
other caregivers to live at the home in a separate space; they can also create an opportunity for 
additional income from the rental. 57% of survey respondents were not aware of the option to create 
an accessory apartment. 55 respondents said they would need professional advice (construction 
costs, permitting, etc) and 44 said they would need a grant or loan to help pay for the construction 
of an accessory apartment.  
 
Strategies:           Lead Entity: 

1. Include an article in the town newsletter twice per year to let people know 
about the option of creating an accessory apartment on their property.  

HC 

2. Include easy to find information on the town’s website about the zoning 
requirements for accessory apartments, and a “checklist” for how to create an 
apartment. 

PZC or 
HC? 

3. Allow detached accessory apartments on lots that meet the minimum lot size 
for their zone as long as they can get health district approval for well and 
septic. (In other words, remove the requirement in the zoning regulations for 
a min. 4 acre lot for a detached accessory dwelling.)   

PZC 

4. Advocate for a multi-town initiative to provide professional advice to 
homeowners interested in creating accessory apartments.  

HC 

 
 
 
 
 
According to recently released HUD data, 68 Colebrook households were severely cost burdened 
(spending more than 50% of their income on housing costs). Colebrook also has 190 occupied 
homes in that were built before 1950. These older homes can present accessibility, energy efficiency 
(heating/cooling), and maintenance challenges. These strategies are intended to help cost 
burdened Colebrook households stay in their homes and make repairs or energy efficiency 
upgrades that might be needed to keep them living safely and affordably.  
 
1. Apply for CDBG/Small Cities or Community Investment Act funding to create a 

Housing Rehabilitation Loan Program to assist income eligible homeowners 
with making home repairs or adding accessibility features (such as wheelchair 
ramps) that will keep them in their homes.   

BOS 

GOAL 3: Keep residents living safely and affordably in their homes 
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2. Ensure the town’s zoning regulations allow residents to add wheelchair ramps 
or meet other ADA requirements without needing a special exception or 
variance due to setbacks or other restrictions. 

PZC 

3. Raise awareness about the ability for income eligible homeowners to refinance 
their home loan to make their mortgage more affordable through the USDA 
Rural Development program. https://www.usdaloans.com/ 

HC 

4. Promote energy efficiency programs offered by Eversource and others once 
per year through the city newsletter or other means. Increase awareness of 
programs that assist with electricity and/or heating costs.  

HC 

5. Increase awareness of and continue to support existing services such as dial a 
ride, senior lunches, CT Home Care Program for Elders, etc.  

SD 

6. Continue to direct residents who are in experiencing housing instability or are 
in danger of becoming homeless to call 211 or visit 211ct.org to be directed to 
resources and services.  

SD 

 
Who qualifies for energy efficiency programs?  
The EnergizeCT “Home Energy Solutions” program can help all homeowners reduce energy 
costs.  Homeowners with household incomes of 60% of the area median income or less 
qualify for a free home energy assessment and free upgrades. For more information visit: 
https://www.energizect.com/your-home/solutions-list/home-energy-solutions-core-services   
 
What is the Housing Rehabilitation Loan Program? 
This program provides financial assistance in the form of a 0% interest deferred loan to 
income eligible households to make health and safety repairs including roofing, carpentry, 
electrical work, painting, plumbing and heating. 
 
What is the “Healthy Homes Program”? 
Connecticut Children’s Healthy Homes Program (Healthy Homes) - Provides support to 
improve living conditions for families: Working with a team of licensed and certified experts, 
the program assesses homes and develops a scope of work to address housing-related 
health hazards, such as lead-based paint, mold, asbestos, and injury risks. With that scope of 
work, the program works with property owners and contractors to complete the work to strict 
specifications in accordance with federal, state, and local environmental and building 
regulations: https://www.connecticutchildrens.org/community-child-health/community-child-
health-programs/healthy-homes-program/ 
 
What is 211? 
2-1-1 is a free, confidential information and referral service that connects people to essential health 
and human services 24 hours a day, seven days a week online and over the phone. 2-1-1 is a program 
of United Way of Connecticut and is supported by the State of Connecticut and Connecticut United 
Ways: www.211ct.org  
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In 2021 Colebrook had 7 single family homes with mortgages subsidized by the CT Housing 
Finance Authority (CHFA) or USDA. These can assist income eligible families who find a home 
for less than around $350,000. 
 
Strategies:           Lead Entity: 
1. Let residents know about the opportunity to donate land or funding to a newly 

formed Colebrook Housing Organization or NWCT Habitat for Humanity to 
allow them to build first time homebuyer homes.  

HO or 
HC 

2. Increase awareness in town of CHFA (CT Housing Finance Authority), HDF 
(Housing Development Fund) and FHLB (Federal Home Loan Bank of Boston) 
down-payment assistance for income eligible first-time homebuyers and free 
first-time homebuyer education classes available in the area and online through 
an annual article in the town newsletter and other outreach efforts.  

HC 

3. Raise awareness about the USDA Rural Development program that can help 
income eligible homeowners in Colebrook purchase homes. 
https://www.usdaloans.com/  

HC 

Related Links: 
https://www.chfa.org/homebuyers/all-homebuyer-mortgage-programs/ 
https://www.usdaloans.com/ 
https://hdfconnects.org/services/fthb/ 
 
How Do Housing Options that are Affordable Get Built? 
Once a non-profit housing organization is formed in Colebrook, the volunteers can begin to 
look for a low-cost or donated land or buildings appropriate for housing. Once a site is 
identified, it typically takes between two and four years until the start of construction and 
often closer to five years for occupancy. The figure below shows the major parts of the 
development process and how long each phase typically takes. 
 
 
  

• Site Control
• Septic feasibility
• Zoning 
• Attain pre-
development funding

Feasibility Stage 
(1yr)

• Architectural
• Well & Septic approval
• Zoning approval
• Attain construction 
funding

Pre-development 
Stage (1-2 yrs) • Close on contruction 

funding
• Contruct units (9-12 
months)

• Occupancy

Construction 
Stage (1-2 yrs)

GOAL 4: Support first time homebuyer options in Colebrook 
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Where does the funding come from?  
As noted above, the organization trying to create these housing options will need to 
have access to “pre-development funding” to help assess the feasibility of 
development on the site identified. They will also need construction funding. Even 
when land is donated for this, the cost to construct these homes is almost always more 
than one could rent or sell the homes for affordably for households earning under 
80% of the area median income. Here are the typical scenarios for funding: 

• Scenario 1: The local housing organization is building one first time 
homebuyer home on donated land. Local, private fundraising is done by the 
volunteer non-profit to secure the gap funding that will be needed. This is the gap 
between amount the non-profit can affordably sell the home to the income eligible 
homebuyer and the amount it will cost to build the home and install the septic/well 
and driveway. Often these non-profits get a loan from a local bank to pay for 
construction and then are repaid (everything other than the gap) once the income 
eligible homeowner gets a mortgage.  

• Scenario 2: The local housing organization has identified a site that can 
accommodate more than 3 home-owner or home-renter dwelling units. Between 10 
and 20 units is ideal in terms of being competitive for State funding opportunities and 
bringing down the per unit cost of each home, but this scale is not required 
depending on the site and the housing need the organization is trying to address. 
(Note- it often can take the same amount of time, between two and five years, to 
create either one first time homebuyer home or 10-20 units of home-renter homes.) In 
this type of project, the local housing organization will often work with a housing 
development consultant who is experienced with applying for State and other funding 
sources for affordable housing. This consultant can help advise all along the feasibility 
and pre-development stages of the process and can draft the applications to these 
funding sources for both pre-development and construction funding.  
 
How will potential impacts of new housing be mitigated? 
Many residents will be concerned about the potential impact of new homes.  All 
residents will have the opportunity to hear about any proposed new development and 
ask questions when the non-profit housing organization brings their project to the 
Planning & Zoning Commission and/or Wetlands Commission for approvals. Both of 
these commissions, and the local non-profit housing organization will be made up of 
Colebrook residents all who care deeply about impacts on their neighbors.  
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Once this plan is adopted, here are the ways that the town can make 
sure that these strategies are implemented over the coming 5 years. 
This plan will need to be updated in 2027.  
 
1. Form a housing plan implementation committee or housing 

committee to spearhead the implementation of this plan and 
update it every 5 years. 

BOS 

2. Ask the housing committee to prepare an annual summary 
report to the Board of Selectmen to summarize progress on 
housing plan implementation and note priority actions 
planned for the coming year. 

HC 

3. Amend the Town Plan of Conservation & Development 
(POCD) to reference the town’s Housing Plan. 

PZC 

 
 
 
 
 
 
 
 
 
 

1. Volunteer! Consider volunteering with a new Colebrook Housing 
organization or on a new housing plan implementation committee. 
(If you are interested contact the First Selectman’s office.) 

2. Attend Planning & Zoning Commission meetings when zoning 
regulation revisions are considered. Attend a public hearing to voice 
your support for zoning changes consistent with this housing 
affordability plan. Too often the Commission only hears from those 
opposed to a zoning change or a specific development.  

3. Watch this 10-minute video made in 2021 to see what affordable 
housing looks like in NWCT’s small towns.  

4. Donate land or funding to the Colebrook Housing organization 
once formed or to Habitat for Humanity. 

  

What can 
Colebrook 
residents do 
to help? 

 

How can we 
ensure these 
strategies are 
implemented 
over the next 
5 years? 
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Appendix 
Resource links 

 
Attached are the following appendices: 

• Open Space map 
• Resident Housing Needs Survey Results 
• What is “Fair Housing”? 

 
The following are links to additional resources: 

• Colebrook Housing Data profile 
  https://housingprofiles.pschousing.org/profile/#Colebrook 

• Regional Housing Needs Assessment 
https://northwesthillscog.org/wp-content/uploads/2021/05/Housing-
NWCT-report-April2021.pdf 

• Short video showing affordable housing in NWCT’s small 
towns  

https://www.youtube.com/watch?v=hh44IeURLds&t=1s 
• NWCT Regional Housing Council website 

https://www.nwcthousing.org/ 
• Affordable Housing Inventory and Contact List (2022) 

https://cthousingopportunity.org/resources-1/northwest-ct-regional-
housing-council-2022-affordable-housing-inventory 

• CTHousingSearch.org, a housing locator service funded by 
the Connecticut Department of Economic and Community 
Development. 

• 2-1-1 Housing Resources – This section of the 2-1-1 web site 
contains links to: 
https://www.211ct.org/ 

o Emergency Housing 
o Home Purchase Counseling 
o Housing Choice Voucher waiting lists throughout Connecticut 
o Rent/Mortgage Payment Assistance 
o e-Library Papers on a wide range of housing topics, such as 

Eviction, Foreclosure and Public Housing 
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Parcels : Colebrook Assessor (GL2019)
Roads & Highways: TiGER Data (Census 2010)
Waterbodies & Watercourses: CT DEEP (2016)
Permanently Protected Lands: Litchfield Hills Greenprint Collaborative (2022)
Uncommited Lands & MDC Lands: Town of Colebrook
Map Titled "Map #9 Town of Colebrook Open Space

Map Prepared by:
Stacy Deming, GISP
Housatonic Valley Association
Cornwall Bridge, Connecticut
hvamaps@gmail.

*Uncommitted Open Space is is land that has historically been open
space but is not legal protected to remain so, such as sportsman's
clubs, camps and MDC Class III land.

**Permanently Protected Lands for the Litchfield Hills Greenprint
Collaborative Service Area compiled by The Litchfield Hills Greenprint
Collaborative. Protected parcel data is compiled from a variety of 
sources such as land trusts, Town Assessor's, State Databases
and personal knowledge. Updates are performed regularly.
This data does not imply that these lands are open to public access.

Permanently Protected Land is land that is either owned in Fee by a
qualified entity such as a Land Trust, State or Federal Agency, or is
protected by a legal Conservation Easement. Class I & II Water Co
Land is also legally protected. An easement may protect all of a parcel
or part of a parcel. Cemeteries are also inlcuded in this calssification.

This document should not be used as an actual
survey or as a substitute for field assessment.
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The following information is from the Connecticut Fair Housing Center: 
Fair Housing rules apply to all homes in Colebrook whether they are affordable 
or not.  
 
Fair Housing is the sale/rental of housing free of discriminatory practices 
or policies. 
Housing discrimination is illegal in Connecticut. Specifically, it is against the law 
to deny anyone housing because of their: 

 
§  Race 
§ Color 
§ National origin 
§ Sex (gender) 
§ Religion 
§ Children or family status 
§ Disability (mental or 

physical) 

§ Ancestry 
§ Marital status 
§ Age (except minors) 
§ Sexual orientation 
§ Gender identity or expression 
§ Legal source of income 

(refusing to accept Section 8, 
for example) 

§ Veteran status 
A group of people who share characteristics that are protected from discrimination are 
known as a “protected class.” 

 
What does housing discrimination look like? 
Refusals to rent or sell. A landlord, owner or real estate professional refuses to rent or sell to you 
because you are a member of one of the protected classes listed above. 
Misrepresenting the availability of housing. A landlord, owner, or real estate agent tells you that 
an apartment, house, or condominium is not available, when in fact it has not been rented or sold, 
because you are a member of one of the protected classes listed above. 
Discrimination in terms and conditions. You are treated differently by a landlord, owner, or real 
estate agent and given different conditions, terms, rules or requirements than others because you 
are a member of one of the protected classes listed above. 
Use of threats, intimidation or coercion. A landlord, owner or real estate professional attempts to 
prevent you from renting or buying a home by suggesting that you will not be safe or that neighbors 
may not want you to move in, because you are a member of one of the protected classes listed 
above. 
Discriminatory advertising. A landlord, owner or real estate professional puts an ad in a 
newspaper, creates a brochure, or makes a spoken statement that shows preferences or limitations 
for certain people because they are members of one of the protected classes listed above. 
 
Affirmatively Furthering Fair Housing 
All municipalities in Connecticut are required to take actions to identify and remove impediments to 
fair housing. Many people in the protected classes are disproportionately lower-income making a 
lack of affordable housing options a core impediment to fair housing choice. 
 

What is Fair 
Housing? 


