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Steering Committee Kick-Off Meeting
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The Plan of Conservation & Development
Tonight’s Agenda
• Introductions
• What is Planning
• What is the POCD
• The Planning Process
• Where We Are?

• Next Steps – Work Plan

The Plan of Conservation & Development
What is the Planning?
• A process of preparing for the future.

PDSA
Cycle of Learning

• A systematic approach to problem solving.
• A strategy for improvement.
• A thoughtful and careful process of decision making.
• A continuous process of learning and adjustment.

• A prediction of the future with the risk of being wrong.

Without Planning

Decision Making

With Planning

The Plan of Conservation & Development
What is the Plan of Conservation & Development?
The Plan of Conservation & Development (POCD) is a
comprehensive land use plan for the community:
• A guide to the physical development of Enfield based on the
social, economic, environmental, infrastructure, and
governance needs of the community.
• A long rang plan covering a period of 10 or more years.
• Comprehensive in that covers the entire community.

Comprehensive Plans

• A statement of policies to inform decision making.

• The POCD contains policies for land use—residential,
commercial, industrial, public, and other—and the public
infrastructure and community facilities need to support
those uses.
• Broadest and most general level plan.
• The plan attempts to link long-range objectives to many
interdependent elements—demographic change,
economic conditions, environmental considerations, land
uses, mobility, and community facilities.

The Plan of Conservation & Development
Connecticut General Statutes
Section 8-23 - Plan of Conservation & Development
• a statement of policies, goals and standards for the
physical and economic development of the municipality…
• the [P&Z] commission's recommendation for the most
desirable use of land within the municipality for
residential, recreational, commercial, industrial and other
purposes and for the most desirable density...
• designed to promote…the coordinated development of
the municipality and the general welfare and
prosperity…
• make provision [encourage and provide] for the
development of housing opportunities…

Zoning informs land use and land use informs zoning.
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The POCD Planning Process
Evaluate the physical, demographic, socioeconomic, environmental, and conservation
trends to determine:
• what is most important to the
community,
• the resources that most need to be
protected and conserved,
• areas best suited for residential,
commercial, and industrial use,
• the density and intensity of
development, and

• the infrastructure and community
facilities required to support the
existing and future development.
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The Planning Process:
1. Where Are We Today?
Analysis of existing conditions (history, socioeconomics, demographics, housing, land use, etc.) and
inventory cultural and conservation assets.
2. Where Do We Want To Be in the Future?
Defining community aspirations. What does Enfield
want to be in the future? Goals and desired outcomes.
3. How Will We Get There?
The strategies (policies, programs, tasks, etc.) that will
move Enfield toward the desired outcomes.

4. Is What We Are Doing is Working?
Establishing measures for improvement—improvement
as movement toward out desired outcomes.
5. Implementation.
The implementation agenda and plan of action to
define who will do what and when.

Planning Should:
• Establish a long-term vision for the
community and a constancy of purpose to
guide decision making.
• Establish realistic goals and outcomes.

• Be adaptable to change.
• Create strategies aimed at moving toward
the goals and outcomes.
• Be a continuous, iterative process where
implementation leads to improvement and
new goals and desired outcomes.
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POCD Update – Where We Are
Steering Committee:
• Tonight, our kick-off meeting.
Goman+York & Staff:
• Working on data analysis and foundational
material to frame the work of Steering
Committee (and Plan).
• Analysis & Plan Material
• Existing Conditions Analysis and Report
• Environmental Mapping and Analysis
• Community Survey—Analysis Ongoing
• Draft Chapter 1. Planning and Why We
Plan
• Draft Chapter 2. A Sustainable and
Resilient Enfield
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A Sustainable and Resilient Enfield
The widely accepted definition (United Nations 1987
Brundtland Report - World Commission on the Environment
and Development) explains sustainability as follows:
Sustainable development is development that meets
the needs of the present without compromising the
ability of future generations to meet their own needs.
Doing so must integrate and balance economic,
environmental, and social goals.
The symbiotic relationship of the three core elements
(economic, environmental, and social) is important to
recognize—for a community to be sustainable, the
community must work to find balance between the
three core elements.
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The Adaptive Cycle

A Sustainable and Resilient Enfield
Resilience is the capacity of a community to absorb shock or disturbance
and still retain its basic function and structure. A resilience approach starts
with:
•

embracing change, the simple notion that things change

•

recognizing communities are always shifting and that change is neither
continuous or gradual, but episodic

•

not presuming sufficient knowledge, but recognizing our ignorance

•

keep options open, fostering novelty and experimentation, while not trying to
resist or constrain change

•

not assuming that future events are expected, but that they will be unexpected

•

embracing diversity

•

paying close attention to slow moving variables of change

•

embracing and encouraging redundancies, overlapping responsibilities, and
incorporating both top-down and bottom-up structures,

•

recognizing the regional context and scale to fit the local context

•

not focusing on capacities to predict or preordain the future, but on the capacity
to devise systems that can absorb and accommodate future events in whatever
unexpected form they may take.

Example: When built, the Enfield Square Mall would have
been in the exploitation phase and quickly moved to
conservation. The Mall remained in the conservation phase
for decades as it successfully performed its function as a
mall. Once the retail sector was disrupted by technology
and changes in consumer behaviors, the Mall then
collapsed and entered creative destruction, where new
uses and designs for the property were created. Today, the
property is in the reorganization phase and will soon enter
exploitation as redevelopment occurs.
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Existing Conditions – Preliminary Findings
• State, region, and local job growth have been mostly
stagnant the past 30 years.
• Enfield’s employment (jobs) declined from
23,417 in 2007 to 21,601 in 2017.

• Enfield’s population growth has been mostly
stagnant over the past decade (fluctuating around
45,000 persons).

Silent Generation

Baby Boomers

• Enfield’s population is projected to decline to near
40,000 by 2040.

• Enfield’s population is aging.

Generation X

• School enrollments are contracting.
• Enfield’s housing market has mostly recovered since
the market collapse in 2008.
• Median sales value has recovered:

Millennials/Gen Y

• low of $225,000 in 2013
• now approximately $273,000 in 2020

Gen Z

• the 2008 high was approximately
$278,000.

Gen C
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Enfield school districts total enrollments
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2019 Annual Average Employment as % of
Total Employed by Industry (NAICS)

Housing by Tenure, Percent
(2018, ACS 5-year estimates)
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Annual Average Wage
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Principal Taxpayers (Source: Town of Enfield) Line of Business Assessment
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Demographics are Destiny
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Household Members Composition
45%
39.30%

40%

38.10% 38.60%

35%
31.10% 30.90%
30%

29.40%

28.90%

28.00%

25.90%
25%
Enfield
Hartford County

20%

Connecticut
15%
10.40%

11.70% 11.30%

10%

5%

0%

Households with one or more people Households with one or more people 60
under 18 years
years and over

Householder living alone

Householder living alone and 65 years
and over

The Plan of Conservation & Development

Real Property Demand Drivers
– Jobs (Employment): Growth in jobs drivers
demand for residential, commercial, and
industrial space (real estate).
– Population: Growth in population (driven by job
growth) drives demand for residential and
commercial (retail and office) space.
– Household Formations: Growth in households,
new household formations, drives demand for
residential and commercial space.

– Income, Household and Per Capita: Income
(growth in income) drives the price point of
where demand is realized. A reasonable
measure of demand for residential and
commercial space.
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Housing Permit Activity
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Some Final Thoughts
• Enfield is stagnating, aging, and vulnerable to disturbance
• Overreliance on retail (and single-family detached housing)
compounds this vulnerability
• Changing is occurring, with or without Enfield
• Enfield risks being passed by—missed opportunities

• Resistance to change will likely perpetuate stagnation
• What we (Enfield) are doing is likely not working
• The challenge of this planning process will be to find a path
forward—a path the community can embrace
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Steering Committee Next Steps – Work Plan
• April - Public ‘Kick-Off’ Meeting
• Existing Conditions
• Priorities
• Gives & Gets
• Community Character

• Vision

• May – Community Vision & Character Workshop
• June – Conservation & Preservation
• July – Housing & Residential Development
• August – Commercial & Economic Development
• September – Infrastructure & Community Facilities.
• October – Public ‘Where We Are’ Meeting

• November – Draft Plan

THANK
YOU!

Town of Enfield
Plan of Conservation
and Development

The Plan of Conservation & Development
Steering Committee – Economic Development
September 29, 2021
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Tonight’s Agenda
• Real Estate Asset Classes - Overview
• Economic Indicators
• Economic Development

Real Estate Asset Classes
Overview
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Retail Development
• New Construction: very little new construction
• Teardowns & Conversions of malls and strip centers
• Multi-family residential – most common
conversion use
• Excessive marginal properties
• Functional Obsolescence – buildings and locations

“It is not that we’re overbuilt, we’re under
demolished!!!”
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Store Closings 2017

Store Openings 2017

This is not simply about store closings; it is also about who/what is closing and opening.

The Plan of Conservation & Development

The Plan of Conservation & Development

Market is not simply about economics (supply & demand). It is also about culture and lifestyle. Changes
in our retail landscape is not about us shopping less, but how we shop and what we shop for.
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Retail – Factors to Watch
• Centers as “Place” or “Consumer Centers”
• Shifting to service and experience:
• Food & Drink
• Entertainment
• Leisure/Recreation
• Healthcare
• Education
• Showrooming
• Delivery/Pick Up locations
• Technology
• Good News:
• Vacancies = ↓
• CoStar = quoted rents ↑

Economic Development – Activity & Asset Class
Commercial Office
• Vacancy:
Cities:
• Hartford CBD: +/-30%
• New Haven: 12%
Suburbs:
• Hartford: <20%
• New Haven: 15% - 22%
• Lease Rates:
• Cities: $19 - $25
• Suburbs: $17 - $28
• Enfield: $16 - $26

Copyright © 2019 Donald J. Poland, PhD, AICP
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Commercial Office – Factors to Watch
•
•
•
•
•

Job creation/growth ↓ ↑
Population growth ↓
Business formation ↓ ↑
Obsolete buildings ↑
Tenants: fewer large (↓), more small (↓),
space per worker ↓
• Non-traditional workforce—contract work and
self-employed ↑
• COVID Impacts
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Industrial Space
•
•
•
•
•
•

Absorption = ↑
Vacancies = ↓
Lease Rates = ↑
Flight to quality – new vs. pre-1980
Redevelopment of older “B” properties
Focus on location – highway access and
distribution
• Large flat and dry land
• Ceiling height (40+ feet) are key
• Hartford Market $4 - $8/sf
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Hotel Sector
• Market is soft, with some opportunities
in niche markets and locations.
• Occupancy rates average 60%.
• New construction typically prefers
occupancy rates above 67%.
• Demand for rooms peaks: May to
October at rates over 70%.
• STR data (Metro Hartford region):
• Average Daily Rate: $124.76
• RevPAR: $89.64
• Occupancy: 71.9%
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Multi Family Residential
• Reasonable new development activity
• Good interest from buyers/investors
• Strong rents & leasing activity for new
product
• Flight to quality – Class “C” properties
will struggle
• Redevelopment of older Class “B”
properties
• Demand for new and modern product
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Market Summary
• Challenging market:
• Flat job, population, and business growth
• Persistent vacancy
• Tenant concessions, shorter terms
• Buyer’s/Tenant’s market
• Absence of new retail/office development
• Development costs often exceed returns
• Multi-Family residential & mixed-use
development is working
• Projection: continued modest recovery

Trends to Watch
•
•
•
•
•
•
•
•
•

Mixed-Use: office, retail, & residential
Hospitality: food & drink
Lifestyle: generational changes
Medical office
Office tenants: smaller company’s and
co-work space
Meds & Eds: Income and lifestyle
Distribution: North of Hartford
Technology: Tech-driven changes
COVID Recovery or not

Economic Indicators
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Existing Conditions – Preliminary Findings
• State, region, and local job growth have been mostly
stagnant the past 30 years.
• Enfield’s employment (jobs) declined from
23,417 in 2007 to 21,601 in 2017.

Silent Generation

• Enfield’s population is declining.
• Enfield’s population is declining at rates faster than
projected.

Baby Boomers

• Enfield’s population is aging.
• Enfield is losing persons under the age of 18.

Generation X

Millennials/Gen Y

Gen Z

Gen C
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Annual Average Wage
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Principal Taxpayers (Source: Town of Enfield) Line of Business Assessment
Mass Mutual Life Insurance
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Real Property Demand Drivers
– Jobs (Employment): Growth in jobs
drivers demand for residential,
commercial, and industrial space
(real estate).
– Population: Growth in population
(driven by job growth) drives
demand for residential and
commercial (retail and office) space.

Some Thoughts

– Household Formations: Growth in
households, new household
formations, drives demand for
residential and commercial space.
– Income, Household and Per Capita:
Income (growth in income) drives the
price point of where demand is
realized. A reasonable measure of
demand for residential and
commercial space.

• Enfield is stagnating (declining), aging, and vulnerable to disturbance
• Overreliance on retail (and single-family detached housing) compounds this vulnerability
• Changing is occurring, with or without Enfield
• Enfield risks being passed by—missed opportunities
• Resistance to change will likely perpetuate stagnation/decline
• What Enfield is doing is likely not working
• The challenge is to find a path forward to encourage demographic and economic grown

Economic Development
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What is Economic Development?
• Economic Development: is the work of creating
wealth and attracting investment.
• Desired Outcome of Economic Development: to
position (or re-position) a community to become a
socially and economically healthy, vibrant,
prosperous, and resilient place that competes for
wealth and investment.

The Words We Use Are Important!
• Creating Wealth: retaining and attracting jobs,
increasing the quantity and quality of jobs,
increasing wages/incomes, increasing rents and
property values (growing the grand list), and
creating equity.
• Attracting Investment: the willingness of outsiders,
residents, and businesses to invest their time,
energy, and money in the community.
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Role of the Planning Commission:

Role of the Zoning Commission:

• Plan of C&D should clearly states what the community wants
and where (land use planning).

• The Zoning Regulations and Map are a ‘plan’ for the future
development.

• Land use and infrastructure policies allocate the supply of land
and location (the supply side of market).

• Zoning is a powerful tool to implement the Plan of C&D.

• The Plan of C&D should have a symbiotic relationship with
Capital Improvement Plan/Budget (Investment).
• The Plan of C&D process is when a community should debate
and decide land uses—what it wants and where.
• Unfortunately, we typically have these debates during the
zoning application process.

• Zoning should clearly state what is allowed where: uses,
density, and intensity.
• As-of-Right Applications: uses that Enfield wants.
• Zoning permits & (simple) site plans by staff.
• Complex (or) site plans by commission.
• No subjective criteria/considerations as part of site plan
application.
• Conditional uses (special permits): use sparingly for those
uses that may pose a real or unique impact to surrounding
property.
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Role of the Economic Development Commission:
• Plan for investment: What? – Where? – How?
• Support the business community (cultivate an environment
and culture that is conducive to investment)
• Brand, promote, and market your community
• Be a voice for social and economic growth:
• Businesses
• Housing (where jobs go at night)
• Infrastructure

• Speak in favor of land use applications
• Embrace change
• Promote the need for continuous improvement
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Economic Development Framework
-

-

-

Governance
The organizational structure, authority, and role that a community can establish to administer economic development.
Business Engagement
The activities aimed at engaging the business community (i.e., business retention/attraction, visitation, networking, etc.).
Community Information
Provide/maintain demographic, socio-economic, sector analysis, taxes, and other information that is useful to businesses.
Real Estate & Market Information
Provide/information on real estate and market to monitor conditions and make the information available to businesses.
Resources & Information
Provide up-to-date information about resources that are available to new and existing businesses (i.e., state, regional, and local
initiatives/programs).
Workforce Development
Ensuring the business community has the workers they need, and that the workforce have the skills they need to gain and maintain
employment.
Image, Brand, Marketing, & Public Relations
Activities that are aimed at improving community image, marking assets, and raising the community profile.
Place-Making
Creating a sense of place and belonging. Focusing on quality of life and the amenities of place and community—meeting the needs,
wants, passions, and enthusiasms of residents, workers, and businesses.
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-

-

-

-

-

-

Governance
The organizational structure, authority, and role that a community can establish to administer economic development.
Business Engagement
The activities aimed at engaging the business community in a dialogue about economic development and improvement (i.e., business
retention and attraction, visitation programs, networking events, and trade shows).
Community Information
Provide and maintain demographic, socio-economic, sector analysis, taxes, and other information that is useful to existing and
perspective businesses.
Real Estate & Market Information
Provide and maintain information on real estate and market to monitor conditions and make the information available to existing and
perspective businesses.
Resources & Information
Provide up-to-date information about resources that are available to new and existing businesses (i.e., state, regional, and local
initiatives/programs).
Workforce Development
Ensuring the business community has the workers they need, and that the workforce have the skills they need to gain and maintain
employment.
Image, Brand, Marketing, & Public Relations
Activities that are aimed at improving community image, marking assets, and raising the community profile.
Place-Making
Creating a sense of place and belonging. Focusing on quality of life and the amenities of place and community—meeting the needs,
wants, passions, and enthusiasms of residents, workers, and businesses.
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THANK
YOU!

Town of Enfield
Plan of Conservation
and Development

Natural Resources and Conservation
Steering Committee Meeting
May 19, 2021
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The Analysis of Natural Resources
• Our first step to developing the land
use plan is to identify the location
and spatial distribution of natural
resources.

• For example, the topography map
to the right begins to inform us
about areas with steep slops that
may be problematic for
development (i.e., unstable soils,
erosion, etc.)
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The Analysis of Natural Resources
• The 100-year Flood Plain denotes
areas of the community that are at risk
of flooding. This map denotes area
subject to flooding. Therefore, special
attention is required for these area.
For example, the following are some
questions we may consider:
• Will new development result in
increased stormwater runoff that
may increase the risk of flooding?
• What is the risk to properties
already built in the flood plain?
• Are the existing flood zone
regulations sufficient to properly
regulate development within the
flood plain?
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The Analysis of Natural Resources
• State law requires municipal
government to regulate
development that may impact
wetlands and watercourses.

• Wetlands and watercourses have
been deemed important resources
that provide critical habitat, filter
pollutants, and provide storage
capacity for flood waters. Therefore,
wetlands and watercourses need to
be regulated and protected from
harm.
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The Analysis of Natural Resources
• Natural Diversity areas are critical
natural resources and habitats that
are protected and regulated by the
State.

• However, since local development
activity has the potential to impact
these areas, it is important for these
area to be considered as part of our
land use planning considerations.
• The highlighted areas on the map
denote areas that may require
special consideration when
developing land use policies,
crafting regulations, and reviewing
land use applications.
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The Analysis of Natural Resources
• Farmland and farming are important
natural and economic resources that
sustain us.

• Farmland soils inform us as to the
areas best suited for farming. This
further informs of the areas that
most need protecting to sustain
farming.
• This helps to inform us about land
use policies and priorities regarding
farmland preservation.
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Other Natural Resource Mapping
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Other Natural Resource Mapping
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Other Natural Resource Mapping
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Other Natural Resource Mapping
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Other Natural Resource Mapping
Open Space Conservation
• Dedicated Open Space:
• Land that is permanently
preserved as open space for
conservation, public access (i.e.,
parks), or for natural or scenic
values.
• Managed Open Space:
• Land that is used for some
purpose other than open space
but that provides open space
characteristics.
• Perceived Open Space:
• Land that is vacant, not
developed, and perceived to be
open space, but is in private
ownership and will likely be
developed in the future.
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Goal 4.

Past POCD Conservation Policies

Objectives

• This and the following page present the POCD
Conservation Policies from the prior plan.
• The policies were ambitious and broad,
covering many initiatives.
• In fact, the policies and initiatives may have
been too ambitious and unrealistic to achieve.

• Some of the policies mirror or are like
priorities that have already been discussed
regarding this plan.

Policy 4.1
Action 4.1.1:
Action 4.1.2:
Action 4.1.3:

Policy 4.2

We will develop in a manner that preserves and enhances the aesthetic, recreational and
ecological values of our natural resources.
•
Preserve the quality of local water resources
•
Enhance public access to the Connecticut and Scantic River waterfronts
•
Protect prime agricultural soils from non-rural development and contamination
•
Protect additional open space and create more conservation areas
•
Limit development on steep slopes, wetlands, habitat and other critical natural areas
•
Encourage new development that avoids creating negative environmental impacts or that
mitigates negative impacts
•
Develop and link greenways throughout the Town as the mainstay of Enfield’s community
design
The Town of Enfield will support activities, projects and land use regulations that restore the
ecological functions of its aquatic resources.
Participate in the planning process for the Silvio O. Conte Fish and Wildlife Refuge.
Work with State DEP on a plan to remove the Springborn Dam on the Scantic River.
Educate town residents about the benefits of riparian buffers and maintaining them for adequate
function.

Action 4.2.1:

The Town of Enfield will promote responsible development, particularly along the Connecticut and
Scantic Rivers, to maintain the high quality of local water resources
Review land use and zoning regulations to adequately protect water quality.

Preliminary Thoughts Moving Forward

Action 4.2.2:

Promote water protection management practices for agricultural uses.

• Limit goals and policy initiatives to what is most
important and realistically achievable.

Action 4.2.3:

Streamline the Inland Wetlands and Watercourses review process.

Action 4.2.4:

Educate residents about water quality issues and solutions.

• Ensure early ‘wins’ to build and drive momentum.
• Small incremental steps working to large outcomes
and rewards.

Policy 4.3
Action 4.3.1:
Action 4.3.2:
Action 4.3.3:

The Town of Enfield will prevent and mitigate soil erosion.
Continue town wide monitoring of soil erosion.
Expand local stormwater regulations to supplement federal and state regulations with measurable
goals.
Update street design standards to incorporate stormwater management features that prevent runoff
or reduce the amount of water entering the storm sewer system.

The Plan of Conservation & Development
Natural Resource & Conservation Policy
Framework

Policy 4.5

• Climate

Action 4.5.2:

Master plan a multi-use trail network.

Action 4.5.3:
Action 4.5.4:
Action 4.5.5:

Master plan a blueway trail system (canoe/kayak).
Identify and construct key scenic overlooks.
Promote public access along the Connecticut River.

Action 4.5.6:

Acquire land and/or easements along Freshwater Brook.

Action 4.5.7:

Create the Town Central Park.

Action 4.5.8:

Complete implementation of the Mancuso Park master plan.

Action 4.5.9:

Develop a master plan for the Connecticut Greenway Ecological Education Center.

• Sustainability
• Resilience.

• Protection & Conservation
• Protection: Water, Soils, Farmlands, & Forests
• Regulations: Stormwater, Erosion, Etc.
• Conservation: Critical Habitat, Ecological Systems,
Agriculture, & Recreation Resources
• Acquisition, Management, & Access

• Recreation Resources
• Open Space: Active & Passive
• Waterfronts & Rivers
• Trails & Trail Systems
• Scenic Views

• Natural Resource Advocacy & Education
• Leadership – Stewardship – Public Outreach

Action 4.5.1:

The Town of Enfield will ensure that there are adequate facilities for passive and active
recreation, especially along the Connecticut and Scantic Rivers
Review zoning and subdivision regulations regarding open space donated to the Town by
developers.

Action 4.5.10: Complete and distribute maps of the town’s public trails.
Action 4.5.11: Authorize the completion of a master planning process to determine the need and potential
location for additional sport-specific facilities.
Action 4.5.12: Cooperate with the efforts of local community organizations.

Policy 4.4
Action 4.4.1:
Action 4.4.2:
Action 4.4.3:

The Town of Enfield will encourage energy efficiency and conservation.
Develop a local climate change action plan.
Create green building standards.
Explore alternative energy production.

The Plan of Conservation & Development
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Conclusion
• By analyzing and mapping the location and
spatial distribution of natural resources, we can
identify areas of the community that may need
special attention, protection, regulation, or
conserved as natural spaces.
• Once the land areas that require special
consideration or protection are identified, we
can further plan for conservation, active and
passive use, and public access.

Town of Enfield
Plan of Conservation
and Development

The Plan of Conservation & Development
Steering Committee – Residential Development, Housing, and Housing Needs Assessment
June 16, 2021
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Presentation Overview
The aim of this presentation is to explore affordable
residential land use patterns, housing stock
characteristics, housing affordability and need, and
future of housing in Enfield. This will include:
• Urban (Metropolitan) Economics – Location, Land
Value, and Spatial Organization

• Enfield’s Housing Characteristics & Income
• Defining Affordable Housing & Housing Need
• Enfield’s Affordable Housing Needs Assessment
• Multi-Family Considerations
• Preliminary Conclusions

Urban (Metropolitan) Economics

The Plan of Conservation & Development
• Density: highest at the center (urban core) and declines as
distance from the center increases (to the periphery of the
metropolitan region).
• Income: as income increases, land consumption and floor area
consumption increase.

Density

Spatial & Economic Organization of Urban Space

• Wealthy households consume more land and more floor
area than households of lesser means.

Distance

• Amenity Value: certain locations can impact density and
income patterns.

Income

• Exceptions: there are exceptions to these rules.

Consumption (Land & Floor Area)
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• Land Value (Rent): land/rent value highest near the core and
lowest near the periphery of the metropolitan region.
• A household at a given income can access a larger home (more
floor area) on a larger lot (more land) further from the center.
• Housing cost adjusts for location (accessibility).

• For example, Value Per Square Foot by location:

Land Value/Rent

Spatial & Economic Organization of Urban Space

Distance
Stafford Springs = $136/sq. sf. = $300,000
South Windsor = $175/sq. sf. = $385,000

West Hartford = $195/sq. sf. = $429,000

Why?

The Plan of Conservation & Development
Spatial & Economic Organization of
Urban Space (Urban Labor Market)
• Metropolitan Regions are labor markets—
persons and firms locate in metros for
employment opportunities.
• Spatial location of housing within a metro
determine accessibility to employment
opportunities.
• The more centrally located the place of
home within the metro, the more
accessible to employment opportunities.

• Commuter times (by transportation mode)
are key to measuring accessibility of
housing to employment opportunities.
• Hartford MSA 24 minutes (average)
Source: Alain Bertaud, ‘Order without Design’ (2018) - See HTTP://alain-bertaud.com
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Spatial & Temporal Outcome of Housing as a Commodity
Amenities
2-bedroom
1-bathroom
1-car garage
1,000 sq. ft.

Amenities
4-bedroom
2.5-bathroom
en-suite
3-car garage
2,500+ sq. ft.

House Size

Space

Distance from Center
Years (1950s – Today)

Time

Land Cost
As land value
increases
the size of
housing
must increase
to justify the
land cost.

Lot Size

Price

$

$$

$$$

$$$$

$$$$$
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8-30g Affordable Housing Appeals List –
Percent ‘Qualified Housing’ by Municipality
Map” The spatial distribution of qualified
affordable housing by municipality.
Spatial distribution demonstrates:
• Green: 10% or more qualified affordable housing –
mostly older core cities.
• Blue: 5% to 10% qualified affordable housing – mostly
older core suburbs.
• Yellow: 5% or less qualified affordable housing –
mostly lower density periphery small towns.

Enfield – Qualified Affordable:
•

12.72% qualified (2,233 total assisted units).
• 1,340 government assisted.
• 227 tenant rental assistance.
• 659 qualified mortgages.
• 7 deed restricted.

Enfield’s Housing Characteristics & Income
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Table 1. ACS Community Survey 2019

Total housing units
Occupied housing units
Vacant housing units
Owner vacancy rate (%)
Renter vacancy rate (%)

Town of
Enfield
17,639
16,744
895
1.2
3.3

Hartford
County
379,602
350,408
29,194
1.4
6.3

Table 3. Household Size by Housing Tenure
State of
Connecticut
151,6629
137,0746
14,5883
1.8
6.3

Occupied housing units
Owner-occupied
Renter-occupied
Average household size of occupied housing units
Average household size of owner-occupied unit
Average household size of renter-occupied unit

Table 2. Housing Units in Structure
Town of Enfield
Total housing units
1-unit detached
1-unit attached
2 units
3 or 4 units
5 to 9 units
10 to 19 units
20 or more units
Mobile home
Boat, RV, van, etc.

17,639
12,739 (72.2%)
767 (76.6%)
1,088
1,203
691
371
770 (4.4%)
10
0

Hartford
County
379,602
210,665
21,892
29,450
36,302
23,719
16,718
38,674
2,111
71

Town of Enfield

Hartford County

16,744
12,636 (75.5%)
4,108 (24.5%)

350,408
224,640 (64.1%)
125,768 (35.9%)

State of
Connecticut
1,370,746
905,681 (66%)
465,065 (33.9%)

2.48
2.35

2.61
2.23

2.65
2.28

Table 5. Bedrooms
State of
Connecticut
1516,629
893,531
81,832
124,082
130,863
82,695
57,281
134,093
11,826
426

Town of Enfield
Total housing units
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

17,639
228
1,509
3,914
7,797
3,651
540 (67.9%)

Hartford
County
379,602
9,234
49,001
105,608
141,219
61,054
13,486

State of
Connecticut
1,516,629
34,812
190,973
410,732
551,144
260,013
68,955
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Table 9. Selected Monthly Owner Costs (SMOC) – With Mortgage

Table 6. Year Structure Built
Town of Enfield
Total housing units
Built 2014 or later
Built 2010 to 2013
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier

17,639
47
10
424 (2.7%)
952
2,351 (21.5%)
1,485
4,004
4,914
1,033
2,419

Hartford
County
379,602
3,453
3,747
22,433
25,389
46,428
50,599
56,261
65,436
29,317
76,539

State of
Connecticut
1,516,629
16,920
21,126
103,075
116,028
188,655
203,700
204,879
224,393
103,008
334,845

Owner-occupied units
Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Median

Hartford
County
224,640
3,810
6,706
25,232
45,413
71,806
54,495
15,411
1,767
$240,600

Hartford County
152,308 (67.8%)
174
0.1%
5,577
3.7%
29,796
19.6%
45,492
29.9%
32,738
21.5%
17,338
11.4%
21,193
13.9%
$1,946

State of
Connecticut
614,351 (67.8%)
958
0.2%
21,034
3.4%
97,919
15.9%
157,564
25.6%
124,562
20.3%
78,757
12.8%
133,557
21.7%
$2,119

Table 10. Selected Monthly Owner Costs (SMOC) – Without Mortgage

Table 7. Value, Owner-Occupied Housing
Town of
Enfield
12,636
206
206
2,097
4,787
4,464
686
100
90
$190,400

Housing units with a mortgage
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499
$2,500 to $2,999
$3,000 or more
Median

Town of
Enfield
8,319 (65.8%)
16
0.2%
511
6.1%
2,268 27.3%
3,448 41.4%
1,552 18.7%
303
3.6%
221
2.7%
$1,683

State of
Connecticut
905,681
17,522
28,440
78,467
137,944
248,431
244,855
107,504
42,518
$275,400

Housing units without a mortgage
Less than $250
$250 to $399
$400 to $599
$600 to $799
$800 to $999
$1,000 or more
Median

Town of Enfield

Hartford County

4,317
34.1%
15
0.3%
86
2.0%
866
20.1%
1,802
41.7%
1,048
24.3%
500
11.6%
$730

72,332 32.2%
574
0.8%
1102
1.5%
8036
11.1%
20415
28.2%
18353
25.4%
23852
33.0%
$859

State of
Connecticut
291,330 32.2%
2676
0.9%
6,386
2.2%
31,527
10.8%
71,187
24.4%
66,179
22.7%
113,375 38.9%
$894
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Table 11. Selected Monthly Owner Costs as
Percentage of Household Income (SMOCAPI)

Housing units with a mortgage
Less than 20.0 percent
20.0 to 24.9 percent
25.0 to 29.9 percent
30.0 to 34.9 percent
35.0 percent or more
Not computed
Housing unit without a mortgage
Less than 10.0 percent
10.0 to 14.9 percent
15.0 to 19.9 percent
20.0 to 24.9 percent
25.0 to 29.9 percent
30.0 to 34.9 percent
35.0 percent or more
Not computed

Town of
Enfield
8,307
4,040
1,414
892
518
1,443
12
4,273
1,363
816
721
346
225
187
615
44

Hartford
County
151,726
66,286
26,340
16,578
11,032
31,490
582
71,665
22,281
14,522
10,447
5,997
4,234
2,627
11,557
667

State of
Connecticut
612,195
249,997
102,323
69,615
45,964
144,296
2,156
288,537
89,190
58,665
38,097
24,355
16,989
11,960
49,281
2,793

Table 12. Gross Rent

Occupied units paying rent
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499
$2,500 to $2,999
$3,000 or more
Median (dollars)
No rent paid

Town of
Enfield
3,935
229
935
2,013
605
153
0
0
$1,159
173

Hartford
County
121,315
13,230
34,055
52,796
16,500
3,163
735
836
$1,106
4,453

State of
Connecticut
446,564
43,948
107,314
172,238
77,046
26,477
9,972
9,569
$1,180
18,501

Table 13. Gross Rent as Percentage of Household Income (GRAPI)

Occupied units paying rent (excluding units where GRAPI cannot be computed)
Less than 15.0 percent
15.0 to 19.9 percent
20.0 to 24.9 percent
25.0 to 29.9 percent
30.0 to 34.9 percent
35.0 percent or more
Not computed

Town of
Enfield
3,914

Hartford
County
118,654

State of
Connecticut
437,384

502
512
504
538
458
1,400
194

15,313
15387
14,730
14,241
10,330
48,653
7,114

52,712
52,270
54,264
52,657
39,555
185,926
27,681
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Households Defined:
•

Table 14-A. Income by Household, Enfield

All Household [Total]: all people who occupy a
housing unit.

•

Family Household: contains at least one person
related to the householder by birth, marriage, or
adoption.

•

Married-Couple Family: a husband and wife
enumerated as members of the same household. The
married couple may or may not have children living
with them. The expression "married-couple" before
the term "family" indicates that the household or
family is maintained by a husband and wife.

•

Nonfamily Household: a householder living alone (a
one-person household) or where the householder
shares the home exclusively with people to whom
he/she is not related.

Total
Less than $10,000
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more
Median income

All
Households

Families

16,744
3.7%
2.2%
7.2%
7.7%
10.5%
15.7%
17.0%
19.9%
9.5%
6.6%
$79,730

10,711
3.0%
0.7%
3.5%
3.9%
8.5%
16.6%
17.5%
24.2%
12.8%
9.4%
$95,587

MarriedCouple
Families
7,866
1.8%
0.5%
1.5%
2.7%
5.3%
14.4%
18.4%
28.7%
15.2%
11.5%
$108,319

Nonfamily
6,033
5.0%
4.9%
15.3%
15.2%
15.6%
16.9%
12.6%
9.7%
3.4%
1.4%
$45,026

Defining Affordable Housing & Need
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Defining Affordable Housing
Defining Affordable Housing
CGS 126a Affordable Housing Land Use Appeals, Sec. 8-30a narrowly defines affordable housing as:
Assisted Housing: housing which receives , financial assistance under any governmental program for
low and moderate-income housing (including rental assistance).
Set-Aside Development: not less than 30% of the units, deed restricted for at least 40 years. Sold or
rented at, or below, prices for which household pay 30% or less of their income, equal to 80% of the
median income. Half of the affordable units (15% of total) sold or rented to households whose income
equal to 60% or less of median income;
This definition is narrow:
• Only considers housing units/households receiving government assistance—specified programs or deed
restrictions.
• Does not include market-rate housing that sells or rents at values affordable to low- and moderateincome households.
• Does not measure supply of or demand for affordable housing.
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Other Definitions of Affordable Housing
CHFA defines affordability based on a percent of area median family-income and the number of persons
in the family/household.
Other programs, including 8-30g, use the state or MSA median household income—80% moderate, 60%
low, and 30% very low income.
Other ways to define housing affordability include:
• how much a household can spend to purchase housing—the percent of household income spent on
housing (purchase or rent and utilities). No more than 30% of household income.
• median price of a two-bedroom apartment.
• This measure provides context at the metropolitan scale but tells us little else about affordability.
• For example, not all renter households need (or want) a two-bedroom apartment.
• In Connecticut, 40.5% of renter households are 1-person households—need for 2-bdr is ?.
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Determining (Calculating) Housing Affordability
Two methods for calculating (basic) housing affordability
compare housing costs to household income.
Purchase Value: what a household can afford to purchase—
the maximum purchase price (mortgage).

Determining Affordable Housing Need
There are limits as to how the above definitions
and measures inform us about housing
affordability and housing need.
Housing affordability is a problem of:

Metric: 2.6 to 3.0 times gross household income (2.6 leaves
room for utilities and 3.0 is maximum affordability limit w/out
utilities). For example:
•

A household earning $75,000 can afford to purchase
a house valued between $195,000 (2.6 x income)
and $225,000 (3.0 x income).

Percent Income: what a household can afford to spend on
housing (including taxes, insurance, & utilities) is 30% of
household income. Over 30% and housing is unaffordable. For
example:
•

If a household earning $75,000/year is spending
more than $22,500/year (30%) or $1,875/month
(30%), then such housing is unaffordable.

•

Income: the household earns too little
income to afford housing.

•

Housing Cost: housing is too expensive for
the household of a certain income to afford.

This difference is nuanced—the flip sides of the
same coin. The (simple) solutions:
•

raise incomes (i.e. increase wages—income).

•

lower the cost of housing (i.e. reduce
housing cost constraints).
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Determining Affordable Housing Need
Limited financial means (lower income) and high
housing cost (financial constraints) create the need for
affordable housing.
•

A household spending 30% or more on housing does not
automatically mean they suffer from a lack of income or
access to affordable housing.

•

For households of lesser means, spending 30% or more
for housing is not a choice, it is a harsh reality and
meaningful financial burden and hardship.

•

For households of greater means, spending 30% or more
for housing may be a choice (i.e. status, lifestyle,
location, and access to opportunity or education).

Enfield Affordable Housing Needs
Assessment
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Household Type by Household Size, Housing Tenure, and Age,
Town of Enfield, ACS Community Survey 2015-2019 Estimate
Household
Type

Housing, Households, and Demographic Structure:
• Changing Structure of Households:

Occupied
Units

Occupied
Percent

Owner
Units

Owner
Percent

Rental
Units

Rental
Percent

Occupied Housing Units

16,744

100.0%

12,636

100.0%

2,158

100.0%

1 – Person Household

4,886

29.2%

3,226

25.5%

1,660

40.4%

2 – Person Household

6,146

36.7%

4,966

39.3%

1,180

28.7%

3 – Person Household

2,622

15.7%

2,054

16.3%

568

13.8%

• Percent married households with children has declined
nationally from 40.3% (1970) to 19.6% (2012). Now 17.6%,

4-or-more– Person Household

3,090

18.5%

2,390

18.9%

700

17.0%

• Nationally, 28% of households are single person

10,711

64.0%

8,737

69.1%

1,974

48.1%

7,866

47.0%

6,962

55.1%

904

22.0%

1,781

10.6%

1,714

13.6%

67

1.6%

2,845

17.0%

1,775

14.0%

1,070

20.6%

6,033

36.0%

3,899

30.9%

2,134

51.9%

4,886

29.2%

3,226

25.5%

1,660

40.4%

2,114

12.6%

1,702

13.5%

412

10.0%

1,147

6.9%

673

5.3%

474

11.5%

185

1.1%

114

0.9%

71

1.7%

Family Households
Married-Couple Family
Householder 65+

Other Family
Non-Family Households
Householder Living Alone
Householder 65+
Householder Not Living Alone
Householder 65+

• Fertility rates and household size: declining for decades.
• Smaller households (1 & 2-person).

• 1960 = 13% single person households.
• 1960 to 2016, percent of children living with only their mother
increased from 8% to 23%—with only their father, 1% to 4%.
• When we opposes affordable housing (and rental housing),
single mothers are harmed the most.
• Most of Enfield’s housing stock, especially single-family
detached housing, was built to serve the needs of family
households of the past—not the smaller and non-traditional
households of today.

Understanding Housing Affordability
Table 17. Housing Permits by Year, Enfield

Total
Units
Year
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006
2005
2004
2003
2002
2001
2000
1999
1998
1997
Total

57
103
16
62
7
9
2
12
9
15
17
24
50
57
50
50
30
32
63
86
84
835

Number of Permits
3&4
Units
1 Unit 2 Unit
7
0
0
3
0
0
6
0
0
3
0
0
7
0
0
9
0
0
2
0
0
12
0
0
9
0
0
15
0
0
17
0
0
24
0
0
50
0
0
57
0
0
50
0
0
50
0
0
30
0
0
32
0
0
63
0
0
0
0
0
0
0
0
446
0
0

5 Units
or
More
50
100
10
60
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
220

Demo
4
1
4
2
4
8
3
3
4
3
2
1
10
0
2
12
1
11
1
0
84
160

Net
Gain
52
102
12
61
3
1
-1
9
5
12
15
23
40
57
48
38
29
21
62
86
84
759
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Calculating Housing Need:
The number of households with incomes
adequate to afford the estimated affordable
home value (or rent value) are subtracted
from the existing housing units at the
approximate value or rent.
•

‘Units Available Vs Adequate Income’ line:
•

•

•

A negative value indicates fewer
units available at the given price
point than households with the
income to afford them.
A positive value indicates more
units available than households
with the income to afford them.
The negative values indicated
housing need—regarding
affordability—at that price point
and housing income segment of
the housing market.

Households by Income Compared to Existing Owner-Occupied Housing Stock by Value
$15,000$24,999

$25,000$34,999

$35,000$49,999

$50,000$74,999

$75,000$99,999

$100,000$149,999

$150,000$199,999

1,206

1,289

1,758

2,628

2,846

3,332

1,590

Household Income
Households @
Income
Est. affordable
home Value (HH
Income x 2.8)
(rounded)

<$15,000
988

$42,000

$70,000

$98,000

$140,000

$210,000

$280,000

$420,000

$560,000

Existing Housing
(Household) Units

206
(1.6%)

206 (1.6%)

2,097
(16.6%)

4,787
(37.9%)

4,464
(35.3%)

1,868
(14.8%)

1,018
(8%)

262
(2%)

988

1,206

1,289

1,758

2,628

2,846

3,332

1,590

-782
12,636

-1,000
12,636

808
12,636

3,029
12,636

1,836
12,636

-978
12,636

-2,314
12,636

-2,328
12,636

Households
w/Adequate Income
Units Available Vs
Adequate Income
Total Households

Demand Exceeding Supply
Affordable Housing Need

Demand Exceeding Supply
No Affordable Housing Need
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Calculating Housing Need:
The number of households with incomes
adequate to afford the estimated affordable
home value (or rent value) are subtracted from
the existing housing units at the approximate
value or rent.
•

‘Units Available Vs Adequate Income’ line:
•

•

•

A negative value indicates fewer units
available at the given price point than
households with the income to afford
them.
A positive value indicates more units
available than households with the
income to afford them.
The negative values indicated housing
need—regarding affordability—at
that price point and housing income
segment of the housing market.

Households by Income Compared to Existing Rental Housing Stock by Value
Less than
$15,000

$15,000$24,999

$25,000$34,999

$35,000$49,999

$50,000$74,999

$75,000$99,999

$100,000$149,999

$150,000
or more

988

1,206

1,289

1,758

2,628

2,846

3,332

1,590

$375

$625

$875

$1,250

$1,875

$2,500

$3,750

$3,750+

229
(11.1%)

935
(45.3%)

2013
(97.6%)

605
(29.3%)

153
(7.4%)

0
(0%)

0
(0%)

0
(0%)

Households w/Adequate Income

988

1,206

1,289

1,758

2,628

2,846

3,332

1,590

Units Available Vs Adequate Income

-759

-271

724

-1,153

-2,475

-2,846

-3,332

-1,590

Household Income
Households @ Income
Est. affordable monthly rent Value (HH
Income x 0.30)
Existing Housing (Household)
Units

Demand Exceeding Supply
Affordable Housing Need

Demand Exceeding Supply
No Affordable Housing Need
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Calculating Housing Need:
The number of households with incomes
adequate to afford the estimated
affordable home value (or rent value) are
subtracted from the existing housing units
at the approximate value or rent.
•

‘Units Available Vs Adequate Income’
line:
•

•

•

Households by Income Compared to Existing Total Housing Stock by Value

Household Income
Households @ Income

Less than
$15,000

$15,000$24,999

$25,000$34,999

$35,000$49,999

$50,000$74,999

$75,000$99,999

$100,000$149,999

$150,000
or more

988

1,206

1,289

1,758

2,628

2,846

3,332

1,590

A negative value indicates fewer
units available at the given price
point than households with the
income to afford them.

Est. affordable monthly rent Value (HH
Income x 0.30)

$375

$625

$875

$1,250

$1,875

$2,500

$3,750

$3,750+

Existing Housing (Household)
Units

435

1,141

4,110

5,392

4,617

1,868

1,018

262

A positive value indicates more
units available than households
with the income to afford them.

Households w/Adequate Income

988

1,206

1,289

1,758

2,628

2,846

3,332

1,590

Units Available Vs Adequate Income

-553

-65

2,821

3,634

1,989

-978

-2314

-1,328

The negative values indicated
housing need—regarding
affordability—at that price point
and housing income segment of
the housing market.

Demand Exceeding Supply
Affordable Housing Need

Demand Exceeding Supply
No Affordable Housing Need
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Qualified Income:
The table, top left, provides qualified
household income by household size and
percent of Area Median Income (AMI).
The two tables below (left) translate the
qualified income to 30% of income by year
and by month
Enfield’s housing mostly affordable.
Enfield’s median household income is
approximately 80% of the regional AMI.
The New Construction Market
Rents/Month provide context as to
qualified affordable rents (up to 80% AMI)
and market rents for newly constructed
apartments in the Hartford Region.
The Housing Unit Utility Costs/Month table
provides the estimate utilities costs that
need to be accounted for in the 30% of
total household income spent on housing.
Therefore, qualified rents per month need
to be reduced by $117 to $244 depending
on unit size.

Hartford Metropolitan Statistical Area (MSA)
DOH Income Limits based on HUD Median Incomes
2021 Income Limits (Revised 6/1/2021)
Household Size/Persons
25% of AMI
30% of AMI
60% of AMI
80% of AMI
100% of AMI

1
$18,253
$21,950
$43,860
$58,408
$73,010

2
$20,860
$25,050
$50,100
$66,752
$83,440

3
4
$23,468 $26,075
$28,200 $31,300
$56,340 $62,580
$75,096 $83,440
$93,870 $104,300

Qualified Rents/Year
Household Size/Persons
25% of AMI
30% of AMI
60% of AMI
80% of AMI
100% of AMI

1
2
3
$5,475 $6,258 $7,040
$6,585 $7,515 $8,460
$13,158 $15,030 $16,929
$17,522 $20,025 $22,528
$21,903 $25,086 $28,161

4
$7,822
$9,390
$18,774
$25,032
$31,290

Qualified Rents/Month
Household Size/Persons
25% of AMI
30% of AMI
60% of AMI
80% of AMI
100% of AMI

1
$456
$548
$1,096
$1,460
$1,825

2
$521
$626
$1,252
$1,668
$2,086

3
$586
$705
$1,410
$1,877
$2,246

Enfield’s Median Rent is $1,159 or
affordable to approximately 70% AMI.

4
$651
$782
$1,564
$2,086
$2,607

New Construction - Market Rents/Month

Based on unit sizes of:
• 550 SF (Studio)
• 725 SF(1-bd)
• 1,050 SF (2-bd)
• 1,325 SF (3-bd)
Market rents per month:
• $1,265 (studio @ $2.30/SF)
• $1,600 (1BR @ $2.20/SF)
• $2,070 (2BR @ $1.97/SF)
• $2,450 (3BR @ $1.85/SF)
Housing Unit Utility Costs/Month
Utilities
0-bd
1-bd
Heating
$30
$54
Cooking
$12
$15
Hot Water
$19
$24
Electricity
$34
$44
Cold Water*
$25
$39
Sewer*
$10
$20
Trash*
$33
$33
Refrigerator
$3
$3
Range/Stove
$2
$2
Gas Service Fee
$17
$17
Total $185
$251
Effective Total $117
$159
*Utility assumed to be included in rent.

2-bd
$68
$19
$32
$58
$65
$40
$33
$3
$3
$17
$338
$200

3-bd
$81
$25
$48
$67
$93
$60
$33
$3
$3
$17
$430
$244

The Plan of Conservation & Development

Qualified Rents/Year
Household Size/Persons
25% of AMI
30% of AMI
60% of AMI
80% of AMI
100% of AMI

1
2
3
$5,475 $6,258 $7,040
$6,585 $7,515 $8,460
$13,158 $15,030 $16,929
$17,522 $20,025 $22,528
$21,903 $25,086 $28,161

4
$7,822
$9,390
$18,774
$25,032
$31,290

Qualified Rents/Month
Household Size/Persons
25% of AMI
30% of AMI
60% of AMI
80% of AMI
100% of AMI

1
$456
$548
$1,096
$1,460
$1,825

2
$521
$626
$1,252
$1,668
$2,086

3
$586
$705
$1,410
$1,877
$2,246

4
$651
$782
$1,564
$2,086
$2,607

Household Income Limits, Utilities, and Rent Limits
Hartford MSA HH
60% AMI 80% AMI 100% AMI
1-person
$40,680
$54,824
$68,530
30% Total Housing
$12,204
$16,448
$20,559
Utility Deduction
-$1,404
-$1,404
--Income for Rent
$10,800
$15,044
$20,559
Max Monthly Rent
$900
$1,253
$1,713
2-person
30% Total Housing
Utility Deduction
Income for Rent
Max Monthly Rent

$46,500
$13,950
-$1,908
$12,042
$1,003

$62,658
$18,797
-$1,908
$16,889
$1,407

$78,320
$23,496
--$23,496
$1,958

3-person
30% Total Housing
Utility Deduction
Income for Rent
Max Monthly Rent

$52,320
$15,696
-$2,400
$13,296
$1,108

$70,488
$21,146
-$2,400
$18,746
$1,562

$88,100
$26,430
--$26,430
$2,202

4-person
30% Total Housing
Utility Deduction
Income for Rent
Max Monthly Rent

$58,080
$17,424
-$2,928
$14,496
$1,208

$78,320
$23,496
-$2,928
$20,568
$1,714

$97,900
$29,370
--$29,370
$2,447

New Construction - Market Rents/Month

Based on unit sizes of:
• 550 SF (Studio)
• 725 SF(1-bd)
• 1,050 SF (2-bd)
• 1,325 SF (3-bd)
Market rents per month:
• $1,265 (studio @ $2.30/SF)
• $1,600 (1BR @ $2.20/SF)
• $2,070 (2BR @ $1.97/SF)
• $2,450 (3BR @ $1.85/SF)

Enfield’s Median Rent is $1,159 or
affordable to approximately 70% AMI.

Multi-Family Housing Considerations
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Property Value Impact – Academic and Industry Research
•

Concerns of negative property value impacts created by new development is common in the land use process—especially with multifamily and affordable housing development adjacent and proximate to existing residential properties.

•

The abundance of academic research has shown that such claims are not substantiated.
•

MIT Center for Real Estate (2005): “high-density mixed-income rental developments in single-family neighborhoods does not
affect the value of surrounding homes” and that the “fear of potential asset-value loss among suburban homeowners is
misplaced.”

•

Harvard’s Joint Center for Housing Studies (2003): apartments posed no threat to surrounding single-family house values.

•

University of Utah (2021): “apartments…have not reduced single-family home values” and “single-family homes located within
1/2 mile of a newly constructed apartment building experienced higher overall price appreciation than those homes farther
away.”

•

Another study “shows an increase in single-family home values for those located near denser development” (Eskic, 2021: 2).

•

NAHB (2001): single-family residential property values within 300 feet of multi-family rental housing increased by 2.9%.

•

Virginia Tech University: multi-family rentals that were well-designed, attractive, and well-landscaped, increased the value of
proximate single-family residential housing (Eskic, 2021).

•

The unbiased academic research is clear in its findings, “apartments posed no threat to surrounding single-family house values
(Hoffman, 2003) and “the fear of potential asset-value loss among suburban homeowners is misplaced” (Pollakowski, 2005).

The Plan of Conservation & Development
Recent and Planned Housing Developments
Enrollment from Recently Completed and Under
Construction Housing Developments: October 2020
Occupied Units

K-12 Students per
Unit

Single-family

18

1.06

Complete

Single-family

22

0.86

Evergreen Walk

Complete

Apartments

200

0.18

Residences at Oakland Road

Complete

Apartments

78

0.17

Estates at South Windsor

Complete

Single-family

44

1.02

South Windsor Woods

Under Construction

Condominiums

105

0.62

All New Developments

-

467

0.42

New Development Name

Status

Type

Clark Estates

Complete

Clark Estates II

One- and Two-Bedroom multi-family apartments
produce very few school district enrollments—less
than 0.2 enrollments per district. Reasons:
• Low and declining fertility rates
• High percent of one-person households
• Low percent of family-households with three or
more persons
Source: South Windsor Public Schools Enrollment Projections, (2020)
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Ellington Case Study – Multi-Family School Enrollments
Apartment/Condos
Abbott Place (Abbottville)
Autumn Chase
Chaserall Meadows
Cider Mill Heights (1 Maple St)
Cornfield
Deer Valley (South)
Deer Valley North
Ellington Ridge
(1 Abbott Rd, Units 50-207)
Johnny Appleseed
Meadowbrook
Pinney Hill Apartments
Ellington Meadows
aka Center Village (Steeple View)
Stonebridge Apts
Watercrest Townhouses
(151 Pinney St)
Windermere Village (3-6-17)
Total

PSAC
Total
1
120
8
14
23
37
14

Unit
Total
54
332
60
38
215
256
200

13
12
3
1

158
120
129
69

132
96
129
69

26
24

1

10
5

49
79

0
79

10

39

1 2
1
1
6 3 3 1 2 2 1
1 9
32 30 26 23 25 20 23 11 12 44 13 16 9

5
28
294

8
95
1,862

27
700

63
142

01 02 03 04
1
15 15 6 11
2
1
2 3 1
3 3
2 4 7 4
1 1 2
2
3

1

2
1

05 06 07 08 09 0K 10 11 12 P3 PK
6
1
2
3
1
3

7 10 5

1
1
1

5 22 6
1
1
2
1 4 2
2 7 2
1

3
1
1
2
1
2

2
1
2

1
1
3
1

2
2
1

1
1

2
2

2

1

3

3

3

3
1

2
1
2

1
1
1

4
1

1

1
1

1
1

1
1

1
1

4

6

1 B-R 2 B-R 3 B-R 4 B-R
0
30
23
1
97
235
0
43
17
0
4
34
173
42
127
129
100
100

8
1
1015

4
5

Results: 1,862 MF Units = 80.6% of Total MF Units (2,309). 295 PSAC / 1,862 Units = 0.158 PSAC/Unit
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Multi-Family Housing & Mixed Use Municipal Fiscal Impact
Revenues: Real Property Taxes & User Fees
Real Property Taxes (125 Multi-Family Residential Units)
Real Property Taxes (60,740 Sq. Ft. Commercial Buildings)
Personal Property Taxes (156 Motor Vehicles at $318/vehicle/year)
Sewer User Fees Residential ($415.00/unit/year)
Sewer User Fees Commercial ($415/unit/year)
Estimated Projection – Total Revenues
Expenditures: School Enrollment Projections & Cost
Enrollment Expenditures (9 Allocated NTD Enrollments @ $9,718/Year)
Expenditures: Municipal Government
General Government Services – Residential (21% of taxes paid)
General Government Services – Commercial (27% of taxes paid)
Estimated Projection – Total Expenditures
Fiscal Impact Summary
Total Revenue (Property Taxes & Fees)
Total Expenditures – (Education & General Government)
Estimated Positive Fiscal Impact/Year
One-Time Development Fees
Land Use Permitting Fees
Building Permitting Fees
Sewer Connection Fees

Estimated One-Time Development Fees

=
=

=
=

$500,777
$182,960
$49,638
$51,875
$2,490
$787,743

=

-$87,462

=
=

-$115,587
-$49,399
-$252,448

=
=
=

$787,743
-$252,295
$535,295

=
=
=
=

$7,675
$506,037
$215,790
$729,502

Enfield School District Enrollments
7,000
6,000
5,000
4,000
3,000
2,000
1,000
0

6,373 6,314 6,119
5,912 5,673
5,480 5,225 5,174 5,189 5,249 5,206
5,100 5,045

Enfield’s school district enrollments have declined
substantially.
New enrollements cost approximately 50% of total
per pupil spending/costs—this is the result of fixed
costs that don’t change with increases or decreases in
enrollments.
Multi-Family apartments are a new fiscal positive.
Multi-Family apartments as part of mixed use
developments are a net fiscal positive.
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Multi-Family Benefits:
• Housing stock diversity
• Workforce housing—where jobs go at night
• Homegrown future homebuyers
• Additional consumer spending—support retail/local business
• Positive municipal tax revenue
Preliminary Housing Conclusions:
• Older and aging housing stock
• Predominantly single-family detach and owner-occupied
• Ample missing-middle housing stock
• Limited and older multi-family, little newly constructed
• 12.92% of housing stock is qualified affordable—no 8-30(g)
• Moderate housing affordability overall (owner & renter)
Policy Considerations:
• Allow and encourage multi-family apartments (standalone &
mixed-use) in development
• Unit Mix: Up to 10% studio, 40% 1-Bdr, 40% 2-bdr, &
10% 3-bdr
• Allow in commercial/industrial zones – BR, BP, & I-1
• Inclusionary requirements: 10% affordable
• Reduce non-conforming restrictions on missing-middle
housing to encourage much needed investment
• Allow accessory apartments as-of-right

Multi-Family Apartments and Tax Value
Name
Town
275 Ridge Road
Wethersfield
Heirloom Flats
Bloomfield
Tempo at Evergreen
South Windsor
Mansions at Canyon Ridge East Windsor
Total =

Units Appraised
62
$10,681,934
215
$35,564,400
192
$24,861,000
115
$31,118,500
584 $102,225,834

Assessed Enfield Mill Rate
$7,477,360
34.23
$24,895,080
34.23
$17,402,900
34.23
$21,782,950
34.23
$71,558,290

Taxes
$255,950
$852,158
$595,701
$745,630
$2,449,439

Municipal Fiscal Impact Summary
Revenues: Real Property Taxes & User Fees
Real Property Taxes (584 Multi-Family Residential Units)
Personal Property Taxes (1,022 Motor Vehicles at $318/vehicle)
Estimated Projection – Total Revenues
Expenditures:
Education Enrollment Expenditures (117 Enrollments @ $9,718/Year)
General Government Services – Residential (21% of taxes paid)
Estimated Projection – Total Expenditures
Fiscal Impact Summary
Estimated Positive Fiscal Impact/Year

=
=

$2,449,439
$324,996
$2,774,435

=
=

-$1,137,006
-$582,631
-$1,719,637

=

$1,054,798
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THANK
YOU!

Town of Enfield
Plan of Conservation
and Development

The Plan of Conservation & Development
Steering Committee Meeting Two – Community Survey
April 21, 2021
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Tonight’s Agenda
• Refresher:
• What is the POCD

• The Planning Process
• Sustainability

• Online Survey Review

• Open Ended Question Review
• Committee Priorities
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Connecticut General Statutes
Section 8-23 - Plan of Conservation & Development
• a statement of policies, goals and standards for the
physical and economic development of the municipality…
• the [P&Z] commission's recommendation for the most
desirable use of land within the municipality for
residential, recreational, commercial, industrial and other
purposes and for the most desirable density...
• designed to promote…the coordinated development of
the municipality and the general welfare and prosperity…
• make provision [encourage and provide] for the
development of housing opportunities…

Zoning informs land use and land use informs zoning.
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The POCD Planning Process
Evaluate the physical, demographic, socioeconomic, environmental, and conservation
trends to determine:
• what is most important to the
community,
• the resources that most need to be
protected and conserved,
• areas best suited for residential,
commercial, and industrial use,
• the density and intensity of
development, and

• the infrastructure and community
facilities required to support the
existing and future development.
This means there are limits to what the
POCD can address.
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A Sustainable and Resilient Enfield
The widely accepted definition (United Nations 1987
Brundtland Report - World Commission on the Environment
and Development) explains sustainability as follows:
Sustainable development is development that meets
the needs of the present without compromising the
ability of future generations to meet their own needs.
Doing so must integrate and balance economic,
environmental, and social goals.
The symbiotic relationship of the three core elements
(economic, environmental, and social) is important to
recognize—for a community to be sustainable, the
community must work to find balance between the
three core elements.

Integrate and balance requires compromise—one need
cannot be privileged to the detriment of another need.
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Consultants Perspective

Online Community Survey?

- Q 12. Location, Housing, and Friends/Family are assets.
- Q 14. Soft on feeling connected to the community.

Utilize PDF File of Results Summary

- Q 15. Social media as a means of information and engagement.
- Q 17/18. Is neutral a satisfying answer?
- Q 19. Outdoor activities as amenities of place.
- Q 20. The neutral answers translate into weak support for conservation—even though
Q 21 is strong.
- Q 23. Strong support for public access to CT River.

- Q 25 – 30. Perspectives on housing are status quo.
- Q 33 – 33. Perspectives on business is also status quo—however. Q 33 may signal
something.
- Q 39. Commercial appearance is important
- Q 40 / 41. Moderate to strong support for economic development and incentives.
- Q 43 – Surprising resistance to housing as part of the Enfield Square Mall site.
- Q 45 / 46. Bike/walking trails rate high—outdoor amenities.
- Q 47. Reached 159 person with no engagement with town government.
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Community Survey Open-Ended Questions Interpretation
13. How could the Town improve quality of life? 406/512
- Government and Governance
o Residents want to be represented and heard.
o Good governance and policy desired over politics.
o Investment in hard (facilities) and soft
(programs/amenities) infrastructure.
- A Vibrant Community
o Residents want things to do (i.e., events, programs,
activities, etc.)
o Activities to serve the community, all ages, and
areas.
o Activities as amenities of place.
- Conservation and Recreation
o Protected green space.
o Parks – active and passive recreation.
o CT & Scantic River access
o Stop greenfield development
- Housing and Neighborhoods
o Need for more affordable housing.
o Protect residential neighborhoods.

-

-

Commercial and Economic Development
o Fill building vacancies.
o Address the mall property – no consensus on how
o Improve Thompsonville
o Investment in hard (facilities) and soft
(programs/amenities) infrastructure.
o Desire for a ‘downtown’ experience.
Infrastructure
o Invest in community facilities, roads, and train
station.
o Invest in parks, recreation, outdoor activites, and
trail systems.

Worthy of Mention – Possible Concern
• Distrust of government
• Us versus them tone
• Social, economic, and racial equity/justice
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Community Survey Open-Ended Questions Interpretation
24. Please add additional comments you have regarding
community engagement in Enfield? 182/512
- Conservation and Recreation
o Outdoor activities
o Active open space
o CT & Scantic River access
o Bike and walking trails
o Protecting farmland
Worthy of Mention – Possible Concern
• Distrust of government persists
• Complaints and negativity dominate answers
• Us versus them tone persists

42. What adaptive re-use ideas doe you have for the 66acre Mass Mutual campus? 316/512
- Housing
o Affordable
o Senior/Assisted/Age Restricted
o Multi-Family – Condos or Apartment
- Commercial
o Corporate Offices
o Distribution/Warehouse
o Mix-Use with residential
o Industrial/Manufacturing
o Amusement Park
o Retail
o Hospital
o University
- Other
o Casino
o Park/Open Space
o Community Facility
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Community Survey Open-Ended Questions Interpretation
44. Please add any additional comments you may have
regarding economic development? 192/512
- Overall Summary
o Mixed and conflicting perspective.
o Negativity persist.
o Enfield Square Mall site remains a priority.
o Us vs them tone persists.
o Fear of lower-income households.
o Hazardville vs Thompsonville.
o Distrust of government persists.

49. Please add any additional comments you may have
regarding municipal infrastructure and services in Enfield.
141/512
- Overall Summary
o Train station
o Fire Department – ‘should have one fire
department’.
o Fire stations not municipal property—us vs them
again, fire districts vs town.
o Maintenance over new construction.
o Recreation facilities and outdoor activities.
o Road maintenance.
o Negativity and distrust of government persist.
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Steering Committee Priorities Assignment

What do you believe are the three biggest challenges that Enfield faces—today or in the years ahead?
-

-

-

-

-

Bringing businesses back
Train transportation
Providing services to both elderly and youth
The continued exit of large businesses from Enfield. This impacts employment as well as the tax base. Longer term, COVID has shown that employers
don’t need a physical office.
The impact of the mall sitting mostly empty over the past several years.
One of the biggest challenges I feel impacts Enfield is the political divide that threatens to impede the town from moving forward on many issues. It
seems that some members of all the parties are more concerned with their own agenda than what’s best for the town and those who are outspoken
may unduly influence the perception of citizens.
In light of recent national issues, I think there is a perception that there may be a socio-economical divide within the community combined with a lack
of diversity. I have not researched diversity data in town, but given the importance of this issue nationwide, we would be remiss not to consider this an
important challenge to address now and for the future.
A significant challenge to the community character I perceive, is that Enfield seems to be losing its connection to its past and its abundance of
historical significance that may very well be responsible for its success. It seems that historic places and farmlands seem to be forgotten or ignored,
allowed to fall into disrepair. I believe that development of some of these resources has been rushed into with the intention of bringing economic
benefit to the town, but without a plan and consideration of the big picture.
The revitalization of the Thompsonville section of Enfield is the biggest challenge that faces Enfield today. This has been, in my opinion, the biggest
challenge for some 30+ years. Redevelopment and development in this village section of town must focus on improving the quality of life, property
values, and small business offerings for the residents of town.
The successful redevelopment of the Enfield Square property is another big challenge. This property is underutilized by the current owners, and has
the opportunity to become a great mixed-use development for the town and the owners.
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Steering Committee Priorities Assignment

What do you believe are the three biggest challenges that Enfield faces—today or in the years ahead?
-

-

The availability of useable land to allow for continued development is another big challenge. Enfield is ideally located to offer both
commercial/industrial development in sections of town that do not harm the residential and agricultural nature of other sections of town.
Development opportunities still exist to help support the growth of the town.
Making Thompsonville vibrant again where it is a bustling town center with less criminal activity and a better reputation.
Traffic patterns in high use areas by the mall
More passive recreation like parks and walking trails
Realizing that Thompsonville should not necessarily be the main focus on improving the quality of life in the town of Enfield.
Minimizing political appointments to our Boards and Commissions and get more qualified members on the commissions that will provide a more
diverse view of how to shape and define our future.
Recognize that planning is required to achieve a better future and don’t settle for the first and sometimes most convenient solution (when better
solutions exist) to a desired end result.
Preserving open space to meet state goal by 2023.
Expand and capitalize on existing recreational opportunities to attract new families to move into Enfield and keep current residents.
Balance commercial development while recognizing and protecting agriculture as a business and protecting the quality of life for abutting residential
neighborhoods.
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Steering Committee Priorities Assignment

What do you believe are the three greatest opportunities that Enfield has to improve the community—today or in the
years ahead?
-

-

-

Fire station
Build businesses
Work on infrastructure
Social services is a great regional benefit through Enfield
Enfield is well located (geographically) to draw on the local (rural) towns, both in terms of services, a regional business/medical center, and other
products/services.
The first opportunity I believe we have is related to my challenge above, historical value. The town has significant historic sites and lineage that I
believe could be promoted and embraced to significantly improve the desirability to live and work here. In addition, this may even be able to bring
economic benefit to the town not only through growth, but possibly even as a destination.
Location, location, location! Possible the best opportunity we have is the fact that Enfield is between Springfield and Hartford, on the Connecticut
River, and has a significant highway and rail-line running through it. No matter the direction the town goes in, this will be an advantage.
Enfield has a nice balance of natural open space as well as commercial development.
I believe that the town has a significant population of volunteers and passionate, dedicated individuals who, if united into one common goal, can
achieve great things, but when at odds can impede progress.
The commuter rail station to be built in Thompsonville, with the transit-oriented development that accompanies that, is the greatest opportunity. This
opportunity will help to address the biggest challenge mentioned above.
A focus on improving the quality of life for Enfield’s residents through enhanced recreational opportunities is another big opportunity. The town
needs to continue to expand and link these opportunities. One perfect example is the effort to convert the Armory Line railroad line to a
walking/biking trail. The town has made great strides in improving the connections across town, and must continue to do so through proper planning.
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Steering Committee Priorities Assignment

What do you believe are the three greatest opportunities that Enfield has to improve the community—today or in the
years ahead?
-

-

Enfield has a large and successful retail sector along the I-91 corridor that serves the region. I believe there are opportunities to maximize the parcels
of land within this sector to allow for additional growth. The Enfield Square property is a perfect example of what is available for redevelopment.
Need a broker with our vision to market properties in downtown to new use
Work with businesses in industrial areas to see if they want to give back to Enfield and put walking trails on their large acreage properties
Spread business out thru the town so it is not all concentrated in one area
That we can improve our open space and recreational areas by devoting a little (lot) more funding towards improving existing facilities and acquiring
available parcels that would enhance the leisure improvements that currently exist.
That decisions from the Town Council and our Boards and Commissions should be made with the best interests of the majority of the residents not just
for the selected few.
The Town encourage its residents to get involved with solving some the problems that plague the Town rather than complaining and criticizing
decisions that are made.
Improve and beautify access points to Enfield at all exits of I-91 and the north end of Rt 5 as well as the mall area between Elm and 190 to Asnuntuck
College.
Create access for recreation—both passive and active—on the CT River. Resurrect Mancuso Recreation Plan, Rail Trail in eastern Enfield.
Maintain and preserve historic assets and promote adaptive re-use of historic buildings.
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Steering Committee Priorities Assignment

To successfully mitigate these challenges or to successfully capitalize on opportunities, what are the three most
important priorities that you believe Enfield should focus its time, effort, and money on?
-

-

-

-

-

Attract more small and medium businesses; while large business is great, the impact of a loss is detrimental. More smaller/medium businesses
creates a solid foundation.
Create a plan for under and non-utilized properties; how to attract small/medium businesses.
The first priority is to develop this plan in full! However, it has to be taken one step further... it has to be used. For me, this means that every elected
official, agency, committee, and town employee should be required to attend training on its content and the impact their decisions and actions have
on the future of Enfield.
Maslow’s hierarchy of needs is a good tool to help us ensure that our citizens have the basic needs that are required to live a happy life. Certainly,
ensuring that the physiological and then safety needs of our citizens must be assessed and resources will need to be focused to meeting those needs,
before any of the higher tier goals can be achieved.
Enfield needs to focus energy into determining what “feel” they want their town to have. If that is in line with taking advantage of the historical value,
then the focus should be on that. If the decision is to be a transportation hub, or commercial center than the focus needs to be on that. It needs to be
one common goal and focus. Splitting the efforts to multiple agendas diminishes all.
Redevelopment/development of Thompsonville
Redevelopment/development in the retail sector along the I-91 corridor
Rezoning in Thompsonville that allows more mixed uses (residential/commercial) and denser housing opportunities.
Residents’ happiness with opportunities to DO things, everyone is always looking for things to do…we need to be able to provide people with things to
do.
Business relationships where there is an amicable give and take between the town and businesses.
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Steering Committee Priorities Assignment

To successfully mitigate these challenges or to successfully capitalize on opportunities, what are the three most
important priorities that you believe Enfield should focus its time, effort, and money on?
-

-

Outdoor open-air shopping and dining like evergreen walk in Thompsonville taking the pond and river and impending train station / Higgins park into
consideration.
Help keep the hometown feel with great amenities.
Create development opportunities on the Connecticut River waterfront that should include both recreational and mixed
use/commercial/retail/business development.
Create development opportunities at the Mall and retail strips along Elm Street and Hazard Avenue as well as the adjacent Industrial Park that should
include housing/mixed use development.
Create opportunities that would encourage the adaptive reuse of the existing empty, abandoned and underutilized buildings throughout Town.
Partner with Northern CT Land Trust and other similar organizations to preserve and maintain open space and farms as other neighboring Towns have
done.
Appoint qualified volunteers to land use boards and commission regardless of party affiliation who will uphold regulations.
Turnover of staff has been detrimental to continuity and implementation of plans/studies developed over the years. Our town has a reputation for
treating staff poorly which likely makes attracting new hires very difficult.

The Plan of Conservation & Development
Committee Priorities Summary
• A recognition of the challenges facing Enfield
• Optimism through community strength and seeing the
opportunities

• Similar priorities as the community survey

Let’s Have Some Fun – Exploring Place

The Plan of Conservation & Development

The Plan of Conservation & Development

What
You
See
Is
What
You
Get
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Thinking About Place Through Coffee
Enfield: What kind of ‘Coffee’ Community Are You?
What kind of ‘Coffee’ Community Do You Want To Be?
Brand

Attributes
Low quality, instant, self-serve, $

Dunkin

Moderate quality, instant, full-service, $$

Starbucks

Higher quality, espresso, made-to-order, $$$

Independent

High quality local roast, espresso, made to order, $$$$

Independent?

Starbucks/Chain?

Quality

Gas Station

Community

Dunkin?

Attributes

Distressed

Low quality, income, & value. Few amenities.

Weak

Moderate quality, income, & value. Few amenities.

Soft

Higher quality, income, & value. More amenities.

Strong

High quality, income, & value. Many amenities.

Gas Station?
Cost

Amenities of Place
- Parks
- Outdoor Recreation
- Quality Education
- Quality Design
- Access to
- Jobs
- Shopping/Services
- Health Care
- Transportation
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Understanding Market Considerations
Choice:

Competition:
Confidence:

Predictability:

Understanding that people (residents, businesses, investors, etc.) make choices about where to buy, what to buy, when to invest, and how much to invest.
For a property or community to compete, to attract investment, it must appeal to those making choices to invest. The greater the number of those who will
choose to invest here, the greater demand that will be realized.
From other properties and other communities. It is not enough for a property or community to be a good place to live, work, or play; it must be able to
attract investment (time, effort, and money) even as its competitors continually change.
Investors (individuals, business, homeowners, and even renters) need to feel confident in their investment, today and tomorrow. Therefore, the property
and the community must convey a message and feeling of confidence. Unfortunately, older properties and communities often portray a confusing mixture
of conditions that challenge investor confidence. Confidence is the currency that real estate markets and communities trade in.
Investors want predictability. Predictability is the foundation that confidence is built on. If the market is not stable and future value is unpredictable, then
confidence in market and investment will not occur. A market is predictable when the existing and new investors notice and abide by the prevailing and
improving norms.

Levers of Change
Image
Market

Condition

Connections
Capacity

Sending what signals: Image are the signals a place sends. They can be positive or negative. Every property is a billboard for image. They inform us about
predictability and confidence. Image is also a feedback loop on market (above) as the image continually informs us about the market and what the market is.
Who is there and what is there: Who and what is there explains the market for a given place at that moment in time. We can read market through image and
the signals. For example, who is there in terms of income, ethnicity, and educational attainment? We can read market through socio-economic and
demographic analysis and through observation.
The way things look and feel to us and to others: Condition is the product on display. This is not simply the aesthetics of a place, but also the quality and
intensity of investment. Is the place well maintained? Clean? Free of litter and graffiti. Are the sidewalks clean? Street free of pot holes? Are homes and
buildings well maintained? Are people, businesses, and government investing?
The connectivity of space and place: How people and businesses connect to the space or place—sense of place. How people and businesses connect to one
another in the space or place. How the space or place is connected to other spaces or places—its site, situation, and transportation connections.
With what capabilities and behaviors: Capacity is the formal and informal governance structures (capabilities and behaviors) that manage market. Capabilities
may be organizations, government, management, budgets, or regulations. Behaviors may be relationships, practices, or leadership. How do these capabilities
and behaviors inform us about a community’s capacity to manage change, implementation, and improvement?
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Investment Behavior
What investors
(residents, visitors,
workforce,
homebuyers, and
businesses) like and
want:

Important
Investment Factors:

A market-based investment strategy begins with understanding the investor’s decisionmaking process for investment:
•
Predictability.
•
From predictability they are willing in invest; that is, to take a calculated risk that
their investment will be worthwhile and profitable.
•
They determine the extent of how predictable a place is by reading certain signs.
•
The signs are always right. That's a key insight.
•
Then they act.
•
Once they find what "fits" with their risk appetite, they invest not just their money
but their time and energy, and more importantly
•
They then seek to protect those investments; that is, to maintain predictability
•
They will pay attention to "clues" that those investment assumptions have
changed—and change upsets predictability (undermines confidence).
•
Risk appetite and how risk is determined and managed is the key to understanding
settlement (and place)
•
Neither use, form, density nor complexity impact predictability, however all these
elements contribute to risk appetite, risk signal definition, and risk management.
•
Therefore, ‘ingredients’ of space/place that reflect and reward what makes people
‘feel good’ attract investment.

Why are Dunkin and Starbucks so popular and
successful?
They are predictable, provide consumer
confidence by reducing or eliminating risk.
How can Enfield be predictable—create confidence
and reduce risk?

A Psychology of Planning, Place, and Community
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A Framework for Planning Enfield’s Future
A resilience approach starts with:
•

embracing change

•

change is neither continuous or gradual, but episodic

•

recognizing our ignorance

•

keep options open

•

future events will be unexpected

•

embracing diversity

•

paying close attention to slow moving variables of change

•

embrace redundancies and overlapping responsibilities

•

recognizing the regionalcontext

•

create capacity to absorb shock and accommodate future events
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