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INTRODUCTION

In 2020, DesegregateCT formed to advocate for more equitable, affordable, and
environmentally-sustainable land use policies in Connecticut. In pursuit of this mission,
our pro-homes organization has spoken with thousands of people across the state:

Young people who can't afford to live in the towns where they grew up.

Seniors without options to downsize or find housing in walkable, senior-friendly
areas.

Employers struggling to attract and retain talent due in part to a lack of housing
opportunities.

Homerenters with few options to choose from, and no path to homeownership.
Homeowners with high property taxes and mortgage costs.

And so many other people who — knowingly or unknowingly — are harmed by
Connecticut’s byzantine approach to zoning.

As we listened to their stories, we realized the bottom line: we must change zoning

laws to make it easier to build diverse types of housing in cities and towns across the

state. This paper lays out the economic case for reform.

www.desegregatect.org



THE PROBLEM OF EXCLUSIONARY ZONING
AND THE SOLUTION OF ZONING REFORM

Before we begin, let's frame the economic problem caused by exclusionary zoning and

the economic benefits that a pro-homes zoning-reform solution can bring.

Here's the problem as we see it: Restrictive zoning and costly land use review processes
have stopped housing production and driven up prices. The high price of housing
means essential workers can’t afford housing, small businesses and manufacturers can't
fill jobs, and young families and minority homeowners are priced out of

homeownership.

Wow, this sounds bad. So how can zoning reform help? Zoning reform that makes it
easier to create diverse housing can stimulate the economy by creating construction
jobs and by indirectly supporting jobs in nearby shops and offices. New housing adds
to the property tax base — and multi-family housing contributes more taxes on a per-

unit basis than single-family housing.

A bill passed during the 2021 legislative session will start to create this new housing. It

legalized accessory dwelling units, capped parking mandates, created new standards

for fair housing, and made the zoning process more efficient. National experts said the
legislation enacted “modest changes that will make a real difference.” What's more?

The 2021 reforms will be virtually costless to the State and its taxpayers. You can find

out more information on our website at www.desegregatect.org/hb6107.

Unfortunately, these changes aren’t enough to totally reverse troubling economic

consequences of exclusionary zoning.
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http://www.desegregatect.org/adu
http://www.desegregatect.org/parking
https://ctexaminer.com/2021/05/01/salim-furth-takes-5-questions-on-zoning-and-housing/
https://www.desegregatect.org/s/SB-1024-OFA-Note.pdf
http://www.desegregatect.org/hb6107

SIX ECONOMIC ISSUES

If we want to unlock inclusive economic growth, we must build on the 2021 zoning
reforms. In this section, we connect you with the latest research showing that restrictive
land use policies result in higher housing costs, more cost-burdened households, lower
property values, reduced economic growth, lower municipal tax revenues, job loss,
population decline, and segregation. And we show how pro-homes zoning reform can

help us reverse these troubling economic trends.

A. Housing Supply & Affordability

Connecticut is one of the least affordable states in the country, with a shortage of
86,717 affordable units compared to current demand. With less housing to choose
from, housing costs have risen dramatically over the last four decades.

As a result, one in six Connecticut families devote more than 50% of their monthly
income to housing. The vast majority of cost-burdened households are concentrated in

the poorest communities in the state. One study estimates that a_teacher living in New

Haven must use 47% of their income to afford a 2-bedroom apartment.

Money spent on housing leaves households with less disposable income to spend
elsewhere. After paying the rent and utilities, the average renter is left with only a
modest amount of money for discretionary spending, as a recent Harvard study

revealed. This makes saving for a house out of the question.

The American dream of homeownership has become further out of reach over the last

two years because of spiraling prices, which we have seen across the state since early

2020. And realtors estimated a 7.8% increase in home prices in areas like Fairfield

County for 2021. As prices increase, fewer and fewer people are able to qualify for
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https://nlihc.org/housing-needs-by-state/connecticut
https://nlihc.org/housing-needs-by-state/connecticut
https://www.jchs.harvard.edu/state-nations-housing-2020
https://www.ctdatahaven.org/sites/ctdatahaven/files/DataHaven%20Health%20Equity%20Connecticut%20061820.pdf
https://prrac.org/pdf/hartford-segregation-report-2020.pdf
http://media.wix.com/ugd/19cfbe_cec979c2b9ce4b39b553deab1dcebf06.pdf
http://media.wix.com/ugd/19cfbe_cec979c2b9ce4b39b553deab1dcebf06.pdf
https://www.jchs.harvard.edu/sites/default/files/research/files/harvard_jchs_rent_eats_first_airgood-obrycki_hermann_wedeen_2021.pdf
https://www.ctpost.com/business/article/Study-Real-estate-prices-in-CT-set-to-continue-15774394.php

mortgages. Modest increases in monthly mortgage payments have the potential to

price out thousands of Connecticut households from qualifying for a mortgage.

Economists agree that producing more market-rate housing improves affordability. In
2018, the NYU Furman Center for Real Estate published a groundbreaking study by

three of the nation’s foremost housing experts, which found that “adding new homes

moderates price increases and therefore makes housing more affordable to low- and

moderate-income families.”

Since then, cutting-edge empirical work has further confirmed that conclusion. A major
2019 study tracked the occupants of 802 new multifamily developments in North
American cities, finding that for every 100 new market-rate units built, approximately
65 units are freed up in existing buildings, accommodating up to 48 moderate- and
low-income families. A similar study published by Harvard and MIT this year found that

new buildings decrease rents in nearby units by about é% relative to farther away units.

Zoning reforms will increase affordability. Connecticut made a start on zoning reform by
enacting statewide legislative reforms in 2021. Among other things, the legislature
legalized accessory apartments, which are smaller units of housing on the same lot as a
single-family home. This is smart policy. In California, within three years of legalizing
accessory apartments, permits increased 11-fold in Los Angeles alone, with statewide
accessory apartment rents on average considered to be affordable. Similarly, in
Portland, Oregon, the average accessory apartment monthly rent is $850 — hundreds

below the average rent for all dwellings.

In 2021, Connecticut also capped minimum parking mandates, which often add

significant expense to housing costs. The American Planning Association found that

after reducing multi-family parking mandates in Minneapolis, new studio apartments,
which typically went for $1,200 per month, were being offered for less than $1,000 per

month.
As long as individual towns ensure the state’s reforms on accessory apartments and

parking mandates is well-implemented, Connecticut could see hundreds or even

thousands of units of new housing in the coming years.
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https://www.nahbclassic.org/generic.aspx?genericContentID=265844&channelID=311&_ga=2.138668979.1001340093.1565642063-1489664526.1565642063
https://furmancenter.org/files/Supply_Skepticism_-_Final.pdf
https://research.upjohn.org/cgi/viewcontent.cgi?article=1325&context=up_workingpapers
https://research.upjohn.org/cgi/viewcontent.cgi?article=1325&context=up_workingpapers
https://direct.mit.edu/rest/article/doi/10.1162/rest_a_01055/100977/Local-Effects-of-Large-New-Apartment-Buildings-in
https://www.buildinganadu.com/adu-blog/california-adu-charts
https://www.buildinganadu.com/adu-blog/california-adu-charts
https://accessorydwellings.org/2013/10/04/adu-survey-report-published/
https://www.deptofnumbers.com/rent/oregon/portland/
https://www.planning.org/planning/2018/oct/peopleoverparking/

To further improve housing affordability, Connecticut should consider policies that
“upzone” for multifamily housing. The Victoria Planning Policy Institute has suggested

that the best way to increase affordability and economic opportunity is upzoning in

accessible, high-opportunity neighborhoods.

B. Property Values

Restrictive zoning laws reduce property values by limiting property owners’ ability to
maximize the economic utility of their land. While zoning that separates industrial and
residential uses may protect residential property values, zoning that prevents more
diversity in residential uses dampens them. Today, regulations barring duplexes,
triplexes, and other multifamily housing depress the value of property by limiting its

economic potential.

Studies reviewing trends from Arkansas, Minnesota, Virginia, Wisconsin, and nationally,

among many others, show that allowing different housing types (such as accessory
apartments, duplexes, triplexes, and other small-scale density options) has a neutral or
even positive effect on the value of nearby property. In Minneapolis, modestly
upzoning single-family homes to allow triplexes drove a 3-5% increase in the price of
affected housing units compared to similar unaffected properties in surrounding cities.

Homes near multifamily housing appreciate faster on average than homes in single-

family neighborhoods.

Connecticut’s 2021 zoning reforms started the process of improving residential

property values by legalizing accessory apartments. Studies show that when

homeowners add an accessory apartment, they can increase their property value by up
to 50%. Low-income and moderate-income homeowners and seniors on fixed incomes

particularly benefit. Setting uniform rules and streamlining approvals for accessory

apartments will be a valuable tool for low and moderate income homeowners to build
equity, and an excellent way for homeowners to earn extra income by renting out the

accessory unit.

If Connecticut accelerates zoning reforms in the coming years, we can both provide

new housing opportunities and enhance property values.
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https://www.governing.com/community/a-recipe-for-achieving-real-housing-affordability
https://www.tandfonline.com/doi/abs/10.1080/10511482.2020.1821747?journalCode=rhpd20#:~:text=Research%20on%20the%20effects%20of,effect%20on%20neighborhood%20property%20values.
https://www.tandfonline.com/doi/abs/10.1080/01944363.2020.1852101?journalCode=rjpa20&scroll=top
http://cra.gmu.edu/pdfs/researach_reports/recent_reports/Richmond_PHA_April_2010.pdf
https://danedocs.countyofdane.com/PDF/capd/2015_Postings/Publications/Multifamily_Rental_Analysis_Report.pdf
https://www.jchs.harvard.edu/sites/default/files/media/imp/rr07-14_obrinsky_stein.pdf
https://static.sustainability.asu.edu/docs/stardust/housing-research-synthesis/research-brief-3.pdf
https://www.tandfonline.com/doi/abs/10.1080/01944363.2020.1852101
https://www.jchs.harvard.edu/sites/default/files/media/imp/rr07-14_obrinsky_stein.pdf
https://drive.google.com/file/d/1Tq_kYU-Ts4a0900LYfNeH1racLeRnwTB/view
https://drive.google.com/file/d/1Tq_kYU-Ts4a0900LYfNeH1racLeRnwTB/view
https://www.enterprisecommunity.org/download?fid=14194&nid=11049
https://www.enterprisecommunity.org/download?fid=14194&nid=11049

C. Economic Growth & Job Creation

Extensive research documents how restrictive zoning laws constrain economic growth
and job creation. In 2019, researchers from Chicago and UCLA found that_housing
supply constraints, including zoning, lowered aggregate US economic growth by 36%

from 1964 to 2009. They observed that workers could not move around very easily to
start new businesses or find new jobs, because of a limited supply of housing

nationally.

Connecticut exemplifies this problem. The Connecticut Business and Industry
Association reports that businesses across the state have jobs to fill, but the lack of
suitable workforce housing means businesses cannot attract or retain workers. The lack

of housing inhibits business expansion and job growth.

At the same time, the lack of housing options also impacts the kinds of jobs that are
being produced. As of October, over 277,000 Connecticut residents had lost their jobs

and since the start of the COVID-19 pandemic, and over a half a million residents filed

for unemployment.

Zoning reform that enables new housing could help Connecticut meet the needs of
existing business and create new jobs and new economic activity. The National

Association of Home Builders reports that if 1,500 units of multifamily housing were

built next year in Connecticut, that state would see the creation of 3,200 jobs
immediately and 921 permanent service jobs annually. The right kind of zoning reform

could unlock this kind of economic growth at no cost to the State and its taxpayers.

D. Tax Revenues

Constraints on housing supply, including zoning, mean less housing is built. That results
in a smaller grand list and higher taxes for all current residents. The DesegregateCT
Zoning Atlas has demonstrated that there are particularly onerous constraints on
multifamily housing. These constraints diminish Connecticut’s tax base. Connecticut's

tax revenue fell 17.3% from its peak in 2013 through 2019, when adjusted for inflation.
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https://pubs.aeaweb.org/doi/pdfplus/10.1257/mac.20170388
https://pubs.aeaweb.org/doi/pdfplus/10.1257/mac.20170388
https://www.cbia.com/news/economy/housing-continues-claw-way-back/
https://www.cbia.com/news/economy/housing-continues-claw-way-back/
https://ctmirror.org/2020/10/23/ct-economy-will-struggle-until-at-least-2030-to-recover-from-covid-uconn-report-warns/
https://www.ctdata.org/covid19-unemployment
https://hbact.org/media/8196/r4JkyLXwcq9l.pdf
https://hbact.org/media/8196/r4JkyLXwcq9l.pdf
http://www.desegregatect.org/atlas
https://yankeeinstitute.org/2020/12/08/over-200000-people-have-moved-out-of-connecticut-since-2010-as-state-economy-declined/#:~:text=According%20to%20Internal%20Revenue%20Service,billion%20in%20adjusted%20gross%20revenue.&text=By%202019%2C%20Connecticut's%20GDP%20was%20%24248.8%20billion.
https://yankeeinstitute.org/2020/12/08/over-200000-people-have-moved-out-of-connecticut-since-2010-as-state-economy-declined/#:~:text=According%20to%20Internal%20Revenue%20Service,billion%20in%20adjusted%20gross%20revenue.&text=By%202019%2C%20Connecticut's%20GDP%20was%20%24248.8%20billion.

Zoning reform can help facilitate new housing creation that helps us rebuild our tax
base. According to the National Association of Homebuilders, the construction of

1,500 new multifamily units would increase Connecticut’s state and local tax revenues
by $39.8 million in the first year, and $16.4 million annually thereafter. In Trumbull, the
addition of 600 new multi-family units generated far more tax revenue than they cost

the town in services and education expenses. A study in North Carolina found that two-

to-four-story apartment buildings generate more than twice the tax revenue of a mall or
“big-box" store.

The 2021 zoning reforms were a good start to facilitating new housing. But if
Connecticut makes housing easier to build, we will have more property owners sharing

our costs.

E. Population Decline

The latest Census data revealed that Connecticut had the slowest population growth in
the Northeast, of just 1% over the past ten years. A State of Connecticut report cited

the top reason people leave Connecticut is the lack of housing options.

Connecticut lags in building the housing needed to accommodate existing and new
populations. During the pandemic, Connecticut was last in providing housing. For
example, in March 2021, housing permits were up 24% nationwide compared to March
2020, but they were down 20% in Connecticut.

This stagnation is not due to a lack of demand. We have seen rising demand across the

state, including places like the Naugatuck Valley. Yet we have failed to build more

housing in response. Instead, this spike in demand has translated into higher prices,

limiting the inflow of new arrivals and pricing out existing residents.

Beyond general supply constraints, onerous zoning thwarts the construction of diverse
housing types that would allow our state to attract and retain population. Multifamily
housing and single-family homes on small lots provide more affordable and attractive

options for young people, renters, first-time homebuyers, and seniors looking to

www.desegregatect.org


https://hbact.org/media/8196/r4JkyLXwcq9l.pdf
https://www.ctpost.com/news/article/How-are-apartments-affecting-Trumbull-schools-16143106.php?cmpid=fbsocialflow&fbclid=IwAR0wAg0TfejE8_SN1QG4J2WRT4plUP0CJpnAH039hvhUVemFOdMVbF-WXnY
http://www.lgc.org/wordpress/docs/freepub/community_design/peterkatz/NUN%20Final.pdf
https://ctmirror.org/2021/04/27/ct-shows-slow-growth-in-latest-u-s-census-report/
https://www.ct.gov/opm/lib/opm/budget/resourcesanddata/CTs_Population_and_Migration_Trends.pdf
https://www.nahb.org/news-and-economics/housing-economics/state-and-local-data/Building-Permits-by-State-and-Metro-Area
https://ctmirror.org/2021/04/05/the-pandemics-effect-on-the-housing-market-helped-some-but-others-are-left-behind/
https://www.ctpost.com/news/article/Naugatuck-Valley-residents-worry-over-rent-hikes-16148042.php

downsize. Unfortunately, zoning rules bar this type of housing on the vast majority of
Connecticut’s residential land.

Advocates for seniors, young people, and the generations in between recognize the

need for both more supply and greater housing diversity — failing to heed their calls

risks driving them out of state or never attracting them here at all.

F. Segregation

Connecticut is among the most racially and economically segregated states in the
country. Fairfield County is the most segregated metropolitan area in the country by

income, with Greater Hartford and New Haven County not far behind. Among school-
aged students, Fairfield County ranked first, Greater Hartford fourth, and New Haven
County seventh in residential segregation by income.

From a racial segregation standpoint, Connecticut’s metropolitan areas likewise stand
out as more segregated than the lion’s share of comparable areas throughout the

country.

Restrictive zoning laws play a large role in driving and entrenching residential
segregation throughout the country. Connecticut is no exception. Fair housing experts

and civil rights scholars point to exclusionary zoning as one of the foremost causes of

segregation in our state. Indeed, according to the Brookings Institute, Connecticut has
the most restrictive land use laws in the country; the highest rates of zip code
segregation by income; and the highest test score gap between students in high
opportunity versus low opportunity areas.

Racially segregated areas have much larger income gaps by race. Racial minorities
often inhabit neighborhoods without sufficient access to grocery stores, child care, and

vital health services.

These consequences reverberate across generations, as children who grow up in low-

income, segregated neighborhoods make less money and pursue higher education at

lower rates than those who grow up in integrated neighborhoods. Consequently,
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https://www.desegregatect.org/atlas
https://www.aarp.org/livable-communities/housing/info-2020/barriers-to-missing-middle-housing.html
https://twitter.com/desegregateCT/status/1382056221323239425?s=20
https://www.desegregatect.org/coalition
https://s4.ad.brown.edu/Projects/Diversity/Data/Report/report111111.pdf
https://www.brookings.edu/wp-content/uploads/2016/07/Bridgeport-3.pdf
https://www.brookings.edu/wp-content/uploads/2016/07/Hartford-7.pdf
https://www.brookings.edu/wp-content/uploads/2016/07/New_Haven-1.pdf
https://www.governing.com/archive/residential-racial-segregation-metro-areas.html
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC3632084/#:~:text=Metropolitan%20areas%20with%20suburbs%20that,inequality%20in%20the%20United%20States
https://www.nytimes.com/2021/04/19/opinion/biden-zoning-social-justice.html
https://portal.ct.gov/-/media/DOH/AnalysisofImpediments2015pdf.pdf?la=en
https://prrac.org/pdf/hartford-segregation-report-2020.pdf
https://www.brookings.edu/wp-content/uploads/2016/06/0419_school_inequality_rothwell.pdf
http://cityobservatory.org/segregation_and_inequality/
https://hub.jhu.edu/magazine/2014/spring/racial-food-deserts/
https://www.americanprogress.org/issues/early-childhood/reports/2018/12/06/461643/americas-child-care-deserts-2018/
https://www.usnews.com/news/health-news/articles/2019-03-08/many-black-americans-live-in-trauma-care-deserts
https://scholar.harvard.edu/hendren/publications/effects-exposure-better-neighborhoods-children-new-evidence-moving-opportunity
https://www.jchs.harvard.edu/sites/default/files/a_shared_future_consequences_of_segregation_for_children.pdf
https://www.jchs.harvard.edu/sites/default/files/a_shared_future_consequences_of_segregation_for_children.pdf

southwest Connecticut has the largest racial wealth gap in the country. Even among

households with enough wealth to own a home, the average Black family’s home is
worth just $131,000, compared to $784,000 for an average white family’s home.
Connecticut Voices for Children reports that in 2016, 33.5% of Latino children and
30.5% of Black children lived in poverty, compared to just 5.6% of white children.

While we have started the process of zoning reform with some significant statewide
changes in 2021, we have not done nearly enough. We must do more. Connecticut’s

pervasive segregation is not just a moral issue. It is an economic one.
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https://www.brookings.edu/blog/up-front/2020/02/27/examining-the-black-white-wealth-gap/
https://www.google.com/url?q=https://ctvoices.org/wp-content/uploads/2016/02/bud16mapecondisparities.pdf&sa=D&source=editors&ust=1621433467130000&usg=AOvVaw2MeldvXPrkZHCxxNMDXT9d

CONCLUSION

Through our discussion of six economic issues, we hope we have shown the
consequences of zoning reform. Connecticut has the opportunity to curb these
economic costs, create more housing, and boost its stagnant population by adopting

land use reforms.

The inclusive growth enabled by zoning reform doesn’t just help those at the top. It
knocks down walls of exclusion by providing access to high opportunity areas and puts

us on the path toward more integrated, diverse communities.

Connecticut can gain millions in state and local tax revenue, boost local businesses and
jobs, start to reverse equity and affordability issues, all at zero cost to the public. Across
the country, other states are taking action to bring their land use laws into the twenty-

first century.

To keep up with and surpass its competitors as an engine of dynamic growth, a
destination for businesses and people, and a vibrant state we are proud to call home,
Connecticut must address the high costs of exclusionary zoning and continue to reform

our land use laws.
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