
 

  



 

TOWN COUNCIL MEMBERSHIP 

• Mayor John Harkins  

• Joseph Kubic, Council Chairman   

• Christian M. Barnaby, First District Councilman 

• Stephanie D. Philips, Second District Councilman 

• Matthew P. Catalano, Third District Councilman 

• Jason W. Santi, Fourth District Councilman 

• John M. Dempsey, Fifth District Councilman 

• Ken Poisson, Sixth District Councilman 

• Craig Budnick, Seventh District Councilman 

• James J. Connor, Jr., Eighth District  Councilman 

• Joseph Kubic, Ninth District Councilman 

• Paul Hoydick, Tenth District Councilman 

 

CONSERVATION COMMISSION 

• Gregg Dancho, Chairman 

• Karen Rhodia 

• Joseph Dimenno 

• Marcia Stewart 

• William McCann 

• Scott Kruitsboch 

• Richard Heiden 

OPEN SPACE COMMITTEE MEMBERSHIP 

• Gregg Dancho, Chairman 

• Karen Rhodia 

• Joseph Dimenno 

• Marcia Stewart 

Staff Assistance:  

Brian Carey, Conservation Administrator  

 



 
 

INVENTORY OF OPEN SPACE – TOWN OF STRATFORD – OCTOBER 2013 Page 1 
 

INTRODUCTION  
 

The Town of Stratford’s Conservation Commission’s Open Space Committee has developed 
this update to the previous Open Space Inventory that was original developed in October 
2001. This report represents the first time that this inventory has been updated since the 
first report was issued in 2001 at the request of the Stratford Town Council. As a result, the 
Stratford Conservation Commission was able to assess and determine the successfulness of 
Stratford’s Open Space Acquisition Program since the program was first founded in 1997.  
The Conservation Commission chose to update this report in conjunction with the Town of 
Stratford’s 10-year update to the Town Wide Plan of Conservation and Development. This 
inventory will provide an update that includes a list of the remaining high resource value 
open space parcels, a list of parcels that have been acquired by the Town since 2001, and a 
list of parcel that have been developed privately since 2001.  This document should be used 
as a resource to plan and implement the future acquisition of open space within the Town 
as part of a larger master plan.  

The Town of Stratford has approximately 1,250 acres of open space that is directly owned 
and managed by the Town. In addition, the U.S Fish and Wildlife owns and operates an 
additional 400 acres of natural salt marsh and walking trails know as the Great Meadow 
Marsh which a sub-unit of the Stewart B. McKinney National Wildlife Refuge.  Currently, 
town owned open space and recreation lands account for about 7.8% of the total land 
within the Town. If the federally owned McKinney Wildlife Refuge and all other privately 
held conservation land are included, the percentage increases to about 12.5%. The Town 
has yet to meet the mark set forth by the 2003 Plan of Conservation and Development, 
which recommended increasing total open space within the Town to 15%. 
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SECTION I  

Mission Statement  

The purpose of the Stratford Conservation Commission’s Open Space Committee is to study 
and develop a plan to promote the preservation, use and management of Open Space in the 
Town of Stratford to protect critical natural ecosystems, provide for its use of recreational 
and educational pursuits, as well as to mitigate the fiscal impacts of excessive residential 
development.  

Definition of Open Space for the Town of Stratford  

The Connecticut General Statutes provides a definition of Open Space, as follows (CGS 
Section 12-107b(c)): “The term ‘open space land’ means any area of land, including forest 
land, land designated as wetland under section 22a-30 and not excluding farm land, the 
preservation or restriction of the use of which would (1) maintain and enhance the 
conservation of natural or scenic resources, (2) protect natural streams or water supply, 
(3) promote conservation of soils, wetlands, beaches or tidal marshes, (4) enhance the 
value to the public of abutting or neighboring parks, forests, wildlife preserves, nature 
reservations or sanctuaries or other open spaces, (5) enhance public recreation 
opportunities, (6) preserve historic sites or (7) promote orderly urban or suburban 
development.” While this definition is specific to the assessment of land value, it is broad 
enough to serve as a starting point for the definition of Open Space within the constructs of 
an Open Space Plan for the Town of Stratford  
 
The Town of Stratford also has an established a Open Space and Recreation Fund under 
Article XV Section 14-43 of the Town code that states, “There is hereby established an 
Open Space and Recreation Fund to receive and disburse fees paid to the Town of 
Stratford under and by virtue of § 8-25b of the Connecticut General Statutes, the 
purpose of which fund is to acquire by purchase additional land for open space or for 
public recreation, appropriations from such fund to be made by the Town Council upon 
approval by the Planning Commission in accordance with § 8-24 of the Connecticut 
General Statutes.”  

Purpose of Open Space Inventory and Plan 

Preparing an Open Space Inventory is essential to enabling the Conservation Commission 
to fulfill its statutory responsibilities. In addition to the legal requirements, development of 
this inventory and plan is necessary for the creation of a vision of how Stratford should 
grow and develop in the future, thus providing further support and direction to the Town’s 
Plan of Conservation and Development (POCD). The ultimate goal is for Stratford to find the 
right balance among economic development, environmental protection and quality of life.  
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A primary function of the inventory is to identify the current quantity, quality and 
distribution of Stratford’s natural and cultural resources. This information will be used for 
the following purposes: 

• Create goals and recommendations to protect these resources; 
• Identify open space priorities and develop a map of “Conservation Priority Areas”; 
• Formulate a plan to protect existing open space and acquire additional open space; 
• Provide regulatory commissions, Town Administration, landowners, developers and 

townspeople with objective data necessary to make informed land use decisions; 
• Share data with other local, regional and state organizations to coordinate efforts to 

conserve environmental and cultural resources on a larger scale; and 
• Help foster in Stratford’s townspeople an awareness of the Town’s natural and cultural 

resources and generate active support for conserving these assets on a personal as well 
as municipal level 

Appendix A has a list of detailed maps that inventory the Town owned open space 
properties, open space properties that have been privately developed since the previous 
2001 inventory, and open space properties that have been acquired by the Town and 
protected since the last 2001 inventory.   

ECONOMIC AND ENVIRONMENTAL BENEFITS OF OPEN SPACE 

Thoughtful conservation and open space planning can provide many economic benefits. 
Research and rationale cited below provide ample justification for planned open space and 
conservation in the Town of Stratford: 

Studies have shown that residential development costs a town more money in terms of 
service expenditure (e.g., schools, fire/police protection, road maintenance and storm 
water management) than the property provides in tax revenue. In contrast, farm, forest and 
open space land usually provide a town more money in real estate taxes than they require 
in service costs. In 1995, the Cost of Community Services study published by the Southern 
New England Forest Consortium [SNEFC, 1995] evaluated 11 towns in southern New 
England and determined that for every dollar in real estate tax generated by residential 
development, it costs a town on average about $1.14 to provide residential services.  

For every tax dollar raised from the commercial/industrial sector, towns spent an average 
of $0.43 to support public services. While this may appear as a positive net gain, it does not 
take into consideration other costs associated with commercial/industrial development 
such as the potential for increased residential development, increased traffic and noise 
pollution, the loss of open space land to filter water and air, and the need to provide 
recreational opportunities. For every dollar of tax revenue generated by farm, forest and 
other open space land, on average only $0.42 in expenditures is required. This leaves $0.58 
per dollar raised to offset other municipal expenses. These forest, farm and open space 
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lands more than pay for themselves. They help cover the net loss the towns experience on 
their other land uses and also provide numerous intangible benefits 

SECTION II  

OPEN SPACE POLICIES AND PROGRAMS 

The federal, state, and local governments have in place a number of policies and programs 
to promote, support, and incentivize open space preservation. These programs are 
available to the Town of Stratford and should help to supplement the Town of Stratford’s 
own Open Space Acquisition Fund.  

Federal 

The federal government makes available several programs that provide funding towards 
the acquisition of open space that could be applicable to the Town of Stratford. A list of the 
some of the many grants that are available from the Federal Government are listed below 
as a reference. Historically, some of these grants are offered/funded more then others on 
any given year. Federal grants should continue to be researched on an ongoing basis to 
make sure the Town is aware of any and all grant opportunities that are being offered on 
any given period of time.  

• Forest Legacy 
Grants to state to help private landowners preserve working forest lands that might 
otherwise be lost to development. 

 
• North American Wetlands Conservation Fund 

Acquisition, restoration, and enhancement of fragile wetlands that promote flood 
control, increase water quality, improve wildlife habitat, provide public recreation, and 
sustain our cultural heritage, among others. 

 
• Historic Preservation Fund 

Matching grants to the National Trust for Historic Preservation and to all 50 states and 
U.S. territories. 

 
• Urban Park and Recreation Recovery Program (UPARR) 

Provides matching grants and technical assistance to economically distressed urban 
communities to develop close-to-home recreational opportunities. 

 
• Urban and Community Forestry 

Matching grants and technical assistance to communities to protect and maintain 
natural landscapes, with an emphasis on the urban forest canopy. 
 

• Community Development Block Grants 
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The Community Development Block Grant (CDBG) Program (est.1974), is a federal 
grant under HUD that can be used to assist non-entitlement local governments with 
open space land acquisition projects. In order to be eligible a project must meet all 
applicable CDBG regulations and result in significant employment and/or benefit t for 
low and moderate-income persons. 
 

State 

The attached excerpt was taken from the State of Connecticut Department of Energy and 
Environmental Protections (DEEP) website. Over the past decade, the Town has received 
three open space acquisition grants from the DEEP. Two of these grants were used to 
acquire open space adjacent to Roosevelt Forest while one grant award was returned to the 
State since the property was given to the Town through a direct donation.  

“The State of Connecticut envisions a mixed landscape providing outdoor recreation to 
Connecticut’s citizens, protecting water supplies, preserving fragile natural communities 
and homes for plants and animals, offering green spaces for city residents, and providing 
an operational, natural landscape for the harvest of farm and forest products.  

The State's overall goal is to preserve 21% of Connecticut's land as open space by the year 
2023, a total of 673,210 acres.  The initiative includes 10% of open space to be state owned 
as additions to the State’s system of parks, forests, wildlife, fisheries and natural resource 
management areas, with the remaining 11% owned by municipalities, private nonprofit 
land conservation organizations, water companies and the federal government.  As of 
October 2010, 73% of this goal has been achieved through the direct purchase of open 
space by the state and through state support for local acquisitions. 

To succeed in protecting a total of 21% of Connecticut’s land by the first quarter of the 21st 
Century, the state must remain committed to acquiring open space for the next two 
decades. The Connecticut Department of Energy and Environmental Protection (CTDEEP) 
has two programs available to assist in realizing the vision and achieving the goals: 

1. Recreation and Natural Heritage Trust Program - DEEP's primary program for 
acquiring land to expand the state’s system of parks, forests, wildlife, and other natural 
open spaces; and  

2. Open Space and Watershed Land Acquisition Grant Program - provides financial 
assistance to municipalities and nonprofit land conservation organizations to acquire 
land that will add to a community's open space, enhance recreational opportunities, 
protect unique geographical features or conserve habitat for living creatures.”  

Local 
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As previously mentioned, the Town of Stratford established an Open Space Acquisition 
Fund per Ordinance No. 97-01 in May 1997. The Open Space Acquisition Fund relies almost 
exclusively upon bonding or payments in lieu of dedicated open space under the Town’s 
subdivisions regulations (CGS Section 8-25 and Section 8-25b) to generate funding for open 
space purchases. The Town has funded the open space acquisition account sporadically 
over the years. The Fund is managed directly by Chief Administrative Officers Department.    

 
The local subdivision regulations have proved fruitful for the Town of Stratford.  Under the 
Town’s Subdivision regulations, developers are required to dedicate a portion of the 
property they propose to subdivide as permanent open space. The intent of the regulations 
is to preserve any unique natural characteristics on a site while also allowing for 
development. The proposed open space parcel must be conveyed to either a neighborhood 
association or the municipality. The Town of Stratford requires that at least 10% of the 
property be dedicated as permanent open space.  The open space requirements are defined 
under Section 8 of the Town of Stratford Subdivision Regulations which were officially 
amended in November 2012.   

 
For significant purchases of open space, the Town of Stratford has historically tried to 
engage in public-private (and non-profit) partnerships. These partnerships tend to bring 
together funding from a number of sources who would not be able to afford the property(s) 
if they acted alone. To date, the Town has not purchased any property with organizations 
like the Nature Conservancy or Trust for Public Land.  

 
PROTECTING AND ACQUIRING OPEN SPACE 

There are many tools available to the Town of Stratford to protect and acquire open space. 
These tools include total acquisition at or below market costs, conservation easement, the 
subdivision regulations, and possible tax incentives. 

Total Acquisition 

Outright fee-simple acquisition is the surest method to protect an open space property in 
the Town of Stratford. Fee-simple ownership gives the Town rights to the land and full legal 
title. For example, the Town of Stratford has acquired most of the parcel that make up the 
core of Roosevelt Forest through fee simple acquisition.  

There are several different methods to acquire a fee-simple interest in land. The following 
examples are the most common:  

• Land can be purchased at a fair market sale  
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This method is characterized by a high cost to the purchaser and potentially a high 
capital gains tax liability for the seller.  
 

• Land can also be purchased as a bargain sale 
Compared to the full value method, the purchases pays less and the seller can realize 
certain tax benefits, as the difference between the sale price and the fair market value is 
considered a charitable donation.  
 

• Outright Donation of Land 
Landowners can also donate land as a gift to a public or non-profit entity, for which they 
realize a tax deduction. In certain circumstances, donation of or sale of land at a bargain 
sale may be the result of philanthropy or tax delinquency on the part or the property 
owner.  

Tax Incentives 

The federal and state governments offer a variety of tax incentives to encourage 
landowners to preserve their property as open space. In Connecticut, Public Act 490 allows 
property classified as forest, farm, or open space to be assessed based on its current use 
rather than its fair market value for 10 years, thus lowering the tax burden, provided the 
land stays classified as either forest, farm, or open space. [Waiting for Statement from the 
Town Assessor] 

It should be clearly noted that Public Act 490 does not protect land in perpetuity. 
Corporations donating land are permitted a corporate business tax credit equal to 50% of 
the fair market value of the property donated. Any taxpayer who realizes a capital gain 
from an open space land sale may deduct the capital gain from their gross income. Tax 
relief is available also to businesses that make a donation to a municipal open space fund or 
nonprofit entity for the permanent protection of open space. 

The federal government permits individuals and business to deduct from their income for a 
qualified conservation contribution. The donor must contribute a qualified real property 
interest and the amount of the deduction is limited to the fair market value of the property. 
Nonprofit land conservation organizations are the only organizations eligible to receive the 
contribution and the land contributed must used exclusively for conservation purposes. 

Conservation Easements and Purchase of Development Rights 

Public and non-profit entities are increasingly relying on conservation easements or other 
similar tools to preserve land. With a conservation easement, the purchaser acquires a less-
than-fee interest in the land but not necessarily the land itself. The easement or right 
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purchased is recorded on the deed and runs with the land in perpetuity. The Town of 
Stratford Inland Wetland and Watercourses routinely requires the easement along the 
wetland buffer as part of any new development.  

Easements are flexible tools that can be tailored to each property based on natural or use 
characteristics or the current owner’s requirements. Conservation easements that are filed 
in on the Town of Stratford Land Record as part of an Inland Wetland Permit approval 
rarely allow public access to a property. The greatest advantage of easements is that they 
permit an underlying activity to continue while also preserving a property in a natural 
state.  

SECTION III 

Updating the Inventory and Data Analysis 

The Town of Stratford had assistance with the update of the open space inventory from the 
Greater Bridgeport Regional Council (GBRC). GBRC assisted Stratford with the overall 
review of the open space that has been preserved, developed, and remains since the first 
open space inventory report was produced in 2001.   

The 2013 inventory was developed using a variety of sources in GIS to update the 2001 
Open Space Inventory. The analysis was based on the Stratford parcel dataset which was 
updated in 2013 by the Greater Bridgeport Regional Council.  The parcel layer was 
corrected with the latest town clerk maps so that it matched with the town Assessor 
database. 

The initial analysis checked the current status of the “potential open space” properties from 
the 2001 Open Space Inventory.  The analysis was executed by overlaying the “potential 
open space” parcels with 2012 high resolution imagery provided by the University of 
Connecticut.   Each parcel was analyzed to decipher if any development had occurred.  
Areas where clear development had occurred, such as new roads or buildings constructed, 
were marked as “developed” and were removed from the “potential open space” listing.  
These parcels were counted and the area calculated in acres in GIS.   

In addition to removing listings from the 2001 report due to development some listing had 
been acquired by the town and thus had to be removed as well.  Checking with the Assessor 
database as well as speaking directly with the Conservation Director for the town, the 
parcels acquired by the town over the past 12 years were labeled as “acquired”. These 
parcels were counted and the area calculated in acres in GIS.   
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The remaining “potential open space” parcels were then looked at to make sure the parcels 
were up to date and any changes such as splits or merges were accounted for.  Once they 
were done the area for the each parcel was calculated in acres using GIS.  

The total open space calculation was done using a combination of the Assessor database 
along with expert knowledge from the Conservation Director.  The first cut was to join the 
Assessor data with the parcel dataset and find all the parcels that were listed as owned by 
the Town of Stratford.  In addition, parcels that were not labeled but were known to be 
owned by the town by the Conservation Director were labeled “Town Owned”.  These 
parcels were counted and the area calculated in acres in GIS.   

SECTION IV 

The open space ranking priority was conducted using two methods. The first method 
involved the ranking of the available open space properties using a matrix that was 
developed by the Open Space Sub-committee that was entitled, “Evaluation Criteria for 
Ranking Open Space Parcels”. The other method of evaluation priority was less analytical 
and involved the actual ranking of the available open space properties by the Open Space 
Sub-Committees members at the September 2013 meeting. A more detailed discussion of 
the open space ranking process by each of the aforementioned process is described below.   

Open Space Matrix Ranking System  

As part of the assessment of ranking open space for future purposes, the Conservation 
Commission assisted in the development of a ranking matrix that was applied to each 
potential open space property that was evaluated. The ranking criteria was established 
using set of criteria that specifically looked at and rated the value of geological, wildlife, 
recreation and resource dependent conditions. An example of the evaluation matrix that 
was used to rank the open space parcels in available in Append B of this document. The 
table below represents the prioritization of open space ranking based on the results of the 
matrix criteria.  

Table 1: Town of Stratford  Open Space Acquisition  Property Priority Ranking Summary 

Property 
Name Map/Block/Lot Acres 

Section 
I 

Section 
II 

Section 
III 

Section 
IV 

Section 
V 

Total 
Score Rank 30 

Points 
20 

Points 
10 

Points 
10 

Points 
30 

Points  
100 

points 
Stupak 

Property 
30.18/1/1 49.51 30 20 10 10 15 85 1 

Fracker(1) 50.19/2/15 15.41 25 10 10 10 30 85 2 
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Kubic 
Propery 

50.21/3/1 33.96 30 10 5 10 15 70 3 

Barvenik 50.17/2/5 12.97 30 10 10 10 15 75 4 

Peters Lane 50.19/2/19 10.17 25 10 5 10 25 75 5 

Walker 
Estate 

50.22/3/12 27.97 30 10 5 10 5 60 6 

Dugas Farm 40.17/6/17 11.13 15 10 0 10 5 60 7 

Tomasco 40.16/1/7 4.3 15 0 10 10 25 60 8 

Chanda 
Property 40.16/1/32 5.28 20 0 10 10 15 55 9 

Chanda 
Property 

(2) 
40.16/1/31 3.3 20 0 10 10 15 55 10 

Dawn Drive 50.21/2/27 8.61 20 10 5 10 0 45 11 

Hutter 
Property 

50.18/3/22 6.11 20 10 5 5 5 45 12 

Hernandez 50.18/1/24 5.34 15 10 0 5 0 30 13 

Miakos 50.18/1/5 5.11 10 10 0 5 5 30 14 

Note: Property with highest total score has highest rank (1); Property with second highest total score has 
second highest rank (2), etc. 

Open Space Sub-committee Priority Rankings 

During the September 2013 Open Space Sub-Committee meeting, members of the 
Committee prioritized available open space properties based on the Committee’s feeling of 
which sites provide the greatest benefits to the Town. The members of the sub-committee 
debated the benefits of what they determined were the top twelve open space parcels 
based on available acreage, recreational value, wildlife habitat, future/present 
development pressure, and proximity of existing open space parcels. The following list is a 
detailed outline of the findings of the Open Space Sub-committee.  
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Table 2: Conservation Commission Ranking of Available Open Space  
Property 
Ranking 

Address Map/Block/Lot Common Name Acreage 

1 Huntington Road  30.18/1/1 Stupak Property 40.51 
2 Huntington Road 40.17/6/17 Dugas Farm  11.16 
3 9 Chanda Drive 40.16/1/31 Chanda Property 3.30 
4 4571 Main Street 50.14/3/16 Mill River Country Club 98.63 
5 795 James Farm Road 50.19/2/15 Fracker Property 14.24 
6 Prospect Drive 70.2/1/1 Sporting Goods Property  24.50 
7 Broadmere Road 20.13/9/9 Remington Woods  82.50 
8 1750 James Farm 

Road 
50.21/3/1 Kubic Property 33.79 

9 285 Wigwam Lane 40.16/12/2 Figlar Farm 3.89 
10 207 Grove Street 50.3/1/11 Rooney Subdivision  3.0 
11 1930 James Farm 

Road 
50.22/3/12 Cranberry Pond 27.78 

12 685 Main Street 50.5/3/4 Cricket Property  2.28 
 

SECTION V 

Findings  

Based on the findings of this inventory, it appears that the Town of Stratford has done a 
good job of acquiring and preserving open space since the program was first developed in 
1997. The Town of Stratford has approximately 1,250 acres of available Town owned open 
space available to its residents. Approximately fourteen (14) parcels totaling 191.9 acres of 
open space has been acquired by the Town since the previous 2001 inventory was 
completed. This represents an increase of approximately 18.0% of the total available 
amount of open space within the Town since 2001. 

Currently, town owned open space and recreation lands account for about 7.8% of the total 
land within the Town. If the federally owned McKinney Wildlife Refuge and all other 
privately held conservation land are included, the percentage increases to about 12.5.  

Under ‘The Green Plan: Guiding Land Acquisition and Protection in Connecticut 2007-2012’, 
the state sets forth a strategy for approaching protection of its open space. It is the State of 
Connecticut to see communities and organizations preserve 11% of the state’s land area as 
open space (in addition to the goal of the state to have 10%) by the year 2023 (Connecticut 
General Statutes Section 23-8(b)). The Town has met the state’s goal for open space and 
recreation lands. However, it has yet to meet the mark set forth by the 2003 POCD, which 
recommended increasing the goal to 15%. 
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By all measures, the amount of available open space is high; especially considering the Town 
is at or near complete build out. Open space is well distributed across the Town providing 
nearby recreational benefits to residents. The Town should continue aggressively pursuing 
the acquisition of available open space parcels using the tools that are discussed in this 
document. The Town should continue to try and meet its anticipated goal of preserving 15% 
of its land as open space.  
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APPENDIX A 

OPEN SPACE TABLE AND MAPS 
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APPENDIX B 

OPEN SPACE EVALUATION MATRIX 
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APPENDIX C 

AVAILABLE OPEN SPACE PARCELS  
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APPENDIX D 

2001 OPEN SPACE INVENTORY REPORT 


