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I. Introduction and Executive Summary of the Analysis 
 
HUD published its final rule relating to consolidated planning on January 5, 1995, 
effective February 6, 1995.  The rule requires local governments, state governments 
and consortia to submit a certification that they will affirmatively further fair housing 
(24 CFR 91.225 et al).  HUD defines this certification requirement in the Consolidated 
Plan regulations as Fair Housing Planning.  Under this certification, the Town assumes 
the responsibility of fair housing planning through the conduct of an analysis to identify 
fair housing choice within its jurisdiction; the taking of appropriate action to overcome 
the effects of any impediments identified through that analysis; and the maintenance of 
records reflecting the analysis and actions in this regard.  The Analysis of Impediments 
to Fair Housing Choice (the “AI”) consists of a comprehensive review of current 
residential patterns and conditions and the policies, practices and procedures that affect 
location, availability and accessibility of housing. 
 
This update to the AI, conducted in conjunction with the preparation of a new Five-Year 
Consolidated Plan for Housing and Community Development Programs (the “Con 
Plan”), was prepared by C. Duncan Yetman, Jr., Community Development Administrator 
in the Department of Community/Economic Development, Town of Stratford, 
intermittently between January 2011 and May 2012.  It relied on research data and 
anecdotal information gathered from July 2004 through that time period.  Most of the 
research data was gathered from the Internet sites of the Census Bureau and HUD’s 
Office of Policy Development and Research (huduser.org).  Additional data was 
gathered from the Lewis Mumford Center for Comparative Urban and Regional 
Research at the State University of New York at Albany and the Federal Financial 
Institutions Examination Council's (FFIEC) Web site.  Most of the anecdotal information 
was gathered as part of the Town’s consultation process with the various community 
development and housing actors in the community in preparation of the five-year, 2010-
2014 Con Plan.  Some additional consultation consisted of inquiring by letter sent to the 
following regional housing and civil rights advocacy groups about their impressions of 
the state of fair housing in the Town of Stratford: 
 

 Affordable Housing Centers of America, (Bridgeport Office) (formerly ACORN 
Housing), a local housing counseling provider 

 Bridgeport Neighborhood Trust, a local housing counseling provider 
 Connecticut Legal Services, Inc. 
 Stratford Clergy Association 
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 Citizens Addressing Racial Equity (CARE), a Stratford citizen coalition 
sponsored by the Mayor’s Office and charged with exploring practical ways to 
address racial equity and promote cultural competence 

 Disability Resource Center of Fairfield County, Inc. 
 Connecticut Fair Housing Center 
 

Conclusions 
1. Impediments Found 

The analysis identified the following impediments: 
 
a.  Monthly cost burden and housing affordability 
b.  Insufficient flexibility in the Town Affordable Housing Development 

zoning regulations 
c.  Lack of housing alternatives for disabled individuals who are willing and 

able to live in the community 
d.  Negative public opinion about affordable housing 
e.  Lack of significant vacant land for new housing development 
f. New deed restriction requirements of the State affordable housing law 

(Section 8-30g). 
g. Unequal treatment of deed-restricted affordable housing by the Tax 

Assessor. 
h. The term limits ordinance prevents local land use commissions from 

developing the expertise needed to address long-term planning and 
development issues. 

 
2. Actions to Address Impediments 

The Town has identified a series of recommended actions to address the above-
noted impediments.  Actions that the Town is already undertaking within the 
Department of Community/Economic Development to affirmatively further fair 
housing (see Sections IV.A. 2. and IV.C. 1.) will not be mentioned in this 
summary unless an action has a specific, measurable effect on a particular 
impediment.  The recommended actions are as follows: 
 
 The Town should seek to more effectively market the accessory residential 

apartment program as a source of affordable housing. 
 The Town Zoning Commission should adopt changes to Section 5.4 of the 

Town Zoning Code that were recommended in the 2003 Plan of Conservation 
and Development to increase its flexibility and utilization. 

 The Zoning Commission should also use the recently approved Transit 
Oriented Development grant from the State of Connecticut Office of Policy 
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and Management as an opportunity to refine the Transit-Centered 
Development Floating Zone regulation so as to incorporate within it some of 
the flexibility that is lacking in Section 5.4 of the Zoning Code. 

 The Town should closely monitor building code accessibility and visitability 
developments and the Stratford Housing Partnership (SHP) should play a role 
in ensuring that visitability features are incorporated into new developments in 
the Town that are greater than 10 units, whether for sale or rent. 

 The Town should monitor any trends revealed over time with regard to the 
Stratford Housing Authority’s 10% disability set aside in their Section 8 
Program. 

 The SHP should spearhead a public education campaign to raise public 
awareness of the affordable housing crisis. 

 The Town Zoning Commission should begin to reexamine certain areas of the 
Town for rezoning for higher density residential units. 

 Stratford officials should work with their legislators to change Section 8-30g of 
the Connecticut General Statutes by lowering the deed restriction period to 
less than 40 years and by simultaneously requiring judges ruling on appeals 
to consider the underlying zone for an affordable housing site, site density, 
and impact on neighboring land uses. 

 The Mayor should convene a meeting of key stakeholders to address the tax 
valuation of scattered-site deed-restricted affordable housing in a systematic 
fashion. 

 The Town should explore, possibly by means of a “good government” grant, 
the cumulative effect of term limits on the legislative and regulatory history of 
Stratford. 

 
II. Stratford Background Data 
 
A. Demographic Data 
Demographics/Low Income and Racial/Ethnic Concentration  
For the first time in the 2000 Census, respondents could note whether they belonged to 
more than one race.  The overwhelming majority of Stratford residents, however, 99%, 
indicated that they belonged to one race or were Hispanic of any race.  This percentage 
has only decreased to 98% for the 2010 Census.  For this reason, and in order to 
simplify the analysis, the demographic data and racial/ethnic segregation analysis 
presented will be based on persons who considered themselves a member of one of the 
following categories: 
 

 White (Non-Hispanic) 
 Black (Non-Hispanic) 
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 Hispanic (all races) 
 Asian (Non-Hispanic) 

 
The table which follows depicts data from the 1990, 2000, and 2010 decennial 
censuses. 

Table A 
Demographic Characteristics 

1990 to 2010 

 
 

1990 
Census 

Data 

2000 
Census 

Data 

2010 
Census 

Data 

% 
Change 
1990 to 

2000 

% 
Change 
2000 to 

2010 

Race/ Ethnicity  

White (Non-Hispanic) 43,268 40,327 35,040 -6.8% -13.1%

Black (Non-Hispanic) 3,814 4,765 6,963 24.9% 46.1%

Hispanic (all races) 1,771 3,399 7,114 91.9% 109.3%

Asian (Non-Hispanic) 400 703 1,224 75.8% 74.1%

Total Population 49,389 49,976 51,384 1.2% 2.8%

 
Demographic data from the last 20 years paint a picture of Stratford that continues to 
show marginal increases in overall population over certain periods, but which is 
becoming increasingly more diverse.  The population in Stratford increased from 49,389 
in 1990 to 51,384 in 2010, a 4.0% increase, in spite of continued, unabated losses in 
the majority, White, Non-Hispanic population.  This was because Stratford’s minority 
population continued to increase at a rapid pace.  The Hispanic population grew from 
3,399 persons in 2000 to 7,114 persons in 2010, an annual increase of over 10%.  
Hispanics, of all races, now represent the largest minority group in Stratford.  During the 
same period, it appears that the loss of Non-Hispanic Whites seemed to accelerate.  
Increases in the Black population accelerated, though still at significantly less than half 
the pace of increases in the Hispanic population.  The data is illustrative of how 
Stratford continues to become more racially and ethnically diverse. 
 
Nine of Stratford’s 12 census tracts gained population in 2010.  Over the last ten years, 
six tracts – Tracts 801, 802, 806, 810, 811, and 812 – saw significant percentage 
increases of 13.4, 7.5, 11.2, 3.8, 3.3, and 3.8%, respectively, beyond Stratford’s 
marginal population growth of 2.8%.  This may be attributable to the strong housing 
submarkets in these areas over the decade and increases in new housing development, 
especially in Tracts 811 and 812. 
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Additional housing units (107 new occupied units) only explain roughly one half of the 
increase in population in Tract 801, however, which is the tract that saw the largest 
numerical and percentage increase in population.  The other half is probably explained 
by some of the household tenure changes taking place within this census tract.  The 
White population in this tract decreased by almost a quarter, 23.2%, in the 10 years 
between 2000 and 2010.  As older, White Owner small households leave the tract, they 
are being replaced by younger, Black and Hispanic larger households. 
 
This trend of larger minority households replacing smaller white households is even 
more pronounced in Tract 802, which lost 31% of its White population in the ten-year 
period and actually saw a nearly one percent decline in the number of occupied housing 
units during the same timeframe.  This tract became majority minority during the first 
decade of this century. 
 
Five-year ACS data on household size by age of householder suggests that this trend 
will slow in Tract 802 over the next five to ten years as elderly owner households 
comprise a smaller percentage of occupied housing units in this tract than in the Town 
at large.  This same trend, however, will probably continue apace in Tract 801 as elderly 
one-person households make up a greater percentage of occupied housing units in this 
tract than in the Town, on the whole. 

 
Growth in minority population occurred throughout all of Stratford during the 2000’s.  
Nevertheless, the minority population is still concentrated in specific census tracts.  As 
shown on the attached map, Census Tracts 801, 802 and 804 had the highest 
concentration of total minority population.  These three tracts have minority populations 
higher than the town-wide percentage of 30.7%.  Of these three, Tracts 802 and 804 
are majority minority at 59.2% and 75.6%, respectively.  The Town’s Hispanic 
population, although dispersed throughout the Town, is concentrated in Tracts 801, 802, 
804, and 806.  The Black population is heavily concentrated in Tract 804.  The Town’s 
Asian population, at less than three percent (2.4%), seems to be more evenly dispersed 
throughout the Town as concentrations exceeding this percentage are found in Tracts 
801, 802, 807, 809, and 810. 
 
B. Income Data 
ACS and Census data reveal that in 2009 dollars, Stratford’s median family income 
increased 0.6% from $82,884 in 1999 to $83,369 in 2009.  This contrasts with a 
decrease of 3.6% from a decade earlier and compares to a similar 0.6% increase in the 
Bridgeport PMSA (Primary Metropolitan Statistical Area) during the 2000’s.  The poverty 
rate in Stratford decreased from 5.0% to 4.8% during the same timeframe. 
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C. Employment and Transportation 
The number of Stratford residents in the labor force increased 11.4% during the last 
decade from 25,254 persons in 2000 to 28,135 in 2010.  This increase occurred in spite 
of marginal population growth in the town and a national recession considered to be the 
worst economic downturn in the country since the Great Depression.  The labor force 
participation rate also increased during the period from 63.8% to 68.9%. 

 
Comparing the ACS 2006-2010 data to the 2000 Census data on the 
occupations/industries of residents shows that the transition to a local economy that is 
more dominated by the service sector continues.  While Stratford’s labor force continues 
to expand, the percentage of those persons employed in presumably higher-paying 
management and professional positions lags when compared to the PMSA. 

 
Table 1:  Percent of Employed Residents by Occupation, 2000 vs. 2006-2010 
 

        Bridgeport, CT PMSA              Stratford, CT
2000 2010 2000 2006-2010

Management, 
professional, and related 

occupations
37 42.4 35.7 36.8

Service occupations 13.8 17.3 11 16.9
Sales and office 

occupations
27.7 25.7 31.6 27.1

Farming, fishing, and 
forestry occupations

0.1 No data 0.1 No data

Construction, extraction, 
and maintenance 

occupations
8.5 7.5 8.4 9.7

Production, 
transportation, and 

material
12.9 7.2 13.1 9.5

 

Source: State of Cities Data Systems (SOCDS) 2000 Census data, http://socds.huduser.org and 2010 ACS 

 
Stratford as part of the Bridgeport Labor Market serves as both a location for major 
employers as well as a place of residence for people working primarily within the New 
Haven, Bridgeport and Stamford Labor Market Areas.  With a housing supply more 
affordable than that of surrounding suburban communities in the Bridgeport and 
Stamford Labor Markets, out-migration to places of work is more common in Stratford 
than for southwest Connecticut as a whole.  For all workers age 16 and older, 23.7% of 
Stratford workers work in Stratford.  This compares to 26.7% of all workers in the 
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Bridgeport-Stamford-Norwalk Metro Area, (Bridgeport PMSA) who work in their town of 
residence. 

 
Understandably then, issues regarding means of transportation to work would have 
significant import in Stratford.  Stratford is heavily dependent on the automobile as the 
mode of transportation for commuting to places of employment.  2010 ACS Five-Year 
estimates reveal that 82.9% of Stratford residents drove alone to work, compared to 
73.4% of the residents in the Bridgeport-Stamford-Norwalk Metro Area.  Recently, high 
levels of traffic congestion on Interstate 95 and the Merritt Parkway have lead to greater 
emphasis on the use of Metro-North rail service, bus transit and carpooling as 
alternative modes of transportation.  Unfortunately, the train and bus service operates 
along established routes with limited access to places of employment not served by 
such routes.  This system does, however, provide very good access to major job 
centers such as the Bridgeport, New Haven and Stamford downtown areas.  Shuttle bus 
services from the Greater Bridgeport Transit (GBT) to facilitate commuter access to its 
rail station were discontinued due to infrequency of use, but plans are underway to take 
a transit-oriented approach to future development around the rail station.  It is too early 
to tell how much of an impact these efforts, and similar efforts by neighboring 
communities, will have on traffic congestion on the region’s major highways. 

 
D. Housing Profile 
Based on 2010 Census data, Stratford has 20,919 year-round housing units and 172 
seasonal units for a total of 21,091 units.  This is a 2.4% increase over the 2000 total of 
20,596 units.  Within the year round housing stock, there were 824 units recorded as 
vacant.  Within the total housing stock of 20,919 year round units, 3,879 were renter 
occupied and 16,216 units were owner occupied.  The 824 vacant units included 233 
units for rent and 211 units for sale with 380 other vacant units. 
 
Within the total housing stock of 21,091 units, the overwhelming majority of units, 
approximately 75%, are located in single-family detached or attached structures.  An 
analysis of the single-family residential market place over the past five and one half 
years (1/1/2006-6/30/2011) reveals that: 
 

 626 homes sold in 2006 for an average sale price of $321,211 
 549 homes sold in 2007 for an average sale price of $318,370 
 400 homes sold in 2008 for an average sale price of $284,340 
 418 homes sold in 2009 for an average sale price of $253,059 
 390 homes sold in 2010 for an average sale price of $251,723 
 During the first six months of 2011, 187 homes sold for an average sale price 

of $234,340. 
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This data from the Greater Fairfield County Consolidated Listing Service shows that the 
average sales price of housing in Stratford decreased 27% in the last five and one half 
years.  Over roughly the same period, the median family income for the Bridgeport 
HMFA has increased 7.6%.  Based on this data, one would assume that more of 
Stratford’s housing stock is now available to typically lower-income minority populations.  
The steady decrease, however, in the number of sales as shown above, and the 
heightened underwriting standards that have resulted from the sub-prime mortgage 
crisis and the recession have not resulted in any measurable increase in the 
homeownership rate among minorities.  Indeed, their homeownership rates appear to 
be stagnating or even decreasing which suggests that a greater percentage of 
minorities, than the population as a whole, were also victims of the foreclosure crisis.  
With regard to housing tenure by race, minorities continue to have a lower 
homeownership rate than Whites.  For example, in 2010, of the 15,184 housing units 
occupied by households who classified themselves as White alone and not Hispanic or 
Latino, 12,953 or 85.3% are owner occupied.  For households who classified 
themselves as Black alone and not Hispanic or Latino, of the 2,357 households, 1,5211 
or 64.5% are owner occupied.  For Hispanic or Latino households, of the 1,923 
households, 1,268 or 65.9% are owner occupied.  By contrast, of the 371 households 
who classified themselves as Asian alone and not Hispanic or Latino, 295 or 79.5% are 
owner occupied.  Comparing 2000 to 2010, the data is not encouraging as 
homeownership rates among the largest minority groups are barely increasing (Blacks 
from 63.2% to 64.5%) or trending downward (Hispanics or Latinos from 67.8 to 65.9%). 
 
E. Segregation and Home Mortgage Data 
While indicating that Stratford has become more racially and ethnically diverse over the 
last 10 years, as a whole, when examining the demographic data as it relates to fair 
housing planning, it is more appropriate to examine the degree to which a community is 
less or more segregated over time.  One of the most widely used measures of 
segregation is the Index of Dissimilarity (“D” value).  What the index measures in this 
case, for our purposes, is the evenness with which two groups are distributed across 
the census tracts of Stratford and of the larger Bridgeport PMSA over time.  “D” values 
range from 0 to 100.  A value of 60 or above is considered very high, values of 40 or 50 
indicate a moderate level of segregation and values of 30 or below are considered to be 
very low.  In 2010, Stratford had D value for White with Black of 52.  What this means is 
that 52% of the White population would have to move from their current census tract of 
residence (or the same percentage of Blacks would have to move) to achieve perfect 
integration.  The D value for White with Hispanic was 39.  What is notable about these 
D values over time is that they are trending in opposite directions.  While Stratford’s D 

                                                 
1 This figure is imputed as tenure by race and ethnicity is not available for Black or African-American 
householders 



 - 9 - 

value for White with Black has decreased from 65 to 52 over the last twenty years, it 
has increased for White with Hispanic from 29 to 39 over the same period.  It is also 
interesting to note that Stratford’s D value for White with Hispanic was 39 in 2000, as 
well, so the degree to which Hispanics are segregated from Whites has remained stable 
for the last ten years. 
 
While Stratford continues to need to make some strides with regard to racial integration, 
it has made far better progress than the region as a whole.  The Bridgeport PMSA had a 
D value for White with Black that hardly changed from 73.6 in 2000 to 72 in 2010.  The 
change in D value for White with Hispanic was only marginally better as it moved from 
66.7 to 62. 
 
For all its value as a measure of segregation, however, the Index of Dissimilarity has 
limitations in that it is aspatial, in other words, it just measures the degree of 
segregation and does not measure the spatial patterns of segregation.  To truly interpret 
the pattern spatially, we would have to map the pattern.  Other segregation measures, 
such as an isolation index or exposure index give us a better read on the patterns of 
settlement of a particular group in that they indicate how “isolated” or “exposed” the 
typical White, Black, or Hispanic person is to members of other racial groups.  That 
being said, while Stratford’s main racial groups are more evenly distributed than that of 
the Bridgeport PMSA as a whole, the typical White person is just marginally less 
isolated from other races than in the rest of the PMSA.  The isolation index measures 
the percentage of same-group population in a census tract where the average member 
of that racial/ethnic group lives.  The index ranges from 0 to 100 with 100 meaning that 
group members are completely isolated from other groups.  In 2000, the isolation index 
for White persons in Stratford was 85.4 and in the PMSA was 85.2.  In 2010, the 
isolation index for White persons in Stratford was 75 and in the PMSA was 80.  The 
exposure index measures the percentage of persons from another racial/ethnic group 
who live in a census tract with the average group member.  The higher the number, on 
a 0 to 100 scale, the more “exposure” the average person in this group has to the other 
group.  This number tends to trend downward for minority groups as the sheer number 
of minorities increases in a community.  The rapid increase in the Hispanic population in 
Stratford is evidence of this phenomena.  In the thirty year period between 1980 and 
2010, the Hispanic with White exposure index dropped from 84.2 to 56.1%.  Still, this 
measure compares favorably when looking at the same index for the PMSA in 2010 
which was 35.6%. 
 
With regard to Home Mortgage Disclosure Act (HMDA) data, our analysis looked at the 
loan denial rate of the six largest lenders, by market share, in Stratford in 2010 (see 
Attachments).  These six lenders accounted for just over 43% of all applications in 
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Stratford for conventional, FHA, and VA purchase, refinancing, and home improvement 
loans.  We examined their denial rate for all of these types of loans, at the census tract 
level, and compared it with aggregate data for all loan applications in Stratford.  The 
resulting denial rate ratio expresses the magnitude of the difference between a lender’s 
denial rate and the average denial rate for all lenders in Stratford.  A denial rate of less 
than one means that a lender’s denial rate is lower than average; equal to one means a 
lender’s denial rate is average; and greater than one indicates a lender with a denial 
rate that is greater than average.  For our purposes, we only called out denial rates for 
lenders that had received 10 or more loan applications in a particular census tract and 
whose denial rate ratio was 1.5 or greater.  JPMorgan Chase Bank (hereinafter, 
“Chase”) had a denial rate for the Town as a whole and in seven of 12 census tracts 
that far exceeded the average for all lenders.  In looking at the types of applications that 
were denied, they were predominantly home refinancing applications.  This was true for 
other lenders, as well, who had denial rate ratios exceeding 1.5 in certain census tracts.  
The reason for loan denial and the race of the applicant are not available at the census 
tract level, but in the Bridgeport-Stamford-Norwalk MSA, Chase’s primary reason for 
loan denial was an incomplete credit application.  Chase’s loan denials in Stratford 
exceeded the average denial rates mostly in non-minority and non low-income census 
tracts.  The same was true for other lenders.  If anything, a closer examination of the 
refinance loan data for the MSA shows that while Chase’s denial rate is about average 
for Hispanics and below average for Blacks, they had a much higher denial rate than 
average for non-Hispanic Whites.  In addition, where the income of the applicant was at 
or just above the MSA median, Chase’s refinance loan denial rate was more than twice 
that of other lenders.  These racial and income characteristics largely describe the 
census tracts where Chase had a greater than average denial rate in Stratford.  
Because of this fact, it does not appear that any of the major lenders examined are 
discriminating against Stratford borrowers based on their race or ethnicity. 
 
III. Evaluation of Stratford’s Current Fair Housing Legal Status 
 
There are no fair housing complaints or compliance reviews where the Secretary of 
HUD has issued a charge of or made a finding of discrimination.  The local HUD office 
in Hartford, Connecticut has an agreement with the Connecticut Commission on Human 
Rights and Opportunities (CHRO) for the efficient investigation and prosecution of 
housing complaints.  In most instances, whether a complaint is filed with CHRO or with 
HUD regarding alleged discrimination occurring in Connecticut, the case will be 
investigated by CHRO. 
 
CHRO’s most recent annual report notes that 135 housing discrimination complaints 
were filed in the fiscal year ending June 30, 2010.  The report does not detail the 
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locations of these complaints, but does list the basis for the complaints filed.  The three 
most common bases for fair housing complaints in Connecticut, in order, were race, 
physical disability, and mental disability.  The majority of housing cases were 
precipitated, in order of prevalence, by the lack of reasonable accommodation for a 
disability or other condition, denial of rental, and problems with terms and conditions of 
sale or rental.  Anecdotally, the local director of Connecticut Legal Services in 
Bridgeport, thought that “source of income” was the most prevalent basis for fair 
housing complaints, statewide. 
 
CHRO does not have detailed information broken down by municipality, but the agency 
is in the process of responding to Town-forwarded Freedom of Information Request 
regarding summary data about housing cases filed alleging discrimination occurring in 
Stratford. 
 
The Town of Stratford is a defendant in a fair housing discrimination suit.  In June 2009, 
Harry Rosen House, LLC ("HRH"), the plaintiff, filed suit, against the Town of Stratford 
Zoning Commission in federal district court.  HRH claims, among other things, that the 
Town of Stratford violated the Americans with Disabilities Act and the Fair Housing Act 
by, inter alia, failing to make a reasonable accommodation when it denied HRH the right 
to hold public meetings at its carriage house/sober house. 
 
The Town believes a valid defense exists to the plaintiff’s claims in that the carriage 
house/sober house is not “inextricably linked” with the public meetings the plaintiff seeks 
to hold at the site, which is required for the Plaintiff to meet its burden.  The Town has 
also argued that holding such meetings is not necessary to afford HRH with an equal 
opportunity to use and enjoy its property.  The case is not yet scheduled for trial and the 
discovery phase of the suit is ongoing. 
 
When detailed municipal information from CHRO becomes available, the Town will 
analyze that information and seek to identify any trends or patterns in the data over time 
and the reasons for them. 
 
IV. Identification of Impediments to Fair Housing Choice 
 
A. Public Sector 
 
1. Zoning, Site Selection, and the Plan of Development 

The Update to the Town Plan of Conservation and Development (the “Plan 
Update”) was completed in September 2003, pursuant to the provisions of 
Section 8-23 of the Connecticut General Statutes.  The Planning Commission 
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considers the Plan Update to be an amendment to the 1993 Plan of 
Development, titled, “Stratford Visions: 2001.”  The Zoning Regulations date back 
to 1945 and have been recently codified with amendments up to June 1, 2006.  
Zoning is the process through which districts are created throughout a 
municipality in order to establish and enforce land use controls.  Within each 
district or zone, the regulations establish a list of uses permitted in the district as 
well as the density and standards, under which the uses will operate. 
 
The Stratford Housing Partnership (see below) reviewed the Town’s Zoning 
Regulations against a guide prepared by the Urban Land Institute (ULI) to 
determine if any elements of the regulations could restrict the production of 
affordable housing.  The areas identified by the Partnership for further review 
are: 

a. The portion of land zoned for multi-family residential uses may be low; 
b. There is no ability to construct townhouses and multi-family housing 

without special zoning approvals in any residential districts; 
c. There is no ability to propose planned unit developments in residential 

zoning districts; 
d. There is no ability to transfer density or development rights; 
e. Not all lot sizes are less than one acre; 
f. The Town does not have a one-stop processing for development 

applications; 
g. There is no simultaneous review of plans by the various town agencies 

and departments; 
h. The number of permits or approvals required between initial subdivision 

application and occupancy of the dwelling might be high; 
i. There is no automatic provision for reducing street width to less than 

30 feet for normal residential streets; 
j. There are no provisions for clustered housing on reduced lots and with 

reduced requirements for front, side and rear yards. 
 

Since preparation of the first AI, the Zoning Commission has adopted a 
regulation for Affordable Housing Developments.  Some of the key features of 
this regulation include a variable density related to the surrounding neighborhood 
as well as to the percentage of the development which will meet the State’s 
affordability criteria. 
 
In January 1996, the Town changed its permitting/application process in order to 
facilitate a one-stop process and make it easier on applicants seeking approvals. 
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In August 2003, the Town adopted Active Adult Housing regulations as part of its 
zoning code.  The regulation is rather limiting in the type of housing that can be 
developed, and who it can serve, limiting occupancy to no more than two married 
persons, one of whom is at least 55 years old, and allowing only single-family 
detached units.  The regulation also does not provide any accessibility or 
visitability standards. 
 
In spite of the adoption of an Affordable Housing Development regulation, 
Section 5.4 of the Zoning Code, only one development within the Town has 
utilized the regulation while several special affordable housing zones have been 
approved, or applied for, under the provisions of Section 8-30g of the 
Connecticut General Statutes.  Because it is underutilized and suffers from many 
of the same deficiencies noted of the zoning regulations in general from the ULI 
analysis, the current regulation is perceived as an impediment to the 
development of fair and affordable housing.  There will be a series of specific 
recommendations in the Conclusions and Recommendations section at the end 
of this analysis for the Town to consider in the future when revising its zoning 
code and land use approval practices. 
 
The Update to the Town Plan of Conservation and Development presented a 
number of recommendations with regard to affordable housing.  The document 
did not address fair housing directly, but several of the following 
recommendations, if implemented, will affect the availability of more affordable 
housing.  They include: 

 encouraging the creation of more affordable senior housing, 
 modifying Section 5.4 of the Town Zoning Code (affordable housing 

development regulations) to encourage greater utilization by 
developers, and 

 rezoning industrial zones to mixed use zones that allow both 
commercial and residential uses. 

 
To its credit, the Town has taken some additional actions this year to implement 
the recommendations of the Cecil Group in their Stratford Center Transit-
Centered Design Study Final Report (the “TCD Study”).  (Further background 
information about the transit-centered design study may be found in the 2010-
2014 Consolidated Plan section about barriers to affordable housing, page 57 ff.) 

 
First, the Town applied for and won a $250,000 Transit Oriented Development 
Pilot Grant from the State of Connecticut Office of Policy and Management 
(OPM) in October 2011.  The state grant will allow the Town to: 
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 Develop zoning regulations & design guidelines to promote and guide TOD 

within Stratford Center.  This will allow a wider variety of mixed uses (higher 
density residential, retail, service and office space). 

 
 Develop a Stratford Center Revitalization Plan that would work out revised 

traffic patterns in the area and identify ways of maximizing development to 
promote additional retail, service and housing.  The plan will also assess 
pedestrian and bicycle linkages and determine physical enhancements that 
could promote safety for pedestrians and bikers. 

 
 Create a Public/Private Reinvestment & Partnership Strategy for the TOD 

district that will result in public-private development partnerships and guide 
public investments within the TOD area. 

 
Planning preparations for the grant will likely begin in earnest once the Town 
secures a new planner (the Town Planner retired last fall) or the services of a 
consulting planning agency to lead the project. 

 
Secondly, the Zoning Commission, at a December 2011 meeting, and in 
conjunction with a 128 unit housing application submitted by Forest City 
Residential Group, a division of Forest City Enterprises, a nationally known real 
estate management and development company based in Cleveland, established 
a Transit-Centered Development Floating Zone.  What the Floating Zone 
essentially accomplishes is reducing the per unit parking requirements for three 
acre or larger residential developments within a certain distance of the Stratford 
Center Rail Station.  It also allows higher unit densities (albeit with stipulations on 
smaller unit sizes), building heights of up to three stories, and the reduction of 
yard setback requirements. 

 
The Community Development Administrator offered testimony at the November 
public hearing on the zone change and the housing application that asked the 
Zoning Commission to go further in requiring more transit oriented amenities as 
part of the current housing application and future applications in the proposed 
zone.  He also questioned the ability of the average resident to afford a unit in the 
complex and proposed increasing the density of the development to allow for a 
lower rental cost range for some of the units. 

 
While the Floating Zone as established is not perfect from both a transit oriented 
development and affordable housing perspective, it is a start in developing more 
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housing units in Stratford, some of which, because of market forces, may 
eventually become affordable or cause nearby, older units to become more 
affordable. 

 
The hoped-for new zoning regulations and design guidelines will, in the long run, 
relieve the Center of commuter traffic and make it a more attractive place for 
mixed-use, mixed-income development, including affordable, multi-family 
residential uses. 

 
2. Neighborhood Revitalization 

The Town of Stratford has been a participant in the Community Development 
Block Grant Program since its inception and had also participated in the Urban 
Renewal Program.  Its long time neighborhood strategy areas were located in the 
southern portion of the Town where the greatest concentration of low and 
moderate income persons lived and the housing and community needs were the 
greatest.  The first section of this analysis provides demographic information 
comparing the Town from 1990 to 2010.  While town-wide population loss 
stabilized during this time and even showed a four percent increase, Stratford’s 
minority population continued to increase rapidly.  Census Tracts 801, 802 and 
804 have the greatest concentration of total minority populations, higher than the 
town-wide percentage of 30.7%. 
 
Since the Town has limited community development and housing resources, the 
Town’s philosophy is to assist those segments of the community within limited 
clientele groups or residents of low and moderate income areas.  The limited 
clientele groups are the elderly, the handicapped and residents of public housing.  
The low and moderate income areas are those 10 census block groups (out of a 
total of 40, or 25%) where the largest percentage of persons earning less than 80 
percent of the median income live.  The Town’s low and moderate income areas 
are shown on the attached map.  In 2001 the Town established a Residential 
Rehabilitation Program (RRP).  This program’s overall objective is to improve the 
housing stock in the Town of Stratford and benefit low- to moderate-income 
homeowners whose homes are in need of repair by bringing them up to current 
code standards.  As of this writing, 34 homes have been completed in the 
program with an average rehabilitation hard cost of $14,600 per unit.  A copy of 
the Town’s Action Plan for CD Year 37 as contained within the approved 
Consolidated Housing and Community Development Strategy and Plan, Fiscal 
Years 2010-2014, is further evidence of the Town’s continued commitment to 
provide resources to the above-mentioned limited clientele groups, income-
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eligible homeowners, and to the low and moderate income areas.  These policies 
and practices do not negatively affect fair housing choice within the community. 
 

3. Stratford Housing Partnership 
In January, 1990 the Town Council created the Stratford Housing Partnership 
(SHP), a thirteen (13) member board charged with: 
 

 identifying and examining housing needs and housing opportunities within 
Stratford, 

 establishing the price range of affordable housing, 
 determining the availability of Town and State owned lands for affordable 

housing developments, 
 reviewing the zoning regulations to determine any barriers or restrictions 

to affordable housing, and 
 developing a long range plan and encouraging affordable housing 

developments. 
 
The SHP has been successful in getting the Town Council to adopt an ordinance 
whereby non-profits could receive surplus Town property at less than fair market 
value, if they developed deed-restricted affordable housing units on the property.  
In 2001 it also assisted Habitat for Humanity of Greater Bridgeport in their 
negotiations with Stratford Housing Authority (SHA) for the vacant Agresta 
Terrace site.  After months of negotiations and public review, which included a 
presentation before the SHP, SHA agreed to sell the 1.8 acre site to Habitat at 
half its appraised value in return for long term affordability restrictions of 40 years 
in accordance with the State’s affordable housing statute.  These restrictions, 
which exceed Habitat’s own affordability restrictions by 33 years, will ensure the 
long-term affordability of 18 units purchased by first-time homebuyers.  While this 
site is not formerly Town-owned property, SHP played a significant role in 
brokering the sale of the land for development at a price affordable to the non-
profit, local Habitat affiliate. 
 
The SHP also played a role in the recent Update of the Town’s Plan of 
Conservation and Development, particularly with regard to the section on 
Affordable Housing.  It co-hosted with the Planning Commission an Affordable 
Housing public workshop that sought feedback from community residents on 
affordable housing needs.  The most popular public suggestions from this 
workshop will be discussed in the Planning Commission section below. 
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In recent years, SHP has remained focused on the use of existing housing stock 
to provide affordable housing rather than on new construction due to Stratford’s 
ample inventory of single-family homes, condos and coops that are currently on 
the market at prices that meet the State’s affordability guidelines.  These homes 
are located throughout the Town.  The Partnership has explored the potential use 
of Town-owned parcels and residential units that have been foreclosed due to 
nonpayment of taxes for the development of affordable housing since cost 
burden is the main impediment to obtaining housing.  Since Stratford has limited 
land available for this purpose, however, these opportunities are few.  SHP has 
also railed against what it sees as the harmful effects of the State’s affordable 
housing regulation, Section 8-30g.  Several developers, most notably AvalonBay 
Communities, have sought to push through high-density, apartment communities 
that Town leaders and officials have seen as detrimental to the architectural and 
environmental character of Stratford’s neighborhoods while providing minimal 
amounts of affordable housing.  They point to the large amounts of affordable 
housing that already exist in Stratford for which the Town does not receive any 
credit from the State because there are no affordability restrictions on the 
housing.  The Town and the SHP would rather work with non-profit developers 
who are truly seeking to maximize affordable housing, and yet are willing to work 
within the guidelines of the current land use regulations of the Town. 
 

4. PHA Tenant Selection and Housing Choices for Voucher Holders 
The Stratford Housing Authority (SHA), according to their 2010-2014 Agency 
Plan, utilizes similar admission preferences for their public housing and Housing 
Choice (Section 8) Voucher programs.  Waiting lists for both programs are 
currently closed.  The expected turnover of SHA apartments this year is 36 and 
of Section 8 vouchers is 23.  The number one priority preference in both 
programs is a venture preference.  This is an admission preference that the SHA 
applies on a case by case basis to those tenants who have voluntarily ventured 
out from public housing to attempt to improve their social or economic status “or 
for other good reason as solely determined by the SHA, where the venture has 
proven unsuccessful and the tenant again needs public housing program 
assistance.” (SHA Admissions and Continued Occupancy Policy, June 16, 2010, 
p. 20)  Second priority for admission preferences go to: 

 residents who live/work in Stratford, 
 working families and those unable to work because of disability, or 
 those enrolled currently in educational, training, or upward mobility 

programs. 
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Among applicants who share an equal number and level of priorities, date and 
time of application determine preference.  The SHA also has a deconcentration 
policy with regard to income to achieve the goal of a similar income mix at each 
of its developments. 
 
The Section 8 Housing Choice Voucher Program operated by SHA has two 
additional admission preferences.  Ten percent (10%) of the annual turnover in 
vouchers must be designated for persons with disabilities.  This special 
admission requirement is due to the approval of an elderly-only designation of 55 
units at RFK Apartments, 72 units at Baldwin Apartments, and 47 units at Elm 
Terrace Apartments.  There is also a “leasing in place” preference that holds 
second priority for program applicants who want to apply their voucher to their 
current residence.  A household that claims “leasing in place” status, however, 
cannot claim any other preference.  HUD has granted to the SHA all the 
necessary permissions and waivers they need to employ their current admissions 
preferences. 
 
While persons with disabilities are limited from participating in all senior 
developments the SHA manages, the authority does have a disability set aside in 
their admission preferences for their Section 8 program.  The Town will continue 
to monitor whether this preference sufficiently accommodates over time those 
disabled persons living within Stratford who seek HUD-assisted housing. 
 
The Town is not aware of any lawsuits or court orders relating to any of the 
tenant application, selection, and assignment policies and practices of the SHA. 
 
As part of its activities to affirmatively further fair housing, the SHA counsels 
Section 8 tenants about the location of units outside areas of poverty or minority 
concentration and it takes steps to market the Section 8 Program to owners 
outside the areas of poverty/minority concentration. 
 
At this time, nothing in the tenant application, selection, and assignment policies 
and practices of the SHA have been determined to result in an impediment to fair 
housing choice, but the Town will continue to closely monitor these policies and 
practices on an annual basis and consult with advocates for the disabled and the 
poor, and with resident tenant councils to obtain their perspective on these 
matters. 
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5. Sale of Subsidized Housing and Possible Displacement 

Insofar as the SHA sale of the Agresta site to Habitat for Humanity (described 
above) occurred after the site had been demolished, the land had remained 
fallow for almost 10 years, and any remaining residents had long since been 
relocated, there were no displacement issues with regard to the sale of this site. 
 

6. Property Tax Policies 
The Town last underwent a Town-wide revaluation of all real property in 2009.  
Connecticut General Statutes requires towns to conduct a revaluation once every 
5 years with a physical inspection once every 10 years. The Town Of Stratford 
was required to implement a full physical revaluation for October 1, 2009.  For 
property tax purposes, the Town is divided into 34 separate neighborhoods.  
Each of these areas has topography, building types and characteristics that 
make it distinct and unique.  These neighborhoods are essential to the valuation 
process.  A local three-person Board of Assessment Appeals, appointed by the 
Town Council, hears revaluation appeals on an annual basis.  Two temporary 
members are added during town-wide revaluation periods.  Members of the 
minority community are represented on the Board.  The taxation policies of the 
Town follow standard real estate assessment practices.  Due to changes in 
Connecticut state law, transitional residential housing for low mod income 
persons, developed with the assistance of public subsidies and owned and 
operated by a non-profit, is now exempt from local real estate taxes.  Several 
non-profits, who have been assisted by the Town and the State, have taken 
advantage of this exemption. 
 
One issue with regard to the Town’s property tax policies which may be seen as 
an impediment to affordable housing, if not fair housing choice, is the Tax 
Assessor’s unwillingness to consider reduced valuations, in comparison with 
surrounding properties, for properties with affordable housing re-sale restrictions.  
For instance, Habitat for Humanity of Coastal Fairfield County (Habitat) 
developed 145 Holmes Street in 2009.  The property was a vacant shell that had 
been a neighborhood eyesore for years.  Habitat sold the property at cost to an 
income-eligible homeowner who has a 40-year affordability restriction on the 
property.  Habitat also retains a 30-year right to repurchase at a price based, with 
adjustments, on the original purchase price.  Habitat has developed 19 other 
properties in Stratford with similar restrictions.  These re-sale restrictions would 
seem to severely limit the value of the property, but the Tax Assessor has valued 
the property, because it is newly rehabilitated, at a value nearly 60% greater than 
any other comparable house on the street.  The tax burden has become so great 
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as to make it unaffordable to the family living there.  While the Assessor seems 
to recognize re-sale restrictions in the case of Section 8-30(g) properties, she 
has failed to do so in the case of at least this and one other Habitat-developed 
property in Stratford.  The COO of the local Habitat chapter says that the Town 
tax policies are making it nearly prohibitive for them to develop any more 
property in Stratford.  Insofar as affordable housing is fair housing, this policy is a 
contributing impediment to fair housing choice. 
 

7. Planning and Zoning Boards 
The Stratford Planning Commission is charged with development and promotion 
of the Town’s Plan of Conservation and Development and has authority over all 
subdivision and site plan approvals.  It has been proactive in addressing 
affordable housing issues over the last 15 years.  It reviewed accessory 
apartment regulations from neighboring communities in order to develop a 
regulation that would meet the Town’s needs for these units while at the same 
time protect its residential neighborhoods.  Accordingly, the Town adopted 
Accessory Residential Apartments regulations on February 10, 1997, which are 
designed to provide and preserve accessory and affordable housing for the 
Town.  These units are also known by their more common name as “in-law” 
apartments.  The regulations sought to balance the need to provide lower cost 
housing units, while maintaining the appearance and character of the Town’s 
residential neighborhoods.  Since the adoption of the regulations, 80 units have 
been approved.  The Planning Commission also undertook the review of the 
development of rear lots and the consideration of “infill” housing on a smaller 
scale for housing developments of between three and nine units. 
 
Besides further consideration given to “infill” housing, participants in the Plan of 
Development Affordable Housing workshop encouraged the Town to partner with 
non-profit groups to develop tax delinquent and tax-foreclosed properties, work 
with small homebuilders to provide additional units, and encourage mixed-use 
projects that combine residential uses with commercial or retail uses. 
 
The Stratford Zoning Commission has sole authority over the review and 
approval of special cases, which is how all higher-density, affordable housing 
developments would be classified.  The special case regulation gives 
Commission members wide discretion in interpreting the Town’s regulations and 
stipulating restrictions on approvals to protect property values within a particular 
district and the public health, safety, and welfare.  The Board of Zoning Appeals 
deals exclusively with applications seeking waivers or variances of particular 
aspects of the zoning code and special cases with regard to use. 
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All of the elected land use commissions in Town have a term limit for service.  
The current term limits in effect, for the Planning and Zoning Commissions, in 
particular, make it difficult for elected commissioners to address long-term 
planning and development issues such as transit-oriented development and 
design, brownfield remediation, affordable housing, and population stagnation.  
Once a commission member becomes familiar with how things are done, they 
soon leave office.  Therefore, Town staff has not been able to establish any 
consistency in working with land use commission members on these issues.  The 
Town’s term limit ordinance is, therefore, an unintended impediment to fair 
housing choice. 
 

8. Building Codes (Accessibility) 
The Town of Stratford uses the Connecticut State Building Code, which adopted 
the provisions of the 2003 International Residential Code (IRC) on September 1, 
2004.  Building Department staff expects that by the end of 2005 the Town and 
the State will switch over to the 2003 International Building Code (IBC).  Until that 
time, Building Department staff cannot enforce the Americans with Disabilities 
Act Accessibility Guidelines (ADAAG) because they are not part of the 
Connecticut State Code.  HUD notes, however, that even adoption of the ADAAG 
may conflict with some provisions of their own Fair Housing Accessibility 
Guidelines.  The 2004 IBC Supplement may address these conflicts.  Several 
larger housing complexes in Stratford, most notably those operated by the 
Stratford Housing Authority, are now ADA-compliant after major renovations of 
kitchens, bathrooms, entrances, and door openings. 
 

B. Private Sector: Lending Policies and Practices 
 
None of the major financial institutions serving Stratford have less than a 
“satisfactory” rating from their Community Reinvestment Act (CRA) regulatory 
agencies.  In their most recent review, two banks with a significant local 
presence, Peoples United Bank and Webster Bank, earned “outstanding” and 
“satisfactory”, CRA ratings, respectively, from their respective regulatory 
agencies. 
 
Further examination of subprime lenders, who frequently target low and 
moderate income households with high-cost loan products, is necessary before a 
determination can be made with regard to whether the lending practices of some 
area financial institutions contribute impediments to fair housing choice. 
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C. Public and Private Sector 
 
1. Fair Housing Enforcement 

The Town of Stratford does not currently expend community development 
program administration dollars on “testers” or other similar means of ensuring 
compliance by the private sector with the provisions of the federal Fair Housing 
Act.  Most of the complaints received by the Department of Community/Economic 
Development, which serves as the Fair Housing Office for the Town, are peculiar 
to individual landlord/tenant situations and do not reveal a pattern of systematic 
discrimination by individuals or groups within the housing community.  The Office 
keeps on file for distribution to the public landlord/tenant brochures produced by 
the State of Connecticut Judicial Branch, Superior Court.  It also makes available 
consumer information about rental security deposits developed by the State of 
Connecticut Department of Banking.  Stratford tracks the number of fair housing 
inquiries it receives each year and the above-noted description of their nature is 
based on review of telephone logbooks.  Given recent decreases in block grant 
funding, further fair housing activities do not seem warranted at this time. 
 

2. Informational Programs 
Two groups that the Town has not reached out to in significant ways regarding 
fair housing practices and other recent changes in federal law, such as lead paint 
hazard control, are residential real estate agents and local landlords.  The 
Department of Community/Economic Development should explore participating 
with the Town Health Department, the Building Department, the Section 8 Office 
of the Stratford Housing Authority, and others in a far-ranging workshop that 
would cover topics of interest to these groups. 
 
In 2006, in response to a high-profile arrest incident involving a black Town 
Councilman and white police officers, the Mayor formed Citizens Addressing 
Racial Equity (CARE), to launch community-wide dialogues on racism.  A diverse 
group of citizens volunteered from all sectors of the community and the Town 
received a grant from the Study Circles Resource Center in Pomfret, CT to assist 
with citizen training and implementing ideas generated from the group’s 
discussions.  The dialogues, which attracted the involvement of nearly 100 
Stratford residents, generated three citizen-driven action teams on racial equity in 
policing, education, and town leadership.  Interestingly, of the issues identified for 
further action, fair housing was not among them.  As noted in the introduction to 
this report, the Community Development Administrator visited with CARE 
members in January 2011 to discuss the Analysis of Impediments.  There was no 
further interest from the group in pursuing fair housing issues.  This is not 
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surprising given that members of the group have fairly regular interactions with 
people of different races and ethnicities.  While the information provided in 
segregation data section earlier in this report would seem to indicate otherwise 
based on the evidence, many Stratford residents have regular interaction with 
different races and ethnic groups because of the Stratford Public Schools long-
standing policy of achieving racial integration in all schools through busing.  This 
“exposure” to persons different from oneself cannot be captured by isolation or 
exposure indices, which are place-based, but it likely contributes to a set of 
shared experiences among Stratford families that makes segregation less of a 
concern than it may be to an outside observer. 
 

3. Visitability in Housing 
Visitability focuses on homes—all homes, not just special homes for the disabled.  
It asks developers to incorporate:  

 one no-step entrance, 
 hallways at least 36" wide, and 
 one bathroom with a 32" doorway in all the homes and apartments 

they build. 
Housing that is "visitable" has a very basic level of accessibility that enables 
persons with disabilities to visit friends, relatives, and neighbors in their homes 
within a community.  Visitability can be achieved for little cost, with the use of two 
simple design standards: (1) providing a 32-inch clear opening in all interior and 
bathroom doorways; and (2) providing at least one accessible means of 
egress/ingress for each unit.  HUD recommends that participating jurisdictions in 
their HOME Program adopt these standards.  Stratford is not a HOME Program 
participating jurisdiction, but may be served well to incorporate such standards in 
the use of CDBG funds to rehabilitate ground floor level units whether such units 
are privately or publicly owned.  This may be especially beneficial because of the 
large percentage of elderly residents in Town.  Public efforts to encourage 
visitability may be useful for large private housing developments seeking land 
use approval under the State affordable housing statute, Section 8-30(g). 
 

V. Assessment of Current Public and Private Fair Housing Programs and 
Activities in the Jurisdiction 

 
As mentioned earlier, The Department of Community/Economic Development serves as 
the Fair Housing Office for the Town of Stratford.  Besides fielding telephoned and in-
person inquiries and questions about fair housing situations and the Act, the 
Department produces and submits a ½ page fair housing advertisement for publication 
in the Town Community Calendar twice yearly.  The Calendar is sent to every postal 
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address in Stratford and additional copies are available at the Town Library and 
community centers throughout Town.  Given the limited program administration dollars 
available to operate the Community Development Block Grant Program, these activities 
are seen as more than sufficient to address any fair housing issues in Town. 
 
With regard to the private sector, real estate salespersons have a continuing education 
requirement in fair housing and real estate law that must be met every two years in 
order to retain their State license.  The National Association of Realtors has also 
recently instituted a required ethics course for their members.  Beyond these activities, 
the Town has no knowledge of any other fair housing programs or activities currently 
active in the community. 
 
VI. Conclusions and Recommendations 
 
This analysis uncovered no blatant, intentional impediments to fair housing choice 
within the Town of Stratford.  The various actions that may cause impediments, 
however, are often subtle and unintended.  The following items were found to result in 
impediments to fair housing choice: 
 
A. Monthly cost burden and housing affordability 

 
The housing cost burdens of Stratford’s households are well-documented throughout 
this analysis.  While housing prices and rents have increased exponentially in recent 
years, real income in 2009 dollars has only marginally increased.  The gap between 
housing prices and incomes is likely to widen as long as Stratford’s housing market 
continues to be perceived as relatively affordable compared to the rest of Fairfield 
County and this results in upward pressure on housing prices. 

 
Recommendation:  That the Town continue to support efforts that would increase the 
supply, however marginally, of affordable housing within the Town of Stratford using the 
resources of the Community Development Block Grant (CDBG) Program.  These efforts 
include projects like those developed by Habitat, the Residential Rehabilitation 
Program, and the RAMP program.  The Town should also seek to more effectively 
market the accessory residential apartment program as a source of affordable housing. 

 
B. Insufficient flexibility in the Town Affordable Housing Development zoning 

regulations 
 

As stated above, since its inception, only one development has sought approval under 
this regulation.  Back in 2003, Buckhurst Fish & Jacquemart, Inc. was hired by the Town 
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to assist the Town Planner and the Planning Commission to complete the Plan Update.  
Buckhurst Fish identified a number of modifications to the Town’s regulation that could 
result in more affordable housing developments.  They included: 

 
 Allow minimum lot sizes below three acres per development 
 Reduce the required 250 foot square lot shape 
 Reduce yard setbacks to those typical of underlying zone 
 Reconsider sliding density scale and consider “bonus” provision up to a fixed 

maximum (perhaps 20%) 
 Eliminate location guidelines relating to sidewalks and public transportation 
 

Recommendation:  The Town Zoning Commission should adopt these changes to 
Section 5.4 of the Town Zoning Code as part of the Planning Commission’s 
Implementation Plan.  The Zoning Commission should also use the recently approved 
OPM grant as an opportunity to refine the Transit-Centered Development Floating Zone 
regulation so as to incorporate within it some of the flexibility that is lacking in Section 
5.4 of the Zoning Code. 

 
C. Lack of housing alternatives for disabled individuals who are willing and 

able to live in the community. 
 

For a number of years the CDBG Program in Town has funded the Disability Resource 
Center (DRC) of Fairfield County’s RAMP program, which provides home access ramps 
to income-eligible disabled individuals enabling them to take part in life and work 
activities outside the home.  The Town has been able to assist only three to five 
individuals a year through this program, however.  In other developments, The State of 
Connecticut established a pilot program to assist disabled individuals looking to 
transition out of nursing homes as part of the Olmstead decision and a Stratford project 
developed by the Corporation for Independent Living was the first site to open for two 
individuals in 2003.  The Department of Community/Economic Development supported 
this project by assisting the developer with a tax abatement application to the Town 
before the change in State law made the project tax-exempt.  Besides these projects 
and the available public housing units that are mostly built for and populated by seniors, 
there are precious few housing options for the disabled. 
 
Recommendation:  The Town should closely monitor building code accessibility and 
visitability developments and the Stratford Housing Partnership should play a role in 
ensuring that visitability features are incorporated into new developments in the Town 
that are greater than 10 units, whether for sale or rent.  The Town should also monitor 
any trends revealed over time with regard to the Stratford Housing Authority’s 10% 
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disability set aside in their Section 8 Program.  The Town should also continue to 
support the RAMP program and similar efforts designed to maximize the housing 
choices of the disabled. 
 
D. Negative public opinion about affordable housing 

 
Increasing the amount of affordable housing takes money – money that is controlled by 
public decisionmakers, elected and unelected.  These decisionmakers will only devote 
the necessary resources to the affordable housing crisis when the public demands that 
it be addressed.  Unfortunately, because of the high profile, well-publicized efforts of a 
few for-profit developers who have fought Stratford and other towns to get their 
developments built under Section 8-30g in opposition to most provisions of the local 
zoning code, “affordable housing” has a very negative connotation in the minds of most 
citizens.  As part of its Plan Update, the Planning Commission developed an online 
public opinion survey that among other topics asked questions about affordable 
housing.  When asked whether the Town should change its zoning regulations to 
encourage more affordable housing, over 800 respondents responded “no” by an 
almost 2 to 1 margin.  When asked whether the Town should buy vacant land to build 
new affordable housing, the “no” response was by an almost 5 to 2 margin.  Most 
people who offered written comments on the issue stated that the Town already has too 
much affordable housing. 
 
Recommendation:  The Stratford Housing Partnership (SHP), rather than focusing on 
the detrimental aspects of Section 8-30g, should spearhead a public education 
campaign to make people aware how the lack of affordable housing in Stratford and the 
surrounding area impacts the quality of life for all of the region’s citizens.  An effective 
public education campaign about the need for more supportive housing, led by the 
Partnership for Strong Communities, is occurring at the state-wide level and has been 
re-energized by the Federal Strategic Plan to End Homelessness and a corresponding 
state plan.  Other groups, such as the Catholic Archdiocese of Hartford, have 
spearheaded campaigns to address the inequities that result from urban sprawl and 
municipal dependence on property taxes as a source of revenue.  The SHP could tap 
into these efforts and become the “local” voice on an issue whose cause and solution 
extends well beyond Stratford’s borders. 
 
One hopeful sign in the effort to address negative public opinion is the Forest City 
development in the Hards Corner neighborhood, a section of the South End.  This 
development proposed, and was approved at, a density of greater than 39 units per 
acre.  While there are no affordable units in this development, in both formal and 
informal public meetings, residents and Town officials came away impressed by the 
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visuals presented by Forest City, which demonstrates that density can win approval in 
Stratford if presented right. 
 
E. Lack of significant vacant land for new housing development 

 
When the 1993 Plan of Development was completed, Stratford was determined to be 
86.8% developed with 1,680 acres of vacant land.  A 1997 Town Open Space report 
estimated that 800 residential acres could be developed.  That number has steadily 
decreased as more land has come under development or been ruled undevelopable 
due to wetlands or other environmental restrictions. 
 
Recommendation:  The Town Zoning Commission should begin to reexamine certain 
areas of the Town, such as the Stratford Avenue corridor, or even Main Street 
Downtown, and neighboring residential areas, that have not been able to sustain the 
uses for which they were originally zoned.  Rezoning these areas to allow higher density 
residential uses would expand the potential number of affordable and accessible 
housing units that could be built in Town.  The Transit-Centered Development Floating 
Zone is one way of addressing these parcels.  The concept should be explored for other 
underused commercial or light industrial sections of town. 
 
F. New deed restriction requirements of the State affordable housing law 

(Section 8-30g). 
 

The new provisions of Section 8-30g passed in 2000 included the requirement of a 40-
year deed restriction on for sale or rental housing developed under the law.  Stratford 
has not entertained any new Section 8-30g applications since this time.  The 40-year 
requirement is seen by many as onerous and too limiting of any potential gains on sale 
of real property. 
 
Recommendation:  That Stratford officials work with their legislators to change the law 
by lowering the deed restriction period to less than 40 years, but at the same time make 
particular requirements of the judges who eventually issue consent decrees on appeals 
that go before the courts.  Judges should be required to consider the underlying zone 
for an affordable housing site, site density, and impact on neighboring land uses. 
 
G. Unequal treatment of deed-restricted affordable housing by the Tax 

Assessor. 
 
As stated above in the section on the Town’s property tax policies, the Tax Assessor 
has taken a seemingly unfair approach to valuing scattered-site properties with 
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affordable housing deed restrictions, by essentially ignoring these restrictions in 
calculating their appraised value.  She does not seem to have taken similar action 
where affordable units have been incorporated into a larger development, such as 
Cutspring Village or Shakespeare Estates.  These actions have non-profit developers 
like Habitat seriously questioning their ability to continue to develop scattered-site 
housing in Stratford. 
 
Recommendation:  The Mayor should convene a meeting of non-profit 
representatives, the Tax Assessor, the Town Attorney, and the Community 
Development Administrator to address the valuation issues with particular properties 
and develop a systematic way in which to address deed-restricted affordable housing in 
the future.  A proposed solution may require Town Council approval by Town ordinance, 
so work on this should begin as soon as possible. 
 
H. The term limits ordinance prevents local land use commissions from 

developing the expertise needed to address long-term planning and 
development issues. 

 
As discussed above in the section on Stratford’s Planning and Zoning Boards, 
commission members no sooner become familiar with the logistics of how land use 
applications and procedures are handled, that they then have to leave office due to term 
limits.  The term limit restrictions prevent commissioners from developing the needed 
expertise to address planning and development issues that require more time to 
address, such as transit-oriented development and design, brownfield remediation, and 
affordable housing. 
 
Recommendation:  The term limit ordinance (Chapter 32, Article 1 of the Town Code) 
was adopted at a Town-wide referendum in 1991.  Town Council should explore what 
the cumulative effect of this ordinance has been on the legislative and regulatory history 
of Stratford by considering an amendment to the existing ordinance to study its effects.  
The Town Grant Writer could also explore the availability of “good government” grants 
to employ a consultant to study the issue. 
 
 
These impediments, how they are measured, and the success of implementing the 
recommendations contained herein, will continue to be monitored by the Town over the 
next several years.  Fair housing planning is an ongoing process and, therefore, the 
Town will look for new opportunities and avenues to work with all segments of the 
community to promote fair housing choice in the months and years ahead. 
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All records and reports noted within this analysis are available during normal business 
hours at the Office of Community Development, Department of Community/Economic 
Development, 468 Birdseye Street, Room 112, Stratford, CT  06615. 



VII. Signature Page

I hereby certify that this document, "Analysis of Impediments to Fair Housing Choice for

the Town of Stratford, Connecticut, 2012," meets the requirements of the U. S.

Department of Housing and Urban Development's (HUD) regulation regarding fair

housing planning contained in 24 CFR 570.904(c) and contributes to the Town's

obligation set forth in 24 CFR 91.225 et. al. to affirmatively further fair housing.

)fcl(J((~
Date

- 30-
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ATTACHMENTS 

 
1. Town Code and Town Charter (on file in the Office of Community/Economic 

Development) 
 
2. Update to Town Plan of Conservation and Development (2003) and Stratford 

Visions 2001:  Town Plan of Development (1993) (on file in the Office of 
Community/Economic Development) 

 
3. Stratford Zoning Regulations (on file in the Office of Community/Economic 

Development) 
 
4. Choices for Stratford:  Transit Centered Development Feasibility Study (on 

file in the Office of Community/Economic Development) 
 
5. Stratford’s Consolidated Housing and Community Development Strategy and Plan 

(Fiscal Year 2010-2014) (on file in the Office of Community/Economic 
Development and the Office of the Town Clerk) 

 
6. Stratford Low Mod Areas Map 
 
7. Stratford Census Tract Maps showing Minority Concentrations 
 
8. Denial Rate of 1-4 Family Mortgage Purchase, Refinance, FHA, VA, and Home 

Improvement Applications in Stratford, 2010 



TOWN OF STRATFORD, CONNECTICUT
LOW/MODERATE INCOME AREAS

Lowllotoderote
IncomeAfWS .

BlOOkGrouptl

Block Groups within
the Highest Quartile

CT BG % Low/Mod

804 3 70.6
802 3 65.9
801 4 56.4
810 3 53.5
804 1 50.0
806 2 46.6
801 2 46.5
801 3 46.5
804 2 46.2
806 1 42.9

42.9% is Stratford's
upper quartile percentage
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TOWN OF STRATFORD, CONNECTICUT
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POPULATION CONCENTRATIONS
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TOWN OF STRATFORD, CONNECTICUT
NON-HISPANIC ASIAN

POPULATION CONCENTRATIONS
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Denial Rate of 1-4 Family Mortgage Purchase, Refinance, FHA, VA, and Home Improvement Applications in Stratford
2010

People's United Wells Fargo JPMorgan Chase Bank of America Webster Bank William Raveis Mortgage Town of Stratford - ALL

Census Tract 
#

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

Denial 
Rate 
Ratio 
(Lender/ 
Town-
Tract)

Applicati
ons 
Receive
d

Applicati
ons 
Denied

Denial 
Rate

801 12 2 16.7% 0.6 21 5 23.8% 0.9 18 8 44.4% 1.6 7 3 42.9% 1.6 1 0 0.0% 0.0 1 0 0.0% 0.0 125 34 27.2%
802 20 6 30.0% 1.0 14 5 35.7% 1.2 11 3 27.3% 0.9 8 4 50.0% 1.7 3 1 33.3% 1.1 2 0 0.0% 0.0 134 40 29.9%
804 20 6 30.0% 0.7 22 10 45.5% 1.1 15 6 40.0% 1.0 12 7 58.3% 1.4 7 3 42.9% 1.0 1 0 0.0% 0.0 169 69 40.8%
805 18 3 16.7% 0.7 31 6 19.4% 0.8 10 5 50.0% 2.2 17 1 5.9% 0.3 7 2 28.6% 1.2 3 0 0.0% 0.0 200 46 23.0%
806 7 2 28.6% 1.2 16 3 18.8% 0.8 3 2 66.7% 2.7 8 4 50.0% 2.0 2 0 0.0% 0.0 1 0 0.0% 0.0 86 21 24.4%
807 10 2 20.0% 0.7 16 4 25.0% 0.9 7 0 0.0% 0.0 6 1 16.7% 0.6 3 2 66.7% 2.4 1 1 100.0% 3.6 96 27 28.1%
808 23 4 17.4% 0.9 29 5 17.2% 0.9 23 6 26.1% 1.3 15 5 33.3% 1.7 10 1 10.0% 0.5 6 0 0.0% 0.0 243 48 19.8%
809 27 4 14.8% 0.7 32 5 15.6% 0.8 23 9 39.1% 2.0 19 6 31.6% 1.6 7 2 28.6% 1.4 6 0 0.0% 0.0 262 52 19.8%
810 15 3 20.0% 1.1 18 6 33.3% 1.8 15 4 26.7% 1.5 18 5 27.8% 1.5 1 0 0.0% 0.0 6 1 16.7% 0.9 177 32 18.1%
811 14 1 7.1% 0.4 33 5 15.2% 0.9 26 9 34.6% 2.0 31 3 9.7% 0.6 9 1 11.1% 0.6 5 0 0.0% 0.0 254 44 17.3%
812 28 3 10.7% 0.7 40 6 15.0% 1.0 20 5 25.0% 1.7 20 2 10.0% 0.7 5 2 40.0% 2.7 7 0 0.0% 0.0 314 47 15.0%
813 23 3 13.0% 0.9 29 7 24.1% 1.8 12 4 33.3% 2.4 17 2 11.8% 0.9 7 0 0.0% 0.0 9 0 0.0% 0.0 225 31 13.8%

STRATFORD 217 39 18.0% 0.8 301 67 22.3% 1.0 183 61 33.3% 1.6 178 43 24.2% 1.1 62 14 22.6% 1.1 48 2 4.2% 0.2 2285 491 21.5%

Over 43% of applications received in Stratford were from these lenders.
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