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1.Property Facts
2.Division of Property
3.Analysis of Possible Scenarios



Property Facts



155 acres







Existing Zoning – R-1 Residential

Zoning permit

Single family and two-family dwellings 

• B. Bed and Breakfast

• C. Agriculture, forestry

• D. Temporary roadside stands 

• E. Tag sales, and yard sales

• F. Home occupations 

• SITE PLAN REVIEW

• A. Nursery schools and day care centers 
12 or less

• B. Public recreational uses. 

• D. Nursery gardening and greenhouses.

• E. Storing, processing and manufacture of 
agriculture and forestry 

SPECAIL PERMIT
A. Accessory Apartments 
C. Bed and Breakfasts and Inns 
D. Bona fide clubs or community houses 
E Cemeteries
G. Churches and schools, except correctional 
institutions.
H. Communication towers 
I. Housing for elderly and/or physically 
handicapped persons. 
J. Kennels (commercial) 
K. Nursing and convalescent homes
L. Outdoor Recreational Facilities, 
M. Police stations, fire houses,  other municipal 
uses
N. Child day care centers or group day care 
homes
O. Post offices, 
P. Permanent year-round farm markets 
Q. Private Schools
S. Veterinary hospital 
U. Artisan galleries, art studios and art 
classrooms.



Building Operation Costs & Anticipated Capital Costs as 
Provided by RSD 17





Pump Septic Tank
6,000 gal. @ 0.18 $1,080

Well Maintenance $3,100.00 (2 services filter recharge does not include water testing)

Heating Oil

1/18 - 1/19  22,531 gal. $43,482.00 

Electricity

1/18 - 1/19 230,560 kwh $44,769.00

TOTAL $92,423.00 $74,000      $64,700   $55,500   $46,200

RSD 17 Provided Annual Maintenance Costs
to run building as Elementary School

20% 30% 40% 50%

Reduction for Vacant Building



Anticipated Capital Costs



The Division of the Property



Compilation Plan
Property of RSD 17 145 acres to

Haddam Land Trust

HES Parcel



Proposed Lot Split to Create
HES Parcel



HES Parcel



Should the Town Acquire the HES Parcel?



Planning and Zoning Commission CGS 8-24 Report

• What is the best future use of the property?

• Would any of the permitted uses add to the vitality of Higganum Center and a significant 
addition to the grand list?

• Would a tax-exempt use like a place of religious worship or a private school add to the vibrancy 
of the village center?

• Which ownership entity, the Town or RSD 17, 

1. would give a proposed sale or lease the level of scrutiny it deserves?

2. would have the greatest interest and concern for the economic vitality of Higganum Center? 

3. will focus its deliberations on consistency with and implementation of the POCD?

“After reviewing all of these considerations with it’s professional staff and the attached flow charts 
the Commission voted unanimously to recommend to the Board of Selectman that the Town of 
Haddam acquire Haddam Elementary School from RSD 17.”



Possible Scenarios based on Ownership



Town has limited control over 
future use if no zone change 

required.

Can not find end user
Sits vacant 

No tax dollars 
No activity

RSD 17 budget $32K (58%)
annual maintenance Sell property

Sale proceeds to RSD17

Lease Property
Lease payments to RSD 17
Retain control of property

No tax revenue

Taxable

Tax 
Exempt

Apartments, other use
New investment 

Tax Revenue - $99,000 / year
Activity in the Center

Church, Private School
Sales revenue to RSD 17

No tax revenue

Church, Private School 
Day care

Soils – Town 
does not have 
rights to use 

Activity 
in Center

RSD 17 Continues to Own
Possible Scenarios

Rak proposal
Would net approx.

$500 K in 10 years
$100K per year 

thereafter

Subject 
to



Town has complete control over 
future use

Can not find end user
Sits vacant 

No tax dollars 
No activity

Town budget $55K
Annual maintanance

Sell property
Revenue from Sale to 

Town

Lease Property
Town retains control
No tax revenue, but

lease payments to Town 
@ $5 per sq.ft.

$150,000 per year

Taxable

Tax Exempt 
Town 

decision -
Very high bar 

Apartments or other use
New investment, construction

Tax revenue - $99,000/year
Personal property tax
Activity in the Center

Church, Private School 
Day care etc.

Activity in Center

Soils – town 
retains rights to 

use

Town Acquires property
Possible Scenarios

Could be positive. 
Town has control 

stimulates creative 
thinking



Ability to Control the Underlying Soils

• Biggest impediment to growth in Higganum Center is unsuitable soils 
for septic.

• Restaurants, apartments and other high water users can not locate in 
much of the center. Rossi / citizen Bank/Town Garage/ along RT 81

• Town has spent 20 years studying a public sewer system. 

• The only thing that has happened is cost has increased. 

• 2019 cost for packaged plant $10 million / $100,000 annual operating

• Need to be creative think outside of the box. 

• Town Green and HES property could unlock Higganum’s potential



HES property

1. )Existing 6,000 gallon system
Good soils no ground water or ledge

2.) Reserve area tested an approved for 
Reserve – good soils

Based on topography and testing school 
is sitting on a natural mound of sand 
and gravel – “couldn’t ask for better”

Idea 

Add multiple, independent 7500 gallon 
Systems to service other properties
in Higganum Center.

DPH < 7500
DEEP > 7500

3 additional 7,500 gallon systems on HES
7,500 gallons town green 

All subject to state health approval

1

2

3

Well

Soils

Tested 2018

Tested 2002

Tested 4/2019



• Cost of acquisition well worth the control it buys
• $450,000 is small amount to pay to control $4.4 million asset
• Control future use – avoid tax exempt and focus on uses which bring 

positive activity to center
• Who decides? Should be exclusively Town of Haddam. 
• There must be extensive public input.

RSD 17 owned – RSD 17 decides
Town owned – PZC, BOS, Town Meeting, referendum

• Control future disposition - sale / lease /retain
• Lease Revenue, Sale Revenue, Tax Revenue
• Control underlying soils
• Use soils to unlock Higganum’s true potential

Conclusion


