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I. ROLL CALL 
 

I.1.  Roll Call 
 

II. PUBLIC COMMUNICATIONS 
 

II.1.  Public Communications * 
 

III. NEW BUSINESS 
 

III.1.  Mystic Education Center Zoning Text Amendment Pre-Application Workshop * 
 

IX. ADJOURNMENT 
 

IX.1.  Adjournment 
 

 
 
 
 
*  COMMISSION WORKSHOP - PUBLIC COMMENTS WILL NOT BE ORALLY TAKEN DURING THE 

WORKSHOP PORTION OF THE MEETING. PUBLIC COMMENTS MAY BE SUBMITTED IN 
WRITING BEFORE THE WORKSHOP OR PROVIDED ORALLY TO THE COMMISSION DURING 
THE “PUBLIC COMMUNICATIONS” PORTION OF THIS MEETING. 

 
 
   Next Regular Meeting: December 8, 2020 
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MEMORANDUM                              
 
TO:   Jon Reiner 
FROM:  Jeff Davis 
DATE:  November 10, 2020 
RE:  Mystic Education Center Zoning  
 

 
The Horsley Witten Group (HW) presents draft Mystic Education Center (MEC) zoning text for review by the 
Town’s Planning & Zoning Commission (PZC). The PZC most recently reviewed basic concepts for a floating 
zone related to historic institutional reuse on March 10 of this year, followed by a discussion with HW on 
March 24 to provide further feedback and direction. Since that time, HW has had many discussions with Town 
planning staff, the Town Attorney, and the preferred development team to develop draft zoning text that 
reflects the direction of the PZC while accommodating the development vision for the site. As a reminder, at 
the PZC meeting on March 24, it was determined that the zoning text would be targeted specifically to the 
MEC site, as opposed to being a zone that could be applied in other parts of town. This decision made a big 
difference in the approach to writing the zoning and eliminated many of the policy concerns that existed if the 
zone could be applied elsewhere. 
 
This memo is formatted as a new Section 6.5 for the Town’s Zoning Regulations. Commentary and remaining 
policy discussion questions are noted in gray boxes throughout the document. Cross-references internal to 
this section are highlighted in yellow. A conceptual master plan is attached. 
 

6.5 Mystic Education Center Floating Zone (MEC) 
 

6.5-1 Purpose  
The purpose of the MEC is to establish zoning regulations that allow for the reuse or redevelopment of the 
former Mystic Education Center property, and any adjacent properties deemed suitable by the Commission, 
to:  

a. Provide new use and adaptive reuse opportunities that are not allowed in the underlying zoning 
district;   

b. Allow flexible and innovative uses in order to facilitate new development and promote the adaptive 
reuse of historically significant buildings;  

c. Ensure that new development is adequately buffered from the surrounding neighborhood and 
provides for adequate traffic and utility capacity; and 

d. Enable development that will enhance quality of life and meet the Town’s needs for a variety of uses 
(including a range of housing choices), open space, and amenities.  

Note: The PZC reviewed purpose statements in March. While the text has been edited a bit since then, it should 
still represent everything proposed by the PZC. 
 

6.5-2 Development Objectives 
A MEC development shall be designed to achieve the following objectives: 
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a. Develop circulation patterns and infrastructure that facilitate safe and convenient pedestrian and 
bicycle travel while providing adequate circulation and parking for vehicles; 

b. Develop integrated commercial and mixed-use areas that are complementary to other uses in the 
district, creating the perception of a coordinated group of uses rather than a disconnected collection of 
buildings; 

c. Employ low impact design practices for stormwater management and other methods to promote 
environmental sustainability; 

d. Include a variety of services, amenities, and housing types in a coordinated program of residential and 
commercial uses;  

e. Preserve and reuse contributing structures (see Sec. 6.5-6.F Contributing Structures) on the property in 
accordance with this section; 

f. Provide buffers and employ site design techniques that protect and minimize negative impacts to 
surrounding neighborhoods; and 

g. Provide or improve roads and other identified public infrastructure that are sufficient to support the 
proposed development. 

Note: These objectives should be familiar to the PZC. They are very important, as they, along with the 
Purposes, represent the range of things any MEC master plan must accomplish.  

 

6.5-3 Applicability/Criteria for MEC 
The MEC may be established only in accordance with the criteria in this section, subject to review and 
approval of an application for a zoning map amendment and an associated Master Plan. 
 

6.5-3.A. Eligible Locations  
The MEC location will be limited to the Mystic Education Center property and adjacent, abutting or adjoining 
parcels as determined by the Planning and Zoning Commission at the time of the approval of the Master Plan 
or approval of an amendment thereto. 
Note: As discussed above, this zoning is targeted to the MEC. It is left to the PZC’s discretion to determine 
whether any additional parcels can be included while still meeting the Purpose and Objectives of this Section.  
 

6.5-3.B. Water Supply, Sewer Service, and Utilities  
The MEC must be adequately served by public water, public sewer systems, and adequate underground 
utilities. The property shall be deemed adequately served if the Commission determines, based upon the 
qualified evidence as demonstrated in the MEC Master Plan, that:  

a. Water supply, sewer service, and other utilities are currently available at the appropriate capacity to 
accommodate the needs of the proposed development; or 

b. Supplies for water supply, sewer, and other utilities are under construction at the time of application 
for the MEC to accommodate the needs of the proposed development; or 

c. The Master Plan approved as part of the rezoning process provides plans for the provision of water 
supply, sewer service, and/or other utilities with the capacity to accommodate the needs of the 
proposed development. If development is phased, the need for capacity may be determined at each 
defined development phase.    
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6.5-3.C. Roadway Access  
The proposed MEC must be adequately served by roadways, whether public or private. The property shall be 
deemed adequately served if the Commission determines, based upon the qualified evidence as 
demonstrated in the MEC Master Plan, that major roadways (public or private) in and adjacent to the MEC:  

a. Meet an acceptable peak-hour level of service; or 
b. Can be demonstrated to meet an acceptable peak-hour level of service after implementation of 

roadway improvements as stipulated in the Master Plan. 
Note: Both the provisions above for adequate utilities and roadways have been very important to Town staff 
and the PZC. These are the triggers that ensure any developer is responsible for providing adequate 
water/sewer and roads, whether on site or off site, to support the proposed development. 
 

6.5-3.D. WRPD 
In those cases where a MEC is proposed for property located in the Water Resource Protection District 
(WRPD), the standards within Sec. 6.4 (WRPD) shall apply to those portions of the property located in the 
WRPD, in addition to the requirements of this Sec. 6.5. 
 

6.5-4 Permitted Uses 

6.5-4.A. Generally 
Allowable uses are those allowed by right in the underlying zoning district in effect at the time of application 
for a zoning map amendment and any additional uses specified in Table 6.5-4.B.  
 

6.5-4.B. Use Table 
The following table identifies uses that are allowed in the MEC. In the interpretation of the Use Table, where a 
use is not specifically listed in the table, its status under this section shall be determined by the Zoning Official 
during the MEC Master Plan review process. The Zoning Official may determine that an unlisted use is 
allowable where it is substantially similar to one of the listed uses below based on similarities in purpose, 
function, character, and effect. If the use is not listed in the Use Table and the Zoning Official does not 
determine it to be substantially similar to a use in the Use Table, that use is prohibited. Any use allowed with a 
Special Permit in the underlying zoning district (i.e. those marked as ‘SP’ or ‘SP/C’ in Table 4.1 Table of 
Permitted Uses) at the time of application shall be considered a Permitted use within the MEC and shall not 
require a Special Permit, with the exception of ‘Filling and Removing Earth Products’ and ‘Telecommunication 
Towers’ which shall require a Special Permit. Any use allowed with conditions in the underlying zoning district 
(i.e. those marked as ‘C’ or ‘SP/C’ in Table 4.1 Table of Permitted Uses) at the time of application shall be 
considered a Permitted use within the MEC and shall not be subject to the conditions of Sec. 5 Conditional 
Uses.  
Note: One of the goals of this zoning text is to minimize the need for special permits. The intention is that the 
MEC zoning will be at once specific enough and also flexible enough that special permits are unnecessary. Also, 
Conditional Uses do not apply within the MEC. The standards within the MEC zoning, and ultimately in any 
approved MEC Master Plan, take the place of any need for special permits and conditions. The exceptions are 
‘Filling and Removing Earth Products’ and ‘Telecommunication Towers’ both of which staff felt should require a 
special permit regardless. Staff would like confirmation from the PZC that they are comfortable with this 
approach. 
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Use Table  

Uses Allowed in MEC 

Uses allowed in the underlying zone (RU-80) at the time of application plus: 
Cultural, Recreation & Entertainment 

 Commercial Recreation and Fitness, Indoor, Small and Large Scale 

 Conference/Exhibition Hall 

 Theater or Cinema 
Residential 

 Cottage Community 

 Dwelling, Multi-Unit 

 Dwelling, Multi-Unit, Conversion 

 Hotel/Motel 

 Nursing Facility  
Restaurant 

 Restaurant, Fast Food (note: no drive-throughs) 

 Restaurant, Standard 

 Outdoor Patio, Commercial 

 Restaurant, Mobile 
Retail  

 Retail, Small-Scale 

 Retail, Medium-Scale 
Light Industrial  

 Alcoholic Beverage Production, Small Scale 

 Artisan and Craft Workshop 

 Flex Space 

 Food and Non-Alcoholic Beverage Production, Small Scale 

 Light Industrial (limited to a total of no more than 5,000 SF within any one building in the MEC, not to 
be located on the front ground floor of any building nor in any building that also includes residential 
uses) 

Services 

 Personal Services 

 Professional Offices 
 
 

Note: The use table should also look familiar to the PZC, including the allowance but limitations on light 
industrial uses. 
 

6.5-5 Procedures for Establishing and Developing MEC 

6.5-5.A. Pre-application Review 
The Town of Groton strongly recommends that a prospective applicant for MEC request a pre-application 
review with OPDS staff prior to the formal submission of an application. The prospective applicant should 
bring maps depicting existing conditions and conceptual plans for future development, as detailed below. 
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Based on feedback from OPDS staff, the Town of Groton strongly recommends the prospective applicant 
refine the existing conditions map and conceptual plan for a subsequent informal pre-application discussion(s) 
with the Commission and the Inland Wetlands Agency (together or separately at the discretion of these 
bodies). The purposes of this discussion(s) include: 
 

1. To review the conceptual plan with the Commission and the Inland Wetlands Agency and identify any 
preliminary concerns or preferences related to the development plan; and  

2. To review the entire permitting process with the applicant, municipal staff, the Commission, and the 
Inland Wetlands Agency. 

 
The intended outcome of the discussion is a clear and shared understanding of the development concept and 
permit review process by all parties. Such preapplication review and any results or information obtained from 
it shall not be a binding or final decision by the Commission and may not be appealed under any provision of 
the Connecticut general statutes, and shall not be binding on the applicant or upon any authority, commission, 
department, agency or other official having jurisdiction to review the proposed project.  
Note: While state law does not allow a Town to require pre-application meetings, they can be strongly 
encouraged. Staff spent a lot of time thinking through the ideal review process, including getting the Inland 
Wetlands Agency involved in the review as early as possible, so that any major issues can be ironed out prior to 
a formal application. 
 
The applicant should bring the following information to the preapplication discussions with OPDS staff and the 
Commission:  

1. Existing Conditions 
a. 24” by 36” map with recent aerial photography  
b. Property boundary and boundaries of adjacent parcels 
c. Information within 1,000 FT of boundaries including: 

 Approximate wetland locations, water bodies, and other environmental constraints 

 Flood zones 

 Roads 

 Topography (best available), including steep slopes 

 Buildings or other structures 

 Existing utilities 

 Existing zoning district including overlays (if any) 

 Labeled landmarks such as institutions, fences, walls, and paths 

 Any other easily accessible information or previously developed plans 
d. North arrow and scale 

2. Conceptual Development Plan 
a. Potential location and precedent images that show buildings of similar height, number of stories, 

and massing to proposed new buildings or structures. 
b. Location and preliminary elevations of existing structures and buildings that will be retained, 

preserved, or modified.   
c. On-site roads, driveways, sidewalks, and parking areas 
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d. Off-site proposed roadway access improvements to comply with Sec. 6.5-3.C and any other 
proposed transportation/transit improvements  

e. Open space and recreation areas 
f. Proposed new utilities, as applicable 
g. Approximate limits of clearing 
h. Approximate location and size of stormwater management facilities 
i. Location and width of buffers 
j. Proposed uses and residential density 

 

6.5-5.B. Zoning Map Amendment 
1. General. The Zoning Map Amendment application shall consist of all the materials as required by Sec. 

9.3-2.A. Additional information required herein shall also be provided. 
2. Copies. The initial submittal shall include ten full size (24” by 36”) bound plan sets signed and stamped.   
3. Boundary Requirements. Provide a map, including the best available parcel lines, of all parcels to be 

included in the MEC. 
4. Deeds. The applicant shall provide complete copies of deeds for all properties proposed for rezoning. If 

any property proposed for rezoning is not under the ownership of the applicant as of the date of the 
initial submittal of the Zoning Map Amendment application, the applicant shall submit a letter or other 
evidence, such as a contract, from any such property owner indicating  intent to include that property 
in the MEC and authorizing the applicant to file the Zoning Map Amendment application, the MEC  
Master Plan application, the application for Site Plan approval, and, if needed, the Special Permit 
application. 

5. Consultant Fee/Escrow. All MEC applications shall be considered “Complex Applications” pursuant to 
Groton Town Ordinance No. 267. 

6. Project Team Credentials. A list and brief description of all principal project team members (legal, 
design, development, etc.) shall be provided. 

7. Evidence of Owners of Property. Written evidence that all owners of property within the MEC area are 
aware of and consent to the submittal of the application.  

8. Review Criteria. In considering approval of an application for a MEC Zoning Map Amendment, the 
Commission shall consider:  
a. The extent to which the Zoning Map Amendment application fulfills the Purpose (Sec. 6.5-1) and 

the Development Objectives (Sec. 6.5-2);  
b. Adequate responses to the narrative required by Sec. 9.3-2.A.3.c;   
c. Any and all other criteria a planning and zoning commission is entitled to consider by law when 

acting on a zoning map and regulation amendment. 
Note: The Zoning Map Amendment and the MEC Master Plan applications will be essentially submitted 
concurrently. 
 

6.5-5.C. MEC Master Plan 
1. Purpose. The MEC Master Plan is required as part of the Zoning Map Amendment application for 

establishing the MEC zoning district. It is reviewed, adopted, and, as needed, amended and adopted, to 
establish the regulations that are applicable within the MEC zoning district. The Master Plan is used to 
establish all the performance standards for development applicable to the project including, but not 
limited to, the proposed layout of the structures, the infrastructure and roadways within the zone, all 
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offsite improvements, residential density, open spaces, recreation, and the mix of uses within the 
zone. The Master Plan will establish a range of acceptable dimensional characteristics of the MEC and 
its uses, as well as any phasing of development and off-site improvements.  

Note: It is important to note that the MEC Master Plan effectively becomes the regulations by which land 
use and development are managed within the MEC. This Section 6.5 lays out the parameters for any MEC 
Master Plan. The MEC Master Plan then presents an acceptable range of options for the site, solidified 
through the Site Plan approval process. 
 
2. Application Contents. The MEC Master Plan application shall consist of all the following materials, 

prepared and stamped by appropriate certified professionals. The initial submittal shall include ten full 
size (24” by 36”) bound plan sets and ten copies of all reports and other supporting documents.  
a. Information on All Plan Sheets 

i. Name of development 
ii. Name and contact information of applicant 

iii. Name and contact information of members of design and permitting team 
iv. Date of current and previous submittals 
v. North arrow 

vi. Scale 
 

b. Title Page for Plan Set 
i. Map and lot numbers for all parcels proposed to be rezoned 

ii. Existing zoning district(s) for parcels to be rezoned 
 

c. Site Locus (24” by 36”) 
i. Aerial photograph map with parcels to be rezoned and surrounding area within 1,000 FT of 

those parcels 
ii. Labels of roads 

iii. Labels of landmarks and water features 
 

d. Existing Conditions Plan (24” by 36”) 
i. Best available parcel lines of all parcels to be included in the MEC 

ii. Approximate lot lines for adjacent lots 
iii. Location of surveyed flags and delineations for wetlands, streams, rivers, ponds, and vernal 

pools 
iv. Location of flood plains 
v. Topography at two-foot intervals 

vi. Edge of pavement for interior roads, driveways, and parking areas 
vii. Location of above ground utility features 

viii. Location of any on-site septic system infrastructure 
ix. Location of any easements 
x. Approximate edge of cleared areas 

xi. Approximate location of trails, fencing, and stone walls  
xii. Location of any known historic or archaeological resources 

xiii. Location of existing structures and buildings 
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e. Development Master Plan 

i. Scale (minimum 1-inch equals 100 feet) 
ii. Surveyed lot lines for parcels proposed to be rezoned 

iii. Approximate lot lines for adjacent lots 
iv. Location of existing buildings and structures that will remain 
v. General location and height of proposed buildings and structures 

vi. Proposed setback distances between buildings and lot lines 
vii. Location of all proposed interior roadways, driveways, parking areas, sidewalks, and 

walkways 
viii. General location of landscaped areas 

ix. Proposed buffers to adjacent non-MEC properties 
x. Conceptual location of stormwater management features 

xi. Proposed uses for each building and residential density where relevant (Including proposed 
locations of recreation and community space, private outdoor space, and private or shared 
storage and laundry facilities – see Sec. 6.5-7.J. Recreation or Community Space, Private 
Outdoor Space, and Storage/Laundry.)   

xii. Proposed Phasing Plan  
 

f. Utilities Master Plan 
i. Development Master Plan required information 

ii. Preliminary routing of all subsurface utility lines including (as applicable) gas, fiber, electric, 
water supply, sewer, and stormwater 

iii. Location of any community solid or sanitary waste disposal facilities 
iv. Location of any existing easements on site and any existing off-site easements to the site 
v. Estimates for peak day and average daily sewer flow and water supply use on-site at 

buildout conditions 
vi. Description of any off-site utility improvements needed to support the proposed 

development at buildout conditions, and, if applicable, the anticipated phasing and 
schedule of construction of such improvements. No Certificate of Zoning Compliance in 
support of a Certificate of Occupancy will be issued until any off-site improvements are 
completed and deemed operational by the Town’s Department of Public Works, per phase 
if applicable. 

vii. Letters of adequacy of capacity from all relevant utility companies and/or carriers 
 

g. Drainage Master Plan 
i. Development Master Plan required information 

ii. Preliminary grading plan 
iii. Delineation of stormwater catchment areas 
iv. Conceptual location and identification of stormwater Best Management Practices (BMPs) 

 
h. Landscaping Master Plan 

i. Development Master Plan required information 
ii. Preliminary grading plan 
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iii. Preliminary location of landscaped areas, both vegetated and hardscape, with general 
description of plantings and hardscape materials 

iv. Location and extent of landscaped buffers 
v. Location of screening and fencing 

 
i. Circulation Master Plan 

i. Development Master Plan required information 
ii. Identification of major circulation driveways (the primary circulation routes for vehicles 

within the MEC, upon which buildings shall front) 
iii. Directional arrows depicting flow of automobile travel throughout the project 
iv. Identification of likely traffic controls to be used at intersections or other important areas 

on the site 
v. Identification of likely off-site improvements related to traffic mitigation 

vi. Location of shared parking areas, including any proposed parking structures, and 
approximate number of parking spaces in each area 

vii. Identification of areas with on-street parking 
viii. Conceptual locations of bicycle storage amenities 

ix. Location of any dedicated bicycle lanes or lanes that will be shared by multiple users 
x. Location of all pedestrian infrastructure including, but not limited to, walkways, sidewalks, 

crosswalks, shelters, and sitting areas 
 

j. Project Narrative 
The project narrative will be designed to accompany the various plans submitted in the overall 
package. 

i. Site Locus – Brief description of the site’s location relative to important roadways, 
landmarks, and natural features. Description of the surrounding neighborhood. 

ii. Existing Conditions Plan – Narrative summary of important existing features and 
environmental conditions on the site. Phase I environmental report. 

iii. Development Master Plan – Description of development program with conceptual 
architectural elevations for new buildings. Anticipated uses on site per building and 
approximate breakdown of uses in square feet and/or number of residential units.  

iv. Utilities Master Plan – Description of all utilities that will service the site. Assessment of the 
capacity of municipal infrastructure relative to future needs.  

v. Drainage Master Plan – Description of stormwater management approach. Identification of 
BMPs for each stormwater catchment area. Brief description of future maintenance 
requirements and responsible parties. 

vi. Landscaping Master Plan – Description of important features in the landscaping plan. List of 
potential plants to be used throughout the development: Latin name, common name, and 
important characteristics. 

vii. Circulation Master Plan – Description of circulation opportunities for motorists, bicyclists, 
and pedestrians. Description of accommodations and features designed to assist people 
with disabilities. Summary of the number of parking spaces provided for different uses.  
Offsite improvements proposed. Description of parking management tools describing which 
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uses will have dedicated versus shared parking, parking area constraints and limitations, 
and structured parking management as applicable. 

  
k. Traffic Impact Study. A traffic impact study of the proposed project, conducted by a qualified 

traffic engineer licensed in the State of Connecticut, including at least the following items, as 
applicable: 

i. Existing and projected background traffic counts on major streets located in and adjacent to 
the area to be rezoned; 

ii. Analysis of anticipated traffic to be generated by the land uses proposed for the area to be 
rezoned, including projected levels of service and queuing at key intersections, as well as 
parking demand analysis; and 

iii. Description of on- and off-site traffic improvements, including pedestrian and public transit 
improvements, to mitigate traffic impacts, and, if applicable, the anticipated phasing and 
schedule of construction of such improvements. No Certificate of Zoning Compliance in 
support of a Certificate of Occupancy will be issued until any off-site improvements are 
completed and deemed operational by the Town’s Department of Public Works, per phase 
if applicable. 

 
l. Sample Covenants and Restrictions. A description of the proposed process to govern ownership, 

management, and operations of the development, including, but not necessarily limited to, 
measures to assure sufficient long-term maintenance of any areas required within the project for 
public use, stormwater, utility infrastructure, recreation amenities, and open space.  

Note: Town staff spent a lot of time considering what information would be needed to make a good decision 
on any application, and this is reflected in the recommended submission materials for pre-application and the 
required materials for the Zoning Map Amendment and Master Plan above and Site Plan and Special Permit 
below. 
 

3. Master Plan Approval Criteria  
a. The Commission shall consider the following criteria when reviewing the MEC Master Plan: 

i. Compliance with the Design Standards of Sec. 6.5-7. 
ii. The extent to which the MEC Master Plan fulfills the Development Objectives (Sec. 6.5-2). 

iii. Demonstration of adequate buffers between any new development and the surrounding 
neighborhood. 

iv. The ability of the roadways, on and offsite, per Sec. 6.5-3.C, to accommodate traffic volumes, 
pedestrians, and bicycle use at buildout conditions. 

v. The capacity of utilities to accommodate demands for, including but not limited to, water supply, 
fire protection, and wastewater disposal, per Sec. 6.5-3.B. 

 
4. Master Plan Amendments 
a. Applications for Master Plan amendments or modifications shall be submitted in the same manner and 

follow the same process as the adoption of the initial Master Plan. 
Note: Town staff and HW explored options for minor modifications that would not require a public hearing. The 
Town Attorney determined that this was legally questionable and advised that the Master Plan process is 
already flexible enough to accommodate minor modifications. 
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6.5-5.D. Site Plan and Special Permit for Development in MEC 
A Site Plan approval per Sec. 9.5 and a Special Permit per Sec. 9.4 if applicable (only for applications that 
include ‘Filling and Removing Earth Products’ and ‘Telecommunication Towers’ as uses) issued by the 
Commission is required to authorize development of the MEC Master Plan, whether said development occurs 
in phases or all at once. Pursuant to Sec. 9.1-9.B, the Commission shall not act on any application until it has 
received a report from the IWA, if required, including a copy of any permit issued for the regulated activity. 
 

1. Application Contents. The requirements for Site Plan and Special Permit application contents listed in 
Sec. 9.5-3 and Sec. 9.4-3 shall not apply to MEC Site Plan applications or MEC Special Permit 
applications where required. The MEC Site Plan and Special Permit application contents shall build 
upon the information provided in the approved Master Plan and contain the information required in 
this section, prepared and certified (stamped) by appropriate design professionals. Required narrative 
reports or supporting documents shall be bound, 8 ½” by 11” minimum. The initial submittal shall 
include one “original” and nine copies of all required documents. Ten full size (24” by 36”) bound plan 
sets shall be provided. Any materials submitted subsequent to the initial application date shall be 
dated and clearly marked “supplemental” or “revised.” 
Note: While many of the requirements for Site Plan applications (Sec. 9.5-3) are the same or similar to 
what is proposed below, there are enough differences that it made sense to list everything here fresh 
rather than trying to cross-reference only certain requirements. Also, the intention is to keep building 
on what the applicant has submitted already and not duplicating work – the progression of all of these 
application contents is designed to do that. 
 
a. Title Page for Plan Set 

i. Name of development 
ii. Name and contact information of applicant 

iii. Name and contact information of members of design and permitting team 
iv. Date of current and previous submittals 
v. Map and lot numbers for all parcels proposed to be developed 

 
b. Site Locus (24” by 36”) 

i. Same information as Site Locus for Master Plan 
 

c. Plan Index sheet (24” by 36”) 
Where multiple sheets will be required to depict proposed development at an appropriate scale, an 
index sheet will be provided by the applicant to assist reviewers. 
 

d. Existing Conditions Plan (24” by 36”) 
i. Same information as Master Plan 

ii. Any relevant new information recorded by the applicant that did not appear on the Existing 
Conditions Plan in the Master Plan application 

 
e. Development Plan 

i. Development Master Plan required information, updated as necessary 



 

 

MEC Zoning - 12 -                                  November 10, 2020 
Groton, CT  Horsley Witten Group, Inc. 

ii. Height of all existing and proposed buildings and structures 
iii. Architectural elevations and floor plans for each existing and proposed building 
iv. Details for all primary signage 
v. One rendered street level perspective for each major circulation driveway in the proposed 

development (the primary circulation routes for vehicles within the MEC, upon which 
buildings shall front) 

 
f. Utilities Plan 

i. Utilities Master Plan required information, updated as necessary  
ii. Location of any new easements 

iii. Labeled size and/or capacity for each underground utility line 
iv. Location of any mechanical features required for on-site utilities including, but not limited 

to: hydrants, pump stations, utility junction boxes 
v. Typical construction details for utility features 

vi. Typical roadway and driveway cross-section(s) showing location of utilities within the right-
of-way 

vii. Locations where existing above ground utilities will be moved underground 
viii. Plans and profiles showing the location, type and typical section of roadway and driveway 

pavements, including curbs and gutters, sidewalks, manholes, catch basins, and streetlights   
 

g. Erosion and Sediment Control Plan 
In compliance with the standards of Sec. 7.1. 
 

h. Drainage Plan 
Applicant shall provide a report, calculations and plan necessary for the Commission to determine 
compliance with applicable language from Sec. 6.5-7 Design Standards; Sec. 7.3 Stormwater 
Management and Low Impact Development or Sec. 6.4-6 Stormwater Management (WRPD) as 
applicable.  

i. Drainage Master Plan required information, updated as necessary. It is expected that 
physical design information will be refined to a higher level of civil engineering design. 

ii. Proposed grading at two-foot interval contours 
iii. Typical construction details and elevations of all critical stormwater BMP features (e.g., 

inlets, outlets, etc.) 
 

i. Landscaping/Screening/Buffers and Outdoor Lighting Plan(s) 
Applicant shall provide information necessary for the Commission to determine compliance with 
applicable language from Sec. 6.5-7 Design Standards; Sec. 8.1 Landscaping, Screening, and Buffers; 
and Sec. 8.5 Outdoor Lighting. Landscape and Buffer Plan must be done by a Certified Landscape 
Architect.  

i. Landscaping Master Plan required information, updated as necessary 
ii. Proposed grading at two-foot interval contours 

iii. Planting plan for all vegetated areas 
iv. Location and extent of landscaped buffers with cross-sections showing the intended 

vegetation profile 
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v. Location of screening and fencing. Identification of materials for screening and fencing. 
vi. Location of all outdoor site lighting and details for light fixtures, and photometric plan 

 
j. Circulation Plan 

Applicant shall provide information necessary for the Commission to determine compliance with 
applicable language from Sec. 6.5-7 Design Standards; Sec. 8.2 Off-Street Parking and Loading, Bike 
Parking; and Sec. 8.3 Sidewalks. 

i. Circulation Master Plan required information, updated as necessary 
ii. Identification of final traffic controls to be used at intersections or other important areas on 

the site and offsite 
iii. Construction details and cross-sections (as applicable) for sidewalks, curbing, bicycle lanes, 

wayfinding signs, crosswalk surfacing, pedestrian islands, traffic signals, and other 
circulation elements on and offsite 

iv. Location, dimensions, and materials for each sidewalk and trails 
v. Identification of striping and/or surfacing designed to facilitate safe, easily navigable 

pedestrian and bicycle travel with attractive materials, finishes, and colors  
vi. Identification of final off-site improvements related to traffic mitigation 

vii. Final number of parking spaces in each parking area and assignment of spaces to specific 
uses, if appropriate. 

viii. Final locations of bicycle parking and/or storage amenities for other recreational equipment 
ix. Location of wayfinding and directional signs 

 
k. Project Narrative 

The project narrative will be designed to accompany the various plans submitted in the overall Site 
Plan and Special Permit package. 

i. Objectives - Written description of how the proposed development complies with the 
Development Objectives of Sec. 6.5-2. 

ii. Site Locus – Brief description of the site’s location relative to important roadways, 
landmarks, and natural features. Description of the surrounding neighborhood. 

iii. Existing Conditions Plan – Narrative summary of important existing features and 
environmental conditions on the site. Phase I environmental report.  Summary of the 
history of the site, including identification of contributing structures.    

iv. Development Plan – Description of development and preservation program   for new and 
existing buildings. Proposed uses on site and breakdown of land use profile in square feet.  
How the project preserves the contributing structures on the site.  

ix. Utilities Plan – Description of all utilities that will service the site. Assessment of the capacity 
of infrastructure relative to future needs. Description of any improvements to enhance 
capacity or service of utilities. 

v. Drainage Plan – Description of how the project complies with the Town of Groton’s Road 
and Drainage Standards and Sec. 7.3 Stormwater Management Plan and Low Impact 
Development. 

vi. Erosion and Sediment Control Plan – Description of how the project complies with Sec. 7.1 
vii. Landscaping Plan – Description of how the project complies with Sec. 8.1 and other 

important features in the landscaping plan.  
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vii. Circulation Plan – Description of how circulation onsite and offsite functions for motorists, 
bicyclists, and pedestrians. Description of accommodations and features designed to assist 
people with disabilities. Summary of the number of parking spaces provided for different 
uses. Summary of parking management and maintenance approach, including those for any 
structured parking facility. 
 

l. Traffic Impact Study. Master Plan Traffic Impact Study, updated as necessary. 
 

m. Proposed Covenants and Restrictions. Relevant and/or applicable legal documents proposed to 
govern, among other things, ownership, management, and operations of the development, 
including, but not necessarily limited to, measures to assure sufficient long-term maintenance of 
any areas required within the project for public use. 

 
2. Site Plan and Special Permit Review Criteria 

In addition to the Site Plan Objectives of Sec. 9.5-4 and the Special Permit criteria of Sec. 9.4-6 (if 
applicable), the Commission shall consider the following criteria when reviewing a MEC Special Permit 
and Site Plan application: 
a. Consistency with the approved MEC Master Plan 
b. The extent to which the Special Permit and Site Plan applications fulfill the Development Objectives 

(Sec. 6.5-2) 
c. Compliance with design standards within the Zoning Regulations as a whole and with Sec. 6.5-7 

Design Standards specific to MEC development. 
 

6.5-6      Development Standards 
All MEC development (except for any single-unit dwellings, which shall follow the standards for the R-12 
zoning district – see Sec. 3.2-2.A) shall be in accordance with the following standards: 
 

6.5-6.A. Building Height 
The maximum building height for new construction shall be on a sliding scale depending on the distance 
between the new building and any residential structure existing at the time of MEC Master Plan approval 
located on a non-MEC lot.   
 

Distance Maximum Building Height 

60 feet to less than 100 feet 60 feet 

100 feet to less than 300 feet 70 feet 

300 feet or greater 80 feet* 

*New buildings that fall within this setback distance may be constructed 10 feet greater in height for every 
level of structured parking included in the building, up to a maximum of 120 feet. 
Note: HW attempted to make as clear a nexus as possible between the setbacks and the building height. In 
order to receive the maximum height bonus, four stories (approximately 40 feet) of structured parking is 
needed. This acknowledges the value of structured parking in terms of meeting parking demand with less land 
area (and therefore more open space), while also pushing structured parking away from existing residential 
uses. The most important consideration is the relationship of this new development to existing residential 
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buildings. Having this sliding scale ensures protection for existing homes while offering flexibility in height 
where it will not be bothersome. 
 
Note: Respler has been asked to provide a map showing where within the MEC these heights would apply 
based on setback distances. These numbers may very well be adjusted once we see where they fall on the map. 
Respler will also be calculating the heights of their proposed buildings according to the Town’s definition of 
building height, which will also be helpful in making a final decision on this.  
 

6.5-6.B. Lot and Yard Requirements 
1. Setbacks from MEC Perimeter Boundaries 

 New buildings/structures built within the MEC must be set back a minimum 60 feet from the 
MEC perimeter boundaries. However, any structure within the maximum building height 
allowed by the underlying zoning district at the time of application may instead conform to the 
setback standards of that underlying zoning district. 

Note: For point of reference, the setback standards for the RU-80 Zoning District are 50 feet front yard, 30 feet 
rear yard, and 25 feet side yard. This, combined with the scaled building height limits, should serve as 
protection for abutting properties. 
 

2. Lot and Yard Requirements for Internal MEC Buildings/Structures 
Specific minimum setback requirements (between new buildings and other new buildings as well as 
between new buildings and existing buildings) within the MEC shall be established in the Master Plan, 
irrespective of any future lot lines internal to the MEC. 

Note: This allows for flexibility of building placement within the interior of the MEC, as does the coverage 
standard below. 
 

6.5-6.C. Coverage 
Specific building coverage within the MEC shall be established in the Master Plan. 

 

6.5-6.D. Density 
MEC developments shall be limited to one dwelling unit per 5,000 square feet of gross lot area.  For the 
purposes of this section, lot area shall be construed to be the aggregate acreage of all parcels contained within 
the MEC boundary. MEC developments may be able to increase the site’s allowable residential density 
through the use of incentives. The residential density shall be set at the time of the Master Plan approval in 
accordance with the regulations below:   
Note: This concept was discussed with the PZC in March and met with general approval. Because the density is 
based on lot area, the maximum number of housing units will depend on the land area within the proposed 
MEC (with an ultimate density cap of 2,000 SF per dwelling unit). This could range from approximately 800 – 
1,300 units depending on the land area and the amount of bonus density approved. Respler can calculate and 
share with the PZC the potential number of units that could be achieved with their current proposal. 
 
Density Increase 
The Commission may approve a 400 SF of lot area per dwelling unit reduction bonus for every incentive met. 
In no case shall any combination of density bonuses allow the minimum land area per dwelling unit to be less 
than 2,000 SF per dwelling unit.  
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Note: The PZC should be largely familiar with the incentive options below, though certain concepts have been 
added to and refined. The goal was to make each incentive roughly comparable so that developers don’t 
simply gravitate to the “easy” ones. 
 

Incentive  

Mixed Use Project (5% or more of the gross floor area of the MEC is dedicated to 
non-residential uses). 

Deed Restricted Affordable Housing (10% or more of dwelling units). 

Universal Design (10% or more of dwelling units incorporate Universal Design 
Features as defined for Active Senior Housing per 5.1-8.B.11). 

Outdoor public recreational amenities, whether on site or nearby off site, 
including adequate parking facilities that are open to the public and inclusive of 
people with disabilities, such as but not limited to hiking trails, improvements to 
boat ramps, park and gathering spaces, or other public access to rivers or the 
shore.  

Multi-story parking structure of 100 spaces or more. 

For new construction, inclusion of building techniques that meet or achieve LEED 
Gold certification criteria.  

Solar Panels and/or other Renewable Energy production facilities are installed to 
provide 20% or more of the projected energy use within the MEC.  

Indoor recreational or community amenities including adequate parking facilities 
that are open to the public.    

Structured parking:  Provide a minimum of 20% of total parking spaces within or 
on top of parking garage structures (as opposed to uncovered surface parking).    

Provisions for mass transit at or within reasonable walking distance to the subject 
project including at least two of the following: covered bus shelters for regularly 
scheduled public or private bus services, ride share facilities with at least two 
available vehicles, or a publicly accessible water taxi dock.    

New residential construction complies with minimum “Energy Star New 
Construction Program” requirements.      

Heat Island reduction:  Provide at least 30% of all on site non-roof hardscape or 
paved area to be either shaded or to be constructed using a material with a Solar 
Reflective index of at least 29.  Under building parking may count towards this 
goal.   

Preservation and adaptive re-use of a minimum of 50% of existing on-site 
structures deemed structurally reusable as measured by useable gross square 
feet.      

Provision of dedicated bicycle facilities connecting on and off-site designations.   

 

6.5-6.E.  Uses  
Specific distribution of uses for a MEC shall be established in the Master Plan as approved by the Commission 
and shall be consistent with Sec. 6.5-4.C Use Table and described per Sec. 6.5-5.C.2.j.iii Project Narrative for 
Development Master Plan.   
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6.5-6.F. Contributing Structures 
1. A Contributing Structure is defined as any of the remaining buildings at the Mystic Education Center 

site that are over 50 years old as of the date of application. 
2. Full demolition of any contributing structure is not allowed unless demolition is required to protect 

public health and safety as determined by the Town of Groton Office of Planning and Development 
Services or the State of Connecticut. As much of the buildings’ façades (i.e. all exterior walls) as 
possible should be preserved, but no more than 50% of the combined façade area of all contributing 
structures may be demolished or significantly altered. In no case shall the south facing façade of the 
central Administration Building, including its entrance portico and cupola, be demolished or 
significantly altered. 

Note: The PZC spent quite a lot of time discussing the preservation of the existing MEC buildings. The majority 
felt that some preservation was important but that reasonable demolition and alteration should be allowed. 
The standards above should help ensure that the most notable aspects of the existing buildings are 
maintained, while giving flexibility for design and redevelopment considerations.  
 

6.5-6.G. Parking Spaces 
The number of off-street parking spaces provided shall be in accordance with the approved Master Plan. Table 
8.2-4 Parking Space Requirements shall be used as the starting point for the number of required parking 
spaces, but the Commission may approve lesser or greater amounts if the applicant demonstrates a sound 
rationale for the change through the Master Plan. Such change must still be consistent with Sec. 6.5-2 
Development Objectives. 
Note: If the standards of 8.2-4 cannot be met, the onus is on the applicant to explain to the PZC why, and on 
the PZC to determine consistency.  
 

6.5-7      Design Standards   
All MEC development shall be in accordance with the following design standards (as determined by the Site 
Plan review process), which serve as regulations for the MEC zoning district together with those set out in the 
MEC Master Plan. Unless specifically exempted by a particular situation identified herein, the following design 
standards apply to any MEC development activity. These standards are in addition to other building and 
development standards found in these regulations and supersede other standards where a conflict exists. Any 
single-unit dwellings proposed within the MEC are not subject to these design standards.  
Note: These design standards share many similarities with the design standards for the MTC zoning district. 
HW and Town staff considered simply using those standards, or cross referencing them when identical. 
However, in the end, there are enough differences that cross referencing would become cumbersome. It 
seemed easiest to include all the design standards here. The major difference is that these standards are 
written for a self-contained development, whereas the MTC design standards are meant to ensure that both 
large redevelopment projects and smaller infill projects blend well with each other over time. However, as with 
the MTC design standards, several cross references remain to other portions of the Zoning Regulations, such as 
for Lighting and Landscaping. 
 

6.5-7.A. Pedestrian and Bicycle Circulation 
Pedestrian and bicycle infrastructure shall be provided using the following site design techniques: 
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1. Pedestrian connections between sidewalks, buildings, recreational amenities, and parking lots must be 
designed to be safe, broad, and easily identifiable. Minimum width of all walks shall be 6 feet and 
preferably constructed using concrete or decorative pavers.    

2. Pedestrian connections that cross parking lots must be designed to clearly show that the space is 
primarily dedicated to pedestrian traffic. Design strategies may include, for example, using raised or 
alternative surfaces, signage or raised landscaped islands that serve as a safe resting area for 
pedestrians between automobile travel lanes. 

3. Pedestrian and bicycle infrastructure that intersects with and crosses vehicular systems shall be 
adequately protected with emphasis on non-vehicle circulation and safety. 

4. Benches/seating shall be incorporated throughout the project.   
5. Bike racks shall be provided in accordance with Sec. 8.2-17.  
6. Sidewalks and other pedestrian or bikeways shall be connected to recreational amenities, on and 

offsite, such as bike trails, walking trails, and open spaces, ideally as part of a network connecting 
south to downtown Mystic. 

7. The Commission may require the extension of sidewalks in a MEC consistent with Sec. 8.3-3 and may 
allow for frontage sidewalk options consistent with Sec. 8.3-5.A and 8.3-5.B.  All streetscape design 
shall be consistent with Sec. 8.3-2.C, unless superseded by these standards in Sec. 6.5. 
 

6.5-7.B. Building Frontage  
The location and design of building frontage (the portion of a building that fronts on a major circulation 
driveway), and associated frontage areas, are extremely important to achieving the goals of any mixed-use 
district, as they will shape the quality of experience for people in the public realm. For purposes of this 
section, major circulation driveways are the primary circulation routes (whether public or private) for vehicles 
within the MEC, as opposed to service drives, access drives for garages and structured parking, etc. 

1. Buildings shall be located along the major circulation driveways within the MEC in a manner that 
facilitates pedestrian and bicycle access along and across the frontage area between buildings and the 
major circulation driveways. 

2. Surface parking lots shall not be located between a major circulation driveway and the front of the 
building. This area shall be reserved for pedestrian access, landscaping, plazas, on street parking, and 
social amenities.   

3. Shade trees must be spaced along major circulation driveways and sidewalks at an average frequency 
of one tree every 40 feet, and otherwise follow the standards of Sec. 8.1-3.I Street Trees. 

 

6.5-7.C. Landscaping and Buffers 
General Landscaping: All areas of a site that are not rendered impervious through the development of 
structures, parking features, circulation features, or other hardscape features must be landscaped.  
Landscaping may occur as installed or retained vegetation in accordance with the standards of Sec. 8.1 
unless superseded by the standards in Sec. 6.5.   

 
1. Front Landscape Areas: A minimum five (5) foot wide landscape area must abut the front of the 

buildings on the site using one of the following options: 
a. Provide a continuous landscape strip along the entire length of the building frontage (except 

areas for doorways). 
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b. Provide a continuous strip along the entire length of the building frontage (except areas for 
doorways) consisting of raised planters, foundation treatments, window boxes, stoops and 
railings wide enough to accommodate potted plants, and other such raised landscaping 
opportunities. 

c. A combination of a. and b. above. 
 

2. Buffers: Buffers must be designed to provide privacy from noise, lighting glare, and visual intrusion to 
existing and potential residential uses, and must not include any roadway or driveway for motor 
vehicles. The Landscape Architect must provide a buffer designed to demonstrate the above. 
 

a. Buffer Options: 

 For all MEC boundaries that directly abut any non-MEC lot with a residential use existing at 
the time of MEC Master Plan approval: 

o The buffer must be at least 20 feet deep. At a minimum, the landscape plantings 
must consist of evergreen trees a minimum of 6 feet in height planted at intervals 
that will create a contiguous screen of vegetation while providing enough space for 
the tree to thrive. Non-evergreen planting may be included to supplement 
evergreen planting, but not to take its place.  

o Natural vegetation may be used in place of the landscape plantings described above 
if existing vegetation provides a similar contiguous screen and meets the design 
objectives for buffers. Natural vegetation may also be supplemented with landscape 
plantings to meet these objectives. 

 For all MEC boundaries that directly abut any public roadway existing at the time of MEC 
Master Plan approval where the other side of the roadway is a non-MEC lot with a 
residential use existing at the time of MEC Master Plan approval:  

o The buffer must be designed to include both a berm/fence/wall and landscape 
plantings. A minimum buffer width is not required. 

o A six (6) to eight (8)-foot-high earthen berm or a six (6) to eight (8)-foot-high solid 
and opaque wall or fence where the berm, fence, or wall is at a location and of a 
design and materials deemed by the Commission to be sufficient to accomplish the 
purposes of this Section as stated in Sec. 6.5-7.C.2 above. 

 For all MEC boundaries that directly abut any conservation land: A minimum 10-foot wide 
non-disturbance area should be maintained.  

Note: Again, these buffers are designed to protect neighboring properties around the MEC. 
 

6.5-7.D. Parking Areas, Driveways, Loading, and Transit 
1. Surface Parking Location, Design, and Landscaping 

a. New surface parking areas must be located behind or to the side of buildings fronting on major 
circulation driveways.   

b. Where a surface parking area is adjacent to a pedestrian space (e.g., plaza, sidewalk, etc.), the 
applicant must provide a landscaped area to separate these site elements. 

c. All parking areas and related stormwater systems and landscaping shall incorporate appropriate 
BMPs, low impact development features, and/or other design elements consistent with the latest 
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official version of the State of Connecticut Department of Environmental Protection’s Stormwater 
Quality Manual, inclusive of its Low Impact Development Appendix. 

d. Landscaping in parking and vehicle accessway areas must meet Sec. 8.1-5.  
e. Any use on the property that will be used by the general public shall have the associated required 

parking within 500-FT, and all Americans with Disabilities Act requirements must be met. 
2. Structured Parking Design and Landscaping 

a. Design parking structures to complement nearby structures. Parking structures should blend into 
their surrounding environment and not blatantly stand out as utilitarian structures. 

b. Setbacks, ground floor materials, and design should add to, not detract from, the pedestrian 
experience. 

c. Minimize vehicular/pedestrian conflicts. Vehicular access should be located and designed to give 
priority to important pedestrian movement patterns. 

d. Promote efficient, pedestrian friendly, safe, site circulation and street access. Vehicular entry 
locations and queuing distances should be designed to avoid adverse traffic impacts on adjacent 
street movements and with onsite circulation. 

e. Design parking structures with strong architectural integrity.  
f. Integrate substantial landscaping into all projects.  
g. The location of parking structures and their design, including bulk, scale, materials and lighting, 

should seek to minimize negative impacts on adjacent uses and the public realm. 
h. Above-grade parking garages must be located away from major primary pedestrian use street 

frontages unless it can be demonstrated that other locations are not viable. 
i. Vehicular entries for parking structures should be located where they will have the least negative 

impact to pedestrian and bicycle circulation.  
j. Pedestrian circulation should be delineated and separated from automobile circulation. The use of 

landscaping, walkways, and decorative hardscape is encouraged to emphasize pedestrian areas. 
k. Pedestrian routes from the parking structure lobby to the surrounding buildings and/or sidewalks 

must provide an attractive pedestrian space compatible with the quality of the building. 
l. Any trash enclosure located within the footprint of the parking structure should be enclosed on 

four sides. 
m. All appurtenances (i.e., transformers, ventilation shafts, etc.) must be located outside of any 

required setback and should be screened from public view. 
n. The architectural design of all parking structures must include variation in forms and detail along 

with high quality facing materials on all façades visible from onsite uses and open spaces.  
o. Street trees and planters should be used to soften the visual impact of the parking garage within 

the streetscape. Landscaping directly adjacent to the building should be used where possible to 
soften the connection between the building and the sidewalk. 

3. Bicycle Parking. Bicycle parking must meet Sec. 8.2-17. In addition, at least 50% of the minimum 
bicycle parking spaces required must be accessible to the general public, and not be for the exclusive 
use of on-site residents or employees.  

4. Truck Loading. Accommodations for truck loading must meet Sec. 8.2-16. 
Note: The biggest difference above compared with the MTC design standards is that must of the roadway 
considerations are internal to the MEC, and less about connecting disparate properties and projects. 
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6.5-7.E. Fencing and Screening 
1. All screening for solid waste enclosures, services areas, mechanical equipment, and utilities must meet 

the standards of Sec. 8.1-7.  
2. Chain link fencing is prohibited in front and side yards within a MEC unless it is necessary for security 

standards unique to the individual use, is vinyl coated, and is screened using evergreen trees 
(minimum 6-ft in height) and/or shrubs.     

 

6.5-7.F. Lighting 
1. Lighting for parking areas and public/gathering spaces must be decorative in shape, scale, and finish, 

with detailed, articulated treatments for the base, post, fixture, and crown. Where decorative street 
lighting is already installed, the design of proposed lighting standards and fixtures must be consistent 
with or complementary to said lighting. 

2. Light poles and fixtures must not exceed 20 feet in height. Height is measured from finished grade to 
the highest point of the structure. 

3. Structural features used to anchor light standards (e.g., concrete pilings) must not protrude more than 
six (6) inches from the ground. 

4. Site Lighting must meet the standards of Sec. 8.5. 
 

6.5-7.G. Utility Lines 
Any new utility lines and cables needed to serve the MEC, whether within or outside the MEC, must be located 
underground except where they must be located aboveground in order to connect with existing aboveground 
utilities.  
 

6.5-7.H. Building Form 
1. Multi-story buildings must clearly articulate the base, middle (where applicable), and top of the 

building using cornices, borders of distinct material, or other articulating features on every visible 
surface of the building. 

2. In new non-residential or mixed-use construction, ground floors in a MEC shall be a minimum of 11 
feet from floor to ceiling to enhance the pedestrian streetscape, regardless of the overall building 
height. All buildings over 40 feet tall must have at least one recess line of at least five (5) feet 
somewhere above the second story. 

3. All buildings with façades longer than 40 feet must articulate the façade with varied rooflines, distinct 
signage for multiple tenants, awnings, arcades, pilasters, columns, recessed spaces and/or entrances, 
or any other features that serve to add texture to these longer façades.  

4. The front façade of any new frontage building shall be designed to appear as the front of the building 
and shall have a primary entrance. 

5. New construction shall be designed to acknowledge the character of contributing structures while 
encouraging differentiation. The goal is not to replicate or “match” the contributing structures, but to 
add new elements while sustaining a sense of continuity in architectural language. 

Note: Point 5 above is the extent to which we have discussed the design of new buildings in relation to the 
design of existing buildings. We hope this is the level of design compatibility the PZC had recommended in 
March. 
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6.5-7.I. Building Entranceways 
1. All buildings must have a primary façade and entry (with operable doors) facing a major circulation 

driveway or other area dedicated to pedestrian circulation. Buildings may have more than one 
principal façade and/or entry. Primary entrances not facing a major circulation drive must open onto 
sidewalks or other designated pedestrian areas of adequate width to accommodate the pedestrian 
traffic. The primary façade must be designed to appear to be a principal point of entry for the building. 

2. Main entrances must incorporate architectural features that draw attention to the entrance. These 
features may include covered porches, distinct sidewalk surfacing, porticos, recessed doorways, and 
awnings.  

 

6.5-7.J. Recreation or Community Space, Private Outdoor Space, and Storage/Laundry  
Recreation and community space (exercise rooms, community rooms, etc.), private outdoor space (such as 
yards, balconies, decks, etc. that are private for individual units), and private or shared storage and laundry 
facilities are expected to be provided in adequate measure in the context of the overall development 
proposal, as determined and approved in the Master Plan. 
Note: While Town staff feels that all of these things are important to include in any MEC development, it will be 
difficult to establish hard and fast regulations for them outside the context of a specific development proposal. 
HW recommends that these details be handled at the Master Plan approval stage. 
 

6.5-7.M. Signage 
All signage must meet the standards of Sec. 8.4 Sign Regulations, including Sec. 8.4-7 Signs Permitted in Non-Residential 
Districts. 
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Date:  September 16, 2020 Context

A. Intersection Improvements

B. Park Land

C. Trail Through DEEP Easement
(location to be determined)

D. Riverfront Park improvements

E. New Public Roads

F. Residential Neighborhoods
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MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Development Master Plan

A. Residential neighborhoods:

Multi-family 3-4  stories plus
podium where applicable.

798 Units

Low density townhouses

51 Units

Garden style flats

72 Units

Low density duplex

10 Units

Total Residential Units 931

B. Non residential mixed use,
historic rehab, municipal
recreation
Total GFA Mixed Use 124,441 sf

Total GFA Indoor Recreation 44,645 sf

C. Primary public open
spaces: Market Place Lawn, Park on The
Pond, historic oral school green

D. Primary semi-private open
spaces: Neighborhood residential use

E. Primary site access points

E

D

D

C

C

C

E

B

B
D
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MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

Circulation: Car & Bike Circulation: Pedestrian

Circulation

Primary vehicular loop: 11’ travel lanes, 5’ sidewalk (one side), tree
belts and on street parking where shown, bike lanes where combined with

primary bicycle infrastructure

Primary bicycle / pedestrian infrastructure: two 11’ travel
lanes, 5’ sidewalks, 4’ bike lane each side.

Primary public realm pedestrian corridors

Secondary pedestrian connectivity

Proposed Town Roads: 50’-60’ Right Of Way



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

Primary Public & Semi
Public Open Spaces

Open Spaces

Pedestrian Public Realm



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Environmental Issues

Inland Wetlands

A. Estimated wetland disturbance
240 Oral School Rd. 2400 SF

B. Estimated wetland disturbance
221 Oral School Rd. 2300 SF

Estimated Total 4700 SF

Water body

Inland Wetlands

100’ Regulated area

Anticipated wetland disturbances



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Development Program: Summary & Building Key Map

B2B2THB.3THB.3

THA.1THA.1

Development Summary
Residential

NOTES:
• DOES NOT INCLUDE PARKING UNDER

OPTIONAL ROOF TOP DECKS.
**    INCLUDES +/- 190 SPACES IN PARKING

GARAGE SERVING L1, L2 & HR1
***   PARKING IN PERSONAL GARAGES
****  27 SPACES RESERVED FOR COMMERCIAL USE
AND NOT COUNTED TOWARD RESIDENTIAL RATIO

FINAL PARKING COUNTS AND RATIO’S TO BE
ESTABLISHED DURING SITE PLAN APPROVAL
PROCESS.  MINIMUM SITE WIDE RATIO EQUALS OR
EXCEEDS 1.3 SPACES PER UNIT.

AREA DESIGNATIONS DO NOT REPRESENT PROJECT
PHASING

AA

DD
CC

BB

AREA UNITS *PARKING
UNDER

PARKING
SURFACE

A 180 99 174

B 356 196 238

C 324 **300 ****167

D 71 ***91 65

TOTAL
RES.

931 686 644

Multifamily parking ratio 1.3 – 1.5
Townhouse / duplex parking ratio 1.5 – 3.0



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Development Program: Summary & Building Key Map

Development Summary: Non
Residential (subject to change)
OS1 – OS3 Gross Floor Area Oral School 124,441sf

Potential Uses / preliminary square footages
Commercial / Flex 40,000 SF.
Market/retail 16,000 SF.
Restaurant/Club: 11,000 SF.
Amenity 6,000 SF.
Daycare 3,000 SF.
Event space 3,000 SF.
Total gross usable +/-79,000SF

GFA 124,441
Gross usable @  1/300 sf = 263 parking spaces
(per zoning for “Retail Shopping Center)

PB Gross Floor Area Pratt Building 44,645sf

Existing Uses:
Natatorium 7,533
Gymnasium 8,157
Bowling Alley 1,353
Auditorium (322 seats) 3,216
Stage 1,623
Lobby 1,892
Exercise Room 2,354
Training Room 298
Health Room 622
Handball Court 937
Girl's Locker Room 891
Boy's Locker Room 896
Sauna 84
Total existing useable 29,856 SF

GFA 44645sf
Gross usable @ 1/300 sf = 100 parking spaces
(per zoning for “Commercial Indoor Recreation”)

Auditorium @ 1/4seats = 81 (per zoning for
“Public Assembly Areas”)

GARAGE (total spaces to be determined)
Note:
1. Gross floor area includes all usable, non-useable floor area

including attic and basement spaces and is not reflective of
gross usable area.

2. Final parking garage spaces and stories pending further study.



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Parking

Parking: Covered
Green Roof Deck (optional)

Podium Building

Townhouse Building

B

D

A

B

B

B

B

B

B

B

BB

A

A

A

A

A

C

C

A

Parking: Surface
A. Under Exposed Surface inc. on street:

B. Podium

C. Under green roof deck (optional)

D. Parking Garage

B

B B

BB



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Parking

A

Parking Data Non-Residential (as submitted)

Total Non-residential use, Oral School 124,441 GSF

Potential Uses / preliminary square footages
Commercial / Flex 40,000 SF. /
Market/retail 16,000 SF. /
Restaurant/Club: 11,000 SF. /
Amenity 6,000 SF. /
Daycare 3,000 SF. /
Event space 3,000 SF. /
Total +/-79,000SF (gross usable)

Preliminary (non-shared) parking need / ratio 263 sp = 1/300 (gross usable)
Surface 27
Parking Garage +/- 236

Pratt Building Recreation Center
(based on existing condition) 44,645 GSF

Existing Uses / square footages
Natatorium 7,533/
Gymnasium 8,157
Bowling Alley 1,353
Auditorium (322 seats) 3,216/ 1/3seats = 107 spaces
Stage 1,623
Lobby 1,892
Exercise Room 2,354
Training Room 298
Health Room 622
Handball Court 937
Girl's Locker Room 891
Boy's Locker Room 896
Sauna 84
Total existing 29,856 SF (gross usable)

Preliminary (non-shared ) parking need / ratio 100 sp =  1/300sf (gross usable)
Note:
Pratt Building parking based on existing uses.  Final Pratt building plans and
program required.
Final parking counts and ratio’s to be established during site plan approval
process.
All data is preliminary and will be further defined during site plan processes

Parking Garage Shared Parking Analysis

Proposed parking garage parking to be shared by:
Pratt Building uses
Oral School uses
Residential buildings HR1, L1, L2

Parking based on review of ITE, and Town of Groton Zoning) (Zoning code provides ranges)
680 spaces

Parking based on Town of Groton shared parking ratios 644 spaces

Internal capture rate analysis (reduction of 97 to 129 spaces)

Preliminary garage parking recommendation 515-547 spaces

Parking analysis does not include potential rental or zip car parking.

Parking Data Residential (as submitted)

Total Residential Units 931
1 BR 462
2 BR 408
3 BR 61

Total Residential Parking Provided 1330
Surface inc. on street 644
Podium / under bldg. 496
Parking Garage +/-190

Approx. Ratio 1.3-3.0 / unit for all housing units



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

FIRST FLOOR - WHIPPLE

BASEMENT - EXISTING SCHOOL

WHIPPLE BLDG

1967
10,449 SF

ORIGINAL BLDG

1916
7,827 SF

ADMIN BLDG

1938
19,684 SF

GROSS FLOOR AREA

B

2

3

1

37,960 GSF

31,050 GSF

42,571 GSF

12,860 GSF
TOTAL 124,441 GSF

PROPOSED USE LEGEND

FLEX-HIGHTECH/SHAREDOFFICE

RESTAURANT/ CLUB

AMENITY / ENTERTAINMENT

MARKETSPACE / RETAIL

EVENT SPACE

OUTDOOR COURTYARD

DAYCARE

MECH / STORAGE

Oral School Preliminary Use Diagrams

NOTE:
• For reference only.  Spaces and uses subject to

change.



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

SECOND FLOOR - WHIPPLE

GROUND FLOOR - EXISTING SCHOOL

EXG STAGE

WHIPPLE BLDG

1967
10,449 SF

ORIGINAL BLDG

1916
7,827 SF

ADMIN BLDG

1938
24,295 SF

CAFE

GROSS FLOOR AREA

B

2

3

1

37,960 GSF

31,050 GSF

42,571 GSF

12,860 GSF
TOTAL 124,441 GSF

PROPOSED USE LEGEND

FLEX-HIGHTECH/SHAREDOFFICE

RESTAURANT/ CLUB

AMENITY / ENTERTAINMENT

MARKETSPACE / RETAIL

EVENT SPACE

OUTDOOR COURTYARD

DAYCARE

MECH / STORAGE

Oral School Preliminary Use Diagrams

NOTE:
• For reference only.  Spaces and uses subject to

change.



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

ROOF - WHIPPLE

SECOND FLOOR - EXISTING SCHOOL

WHIPPLE BLDG

1967
3,637 SF

ORIGINAL BLDG

1916
7,827 SF

ADMIN BLDG

1938
19,586 SF

GROSS FLOOR AREA

B

2

3

1

37,960 GSF

31,050 GSF

42,571 GSF

12,860 GSF
TOTAL 124,441 GSF

PROPOSED USE LEGEND

FLEX-HIGHTECH/SHAREDOFFICE

RESTAURANT/ CLUB

AMENITY / ENTERTAINMENT

MARKETSPACE / RETAIL

EVENT SPACE

OUTDOOR COURTYARD

DAYCARE

MECH / STORAGE

Oral School Preliminary Use Diagrams

NOTE:
• For reference only.  Spaces and uses subject to

change.



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020

THIRD FLOOR - EXISTING SCHOOL

WHIPPLE BLDG

1967

ORIGINAL BLDG

1916
3,640 SF

ADMIN BLDG

1938
9,220 SF

GROSS FLOOR AREA

B

2

3

1

37,960 GSF

31,050 GSF

42,571 GSF

12,860 GSF
TOTAL 124,441 GSF

PROPOSED USE LEGEND

FLEX-HIGHTECH/SHAREDOFFICE

RESTAURANT/ CLUB

AMENITY / ENTERTAINMENT

MARKETSPACE / RETAIL

EVENT SPACE

OUTDOOR COURTYARD

DAYCARE

MECH / STORAGE

Oral School Preliminary Use Diagrams

NOTE:
• For reference only.  Spaces and uses subject to

change.



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Residential Development Program: Detail

MYSTIC RIVER BLUFFS - Project Information Chart  5/12/2020

Building # Use Type 1B
R

2B
R

3B
R Total

Units Parking 1B
R

2B
R

3B
R Total

Units 1B
R

2B
R Total

Units 1B
R

2B
R Total

Units 1B
R

2B
R Total

Units Area 1B
R

2B
R

3B
R Total

Units

P1.1 Residential Podium 0 0 0 0 27 4 5 0 9 4 5 9 4 5 9 4 5 9 40,000 16 20 0 36

P1.2 Residential Podium 0 0 0 0 24 4 5 0 9 4 5 9 4 5 9 4 5 9 40,000 16 20 0 36

P1.3 Residential Podium 0 0 0 0 24 4 5 0 9 4 5 9 4 5 9 4 5 9 40,000 16 20 0 36

- 0

P2 Residential Podium 0 0 0 0 45 7 8 0 15 7 8 15 7 8 15 7 8 15 67,200 28 32 0 60

P3 Residential Podium 0 0 0 0 76 22 13 0 35 22 13 35 22 13 35 22 13 35 126,000 88 52 0 140

P4 Residential Podium 0 0 0 0 21 3 4 0 7 3 4 7 3 4 7 3 4 7 32,000 12 16 0 28

P5 Residential Podium 0 0 0 0 96 16 16 0 32 16 16 32 16 16 32 16 16 32 144,000 64 64 0 128

P6 Residential Podium 0 0 0 0 27 7 8 0 15 7 8 15 7 8 15 7 8 15 67,200 28 32 0 60

P7 Residential Podium 0 0 0 0 27 4 5 0 9 4 5 9 4 5 9 4 5 9 40,000 16 20 0 36

P8 Residential Podium 0 0 0 0 45 7 8 0 15 7 8 15 7 8 15 7 8 15 67,200 28 32 0 60

- 0

B1.1 Residential Stepped Blk. 0 4 0 4 0 0 4 0 4 0 4 4 0 0 0 0 0 0 15,900 0 12 0 12

B1.2 Residential Stepped Blk. 2 2 0 4 0 2 2 0 4 2 2 4 0 0 0 0 0 0 12,600 6 6 0 12

B1.3 Residential Stepped Blk. 2 2 0 4 0 2 2 0 4 2 2 4 0 0 0 0 0 0 12,600 6 6 0 12

B1.4 Residential Stepped Blk. 2 2 0 4 0 2 2 0 4 2 2 4 0 0 0 0 0 0 12,600 6 6 0 12

B1.5 Residential Stepped Blk. 2 2 0 4 0 2 2 0 4 2 2 4 0 0 0 0 0 0 12,600 6 6 0 12

B1.6 Residential Stepped Blk. 2 2 0 4 0 2 2 0 4 2 2 4 0 0 0 0 0 0 12,600 6 6 0 12

- 0

L1 Residential Liner 6 0 0 6 0 6 0 0 6 6 0 6 0 0 0 0 0 0 16,416 18 0 0 18

L2 Residential Liner 9 0 0 9 0 9 0 0 9 9 0 9 0 0 0 0 0 0 28,800 27 0 0 27

L3 Residential Liner 9 0 0 9 0 9 0 0 9 9 0 9 0 0 0 0 0 0 24,300 27 0 0 27

HR1 4 flrs
parking + 4
floors
residential Residential High Rise 0 0 0 0 500 TYPICAL FLOOR 12 12 24 117,600 48 48 0 96

SUBTOTAL COVERED PARKING 912 SUBTOTAL 929,616 462 398 0 860

5th Flr Total1st Flr 2nd Flr 3rd Flr 4th Flr



MYSTIC RIVER BLUFFS  

Date:  September 16, 2020 Residential Development Program: Detail

MYSTIC RIVER BLUFFS - Project Information Chart  5/12/2020

Building # Use Type 1B
R

2B
R

3B
R Total

Units Parking 1B
R

2B
R

3B
R Total

Units 1B
R

2B
R Total

Units 1B
R

2B
R Total

Units 1B
R

2B
R Total

Units Area 1B
R

2B
R

3B
R Total

Units

B2 Residential Stepped Blk. 0 5 0 5 0 0 5 0 5 0 0 0 0 0 0 0 0 0 13,800 0 10 0 10

THA.1 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THA.2 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THA.3 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THB.1 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THB.2 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THB.3 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THB.4 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THC.1 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THC.2 Residential Townhouse 0 0 0 0 10 0 0 5 0 0 0 0 0 0 0 0 0 0 7,000 0 0 5 5

THC.3 Residential Townhouse 0 0 0 0 12 0 0 6 0 0 0 0 0 0 0 0 0 0 8,400 0 0 6 6

D1.1 Residential 2 Family 0 0 1 1 4 0 0 1 1 0 0 0 0 0 0 0 0 0 2,500 0 0 2 2

D1.2 Residential 2 Family 0 0 1 1 4 0 0 1 1 0 0 0 0 0 0 0 0 0 2,500 0 0 2 2

D1.3 Residential 2 Family 0 0 1 1 4 0 0 1 1 0 0 0 0 0 0 0 0 0 2,500 0 0 2 2

D1.4 Residential 2 Family 0 0 1 1 4 0 0 1 1 0 0 0 0 0 0 0 0 0 2,500 0 0 2 2

D1.5 Residential 2 Family 0 0 1 1 4 0 0 1 1 0 0 0 0 0 0 0 0 0 2,500 0 0 2 2

SUBTOTAL COVERED PARKING 122 SUBTOTAL 97,700 0 10 61 71

TOTAL COVERED PARKING 1,034 TOTAL RESIDENTIAL1,027,316 462 408 61 931

OS Commercial Oral School 124,441

PB Community Pratt Bldg. 44,625

TOTAL PROJECT 1,196,382 462 408 61 931

Total1st Flr 2nd Flr 3rd Flr 4th Flr 5th Flr
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