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1. EXECUTIVE SUMMARY

The Carpionato Group has entered into a public private partnership with the Groton Housing 

Authority, Greater Groton Realty Corporation and Maynard Road Corp for the purposes of 

redeveloping the property known as the Mystic Education Center. This partnership will enable 

the redevelopment of this site, to give back to the community many of the former assets while 

repurposing existing buildings and adding new luxury homes. This transformation plan to 

redevelop the Mystic Education Center realizes its highest and best use as well as adding 

significantly to the tax base for the Town of Groton. Additionally, energy savings realized from 

the energy production system can add additional annual energy savings to the Town of Groton. 

This proposal takes into consideration the analysis and reuse alternatives as outlined in the 

feasibility study contracted by the town and current market conditions. This response is inclusive 

of t he best options identified in the feasibility study. In addition to a variety of residential housing 

options, it includes; a mix of recreational uses both passive and organized, portions can be used 

by the town's recreation department and other programs. 

The Groton Housing Authority with its development team are eager to partner with the Town of 

Groton to create a Village Community. It will repurpose and revitalize a large vacant property, 

guided by sustainability and for the beneficial use by members of the community. 

This plan provides an initial design concept that will accomplish the following goals; 

Major goals of the proposed development: 

};> Reopen a major indoor health, sports and community facility, including a swimming 

pool, previously used by Groton residents. 

};> Provide space for multi-purpose sports fields. 

};> Provide net meter power source to the Village and surrounding area. 

� Create homeownership for median income families. 

� Create luxury town home ownership for high income buyers. 

� Provide energy efficient rental units. 

};> Add taxable properties to the Town's grand list. 

};> Further the mission of the Groton Housing Authority as outlined in State Statutes, 

specifically the project will provide a needed source of funds to sustain existing 

properties. 

};> Preserve extensive natural habitat. 
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Finally, recognizing that this proposal provides a great new amenity to the Town, we have 

identified the most significant components of the redevelopment as outlined below: 

1. The Recreation Sports Center and Greenhouse provides recreation, theatre arts, health

and wellbeing activities as well as educational opportunities.

2. Green Energy Model provides zero emissions renewable energy to the development and

Town via net metering, lowering utility costs by more than 10%.

3. The Village with five distinct residential developments mixing home ownership and rental

units.

4. Benefits the Town by increasing the tax base, revitalizing the natatorium, creating an

asset that would reduce the tax burden to Groton residents via energy savings. Privately

owned amenities to be enjoyed by Groton residents and programmed by the Town Parks

and Recreation and department of education. This reduces the burden on the Town to

maintain these facilities.

5. The preservation of open space beside Mystic River Road would allow access to forest,

walking trails, and waterfront along the Mystic River.

Summary 

The partnership has designed a remarkable transformation plan that creates an unprecedented 

benefit to the Town and State. This redevelopment effort provides more than $25 million dollars 

in assets, and amenities. It increases the Town's tax base, as well as, providing additional financial 

benefits to the Town. This $65 to $80 million dollar redevelopment effort also provides 

educational experiences and opportunities for the families of Groton via health, sports, 

recreation, and theatre arts all in a village setting. Additionally, the proposal preserves the 

historic nature of the existing buildings and maintains more than half of the real estate as public 

recreational space. The development team looks forward to meeting with the town to discuss 

further planning and other options not presented in this proposal. 
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2. NARRATIVE DESCRIPTION

Greater Groton Realty Corporation and its' partner, The Carpionato Group, propose to exceed 

the expectations of the Town of Groton ("Town) and the State of Connecticut ("State") by 

providing an innovative vision and concept to revitalize the property commonly known as the 

Mystic Oral School. The property contains 4 remaining buildings; many of which this proposal 

intends to preserve and repurpose for housing and recreational use, maximizing the use of the 

land for both public and private use. The plan takes into consideration the Town's request to 

create a timely, and planned development that maximizes the financial benefit to the Town and 

State while providing an extensive array of community benefits. The new development could 

potentially yield a tax revenue of approximately $710,000 annually, as well as energy savings. 

"Redevelopment Partnership" 

Recognizing that the repurposing of the Mystic Education Center is a redevelopment 

"partnership" and not a straight real estate transaction it is the intention of this proposal to 

create a public-private partnership with the Town and possibly the State. This partnership 

considers sharing public space as described in the feasibility study to further benefit the town. 

The development proposal includes a vast amount of public use space including multi-purpose 

sports fields, open space, and a recreation sport center. These spaces will be dedicated for use 

by the Town, local schools, local sports associations, and for other activities open to the public. 

The 37 lower level acres can be a partnership with the State and may also be necessary to 

maintain and preserve the area for passive recreation use. 

"The Village at Mystic Ridge" 

Our Team purposes to rename the site "The Village at Mystic Ridge" ("VMR"). The VMR creates 

a Village Community, incorporating village-style zoning techniques and a community planning 

process. This redevelopment effort takes into consideration the best uses and most benefits to 

the Town as outlined in the Redevelopment Feasibility Analysis study conducted by VHB, Inc., 

and the best uses as outlined in the Town's RFP. The new design has a rich development plan 

that restores existing building facades while repurposing antiquated and distressed interiors 

converting them into high quality residential units. The plan is designed as a "Net-Zero" 

community, utilizing a renewable energy model that creates more energy than it consumes and 

provides additional energy to the Town. 
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"Transformation Plan" 

We have created a remarkable transformation plan as detailed in Figure 2-1 outlined below. 

1 - Recreation Sports Center

2 - Energy Model

3 - Residential {Five Subdivisions)

4 - Benefits to the Town of Groton

5 - Open Space

Figure 2-1-Transformation Plan 

• Fully renovate and repurpose the natatorium

for a recreational sports center and warming

and cooling community center

• Provide healthy living life-style programs

• Use of pool and space for other Groton Parks

and Recreation programs

• Geothermal HVAC to reduce energy use by

over 60%

• Using LEED buildings standards and Energy-

Star products

• Solar PV

• Greenhouse

• Luxury Townhouses

• Luxury Rental Units

• Single-Family Homes

• Potential yield tax revenue of approximately

$710,000 annually

• Potential savings of over $3.5 Million in

energy savings over the next 15 years

• Preserve natural habitat

• Passive public recreational space

• Town and State preserved area

The redevelopment includes five separate subdivisions, each with a different purpose 

accentuating a Village Community. Together the subdivisions incorporate energy-smart homes, 

apartments, and townhouses creating a residential environment that emphasizes low-cost 

energy usage in a luxury lifestyle setting. The plan includes a significant amount of open space 

for passive and organized recreational use. Other amenities to complete the Village Community 

include full-service recreation and fitness center, daycare, multi-purpose sports fields, 

neighborhood market, coffee shop, eatery, health spa facility as well as community shared 

meeting rooms, and small library. 
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Cross Programming and Other Involvement with Groton Parks and Recreation 

In addition to an exchange of space to offset the value of the land, Groton Parks and Recreation, 

and management team can establish working relationships based on the items below, as well as 

future ideas that may evolve: 

• Management team provides the town and Groton Parks and Recreation use of pool and

space for other programs.

• The Town and Groton Parks and Recreation can use, rent, program and profit from the

recreation sport center as well as the multi-purpose play fields.

• Provide health and wellness programs, educational activities and other related services.

ENERGY MODEL 

Renewable Energy District (RED) and Micro-Grid 

Zero emissions energy model created by the development team will provide a net meter power 

source. It creates a geothermal energy grid that utilizes natural resources to provide heating and 

cooling for the development. Partnering with its contracted Private Energy Partners (PEP) service 

provider and financing partner as well as Advanced Energy Group (AEG) to provide an array of 

unique energy services, and 'green' amenities, including: 

• A 3.3 Megawatt green fuel source with the solar photovoltaic will provide all of the

developments daily electrical needs.

o It may also provide hot water to supply the pool needs, and much more.

• Geothermal HVAC, which will reduce energy use of HVAC and Hot Water for the entire

development by over 60%.

• Using LEED passive building standards, and Energy Star rated windows, doors, insulation

and appliances.

• Green house and rooftop garden; a people friendly amenity for tenants and residents with

a panoramic view of Mystic River, Watch Hill and Long Island. It can also be used for

student education experience in the local schools and may produce locally grown foods

for the benefit of the schools nutritional programs.

• 200kW of rooftop Solar PV risen above the 'green roof' providing shade as well as rain

protection for rooftop users, and also shading the building, which further reduces energy

use.

• The green fuel source/solar/geothermal program will allow the development to act as a

micro-grid, able to supply electrical power in emergency (blackout) situations, and the

recreation sport center could act as a warming and cooling center for the town in times

of need.

o A further plan is to partner and work with town to add it to the emergency micro­

grid.
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BENEFIT TO THE TOWN 

The construction of 84 residential homes and 108 rental units available as part of the Village at 

Mystic Ridge, the town could potentially yield a tax revenue of approximately $710K plus 

annually. 

Phase one construction consisting of repurposing of the existing school buildings converting them 

to residential apartments is estimated to be a $33 million historic tax credit redevelopment 

generating $264 million in kind contributions to the Town of Groton. Additionally the 

revitalization of the natatorium will create a $25 million amenity to the town. This project is 

expected to cost in excess of $8.5 million in improvements. 

There are also approximately 45 acres that will be set aside to create a variety of recreation trails, 

walking, hiking, scenic overlooks and organized multi-purpose recreational fields. 

Our Team will create a net meter power source; Mystic Community Power that will produce up 

to 3.8 Megawatts of electricity to be used by the Village and the Town. This could produce a 

savings of at least 10% utility reduction in rates for town buildings, streets and parking lot lights, 

municipal buildings and schools. Initial estimates based on the town of Groton utility budget 

indicates that it can realize a savings of 10% off current rates which maybe in excess of $223K 

annually. Over the next fifteen years this could save the town $3.5M in energy savings. 

In closing, we believe that our transformation plan benefits all stakeholders and brings vibrant 

life to an unpopulated area. We look forward to being selected to work with the Town of Groton 

and State of Connecticut on this very important endeavor - working together for the common 

goal of benefiting the Town and providing quality housing for the residents of Groton for many 

years. 

OPEN SPACE 

The proposal realizes the importance of maintaining the 37 acres of undisturbed land facing the 

Mystic River in its natural state. Recognizing the Mystic River is a vital natural resource that is 

cherished for kayaking and fishing, as well as, being appreciated by joggers, bicyclers, dog 

walkers and others along River Road, a designated scenic road in Groton. With that, our 

proposal will leave the 37 acres undisturbed and further we intend to partner with local 

conservation groups to maintain this passive public space in the future. 
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NON-PROFIT CO-SPONSOR/DEVELOPER/PROPERTY MANAGER: 

"GROTON HOUSING AUTHORITY/ GREATER GROTON REALTY CORPORATION" 

Reason for Inclusion: 

Principal: 

Contact Information: 

Representative 

Projects: 

•!• Established in 1957 by the Town of Groton

•!•  Direct knowledge of local styles and traditions 

•!• Locally-Based Agencies 

•!• Successful Securing Funding 

Robert Cappelletti, Executive Director 

770 Poquonnock Rd 

Groton, CT 06340 

Tel: (860) 445-1576 

•:• Pequot Village I & 11-104 Units 

•:• Grasso Gardens I & II - 70 Units 

•:• Branford Manor 

The Town of Groton Housing Authority recognizing the need to 

expand and further their development in the area of housing, 

both for the aging and mixed-use, established what is known as 

the Greater Groton Realty Corporation ("GGRC"). Since its 

establishment GGRC has worked with Groton Housing Authority 

to assist Branford Manor located in Groton to obtain the bond 

needed for them to proceed with their redevelopment. In 

addition, GGRC was successful in obtaining additional funds 

through HTCCP to further their mission. 
Pequot Village 

Groton, CT 

Today Groton Housing Authority and Greater Groton Realty Corporation work together to seek 

opportunities that will not only assist Groton Housing Authority to maintain their properties, but to 

establish relationships in the community through public and private development partnerships that will 

enhance the area. Reference Appendix A for qualifications and resumes. 

References for key completed projects: 

References for Key Projects 

Project #1:Pequot Village/Grasso Gdns Project #2: Pequot Village/Grasso Gdns 

Chelsea Groton Bank Westmount Development Group 

904 Pequannock Rd 36 Park Place 

Groton, CT 06340 Branford, CT 06405 

Anthony A. Joyce, Ill 203-483-4375

Executive Vice President Rick Ross

860-448-4107 rick@westmountmgmt.com

ajol'.ce@chelseagroton.com
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UNIT TYPE

TOTAL

 UNIT BREAK-UP PER FLOOR 

1- Bedroom Units

2-Bedrm Duplex Units
2- Bedroom Units

1-Bedrm Duplex Units

BASEMENT 1ST FLOOR 2ND FLR 3RD FLR

14
-

  6
-

16
 4

11
8

SUB TOTAL

FLOOR AREA (SQ. FT.)

39

20

19

20

14

  6

32

18

14

6

2

4

97

54

43

22,509 29,970 27,720 5,865 

T Y P I C A L    U N I T       P L A N S
NTS

100 RIVERVIEW CENTER, SUITE 204
MIDDLETOWN, CT  06457

P:  860-346-1333        F:  860-344-0323
www.landmarkarch.com

2-15-2018

THE VILLAGE AT MYSTIC RIDGE, GROTON, CT
SCHOOL HOUSE APARTMENTS

86,064 

TOTAL GROSS AREA : 134,802 sq. ft.

TYPICAL   1-BEDROOM   UNIT   LAYOUTS

TYPICAL   2-BEDROOM   UNIT   LAYOUTS

UPPER LEVEL LOWER LEVEL 

2- BEDROOM DUPLEX UNIT
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Grade : +163.50

Grade : +163.50

First FFL:+167.56
1230 sf

FIRST FLOOR PLAN
NTS

Stairs

848 sf

1358 sf1185 sf

705 sf

100 RIVERVIEW CENTER, SUITE 204
MIDDLETOWN, CT  06457

P:  860-346-1333        F:  860-344-0323
www.landmarkarch.com

2-15-2018

202 sf

Play Area

ramp

238 sf Stairs/ Elevator

Stairs
252 sf

Stairs
202 sf

1230 sf

168 sf
Elevator

106 sf
StairsStairs
106 sf

Stairs

Elevator
102 sf

220 sf

Stairs

220 sf

706 sf

Stairs
180 sf

Stairs
185 sf

Elevator
84 sf

First FFL:+167.56
First FFL:+167.56First FFL:+167.56

960 sf 935 sf

932 sf932 sf

744 sf

820 sf

1,593 sf
686 sf785 sf968 sf

676 sf 1058 sf

780 sf

Apartment Storage
 Space
448 sf

686 sf 686 sf 686 sf 686 sf 686 sf

1058 sf 676 sf

Apartment Storage
 Space
448 sf

440 sf
Stairs/ Elevator

Entertainment / Gathering

8 Upper Level units

16

2599 sq. ft.

5492 sq. ft.

896 sq. ft.

676 sq. ft. - 820 sq. ft.

8[603 sq. ft./ Floor] 1206 sq. ft.

932 sq. ft. - 1358 sq. ft.

AREA DESCRIPTION AREA RANGE IN SQ. FT. #

Vertical Circulation

Horizontal Circulation

Mech. / Storage Area

1- Bedroom Units

2-Bedrm Duplex Units

2- Bedroom Units

Entertainment/Gathering 1593 sq. ft. 

4 Upper Level units 4[450 sq. ft./Floor] 900 sq. ft. 1-Bedrm Duplex Units

Day Care Center 6072 sq. ft. 

450 sf/Floor
1-Bedroom Duplex

450 sf/Floor

1-Bedroom Duplex

1-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

2-Bedroom Duplex 2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

UNIT TYPE

TOTAL 39

FIRST FLOOR UNIT BREAK-UP 

1- Bedroom Units

2-Bedrm Duplex Units

2- Bedroom Units

1-Bedrm Duplex Units

SUB TOTAL

16

 4 20

11

11

8 19

4786sf

Day Care Center
6072 sf

450 sf/Floor
1-Bedroom Duplex

450 sf/Floor

672 sf 672 sf

Gross Area  46,622 sft
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SCHOOL HOUSE APARTMENTS
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Second FFL:+180.99 Second FFL:+180.23

Second FFL:+179.66

SECOND FLOOR PLAN
NTS

Stairs
106 sf

1133 sf1185 sf

705 sf

745 sf

744 sf

820 sf 984 sf 984 sf

Stairs
106 sf

976sf 790 sf 825 sf

1050 sf 1050 sf

890 sf904 sf
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506 sf

4652 sf

2-15-2018

308 sf Stairs/ Elevator

Stairs
252 sf

168 sf
Elevator Stairs

Elevator
102 sf

220 sf

Stairs

220 sf

Stairs
180 sf

Stairs
185 sf

Elevator
84 sf1237 sf

Stairs
202 sf

Stairs
202 sf

1237 sf

686 sf785 sf966 sf

676 sf 1059 sf

780 sf

686 sf 686 sf 686 sf 686 sf 686 sf

1059 sf 676 sf

18

2229 sq. ft.

5158 sq. ft.

676 sq. ft. - 820 sq. ft.

932 sq. ft. - 1058 sq. ft.

AREA DESCRIPTION AREA RANGE IN SQ. FT. #

Vertical Circulation

Horizontal Circulation

1- Bedroom Units

2- Bedroom Units

UNIT TYPE

TOTAL 32

SECOND FLOOR UNIT BREAK-UP 

1- Bedroom Units
2- Bedroom Units

SUB TOTAL

18

14

14

672 sf 672 sf

Gross Area        35,107 sft
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Third FFL:+189.86

Third FFL:+189.89

THIRD FLOOR PLAN
NTS

Stairs

Elevator

1127 sf1186 sf

706 sf

Stairs

Elevator

Stairs

Mechanical Space

860 sf

995 sf

745 sf
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MIDDLETOWN, CT  06457

P:  860-346-1333        F:  860-344-0323
www.landmarkarch.com

168 sf

180 sf

506 sf

185 sf

84 sf

102 sf

220 sf

2214 sf

2-15-2018
Gross Area    10,852 sft

995 sf

Stairs

220 sf

Stairs
252 sf

Elevator

2

1407 sq. ft.

2720 sq. ft.

676 sq. ft. - 820 sq. ft.

932 sq. ft. - 1058 sq. ft.

AREA DESCRIPTION AREA RANGE IN SQ. FT. #

Vertical Circulation

Horizontal Circulation

1- Bedroom Units

2- Bedroom Units

UNIT TYPE

TOTAL 6

THIRD FLOOR UNIT BREAK-UP 

1- Bedroom Units
2- Bedroom Units

SUB TOTAL

  2

4

  4
860 sq. ft.Mech. / Storage Area
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Basement FFL:+156.89

Grade : +163.50

Basement FFL:+156.75

Grade : +160.50

Grade : +160.50

Mechanical Space

820 sf

960 sf 936 sf

932 sf

450 sf/Floor

932 sf

2800 sf

744 sf168 sf

4412 sf

745 sf686 sf785 sf968 sf

676 sf 1058 sf

308 sf

Apartment Storage Space
2000 sf

Grade : +152.00Grade : +152.00

Grade : +152.00

Apartment Storage Space

780 sf

Grade : +164.00

6072 sf

Mechanical Space

106 sf

BASEMENT   PLAN
NTS

Grade : +158.00

Stairs/ Elevator
Elevator

Elevator

Stairs

8 Lower Level units

12

6

Apartment Storage
 Space
448 sf

NEW STRUCTURE
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1816 sq. ft.

4412 sq. ft.

7412 sq. ft.

676 sq. ft. - 820 sq. ft.

-[603 sq. ft./ Floor]

932 sq. ft. - 1058 sq. ft.

   2-15-2018

686 sf 686 sf 686 sf 686 sf 686 sf

1058 sf 676 sf

Stairs
252 sf

AREA DESCRIPTION AREA RANGE IN SQ. FT. #

Vertical Circulation

Horizontal Circulation

Mech. / Storage Area

1- Bedroom Units

2-Bedrm Duplex Units

2- Bedroom Units

Basement FFL:+156.75

Apartment Storage
 Space
448 sf

Stairs

102 sf

220 sf

Stairs

220 sf

Entertainment/Gathering

Community/Retail

440 sf
Stairs/ Elevator

1-Bedroom Duplex
450 sf/Floor

450 sf/Floor
1-Bedroom Duplex

450 sf/Floor
1-Bedroom Duplex

1-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

603 sf/Floor
2-Bedroom Duplex

4 Lower Level units -[450 sq. ft./Floor] 1-Bedrm Duplex Units

Community/ Retail 6072 sq. ft. 

-

UNIT TYPE

TOTAL 20

BASEMENT UNIT BREAK-UP 

1- Bedroom Units

2-Bedrm Duplex Units

2- Bedroom Units

1-Bedrm Duplex Units

SUB TOTAL

14

6

-

- 14

 6

672 sf 672 sf

Gross Area 42,221 sft
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R
EF

.

W
D

DW

W
D

W
D

W
D

W
D

R
EF

.

W
D

UP UP

176 SF

Rec. Rm
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Typical Second Floor Plan of
Overlook Condominiums-6 Unit Building
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Typical Third Floor Plan of
Overlook Condominiums-6 Unit Building
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