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I. INTRODUCTION

A. BACKGROUND

Thames Street is the heart of Groton. Hugging the Thames River, it winds past
historic homes and buildings which reflect the City's maritime roots. Once it
was the center of a bustling waterfront and a home for whaling captains and
shipbuilders, but Thames Street today has little connection with the magnificent
shoreline which lay just behind it. Out of the mainstream of regional growth,
the area has remained remarkably intact, but historic buildings are in disre-
pair, maritime activiiy has almost ceased, and the river is largely inacces-
sible.

Beginning in the 1970's the City and local residents made a number of efforts to
improve the quality and function of Thames Street. These included nomination of
historic areas to the National Register of Historic Places and creation of a new
zone for Thames Street which allows limited residential and commercial de-
velopment, replacing its former industrial designation.

In 1980 the Department of the Navy announced that the USS Nautilus, the first
nuclear submarine, would be permanently birthed at the Groton Submarine Base --
two miles north of Thames Street -- and opened for visitors. Potential problems
and opportunities which will be created by this attraction, plus the advent of
the Connecticut Coastal Area Management Process, led the City to adopt a series

of Coastal Policies for the Thames Street district including:

o revitalization of the economic base of the Street in a manner which preserves
its historic charm;

o expansion of waterfront access and use in commercial areas;

o restriction of visitor parking and traffic along Thames Street, with tourist
access to be provided by public transportation.

Subsequently, the City received a grant from the Connecticut Coastal Area Man-
agement Program to conduct this special study of the Thames Street area. The
purpose of the study is to assist the City in determining how the Coastal Poli-
cies might best be realized by preparing a program for future use and develop-
ment. Major elements of the study include:
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Figure 1: The Study Area
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IT. STATE COASTAL ZONE POLICIES

The "Coastal Management Act" for the State of Connecticut was adopted by the
General Assembly in 1978. The intent of the act is to insure the wise use, de-
velopment, and conservation of coastal resources. Virtually all of the Thames
Street study area is within the delineated 1000 foot coastal boundary (see Fig-
ure 5) and is subject to the policies, procedures, and mechanisms of the Act,

The Connecticut Coastal Area Management Program has established three sets of
policies to insure that the resources of the coastal zone are protected:

o Coastal resource policies to identify and protect sensitive resources from
adverse impacts;

o Coastal use policies and guidelines to encourage appropriate use of the
coastal areas;

o Government process policies to insure that the activities of federal, state
and local governments are coordinated insofar as they affect resources and
uses within the coastal area boundary.

Based on the attributes of Thames Street and the existing or potential uses
which may cccur in the area, a review of these policies was undertaken to iden-
tify those which may have bearing on the study.

A, COASTAL LAND AND WATER RESOURCE POLICIES

The following policies relating to coastal land and water resources appear
applicable to Thames Street:

o General Resources — The state policy is to preserve and enhance coastal
resources, in accordance with the Coastal Area Management Act. To insure
compliance, the state uses the Department of Environmental Protection (DEP)
regulatory programs to insure that projects needing state approval are
consistent with the defined policies toward the coastal zone. Further, the
state requires that all municipal planning and zoning agencies act in a way
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intended to serve as an early warning system to identify inappropriate or in-
consistent proposals. The coastal use policies which appear applicable to
Thames Street ineclude: .

o General Development -- The policy is to insure that the development, preser-
vation or use of the land and water resources of the coastal area proceeds
without significantly disrupting either the natural environment or sound
economic growth. State policy suggests that preference should be given to
uses that minimize "adverse impacts" on natural coastal resources while pro-
viding long term and stable economic benefits. The state places the burden
of determining whether or not adverse impacts of such activities are "accep-
table" upon municipal planning and zoning agencies. Such decisions are pre-
sumably made during the coastal site plan review process.

0 Water-dependent Uses -- The state has a policy to give priority and prefer-
ence to uses and facilities which are dependent upon proximity to the water
or the shorelands immediately adjacent. Water-dependent uses are defined as
those uses and facilities which require direct access to, or location in,
marine or tidal waters and therefore which cannot be located inland.

o Boating -- The state's policy is to encourage increased recreational boating
use of coastal waters by providing additional berthing space in existing
harbors, and limiting non-water-dependent land uses that preclude boating
support facilities. The state also suggests that boating facilities minimize
disruption or degradation of natural coastal resources and utilize existing
developed areas towards that end. Alsoc, state policy is to maintain existing
commercial fishing and recreational harbor space unless the demand for these
facilities no longer exists or adequate space has been provided elsewhere,
Thames Street is affected by this policy because of existing recreational and
commercial docks that are scattered along the waterfront. Also, opportuni-

ties exist to greatly expand marina use, as well as to improve facilities for
commercial and industrial vessels.

o0 Coastal Recreation and Access -- The state policy is to encourage public ac-
cess to the Thames River, by expansion and development of state—owned facili-
ties, through grants and aid, through coordination with muniecipal agencies,
and through its permitting process. State ownership of the I-95 right-of-way
and Fort Griswold State Park may offer unique opportunities for expansion of
public access on or in the vicinity of these properties.
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© Residential Development -- Recent years have seen the construetion of several
small condominium projects off Main Street in the vieinity of Griswold State
Park. Other parcels in this area are prime candidates for similar projects,

0 Sewage Treatment Plant — The plant was constructed in the late 1960's and
recently expanded to improve the quality of effluent, Large bulkheads have a
negative visual impact on the adjacent Griswold landing. The odors are a
cause for numerous complaints.

C. EXISTING CONDITIONS

Existing Use and Physical Condition

Figure 2 highlights the major uses within the study area and the Groton Bank
district. Figure 3 depicts existing physical conditions along Thames Street,
The street is bordered by a scattered mix of single family, multiple family, and
commercial uses., Except in a few cases most of the properties are in rather
good physical condition. Those in need of repair principally require only mod-
est exterior maintenance and painting. In several locations, river edge areas
behind commercial structures have been neglected and need attention. The Groton
Bank neighborhood occupies most of the hillside overlooking Thames Street and
the river. It includes handsome and well preserved mansions interspersed with
modest 19th century cottages. In general, houses are well kept and nicely
landscaped, although some are in need of painting and repair. The study area
includes major public properties in the Fort Griswold vicinity and along the
I-95 right-of-way. Principal observations relating to use and physical condi-
tion include:

o Fort Griswold State Park -— The Park is managed by the State Department of
Environmental Management and includes remains of the Fort and Lower Battery,
the Groton Monument and Monument House, and the Ebenezer Avery House, State
property includes an undeveloped right-of-way along Fort Street connecting to
the historic Griswold landing site on the Thames River. The Park is a beau-
tiful open space affording magnificent views of the Thames River and New

11
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o Water dependent uses -- Only a few water dependent uses currently exist on
Thames Street. Costa's Fish Market deals in wholesale and retail seafood,
serviced by six boats which are docked at the site. Groton Marine Dock pro-
vides 20 slips for recreational boats. The facility is in poor repair and
access is difficult. The Spicer Fuel 0il storage facility includes five
large tanks serviced by barge from the river. This facility is likely to
remain in operation for many years. Improvements are needed on the Thames
Street side of the facility which detracts from the image of the area. 1In
addition to these, the Hel-Cat fishing boat offers charter service, and a

number of boat slips are maintained behind various commercial and residential
structures.

o 1-95 Right-of-Way — The state currently owns several parcels in the viecinity
of the I-95 interchange and beneath the Gold Star bridge. These areas are
completely undeveloped and some are overgrown. The State is curently pursu-
ing plans to develop a public boat ramp beneath the bridge which will include
modest parking for cars and trailers.

Traffic and Parking

Traffic and parking considerations are illustrated in Figure 4. Thames Street
is a narrow two lane thoroughfare intersected by many streets along its eastern
edge. The street and all of the Groton Bank district is heavily affected by
traffic from Electric Boat, Phizer, and other idustries to the south, mainly
during rush hour periods. A comprehensive "Topics" study of traffie operations
was conducted by the City in cooperation with State Department of Transporation

in 1972. The study indicated that traffic to and from Electric Boat flows prin-
cipally along the three routes: the Defense Access Highway, Mitchell Street/
North Street, and Main Street. The Defense Access Highway is an expressway-
connector-type facility and carries an average daily volume of approximately
9,800 vehicles. Mitchell Street, although in reality a highly residential
street with many intersections, is a more direct route from Electric Boat to
I-95 and therefore carries 10,400 vehicles per day - even more than Defense
Access Highway. By comparison, Thames Street in 1972 carried 5,500 vehicles.
Recent traffic counts by the Police Department indicate a current average daily
volume on Thames Street of approximately 5,050 vehicles. While overall traffic
on Thames Street during the past decade has decreased, peak volumes —- 1,500
vehicles per hour during rush hours -- appear to have increased (estimated at

13
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Principal parking areas along Thames Street are illustrated in Figure 4. Major
parking is currently available at the northern and southern boundaries of the
study area, primarily for commercial and industrial users. Electric Boat pro-
vides over 3,000 parking spaces at its main facilities and additional Spaces at
outlying locations, connected by shuttle bus. A large number of additional
spaces for Electric Boat employees are provided on scattered private lots, rang-
ing in size from two to three vehicles to lots up to 200, Elsewhere on Thames
Street, parking is provided for patrons and employees of specific concerns, in-
cluding large lots serving the Tracore offices, Spicer Fuel, the Lorelei,
On-the-Thames Motel, and the Bootlegger Restaurant/Croaker Memorial. Develop-
ment of additional parking is highly constrained by the narrowness of the road
and the tightness of adjacent parcels. Approximately 250 on-street parking
spaces on Thames Street are available, most carrying one hour limits. No pub-
lically owned parking is provided, although cars are found on vacant lots on
Pleasant and Latham Streets. At Fort Griswold, no off-street parking is provid-
ed and visitors use on-street spaces carrying a three hour limit.

Existing Zoning

In general, zoning regulations for the City of Groton reflect historical pat-
terns of land use which were well established long before the original ordinance
was adopted. Zones within the study area are depicted in Figure 5. The regula-
tions were substantially revised in the 1970's, inecluding the establishment of 3
mixed residential and commercial zone for much of Thames Street, eliminating its
former industrial designation. The study area lies principally within four dif-
ferent zones, regulating intensity and type of development. Major constraints
established by the ordinance in these zones include:

0 GC = General Commercial —— Allowable uses include: retail busineases, such
as variety stores, eating and drinking establishments, and grocery stores;
business services, such as banks, business and professional offices; per
sonal services, such as barber shops and dry cleaners; repair services.
Additional uses are permitted subject to special permit and site plan approv-
al by the Planning and Zoning Commission, including: hotels and motels;
drive-in establishments; recreation and entertainment facilities; gasoline
stations and car dealers; docks and other marine facilities; mixed use
buildings containing not more than two dwelling units and business uses on
the first and basement levels. This zone includes no minimum lot or front
yard requirements, but requires rear and side yard setbacks where the lot
abuts a residential zone. Height is limited to a maximum of 35 feet and lot
coverage to a maximum of T0%.
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providing a better museum, and greater strengthening the linkage between the
Fort site and Griswold landing on the Thames River. There is an excellent
opportunity to make Thames Street the principle entrance for visitors, there-

by encouraging greater patronage of Thames Street business. At the Croaker,
the disheveled appearance of parking areas and water edges detract from what
could be a first rate attraction. The opportunity to improve connections to
Fort Griswold should be explored as well as ways to tie these sites thema-
tically to the USS Nautilus facility.

The northern gateway area, with its underdeveloped private and public proper-
ties and direct access to I-95 has the greatest potential for redevelopment
in the study area. 1In general existing new buildings are not sympathetic to
the character of the district, however, further development may offer the
opportunity to soften their impact. The pending construction of the state
boat ramp in this area could provide a catalyst for expanded visitor, recre-
ational and marine uses. The geometry of the cove area, to the south of the
Spicer fuel tanks, plus available land in the vicinity offer one of the only

opportunities to expand marine industrial and commercial uses on the water-
front.
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TABLE 2: POPULATION TRENDS AND PROJECTIONS SOUTHEASTERN CONNECTICUT

Municipalitcy

Bozrah
Colchester
East Lyme
Franklin
Griswold

Groton
ﬁmm%mnnm\
Lisbon
Montville
New Lonadon

North Stonington
Norwich
wﬂmmno:m\

Salem

Sprague
Stonington
Voluntown
Waterford

Totals

Actual Projected
Percent Percent
Change Change
1970 1980 1970-1980 1990 2000 1980-2000
2,036 2,135 4.92 2,190 2,100 ~1.5%
6,603 7,761 17.5 8,940 9,510 22.5
11,399 13,870 21.7 14,860 15,300 10.3
1,356 1,592 17.4 1,690 1,680 5.5
7,763 8,967 15.5 9,470 9,970 11.2
38,244 41,062 7.4 41,830 42,780 4.2
14,837 13,735 =7.4 15,630 17,060 24.2
2,808 3,279 16.7 3,580 3,830 16.8
15,662 16,455 5.1 17,960 19,170 16.5
31,630 28,842 -8.8 29,140 28,580 -0.8
3,748 4,219 12.6 4,120 4,020 ~4.6
41,739 38,074 -8.8 39,440 40,950 7.6
3,593 4,644 29.3 5,000 5,280 13.7
1,453 2,335 60.7 2,740 3,240 38.8
2,912 2,996 2.9 2,930 2,860 =4.4
15,940 16,220 1.8 17,350 18,360 13.2
1,452 1,637 12.7 1,780 1,940 18.5
17,227 17,843 3.6 18,550 18,200 2.0
220,402 225,666 2.4% 237,200 244,830 8.5%

1/ 1970 without

Navy equals 11,649.
or 17.9 percent.

2/ TIncludes 630 persons in Norwich Hospital.
equals 421 persons or 11.7 percent for the decade.

This population results in a growth of 2,086 persons

Source: U.S. Census and Connecticut Office of Policy and Management.

When this population 1s removed growth
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TABLE 4: LIST OF RETAIL ESTABLISHMENTS ON THAMES STREET

Store Name Store Type Square Feet
Morgan & White Appliances 9,000
Ken's Tackle Fishing Gear 1,200
Gazebo Flower Shop Flowers 600
Thrift Shop Thrift Shop 600
J & G Market Grocery 800
Costa Fish Market Fisgh 800
Lorelel Restaurant 7,000
Bootlegger Restaurant 4,500
Sportsmen Cafe Restaurant 1,200
Butterfly Cafel/ Restaurant 1,200
Total 26,900

1/ Now out of business but to be reopened in August under new ownership.

Source: Economics Research Associates.
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Two of the major retail anchors on the street - Ken's Tackle Shop and
Morgan and White Appliance Store - appeal to very different markets, but
both draw from large trade areas reaching as far away as Hartford.
Morgan and White has an old, established reputation in its present
location and is known for its low prices. The restaurants, Costa's Fish
Market and Ken's Tackle Shop, are all waterfront or marine-related - the
restaurants take advantage of their waterfront views. Ken's Tackle Shop
depends on fishermen in the area and Costa's retail and wholesale
business is an active marine operation.The other miscellaneous retail

stores are very small (500 to 600) square feet and have much smaller
draws.

Competition

The major concentrations of retail space in the region are along Route 1
and Kings Highway in Groton and on Route 95 in New London (Table 5).
Four shopping centers in Groton account for the largest concentration of
retail sales in the New London-Norwich SMSA.l/ The major specilalty
shopping areas are in downtown New London, the village of Mystic and 01d
Mistick Village. A major new shopping mall is planned for Waterford
which could alter area shopping patterns. Called Crystal Mall, this new
center will have approximately 800,000 square feet of space and will
offer retail opportunities presently unavailable in the region such as
Jordan Marsh, Sears, and J.C. Penny's.

Competition for convenience goods stores on Thames Street 1s extensive at
the aforementioned Groton malls and to a lesser degree on Bridge Street.

These malls are very close to Thames Street and offer more convenient
parking.

Retail Sales

Retail sales (Table 6) in the City of Groton account for 2 percent of
SMSA sales. Retail sales in the Town of Groton and the City of New
London account for 12 percent and 18 percent of SMSA sales respectively.
ERA estimates Thames Street retail sales at approximately $3.2 million or
0.3 percent of SMSA sales.

1/ Standard Metropolitan Statistical Area. For definition see footnote
1/ on Table 6.
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TABLE 6: RETAIL SALES IN GROTON AREA, 1977 (Thousands of Dollars)

New London -
Retaill Category City of Groton Town of Groton New London Norwich m:m»W\

Comparison

General Merchandise o $15,447 $35,129 $109,972
Apparel $1,054 8,406 6,957 33,645
Furniture, Home Furnishings,

Appliances 2,166 1,754 8,372 37,514
Miscellaneous/Specilalty 7,278 8,914 17,336 105,414

Total Comparison 10,498 34,521 67,794 286,545

Convenience
Food 1,559 25,631 15,952 197,715
Drugstores (D) 1,298 3,706 26,029
Hardware 0 4,124 5,496 38,805

Total Convenlence (D) 31,053 25,154 262,549

Eating and Drinking 3,194 10,547 11,409 73,182

Automobile & Gas Station (D) 26,348 50,219 245,106

Total Retail $18,507 $102,469 $154,576 $867,382

M\ SMSA: Standard Metropolitan Statistical Area includes New London, Groton, Stonington,
Ledyard, Waterford, Montville, Bozrah, Norwich, Preston, Griswold, Lisbon, Sprague, East

Lyme, Old Lyme, and Old Saybrook, Connecticut, and Westerly and Hopkinton, Rhode Island.

Source: Census of Retall Trade.
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TABLE 8: RETAIL TRADE AREA EXPENDITURE POTENTIAL, 1982 (000)

Comparison Goods

General Merchandise
Apparel
Furniture, Home Furnishings,
Appliances
Miscellaneous Retail
Total

Convenlence Goods

Food

Drugs & Proprietary
Hardware
Total

Eating and Drinking

NA: Not applicablae.

New London~Norwich

Census Tract

SMSA 7024 Groton
$118,600 NA
36,300 NA
52,200 NA
113,600 NA
321,000
NA 3,200
NA 400
NA 600
4,200
93,200 NA

Source: Economics Research Associates estimates.
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Estimates of Supportable New Retail
Space on Thames Streetl/
(square feet)

Miscellaneous Retail 4,000 - 6,000
Convenience Retail 600 - 1,000
Eating and Drinking 9,000 - 13,000

Total 13,600 - 20,000

RESIDENTIAL MARKET TRENDS

The immediate area around Thames Street is characterized by a high
proportion of renters and a low vacancy rate. Many of the houses in the
area are multi-family, and some are rooming houses. ERA estimates that
well over 50 percent of the population of tract 7024 are renters.

The Thames Street area, like much of the entire Groton area, is
influenced by the high turnover of people at Electric Boat and at the
submarine base. This creates a strong demand for apartments and rooming
houses. The rooming house is prevalent in the Thames Street area
because of its proximity to Electric Boat, which has some temporary
employees and others who work in Groton during the week and return home
to their families on weekends. These rooming houses command quite high
rents, averaging $50 to $70 per week per room.

Local real estate brokers estimate the rental vacancy rate in the
immediate area at less than one percent. The rental vacancy rate for
the Town of Groton in 1980 was 3.5 percent, compared to 6 percent in the
Southeastern Connecticut Planning mmmwos.m\ ERA estimates that an
additional 75 to 100 rental units on Thames Street could be readily
absorbed.

Condominiums in the Groton area have not sold as well as in other parts
of the state and sales are currently suffering from the impact of high
mortgage interest rates. Information on the characteristics of area
condominium developments is shown in Table 9. The City of Groton has
several condominium projects. Thames View on Thames Street has 12
units which were built in 1967. The resale value of these 2 bedroom

1/ Assumes average sales per square foot levels of $125.

2/ Population and Housing 1980, Southeastern Connecticut Regional
Planning Agency.
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units is between $50,000 and $55,000. Sandbreeze is a 104 unit
condominium complex on Shennecosset Road built in 1975. The units were
initially built as condominiums, but because of weak market demand, were
rented out as apartments. Several years ago these units were
successfully converted into condominiums, using very favorable
finaneing. These two bedroom townhouse units are now selling in the
$50,000's. Amenities include a swimming pool and tennls court.

Several projects in Mystic and Stonington are currently being marketed
and are experiencing a low sales pace. At Harbrae in Mystic, only two
units have been sold in the past year. These $74,000 units are offered
with 12 percent financing for 3 years and a variable rate thereafter.
Stonington Landing in the village of Stonington is also experiencing
slow sales. At Mystic Square on Route 27 in Mystic, 21 luxury units
came on the market in the fall of 1981. The sales price of these units
1s approximately $150,000. Six units in this complex (which are on the
Mystic River) sold quickly, but sales of remaining units have been slow.

According to local realtors, much of the problem in selling condominiums
today is due to high mortgage interest rates. In addition, condominiums
in this area have simply not caught on as well as in other parts of the
state. However, most local real estate agents agree that condominiums
which are on the water and have access to marina slips are in greater
demand. Most realtors also feel that Thames Street is an excellent
location for condominiums.

Based on these assessments, ERA 1s of the opinion that condomium units
with access to dock facilities, and, at a minimum, a view of the Thames
River could be successfully marketed. Their success, however, will
depend on their location on Thames Street, the character of surrounding
uses and the quality of the development and amenities. ERA's market
opinion, based on a preliminary assessment of market conditions and not
on a full market analysis, is that Thames Street could absorb between 50
to 75 waterfront condominiums. (This does not necessarily reflect the
physical capacity of the street.) Condominiums should be developed
which are of a scale and character suitable for Thames Street.

MARINA DEMAND

There are some 24 commercial warinas in the Town of Grotom, including 4
in the City on the Thames River, 1 on Avery Point , 15 in Noank, and 5
in West Mystic. These marinas have a total of 1,064 slips and moorings
{55 on the Thames River, 216 in Avery Point, 612 in Noank, and 181 in

West Mystic). There are another 10 marinas with 600 slips on the Thames
River in New London.
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TABLE 10:

CHARACTERISTICS OF SELECTED MARINAS IN THE GROTON AREA

Capacity

Name/Address Total

Transient

Seasonal

Vacancies

Waiting
List

Marster's Dock 90
262 Perquot Avenue
New London, CT.

Burr's Yacht Haven Inc. 200
244 Pequot Avenue
New London, CT

Crocker's Boat Yard Inc. 200
56 Howard Street
New London, CT

Spicer's Marinas 150
916 shennecossett Rd.
Avery Point, Groton, CT

Groton Marine Dock 20
{DeNoya's)
107 Thames Street
Groton, CT

On-The Thames Motel/Boatel 16
193 Thames Street
Groton, CT.

M. Costa & mosum 1]
440 Thames Street
Groton, CT.

Santacroce Marina 13
53 Thames Street
Groton, CT.

N.A. Information not available.

Source: Economics Research Associates.

0

20

195

195

150

20

15

10

0

Yes

Yes

Yes

Ko

Yes

Facilities

Engine sales; boat repairs;
showers; ice; snack bar,
marine supplies, head

Boat & engine sales, repairs,
marine supplies, showers,
restaurant, liquor, laundro-
mat, head

Boat & engine sales, repairs;
head, marine supplies, ice
showers,

Boat & engine sales, repairs;
head, showers, ice, marine
supplies

Head

Head, showers, ice, motel,
laundromat

Engine repairs, head, ice

Comments

About 10 percent more
marina space would be
helpful.

There may be a need for
more marina space in
the area.

There is a definite
need for more marina
space.

Always a need for more
slips. Slip space at
this marina is not
advertised, yet there
is still a waiting list.

There is a definite
shortage of marina slips.

1 slip fer their own use.
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Visitation levels at some of the area's major attractions are as follows:

Visitation Levels at Major Attractions

1981
Attraction
Mystic Seaport 440,000
Mystic Aquarium 630,000
Fort Griswold 29,000
Submarine Force Library 50,000-60, 000
USS Croaker 80,000

The Mystic Seaport Museum is one of New England's major tourist
attractions. Because of ite proximity to Thames Street (15 minutes by
car), understanding visitation trends and characteristics at Mystic may
reflect characteristics of visitors to Thames Street. During the one
year period of April 1976 through April 1977, a visitor survey was
conducted at Mystic Seaport by museum staff.l/ The purpose of the
survey was to establish a visitor profile, to determine visitor-origins,
motivations and satisfaction, and to project future attendance patterns.

The monthly distribution of visitors for the survey year shows peak
attendance occurred during August. Visitation at Mystic during the
summer months (combined) comprised nearly 60 percent of the year's
attendance whereas visits in January and December represented only one
percent of the yearly total, as illustrated in the following text table.

Seasonal Distribution of Visitors
to Mystic Seaport

1976-1977
Spring 18.2%
Summer 59.9
Fall 18.3
Winter 3.7

1060.0%

m\ Mystic Seaport Museum Visitor Survey, Mystic Seaport Museum, Inc.
June 1978.
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A recent study done for the U.S. Navy indicates that it is likely that
the USS Nautilus Memorial and Submarine Force Library and Museum in
Groton will have somehwat similar visitor characteristics. However, it
is expected to have a higher level of group visitation and a higher
percentage of visitors from the immediate region than are experifenced at
Mystic Seaport. Visitation at the USS Nautilus Memorial and Submarine
Force Library 1s projected at between 275,000 and 375,000, with 42
percent of total attendance occuring in July and August.

The USS Croaker currently attracts approximately 80,000 people to Thames
Street. The USS Nautilus Memorial, while only 2 miles away, will be a
free attraction, and could adversely impact the visitatiom level of the
USS Croaker, a paid attraction. However, packaging of both attractions
and good linkages could mitigate this impact. There is a possibility of
eventually locating the USS Croaker at the USS Nautilus Memorial, which
would eliminate the major tourist attraction from Thames Street and
reduce the level of tourism on Thames Street.

Officials at Fort Griswold estimate attendance there at 29,000. Fort
Griswold, the only revolutionary war battlefield in the state of
Connecticut, represents an important asset which could be improved to
increase visitation levels. Other tourist attractions on Thames Street
include the River Queen boat trips, the Hel-Cat fishing party boat, and
the boat Envirolab.

Thames Street itself is not and will not be a major regional attraction,
but some of the activities and attractions which occur on it could draw
more people to Thames Street. To realize its potential and to take
advantage of visitation levels at the USS Nautilus, ERA recommends:

o  Packaging of multiple attractions in the region through tours,
boat trips, water taxi service, etc.

0 Linkage of Thames Street attractions to other area attractions
through regional marketing and promotion.

0 Better signage on the highway.

0 Improvement of interpretation of Fort Griswold.
If the above recommendations are implemented, and the USS Croaker remains
at its present location, Thames Street attractions should be able to

attract more than the approximately 80,000+ visitors who now tour the USS
Croaker and Fort Griswold. Assuming the above reommendations are
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i1nvestment of marinas requires further analysis. From a market
standpoint above, an additional 100 to 150 slips could be absorbed on
Thames Street.

While downtown New London is emerging as the major office center in the
region, there is a potential for further office development on Thames
Street as a result of growth in high technology firms related to
defense. However, more detailed study is needed to estimate the amount
of supportable new office space on Thames Street. To be successfully
marketed, office developments on Thames Street should provide adequate
parking and major developments should have prior commitments from some
tenants.
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V. ALTERNATIVE SCENARIOS

A, GENERAL APPROACH

In preparing the Inventory, it became clear that conflicting objectives among
constituent groups -- residents, businesspeople, and marine users -- would pre-
clude the preparation of detailed design guidelines prior to decisions on a
broad scale direction for Thames Street. Furthermore, major findings of the
Inventory work indicate that access constraints, disorganized land uses, and a
poor image represent interrelated problems that must be overcome to achieve re-
vitalization. This section explores choices available to meet these problems,
and to resolve conflicting objectives, by describing three scenarios for the
future of the area. The scenarios illustrate different strategies for tapping
the potentials of the waterfront to aid revitalization:

o Scenario 1: Improving the Image —- focuses on upgrading water edges, enhanc
ing the setting and appearance of existing buildings, and developing addi-
tional housing at gateways to the street;

o Scenario 2: Linking Resources —- emphasizes capturing the tourism potential

of the US3 Nautilus by developing a ferry service to Thames Street sites and
making them part of the attraction:

0 Scenario 3: Consolidating Activities —- illustrates how predominant uses in
the district might be organized and concentrated to create more powerful mag—

nets for private investment, tourism, and marine uses.

The scenarios represent increasing levels of visitation, commercial development,
and complexity of implementation. They are not mutually exclusive. The sce-
narios are intended to provide a basis for discussion, and desireable elements
from more than one may be combined in the final plan.

The scenarios are based on a series of assumptions, derived from the inventory
work, market analysis, and goals expressed by local residents and business-
people, These include:
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North Waterfront

Historiec Core South Waterfront

Implementation

marina service
plus commercial

(7,500 sq £t)

office expan-

inn, commer-
cial expansion
(7,500 sq ft)

State to up-
grade Fort,

acquire and
develop muse-

um, provide

sion, Tracore ferry dock
plus additional
(35,000 sq ft)
3.
CONSOLIDA- State boat ramp facade, expansion of private/public
TING THE streetscape state park to facade loans
central parking improvements waterfront

ferry terminus
and visitor

center

harbor: 20
fishing boats,
150 8lip marina

industrial dock-

ing

harbor service,

storage and

commercial
(40,000 sq £t)

office expan-
sion Tracore
lus additional
mmo.ooo sq ft)

ferry docking
plus public
access

ferry docking
plus publie
access

expand State
Park; new
entrance, mu-
seum, parking

expansion of
Croaker attrac-
tion

restaurant
inn, retail, (10,000 sq ft)
restaurant ex-
pansion {15,000

sq ft)

City contribu-
tions to ferry
infrastructure

City/State de-~
velopment of
parking, visi-
tor center

State land
acguisition for
Fort expansion;
upgrade facili-
ties

public incen-
tives for har-
bor develop-

ment

* A1l figures are for comparative purposes only.
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Groton Bank is a magnificent historical resource, representing an almost in-

tact 19th century seacost village. This character is an asset, both because

it provides a high quality environment for existing residents, and because it
has the potential to aid in attracting visitors which will support business,

The integrity of the core historic area, especially, should be preserved.

Available property in the area is highly constrained. Construction and im-
provements to existing buildings are desireable, but major new development
ineluding parking should be limited to the northern and scuthern areas of
Thames Street, where land is available and access is better. Development of
these gateway areas will have a strong influence on the future character of
the historic core, and will shape the design theme and standards to be
developed in the final plan.

The physical characteristies of the Thames River and its shoreline in Groton
make construction of marine facilities an expensive proposition. Development
of major marine activities will be feasible only in conjunction with suppor-~
tive development on the land. Otherwise public subsides or funding will be
required,

Groton lay at the heart of an evolving network of visitor attractions in this
area of Connecticut, including Mystic Seaport and the USS Nautilus. While
these facilities will continue to raise the general level of tourism in the
region, they do represent strong competition for Groton. Renovation, sign-
age, and landscaping alone will not be sufficient to increase visitation.

New attractions must be developed, and existing resources must be substan-
tially upgraded if tourism is to provide a meaningful contribution to com-
mercial revitalization,

If possible, development along the riverbank to the west of Thames Street
should emphasize water dependent or enhanced uses, The City should encour-
age, as part of every development, expanded public access to the water's
edge. Since little land is owned by the City, such access is only likely
through the voluntary cooperation of individual property owners. If feas-
ible, City and state participation in developing waterfront access would be a
powerful incentive to encourage private response.
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small mini-park. The park would include a magnificent overlook from atop the
abutment, outdoor interpretive exhibits, and provide a more spacious backdrop
for the National Submarine (USS Flasher) Memorial at the gateway to Thames
Street. Additional water edge access might be developed to the rear of the
Tracore parking lot. Waterfront properties to the south of the Spicer Tanks
are now underdeveloped -~ occupied by a gas station (about to be discontin-
ued) truck storage, the Sweet 0il Company offices, and two old but very de-
teriorated houses. Given the high demand for waterfront housing, redevelop-
ment of these properties for 15 - 20 luxury condominiums is worth considera-
tion and may be an attractive investment for existing property owners. Such
housing would offer spectacular views of the river, access to waterfront
docks, and greatly improve the image of the area. Additional residential
development might be pursued on the now vacant Spicer Fuel property located
across Thames Street. Proposals for residential use on either side would
require a zoning variance.

Higstoric Core — Exterior improvements to existing buildings would be encour-
aged through a joint publiec and private low interest loan program. Loans
would be available for commercial and residential properties along Thames
Street. Opportunities to expand public access and water edge improvements
exist at the Lorelei Restaurant and the On-the-Thames Motel. At the Lorelei
site, modest additional fill would allow construction of a mini-park, provid-
ing a setting for the Avery House -~ one of Groton's most beautiful seacoast
mansions. The park would include interpretive exhibits and places for sit—
ting and eating. The Fort Griswold complex would be renovated and improved
to attract additional visitors. Under this scenario, parking would be provi-
ded at the eastern edge of the Fort property. The Griswold landing site on
the Thames River would be reconstructed to include a planted buffer to the
adjacent sewage treatment plant, interpretive exhibits, and several parking
Spaces. Fort Street would be similarly upgraded to improve pedestrian con-
nections with the Fort. The existing Monument House should be expanded to
provide space for better interpretation of the Fort and its history.
Throughout the historie core, further development of small condominium or
apartment projects can be expected on parcels to the east of Thames Street.

Southern Gateway —— This scenario assumes that the existing USS Croaker
Memorial, and related visgitor facilities, will be discontinued at their cur-
rent location and moved to become part of the USS Nautilus installation at
the Submarine Base. Removal of the visitor attraction, will allow redevelop-
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ment of this site and properties across Thames Street for a marina and hous-
ing. Some expansion of the existing restaurant can be expected. A consider-.
able length of public water access -- including walkways, planting, interpre-
tive exhibits, and views to Electric Boat —- could be incorporated with
future private development.

Implementation of this scenario implies City participation in the low interest
loan program and in securing and improving public access, The groundwork for
such an effort has already been begun by the Groton Bank Historical Association,
which is seeking to establish a privately funded revolving loan pool for resi-
dential improvements. Participation of the City and local banks may allow ex-
pansion of the program to include commercial improvements. The City may seek to
obtain properties and easements for public access -- typically a 12' strip at
the water's edge -- by donation from private property owners, in return for pub-
lic financing of improvements and maintenance. State involvement would inelude
development of the boat ramp, improvements to Ft. Griswold State Park, and per-
haps, some participation in placing interpretive exhibits,

C. SCENARIO 2: LINKED RESOURCES

This Scenario would focus efforts on increasing tourist visitation to Groton (up
to 120,000 yearly), by linking existing resources to the proposed USS Nautilus
installation. Signage on I-95 would draw visitors to central parking facilities
in the vicinity of the Gold Star Bridge. "Water taxi" (ferry) service and/or a
shuttle bus, would link this area with the Nautilus and a series of stops along
Thames Street. Service to New London might also be provided., The aim would be
to offer frequent service in peak periods, provide "on board" interpretation,
and to make the boat trip an attraction in itself. Visitor services in the
vicinity of the Bridge would be developed to include an orientation and inter-
pretive center and facilities for ticketing and "taxi" operation. Elsewhere on
Thames Street, improvements would be focused on areas in the vicinity of taxi
stops. Further traffic control on Thames Street in addition to the one-way seg-
ment proposed in Scenario 1 could be instituted to encourage use of alternative
transportation. This might include reconstruction of the Bridge Street inter-
section to provide direct flow between Bridge Street and Lakeview Avenue, with a

T intersection at Thames Street. Key features of this concept are described be-
low:
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City owned land surrounding the National Submarine Memorial could be pivotal in
helping to implement the visitor center and ferry terminus, City property in-
cludes the Memorial, surrounding access roads, and considerable frontage on
Thames Street. The City may seek to exchange all or a portion of this site with
the owner of the adjacent Tracore complex for a waterfront tract which ineorpo-
rates the old Thames River Bridge abutment. This would provide a site for dock-
ing facilities, with a small mini-park and river overlook that joins directly
with the proposed visitor center, It would also facilitate expansion of the
Tracore complex towards Thames Street and construction of a new facade more com—
patible with the scale and character of the area. Presumably, the Memorial
would be relocated to the visitor center site. Marina development would be a
private venture, although public incentives could be made available to encourage
this project,

A second option for the ferry terminus, with less City involvement, would be to
seek construction of docking and service facilities as part of the state boat
ramp project. This would be less desireable, since this location is not visible
to incoming cars on Bridge Street and offers no opportunity to integrate a visi-
tor center,

D. SCENARIO 3: CONSOLIDATING USES

This Scenario illustrates maximum leverage of river views, deep water access,
and the tourist trade to encourage redevelopment. Efforts would focus on con-—
centrating uses into a new working harbor in the northern gateway area; organi-
zing a major tourist attraction that integrates Fort Griswold with the USS
Croaker Memorial at the southern gateway; and developing a water orientation
for retail shops and restaurants in the historic core. This Scenario assumes
successful operation of the water taxi concept described in Scenarioc 2 and a
level of visitation substantially above what currently exists (150 - 200,000).
Traffic restrictions and further preservation measures may be required to main-
tain the integrity of the historic core. Key features of the approach are de-
scribed below:

o Northern Gateway —- Proposals for central parking, state boat ramp, ferry
terminus and visitor center are similar to Scenario 2. The cove south of the
Spicer tanks would be redeveloped to create a small harbor servicing commer-
cial, industrial and recreational users. While several design schemes for
the harbor are possible, they each involve varying amounts of fill behind the
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ties towards the water, with Wwateredge pedestrian connections to a ferry dock
at the On-the~Thames Motel. Outdoor dining, entertainment and other vigitor
related activities could be developed behind existing buildings without de-~
stroying the village character of Thames Street. Of course, implementation
of such a concept would require a developer to acquire all properties or
cooperation among existing owners.

Fort Griswold would be upgraded as in Seenario 2, However, as part of the
revitalization project, the State Park site would be expanded by acquiring
several single family houses Separating the Lower Battery from Thames Street.
This would improve the setting and visibility of the Fort and provide a
strong connection between it and the Croaker Memorial. The existing Baker
Street access would be closed. Parking would be provided directly off Thames
Street, and one of the houses converted into a park headquarters and museum.
By shifting reception to this site, many visitors could be accomodated with
little disruption of residential areas.

o Southern Waterfront —- This scenarioc assumes that the Costa fishing operation
and market will relocate to the new harbor. The market site would be acquir-
ed along with single family properties to the east of Thames Street, which
are under the same ownership. The existing pier would be converted to handle
water taxis and pedestrian connections would be developed along the water-
front to the USS Croaker Memorial. The remainder of the parcel may be land-
Scaped as an extension of the Fort grounds, or jointly used to provide ser-
vice for a small marina. Efforts would be made to substantially expand the
USS Croaker Memorial as a visitor attraction and educational resource. Park-
ing, landscape, and interpretive improvements could be supplemented by the
acquisition of additional vessels including, for example, an additional sub-
marine of another type or vintage, or other underwater craft. The potential
of moving the Nautilus to the site for a "ecoming home"™ celebration a few
weeks each summer might be explored. Expansion of the existing Bootlegger
Restaurant as well as the development of new restaurant and entertainment
uses on adjacent parcels could be expected under this Scenario.

Implementation of this scenario would involve public commitments to aid in de-
veloping the ferry infrastructure, publie access, and parking as described in
Scenario 2. Clearly, creation of the harbor would require financial rescurces
beyond those of the City. However, the City and state could make significant
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TABLE 13: EVALUATION OF SCENARIOS

Preservation of Village
character

Development of marine
potential

Public access to the
water

Revitalization potential
Visitor manwmanHOl

Ease of implementation

Improving
Image

Linking
Resources

Consolidating
Activities

4

3

2

Key : 4 excellent
3 good
2 fair
1 poor
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VI. RECOMMENDED PLAN

A. FEATURES OF THE PLAN

Based on public discussion and consideration, Scenario 2 was chosen by the
Groton Planning and Zoning Commission as the basis for the recommended Plan.
This approach will link existing resources in Groton to the proposed USS Nautil-
us installation by development of a "water taxi" with stops at key locations on
Thames Street. These locations will become the focus of waterfront access,
tourist services, and private investment. In preparing the recommended Plan,
elements of Scenario 2 -- as described in Section V -- have been refined and
modified to reflect implementation considerations, public concerns, and the de-
sires of the Planning and Zoning Commission. The Plan providea a framework for
future public and private decisions concerning Thames Street as well as a pro-
gram for action by the City to encourage appropriate development. Major fea-

tures of the Plan are illustrated in Figures 13, 14, and 15 and described below:

¢ Waterfront Access -- The Plan envisions almoat continuous public access to
the Thames River within the northern and southern gateway areas, by creating
a series of walkways and associated spaces on public and privately owned par-
cels. Additional accesa would be provided where possible at several loca-
tions in the historic core area. At the northern gateway, the existing atate
boat ramp beneath the Gold Star Bridge would be improved to include a fishing
pier. At the water's edge, a wooden walkway will connect the pier ~- passing
beneath the railroad bridge -- to a proposed ferry terminus and Visitor Cen-
ter in the viecinity of the 01d Thames River Bridge abutment. At this site, a
emall park and overlook will provide passive recreation, interpretive sign-
age, and magnificent views of the Thamesa River. Additional access could be
developed by constructing walkways and planting at the top of the existing
embankment to the rear of the Tracore Office and Spicer Fuel properties.
Land between the Spicer Tanks and Broad Street, now used for truck storage,
is envisioned as the future site for a waterfront park.

Within wrm southern gateway, continuous acceas could be developed between the
USS Croaker Memorial and the Fort Griswold Landing site. Owners of the
Croaker/Bootlegger and M. Costa & Sons fish market have already indicated

their willingness to allow public acceas. At the Costa property, & public
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day's time. It is estimated that two boats with a capacity of 60 - 100 pas-
sengers each would be sufficient to provide a desirable level of service.

The boats would offer refreshments for sale and interpretation, with the aim
of making the trip an attraction in itself. Potential stops on Thames Street
would include: one in the historic core area, at either the Lorelei or On-
the-Thames Motel; Griswold Landing, developed in conjunction with improve-
ments to the State Park; and at the USS Croaker Memorial.

Visitor Services and Attractions -- Major tourist activities will be concen-
trated at the northern gateway, focusing on a new Visitor Center and in the
southern gateway, where efforts will be made to upgrade and link facilities
at Fort Griswold State Park and the USS Croaker Memorial. The Plan does not
envigsion the historic core as a major tourist destination although some viai-
tors can be expected to stroll along Thames Street to view historic houses
and brouse in local shops. A ferry stop in the core area should be provided
to encourage such activity for those who desire it.

The Visitor Center will be developed in an existing building located at the
head of Bridge Street and clearly visible to on-coming visitor traffic. The
building is currently a garage which would need to be acquired and renovated.
Services available at the center would include: orientation to what there is
to see and do in Groton, interpretive exhibits on the history of the City,
ticket salea for the ferry, restrooms, etc. The Visitor Center grounds would

provide parking for 75 cars, acceass to the ferry landing, river overlook, and
a small park.

Visitors to Fort Griswold State Park would arrive principally via Thames
Street and a ferry stop at Griswold Landing. Interpretation of the site will
be focused at a new museum to be developed in the former chapel, now a dance
studio, located at the corner of Bridge and Thames Street. The museum will
tell the history of the Fort, the reason for its design, how it was construc-
ted, and its importance to the defense of New London and the Thames River,
From the museum, visitors will proceed on foot up Fort Street to the Ebenezer
Avery House and the Fort site. New walkways, stairs, and interpretive sign-
age will make the walk more enjoyable and convenient. Improvements to the
Park should include reconstruction of the Fort and lower Battery and restora-
tion of the Monument, Monument House, and landscape. Additional interpretive
signage would help to explain what can be seen from this vantage point and
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returned to their original appearance by replacing missing architectural de-
tails and removing false facades or signs which obscure parts of the build-
ing. The aim should not be an authentic historical reatoration, which could
be expensive and discourage participation, but maintenance and reinforcement
of the general character of local architecture. In effect, the original
style and design of an existing structure is the best prototype for its fu-
ture renovation. In this context, detailed criteria and standards are less
desirable to individual guidance or renovation which should be provided on a
building by building basis, as part of the facade easement program. Due to
the breadth of issues being addressed in the Thames Street study and its fo-
cus on an overall approach to the waterfront, detailed renovation criteria
have not been included as a part of this report. Loana should not be used
to support “modernization" of buildings by, for example, erecting false fa~
cades, covering up original siding or brickwork which can be saved, or in-
stalling new storefronts which change the original design of the structure.

Private Development -- In response to increased tourist demand and general
improvement in the image of Thames Street, modest new private development can
be expected, principally in the northern and southern gateway areas. The
Market Analysis indicated a rather strong demand for housing with water views
and the Plan illustrates the development of 50 condominium units in the
southern gateway area on parcels to the east of Thames Street, which are cur-
rently zoned for such use. This represents a continuation of the current
trend. There is also a need for apartments oriented to the short term needs
of Electric Boat employees who now occupy many rooming houses at high rents.
Twenty five apartment units are illustrated on land adjacent to Electric Boat
and oriented to the water. Approximately 100 marina slips could be developed
in this area in association with housing units and to service a strong re-
gional demand. Additional slips could be provided by expanding and upgrading
the existing Groton Marina Dock in the northern gateway area. Approximately
7,500 square feet of additional retail and restaurant use can be expected in
the historic core, where existing businesses may expand and small houses on
the waterfront may be converted into new shops. Additional modest retail and
restaurant development (7,500 - 10,000 square feet) is likely on available
parcels in the northern gateway in response to planned tourist concentrations
in that area. Increased tourism may also generate a market for hotel space
although the current demand in Groton does not appear high. The Plan illus-
trates development of a 75 room motel facility by converting and expanding
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the City's case is forcefully stated and followed-up by effective political ac-
tion. This is likely to be a difficult task, given the current administrative
structure of the City which has no Planning or Community Development organiza-
tion and must rely on the Town to provide a conduit for state funds. As a long
term measure, we recommend that the City reevaluate this relationship and seek
to establish its own staff which can negotiate directly for state aid. Normally
such positions are funded largely from grants received, at little cost to the
municipality. As a short term measure, continued outside professional assis-
tance appears necessary, if components of the Plan are to be achieved.

State agencies and initiatives which may be pursued in implementing the Plan in-
clude:

o

Department of Environmental Protection -- DEP manages Fort Griswold State

Park and the state boat ramp now being installed beneath the Gold Star
Bridge. Efforts in the boat ramp area should concentrate on further improve~
ment of the site to include a fish pier, water edge connections to the pro-
posed ferry terminus, and expanded parking for joint visitor and recreational
use. The Office of Parks and Recreation has existing plans for upgrading
Fort Griswold which have not been implemented due to lack of funds and dis-
agreement with the City over management and use of the site. This Plan
should clarify the City's position on future development of the Park, but
funding remains a problem, since normal operating expenditures will not cover
the improvements envisioned. The most effective approach may be to directly
petition the Connecticut Legislature for an appropriation to reconstruct and
expand the site. Such an initiative would require support of local legigla-
tors, an effective lobbying effort, and a strong case that Fort Criswold is
of great value and demands attention. Related improvements such as the pro-
posed museum, central parking, improvements to the boat ramp area, and ferry
terminus might be included in the package.

Department of Economic Development -- Two programs are of note. The Office
of Tourism offers Historic Asset Grants for rehabilitation of historically
significant buildings which will aid tourism. Rehabilitation of the former
Fleet Reserve and other core area structures would likely qualify, but funds
are limited and competition is great. The Connecticut Development Authority
offers low interest financing through the use of state, tax exempt, indus-
trial developmeat revenue bonds, at a rate approximately 70% of prime. Eli-
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o Visitor Center -- City owned land surrounding the National Submarine Memorial
could be pivotal in helping to implement the Visitor Center and ferry termi-
nus. City property includes the Memorial, surrounding accesa roads, and con-
gsiderable frontage on Thames Street. The City may seek to exchange all or a
portion of this site with the owner of the adjacent Tracore complex for a
tract which incorporates the old Thames River Bridge abutment. As illustra-
ted in Figures 14, and 15, this would provide a site for docking facilities,
with a small mini-park and river overlook that joins directly with the pro-
posed Visitor Center. It would also facilitate expansion of the Tracore com~
plex towards Thames Street and construction of a new facade more compatible
with the scale and character of the area. Presumably, the Memorial would be
relocated to the Visitor Center site.

0 Facade Improvement -- Funds for the improvement program would come from a
combination of public and private sources. Participation of local financial
institutions to administer the program, such as the Electric Boat Credit
Union and local banks, would be sought and to provide a portion of required
capital. Typically, such institutions are willing to offer funds at slightly
below market rate for community oriented efforts which will enhance the image
of their trade area. Community Development funds made available to the Town
and City by the state may be used to subsidize a further substantial reduc-
tion in these rates, or fo insure loans. Additional low interest capital may
be sought by donation from local industries or sources such as the Bill Mem-
orial Foundation. Loans would be made available for qualifying properties
and renovations which meet guidelines established by the City.

City Sponsored Improvements

Local funds available for capital improvement projects are severly limited by
tax and fiscal constrainta. The key source of funds for community development
efforts of the type envisioned in the Plan is likely to be through the Community
Development Small Cities Grant program. The City and Town under a cooperative
agreement are currently receiving a total of $1 million over a two year period
ending in FY 1983 under this program. All currently available funds have been
earmarked largely for housing improvements to qualifying owners in target areas.
A special emphasis has been placed on the Fort Hill neighborhood, although many
areas in the City of Groton are eligible.
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The DEP Coastal Area Management Program administers policies and uae guidelines
promulgated under the Coastal Area Management Act (summarized in Section II).
Under the act, Thames Street has been classified as a "developed shorefront", a
harbor area which has "been highly engineered and developed resulting in the
functional impairment or substantial alteration of their natural physiographic
features of systems". The state's general policy for such areas is to encourage
water dependent uses, such as marinas, commercial fishing and boating facili-
ties. However, the adverse impact of such developments must be evaluated with
reapect to water quality, water ecirculation, erosion or sedimentation patterns,
ground water flow, flood hazard, visual quality, wildlife or fish habitats,
degradation of wetlands and beaches. In its review of the Recommended Plan, CAM
has highlighted two proposed actions which warrant such consideration:

o Additional fill -- proposed at the Lorelei Restaurant, to expand public ac-
cess, and at the M. Costa and Sons fishmarket, to expand fishing operations
and provide public access. Such projects could conceivably alter water cir-
culation or sedimentation patterns. However, the recommended extent of fill
into the water would not exceed that which already has occurred elsewhere on
the Thames Street waterfront. Proper design of filled areas -- to include a
convex shape to the water, rounded corners, sloped and stabiliged edges --
will minimize interference with exiating sedimentation and erosion patterns.
At the Lorelei, existing state and local approvals will allow an additional
20 - 30 feet of fill which would be sufficient to achieve the objectives of
the Plan. At M. Costa and Son, an additional 40 - 50 feet of fill would re-
quire state approval. However, fill in this area may alleviate current ad-
verse impacts resulting from the expansion by fill of the sewage treatment
plant, which is adjacent to the Costa property. The extent of the plant into
the water and its perpendicular concrete walls with square corners have cre-
ated a back bay to the south which may be disrupting natural water flow and
increasing erosion and water damage in this area. Properly designed fill at
the Costa site would result in a clean, straight shoreline from the treatment
Plant to the U.S.5. Croaker Memorial site, enhancing water flow and reducing
sedimentation problems.

0 Marina development ‘-- proposed at the U.S.S. Croaker Memorial site. The Plan
recommends construction of approximately 100 slips, in conjunction with near-
by residential development. The steep banks and deep water of the Thames
River make it ideal for marina development. However, the exposed location of
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