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Appendix A:  Zoning Map
Source: Town of Old Saybrook GIS
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Appendix B:  Land Use Map
Source: Town of Old Saybrook GIS
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Appendix C:  Wetlands Map
Source: Town of Old Saybrook GIS
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Appendix D:  Recreational Resources Map
Source: Town of Old Saybrook GIS
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC

• 
• 

• 

• 

 
 
 



CivicMoxie, LLC     Mariner’s Way Discovery + Action Plan - Appendices84

Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC
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Appendix E:  Real Estate Market Analysis Highlights
Source: The Williams Group Real Estate Advisors LLC

 
 

 
 
 

 



CivicMoxie, LLC Mariner’s Way Discovery + Action Plan - Appendices 89

OLD SAYBROOK MARINERS WAY DISCOVERY AND ACTION PLAN - TESTING MATRIX
THEME LIVE WORK PLAY NOTES
Category Hip Community Senior Housing 

Linked to Existing 
Venues

Empty Nester 
Celebration 
Community

Local Hip 
Food and 
Frolic

Hospitality Authentic 
Destination

Logistics and 
Warehousing

Retail and 
Tourism Retail

Office with a 
New Twist

Office R&D Sports Complex Wine, Food, Taste, 
Savor, Learn, Attract

Ropes Course Mariners Way

Program MF housing 
targeting 
millennial 
and younger 
educated 
workforce

Add-on venue 
to Gladeview- 
independent 
high-end housing 
with services or 
assisted living

Empty nester 
housing - 
town house 
or apartments

Local 
brewing, 
bars, 
pubs, café, 
local fare 
restaurants 

Upper 
market 
extended 
stay or full 
services

Farmers 
market space 
locally unique 
destination 
retail

Logistics 
center 
100,00 SF 
with access 
to I95

Targeted retail 
in a critical mass

Co-working 
space

Traditional 
office and 
R&D with 
gear towards 
medical 
innovation

Multi-purpose 
sports complex- 
60,000 SF or 
greater housing 
hockey rink

Culinary institute, 
adult learning 
center plus local 
wine tasting, wine 
making, beer 
tasting and brewery, 
farm to table food, 
culinary stores and 
gift shop and small 
convention meeting 
center

Zip line with 
full ropes 
course 
through the 
trails with 
viewing from 
paths/trails

Marine 
related 
services 
including 
boat yards, 
repairs, sales 
and service

Estimated Overall Size (SF) Up to 500 units 
in multiple 
phases, average 
1,000 per unit 
5,000

100 to 150 units 
at 800 SF each, 
80,000 to 120,000 
SF

Part of hip 
community 
total, 20% of 
500 units or 
max 100 units 
phased

Amenity to 
MF housing 
to target 
audience, 
especially 
millennial 
5,000 SF

100 to 120 
rooms at 
overall 510 
SF per key

20,000 year 
round, indoor 
and outdoor

100,000 66,000 to 
100,000

3,500 SF 20,000 to 
50,000 SF

60,000 50,000 Over large 
acreage

2 acres

ECONOMIC/DEMOGRAPHICS/REAL ESTATE
Site Development Opportunities 4 4 4 5 5 5 5 5 5 5 3 5 3 5 Site can support uses

Economic Support 5 5 4 5 3 3 3 4 2 2 1 4 3 3 Business or use 
is growing trend, 
supported by jobs or 
general increase in 
employment demand

Long Term Job Creation 3 4 3 3 3 3 1 3 2 3 3 4 1 1 Create long term jobs in 
well paying categories

Site Size and Configuration 
Compatible with Market 
Supportable Real Estate

4 4 4 4 4 4 2 3 4 4 1 4 3 3 Use has demand and 
supply in less than 
demand

Demographics Support 5 5 5 5 2 3 1 4 2 2 1 4 3 1 Household creation, 
age and educational 
attainment support

Large Tend Support 5 5 5 5 2 3 1 2 1 2 1 3 1 1 National trends moving 
in this direction

Real Estate Market Support 5 3 4 5 3 4 5 5 1 3 1 4 2 2 Overall rents rising, 
vacancies lowering

Ability to Create Critical Mass to 
Support Future Development

5 4 5 3 3 4 1 4 2 1 3 5 3 1 Enough market support 
to create a critical mass 
to change image

Positive Downtown Impact From 
Development

5 3 5 5 4 4 1 3 2 2 2 4 2 1 Compliment downtown 
from an economic 
development standpoint

SUBTOTAL 4.6 4.1 4.3 4.4 3.2 3.7 2.2 3.7 2.3 2.6 1.8 4.1 2.3 2.0

Comments on Economic From economics: 
MF housing, culinary 
institute/restaurant/
tasting, along with food 
service or sales score 
higher. Targeted retail in 
a large critical mass also 
has market support.

Appendix F:  Market Testing Matrix
Source: The Williams Group Real Estate Advisors LLC
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OLD SAYBROOK MARINERS WAY DISCOVERY AND ACTION PLAN - TESTING MATRIX
THEME LIVE WORK PLAY NOTES
Category Hip Community Senior Housing 

Linked to Existing 
Venues

Empty Nester 
Celebration 
Community

Local Hip 
Food and 
Frolic

Hospitality Authentic 
Destination

Logistics and 
Warehousing

Retail and 
Tourism Retail

Office with a 
New Twist

Office R&D Sports Complex Wine, Food, Taste, 
Savor, Learn, Attract

Ropes Course Mariners Way

Program MF housing 
targeting 
millennial 
and younger 
educated 
workforce

Add-on venue 
to Gladeview- 
independent 
high-end housing 
with services or 
assisted living

Empty nester 
housing - 
town house 
or apartments

Local 
brewing, 
bars, 
pubs, café, 
local fare 
restaurants 

Upper 
market 
extended 
stay or full 
services

Farmers 
market space 
locally unique 
destination 
retail

Logistics 
center 
100,00 SF 
with access 
to I95

Targeted retail 
in a critical mass

Co-working 
space

Traditional 
office and 
R&D with 
bent towards 
medical 
innovation

Multi-purpose 
sports complex- 
60,000 SF or 
greater housing 
hockey rink

Culinary institute, 
adult learning 
center plus local 
wine tasting, wine 
making, beer 
tasting and brewery, 
farm to table food, 
culinary stores and 
gift shop and small 
convention meeting 
center

Zip line with 
full ropes 
course 
through the 
trails with 
viewing from 
paths/trails

Marine 
related 
services 
including 
boat yards, 
repairs, sales 
and service

Estimated Overall Size (SF) Up to 500 units 
in multiple 
phases, average 
1,000 per unit 
5,000

100 to 150 units 
at 800 SF each, 
80,000 to 120,000 
SF

Part of hip 
community 
total, 20% of 
500 units or 
max 100 units 
phased

Amenity to 
MF housing 
to target 
audience, 
especially 
millennial 
5,000 SF

100 to 120 
rooms at 
overall 510 
SF per key

20,000 year 
round, indoor 
and outdoor

100,000 66,000 to 
100,000

3,500 SF 20,000 to 
50,000 SF

60,000 50,000 Over large 
acreage

2 acres

PHYSICAL
Vehicle Access 4 4 4 4 4 4 1 2 4 3 2 4 3 3 Significant traffic 

or traffic all at once 
could be difficult to 
accommodate 

Interstate Access 3 3 3 4 5 5 5 5 4 4 4 4 4 4 Realtive ease of access 
from interstate to attract 
users

Connection to Transit 5 3 5 3 3 3 1 2 2 2 2 3 2 1 Transit access, links, 
TOD usage

Pedestrian Connections 5 3 5 5 4 4 1 3 3 3 1 4 3 1 Ability to make 
pedestrian connection 
wtih downtown scores 
higher

SF Residential Buffer 5 5 5 4 5 3 1 2 3 4 1 3 1 1 Future ability to be a 
buffer for noise

Infrastructure Requirements 3 3 3 4 3 3 3 3 4 3 1 3 5 5 Optimal sizing fits sites

SUBTOTAL 3.1 2.6 3.1 3.0 3.0 2.8 1.5 2.1 2.5 2.4 1.4 2.6 2.3 2.6

Comments on Physical From physical 
persepctive the uses 
with market support 
have also been 
complimentary

Appendix F:  Market Testing Matrix
Source: The Williams Group Real Estate Advisors LLC
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OLD SAYBROOK MARINERS WAY DISCOVERY AND ACTION PLAN - TESTING MATRIX
THEME LIVE WORK PLAY NOTES
Category Hip Community Senior Housing 

Linked to Existing 
Venues

Empty Nester 
Celebration 
Community

Local Hip 
Food and 
Frolic

Hospitality Authentic 
Destination

Logistics and 
Warehousing

Retail and 
Tourism Retail

Office with a 
New Twist

Office R&D Sports Complex Wine, Food, Taste, 
Savor, Learn, Attract

Ropes Course Mariners Way

Program MF housing 
targeting 
millennial 
and younger 
educated 
workforce

Add-on venue 
to Gladeview- 
independent 
high-end housing 
with services or 
assisted living

Empty nester 
housing - 
town house 
or apartments

Local 
brewing, 
bars, 
pubs, café, 
local fare 
restaurants 

Upper 
market 
extended 
stay or full 
services

Farmers 
market space 
locally unique 
destination 
retail

Logistics 
center 
100,00 SF 
with access 
to I95

Targeted retail 
in a critical mass

Co-working 
space

Traditional 
office and 
R&D with 
bent towards 
medical 
innovation

Multi-purpose 
sports complex- 
60,000 SF or 
greater housing 
hockey rink

Culinary institute, 
adult learning 
center plus local 
wine tasting, wine 
making, beer 
tasting and brewery, 
farm to table food, 
culinary stores and 
gift shop and small 
convention meeting 
center

Zip line with 
full ropes 
course 
through the 
trails with 
viewing from 
paths/trails

Marine 
related 
services 
including 
boat yards, 
repairs, sales 
and service

Estimated Overall Size (SF) Up to 500 units 
in multiple 
phases, average 
1,000 per unit 
5,000

100 to 150 units 
at 800 SF each, 
80,000 to 120,000 
SF

Part of hip 
community 
total, 20% of 
500 units or 
max 100 units 
phased

Amenity to 
MF housing 
to target 
audience, 
especially 
millennial 
5,000 SF

100 to 120 
rooms at 
overall 510 
SF per key

20,000 year 
round, indoor 
and outdoor

100,000 66,000 to 
100,000

3,500 SF 20,000 to 
50,000 SF

60,000 50,000 Over large 
acreage

2 acres

PLANNING
Integration into Town and Link 
to Downtown

5 5 5 5 4 4 1 3 1 3 2 3 1 1 Blending

Synergy with Surrounding Area 4 4 4 4 3 4 1 2 2 3 1 5 Activity and 
complimentary 
demographics of 
workforce

Connection/Potential Open 
Space/Green Areas

5 4 5 4 5 4 1 2 4 4 3 5 5 1 Could connect in a 
positive way to trails

Image Ability/Asset to Town 
aesthetics 

5 5 5 5 4 4 1 2 2 4 2 5 4 4 Sets right image and 
tone

Proximity to Downtown Uses 5 5 5 5 5 5 1 3 3 3 2 5 2 1 Proximate and 
economic enhancement 
to downtown uses

Visibility 5 5 5 5 5 5 5 5 5 5 5 5 5 1 Gateway enhancement

Enhance Tourism and Visitor 
Experience

Bring visitors

Assist with Attracting 21st 
Century Workforce

5 1 3 5 5 5 1 3 3 5 3 4 4 1 Concept is attractive to 
21st century workforce

Compliment Historic Resources 4 4 4 Preserves any 
significant buildings

SUBTOTAL 3.8 3.3 3.6 3.3 3.1 3.1 2.0 2.0 2.7 1.8 3.2 2.1 0.9

Comments on Planning Again,the best scores 
are linked to economics, 
with some lower scores 
but uses that are less 
complimentary to the 
Town

TOTAL RANKING 3.8 3.3 3.7 3.6 3.1 3.2 2.6 2.3 3.3 1.7 3.3 2.2 1.8

Appendix F:  Market Testing Matrix
Source: The Williams Group Real Estate Advisors LLC
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Indicates existing curb cuts 

Highlights areas property owners may want to discuss the possibility of considering narrowing curb cuts and/or consolidating driveways with each other to improve 
parking, circulation, and roadway efficiency as well as the pedestrian/bicycle environment.

Source: CivicMoxie

Appendix G:  Areas for Potential Curb Cut/ Driveway Discussion
Source: CivicMoxie






