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2. Labor Market Overview 

Employment Landscape 

The Montville Study Area’s employment landscape is characterized by a dominant 
tourism and hospitality sector, stable job totals, and a strong alignment with the regional 
economy of southeastern Connecticut. In 2022, Montville supported approximately 
9,870 jobs, a figure that reflects long-term economic stability and a 16 percent increase 
over 2012 figures.  

The largest employment sector in Montville is Arts, Entertainment, Accommodation & 
Food Services, which comprises a striking 61% of all local jobs. This high share is 
almost entirely attributable to Mohegan Sun, one of the largest casinos and 
entertainment destinations in the region. The next largest sectors are Education & 
Health Care (13%) and Public Administration (8%), followed by a more limited presence 
of Retail, Manufacturing, and other sectors 

These trends suggest the importance of economic diversification, especially to attract 
and retain working-age residents and to reduce dependence on a single dominant 
industry. 

Figure 8 
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Source: U.S. Census, On-the-Map,2022  

Workforce Characteris�cs 

Montville’s labor force is currently performing well in terms of employment outcomes. 
The unemployment rate is relatively low at 2.6%, outperforming the Study Area average 
of 3.4% and indicating high job access for residents and in-commuters alike. However, 
these topline figures mask key differences in workforce dynamics. 

Only 4% of Montville’s working-age population works from home—significantly lower 
than the Study Area’s 9% average. This reflects the physical and service-based nature 
of the local economy, which depends heavily on in-person roles in entertainment, food 
service, education, and corrections. Commuting patterns confirm this: 83% of Montville 
workers drive alone, and another 10% carpool, with virtually no transit use (0.2%) and 
limited telecommuting options. 

Figure 9 

 

Source: US Census Bureau in collaboration with Local Employment Dynamics, a federal-state 
partnership, 2022  

These figures suggest limited flexibility in the local labor market and a continued 
reliance on traditional commute-based, in-person employment models. 

Key Employers 

Employment in Montville is highly concentrated in a small number of large institutional 
and commercial employers. The most significant of these is Mohegan Sun, whose 
employment estimates range from 4,000 to 8,000 depending on the source. While the 
company’s official count is 8,000, this likely includes a high number of part-time, 
seasonal, and auxiliary employees (including workers associated with the WNBA’s 
Connecticut Sun and entertainment venues), rather than full-time equivalents. 
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Other major employers in Montville include: 

• Connecticut Department of Correction / Corrigan-Radgowski Facility – 
approx. 430 employees 

• Montville Board of Education – approx. 240 employees 
• Home Depot – between 100 and 240 employees (including part-time) 
• Stop & Shop – approx. 100–120 employees 
• Rand-Whitney Packaging – approx. 100 employees 

These employment counts were obtained via ZoomInfo and direct employer contacts. 
Notably, several of these employers are logistics- or retail-based and contribute to 
Montville’s daytime workforce but may not reflect high-wage or career-path roles. 

Workforce Geography 

Montville’s labor force and employment base are both highly regionalized. A large 
majority of workers (85%) commute into Montville for work, with only 15% of jobs filled 
by local residents. The top source of in-commuters is Norwich (23%), followed by 
Groton, New London, and Waterford. Conversely, only 16% of Montville’s working 
residents are employed within the town 

This dynamic shows that Montville is both an employment hub and a bedroom 
community, depending on the sector. While Mohegan Sun and state correctional 
facilities draw workers from across southeastern Connecticut, Montville residents often 
work in Groton (notably for Electric Boat), Norwich, New London, and beyond. These 
regional flows highlight Montville’s economic integration with adjacent municipalities and 
the need for corridor planning strategies that acknowledge this broader labor shed. 

Figure 10 

 

Source: US Census Bureau in collaboration with Local Employment Dynamics, a federal-state 
partnership, 2022  
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Labor Market Implica�ons for Corridor Investment 

Montville’s labor market realities should directly inform strategies for corridor investment 
and economic development. The current employment profile—with its heavy reliance on 
the tourism and entertainment sector—suggests both economic opportunity and 
vulnerability. While Mohegan Sun provides significant employment and economic 
activity, the Town’s long-term resilience would benefit from diversifying its job base, 
especially in sectors like healthcare, trades, light industrial, and knowledge-based 
professions. 

Corridor investments can also help attract a broader range of employers by creating 
more attractive, accessible, and functional business environments. Improvements in 
infrastructure, utilities, zoning flexibility, and site readiness could help reposition areas 
of Route 32 and Route 163 for small-to-midsized enterprises and regional service 
providers. 

Moreover, corridor planning can support the dual goals of attracting new jobs and 
retaining the local workforce by integrating workforce housing, transportation 
improvements, and placemaking efforts at targeted nodes. 

In particular, strategic investment in the corridors can support nodes of mixed-use 
development where people both live and work—thereby reducing commute times, 
bolstering local economic activity, and building stronger community identity. 
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3. Mul�family Residen�al Market and Demand 
Assessment 

Overview 

Montville's multifamily residential market is positioned for measured growth, driven by 
favorable regional demand factors and a local shortage of newer, high-quality rental 
product. With the announced expansion of Electric Boat’s operations in Groton bringing 
thousands of new jobs to the region, Montville stands to benefit from increased demand 
for housing, especially for “missing middle” and workforce rental units sought by 
incoming employees. If Montville pursues strategic investments in streetscape, transit 
connectivity, and corridor amenities along Route 32 and Route 163, the town can 
position itself to capture a significantly larger share of regional housing demand than it 
has in the past – potentially supporting 350 to 400 new multifamily units over the next 
five years, with even greater absorption over a ten-year horizon.      

A strategic approach to development - prioritizing mid-sized projects with modern 
amenities in corridor focus areas that serve as activity hub - can help Montville capture 
its fair share of regional housing demand while complementing the broader goals of the 
Route 32/163 Investment Plan. New housing should also be envisioned as part of a 
mixed-use strategy that supports vibrant activity nodes along the corridors where 
residents can live, work, and socialize, ensuring that Montville meets both its fair share 
housing targets and the needs of a rapidly evolving local workforce. 

Context and Regional Dynamics 

The multifamily rental housing market in Montville and the broader Study Area—
including Groton, Norwich, and New London—has experienced steady demand in 
recent years, particularly for market-rate product appealing to professional and higher-
income tenant segments. Despite broader economic uncertainties, the fundamentals of 
the multifamily market in southeastern Connecticut remain stable, with rising regional 
demand for quality rental housing due to demographic shifts, regional employment 
trends, and limited modern rental supply. 

Montville's multifamily residential market is influenced by its proximity to major 
employment centers such as Electric Boat in Groton, the Mohegan Sun and Foxwoods 
casinos, and Backus Hospital in Norwich. These institutions draw a diverse workforce 
that includes both young professionals and mid-career earners—creating demand for 
modern, rental housing options. 
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The Mul�family Market: Inventory, Rents and Vacancy 

As of 2024, Montville had 27 multifamily buildings accommodating 734 residential units. 
No multifamily units had been added to the Montville inventory in over a decade until the 
opening of the Oxoboxo Lofts in 2025, which added 72 units to the town’s inventory. 
This accounts for only six percent of the 473 multifamily buildings in the Study Area and 
less than four percent of the Study Area’s 19,179 units. 

Figure 11 

 

Source: CoStar 2025 

In both Montville and the Study Area, multifamily rents have risen steadily between 
2014 and 2024, though they have consistently remained lower in Montville than in the 
Study Area as a whole. In Montville, rents have risen from approximately $900 to 
$1,172, while in the Study Area they have risen from just under $1,200 to $1,705. 

Figure 12 

Multifamily Rent 

 

Source: CoStar 2025 
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Multifamily vacancy rates have trended downwards. Montville’s vacancy has remained 
lower and dropped more consistently and is now at a ten-year low at 1.2 percent, while 
vacancy in the Study Area has fluctuated more dramatically, between 2.5 percent and 
7.2 percent. 

Figure 13 

Multifamily Vacancy 

 

Source: CoStar 2025 

Recent Mul�family Development and Absorp�on Trends 

Between 2014 and 2024, the ten-town Study Area had a positive net absorption of 
2,843 apartment units. Montville itself has similarly seen a positive net absorption of 30 
units. This means that significantly more units were leased or occupied than vacated 
over that period, indicating a strong regional multifamily market, albeit one with limited 
new product. The majority of Study Area multifamily properties are concentrated in or 
near New London, Groton, and Norwich. 
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Figure 14 

Multifamily Net Absorption (2014 – 2024) 

 

Source: CoStar 2025 

It is important to note that multifamily absorption in Montville is difficult to measure as, 
until the opening of Oxoboxo Lofts in 2025, no new multifamily developments had 
opened in the town in almost 15 years. However, Oxoboxo Lofts is not a pure market 
project as it was built with significant public subsidies, including federal and state tax 
credits and state grants, and has the majority of its units set aside for residents earning 
25 to 60 percent of the area median income. 

In the past year, the Study Area has added a limited number of new rental multifamily 
developments marketed to a professional and higher income tenant base. These 
recently completed multifamily developments in Norwich, Montville, and Groton can be 
used as benchmarks for sizing potential demand for housing in Montville.  

 

• Oxoboxo Lofts, Uncasville (Montville) (72 units). Opened in September of 
2025, the multi-building adaptive reuse project’s 72 units were 100 percent 
leased prior to opening. Using an assumption that the pre-lease up period was 
one year, the average monthly absorption was 6.0 units a month, or 72 units 
annually. 
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• Triton Square, Groton (304 units). Opened in March of 2025, the three-story 
building is about 38.2 percent vacant. Back-of-the-envelope math—116 units 
absorbed over ±6 months—puts the average monthly absorption at ≈ 19.3 units a 
month, or ~232 units annually. The project includes a mix of studios (30%), one-
bedroom units (23%) and two-bedroom units (47%). This project is market-rate 
and marketed as a resort-style development with robust amenities. 

 

• 60 Mansfield Road Phase II, New London (89 units). Opened in October of 
2024, the five-story building is 22.5 percent vacant. Back-of-the-envelope math—
69 units absorbed over ±12 months—puts the average monthly absorption at ≈ 
5.8 units a month, or ~69 units annually.  

 
• GoodHomes Groton, Groton (112 units). Opened in April of 2024, the two-story 

building is 9.8 percent vacant. Back-of-the-envelope math—101 units absorbed 
over ±19 months—puts the average monthly absorption at ≈ 5.3 units a month, or 
~64 units annually. Note that this development is income-restricted/affordable 
and targeted to workforce housing. 

 
• Water Street Lofts, Norwich (41 units). Opened in January of 2024, the three-

story building is 2.4 percent vacant. Back-of-the-envelope math—40 units 
absorbed over ±22 months—puts the average monthly absorption at ≈ 1.8 units a 
month, or ~22 units annually. This project is market-rate and marketed as 
“luxury” units. 

 
• The Beam, New London (203 units). Opened in March of 2023, the five-story 

building is 3.4 percent vacant. Back-of-the-envelope math—169 units absorbed 
over ±32 months—puts the average monthly absorption at ≈ 5.3 units a month, or 
~63 units annually.  This project is market-rate and marketed as “luxury” units. 

 

• Waterford Woods, Waterford (204 units). Opened in the fall of 2024, this 204-
unit complex is a mix of market-rate and income-restricted units targeted to 
workforce housing. Ten percent of its units, or 20 units, are income restricted. 
The development is 20 percent vacant with a 19 percent vacancy for market-rate 
units and a 35 percent vacancy for workforce units. Back of the envelope math – 
162 units absorbed over 12 months at a monthly absorption rate of 13.5 units a 
month or ~162 annually. For market-rate only units, the average monthly 
absorption rate is 12.4 units, or ~148 units annually. The project is in a wooded 
park-like setting with robust amenities and its market-rate units are marketed as 
“luxury”. 

 

• The Vessel, New London (30 units). Opened in late 2024, this is a newly built 
5-story modular apartment development. Cost efficient construction and finishes 
allow the apartments to be priced for middle-income renters who don’t qualify for 
subsidized affordable housing but still need lower cost rents. The project is 10 
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percent vacant. Back-of-the-envelope math – 27 units absorbed over 12 months 
at an average monthly absorption rate of ~2.3 units or ~27 units annually. 

 

• Brookside Commons, Waterford (41 units). Opened in 2023, this is a 3-story 
41-unit affordable apartment community with a mix of 1- and 2-bedroom units. It 
is 2 percent vacant. Back of the envelope math – 40 units absorbed over 21 
months at an average monthly absorption rate of ~1.9 units or ~23 units 
annually. 

 
As outlined in Figure 15, weighted across these nine developments, the average 
monthly absorption rate is approximately 10.5 units, which translates to 126 units 
annually for modern, mid-rise or garden-style multifamily product offering amenities. 
However, as noted above, several of these apartment developments are income-
restricted and not available on the open market. These restricted developments, and 
Waterford Woods, which is ten-percent income restricted, are highlighted in the table in 
Figure 15. If we remove the income-restricted units and only focus on market-rate units, 
the annual absorption rate is actually higher at 139 units 

Figure 15 

Weighted Monthly Average Absorption at Recent Developments in 
Montville Region 

 

 
Sources: CoStar; Individual Calls with Leasing Agents, Apartments.com; Zillow.com 

Pipeline Development and Poten�al Supply Pressures 

While recent development activity has been limited, the pipeline of proposed and under-
construction projects in the Study Area is robust. A total of 2,564 units across 25 
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multifamily developments are expected to be delivered over the next five to eight years. 
These include: 

• New projects in New London, such as 28 Walbach Street (250 planned units) 
and 90–100 Garfield Avenue (90 units) 

• Larger-scale developments in Groton and Waterford, including 375 Drozdyk 
Drive (195 units) and 61 Myrock Avenue in Waterford (216 units) 

• New supply within Montville itself, including: 
o 82 Jerome Road (160 units, though not under construction) 
o 90 Maple Avenue (87 units, though not under construction) 
o 1758–1790 Route 32 (200 units, though not under construction) 
o 2268–2284 Route 32 (57 units, obtained zoning permit to begin 

construction) 
o Smaller infill projects at 245 Route 32, 303 Route 32, and 145 Route 32 

This pipeline equates to about 18 years of absorption at today’s baseline rate of 139 
units per year. While these pipeline projects are substantial, the market does not appear 
at risk of immediate oversupply. This is due to several mitigating factors: 

• Geographic dispersion of the pipeline across multiple municipalities, with 
relatively few projects planned in Montville itself 

• Phased construction timelines, which will likely stagger deliveries  
• A large number of pipeline projects are still speculative, with construction not 

yet having started and final delivery uncertain 
• Growing demand from renters by choice (older adults downsizing) and renters 

by necessity (younger professionals and working households priced out of 
homeownership) 

That said, careful attention should be paid to the pace of lease-ups, especially for larger 
developments in suburban locations without strong walkability or proximity to services. 
Project sponsors will need to differentiate their offerings through unit design, pricing, 
amenities, and access to major employers. 
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Figure 16 

Study Area Pipeline of Multifamily Development 

 

Source: CoStar 2025 and Town of Groton website 

Figure 17:  

Montville PZC Multifamily Application Pipeline 

 

Source: Town of Montville Planning & Zoning Commission application files, Oct. 2025 
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Montville-Specific Opportunity 

Montville is relatively underbuilt in terms of multifamily inventory but benefits from 
several favorable development conditions: 

• Proximity to Route 32 and Interstate 395, which provide direct access to 
regional job centers and key employers 

• Availability of development sites—including infill and adaptive reuse 
opportunities within the Route 32/163 corridor 

• Emerging demand from professional households, particularly those 
employed at Electric Boat and Mohegan Sun, seeking quality rental options 
closer to work 

The strong performance of the Oxoboxo Lofts—which fully leased before opening—
suggests latent demand for modern multifamily rental housing in Montville. However, as 
noted below, this project is not a traditional market-rate residential development and 
would not have been possible without large public incentives. While future development 
should be calibrated to the pace of regional absorption, appropriately scaled, mixed-use 
multifamily projects with one- and two-bedroom unit mixes are likely to perform well if 
designed to align with tenant preferences. 

Montville’s Capture Rate of Regional Mul�family Demand 

Given Montville’s affordability advantage, lower rents proximity to Mohegan Sun and 
major employers, and extremely low vacancy rate, in a baseline scenario it is well 
positioned to capture up to 15 percent of the Study Area’s demand for new 
multifamily units. Applying that proportion to the current 139 units per year Study Area 
absorption yields a Montville capture of up to 21 units per year along the Route 32/163 
corridors or 105 new units over the next five years under current conditions. 

An October 2021 housing study commissioned by the Town of Groton determined a 
demand for 3,340 new multifamily rental units through 2030, or approximately 330 new 
units per year. While the study was conducted principally for the Town of Groton, it can 
be presumed that this demand would be for Groton and environs, including Montville. 
Much of this demand would be driven by expansion of employment at Electric Boat.1 

If roadway and infrastructure improvements enhance the attractiveness of the Route 32 
and Route 163 corridors, Montville could ambitiously increase its share to 25 to 33 
percent of the incremental demand, supporting roughly 175 to 230 units every five 
years in incremental new construction based on the Study Area’s current absorption or 
approximately 410 to 545 units every five years based on the Town of Groton’s 2021 
housing demand projections. 

                                                      
1  Associates, Town of Groton Housing Market Study; Oct. 2021 
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Factors Informing Capture Rate Projec�ons 

The current capture rate estimate of 15 percent of the Study Area’s multifamily demand 
is grounded in structural and market conditions. These include: 

Regional Market Hierarchy 

Multifamily housing in the Study Area is heavily concentrated in New London, Groton, 
and Norwich, where there are established clusters of Class A apartments, proximity to 
large employment bases, such as Electric Boat and Connecticut College, and stronger 
amenity environments. Between 2014 and 2024, the Study Area absorbed 2,843 – 
versus 30 in Montville (not including Oxoboxo Lofts). This means that the bulk of recent 
regional growth has been in urban or mixed-use nodes, not highway corridors. 

Development Scale and Active Pipeline 

Although Montville has 553 units in the development pipeline, most are still in 
preliminary or early permitting stages and construction has not begun. In contrast, New 
London and Groton collectively have over 800 active pipeline units with consistent 
delivery over the next several years. Because developers tend to favor markets with 
proven rent levels above $1,172 per unit limits financial feasibility without public 
incentives. For example, the Oxoboxo Lofts project was a heavily subsidized mixed-
income adaptive reuse development that relied on a substantial package of federal, 
state, and private financing in order to make it a feasible development. 

Infrastructure and Perception Constraints 

Both Route 32 and 163 corridors remain auto-oriented with minimal pedestrian 
infrastructure, interrupted sidewalk networks, and limited streetscape amenities. This 
reduces Montville’s ability to attract renters who seek walkable mixed-use settings – an 
important feature of multifamily growth submarkets in comparable Connecticut towns. 
Developers often identify these factors as barriers to achieving higher rents. 

Feasibility of Achieving a Higher Market Capture Rate 

Achieving a higher market capture rate, such as between 40 and 50 percent, would 
position Montville as the region’s dominant submarket, surpassing Groton and New 
London in new unit absorption. This outcome is inconsistent with historical and 
demographic trends. To approach a more reasonable yet aspirational 25 - 33 percent 
capture of market demand, Montville would likely need improvements to the Route 32 
and 163 corridors that create mixed-use, pedestrian-friendly environments. 
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An Aspira�onal Housing Demand Projec�on for Montville 

Montville can position itself to play an important role in meeting the Study Area’s rising 
housing demand. The recent and ongoing expansion of Electric Boat in Groton is 
projected to bring several thousand new jobs to the region by 2030, intensifying the 
need for new rental and ownership housing within commuting distance of major 
employment centers. As Groton and neighboring towns work to absorb this demand, 
Montville’s location along the Route 32 corridor and its historically lower rents make it 
an increasingly attractive for “missing middle” households, mid-career professionals, 
and workforce renters who seek proximity to jobs but are priced out of Groton’s limited 
housing stock. 

As a local urban planner told the Connecticut Mirror in July 2025, “A lot of the people 
who are taking these jobs (at Electric Boat) are choosing not to live in Groton, which 
means you have a lot of commuters.” He then went on to underscore regional 
commuting patterns, including Montville.2 

With Electric Boat’s staff growth and commuter pattern to Montville, local developers 
and planning officials should expect region-wide spillover to raise multifamily absorption 
rates in Montville over the next five years. With a well-conceived strategy and targeted 
corridor improvements, Montville could aspire to achieve a capture rate of one-third of 
the projected regional absorption of approximately 325 units over the next five years 
and 650 units over the next ten years. It should be noted that these projections far 
exceed prior absorption baselines for Montville and reflect the need to capitalize on 
growing demand by investing in corridor improvements and incentivizing mixed-use and 
village-style residential districts that are suited to commuters. 

More specifically, Montville can optimize its capture of regional housing demand by 
undertaking the following: 

• Facilitate market-rate and affordable apartments in attractive and more 
pedestrian-oriented “activity nodes” along Route 32 and Route 163 

• Target new multifamily development toward Electric Boat and other defense 
workers, especially those seeking more affordable alternatives to Groton, where 
as of October 2025, the average rent for a two-bedroom apartment is $2,076 

• Encourage partnerships with regional developers and Mohegan Tribal housing 
initiatives to maximize infrastructure, community amenities, and mixed-income 
housing opportunities 

• Encourage Connecticut State Department of Transportation (CDOT) and 
Southeast Area Transit District (SEAT) to improve transit connections to 
employment cores in Groton and New London and leverage state and local 
funding for infrastructure upgrades 

                                                      
2 Brone, A. (July 22, 2025), Groton considers housing boost to accommodate SUBASE, Electric Boat, Connecticut 
Mirror 
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Absorp�on Caveats and Considera�ons 

• Product quality and timing matter. Lower-quality product or poorly sited 
developments could underperform. However, projects that deliver quality 
finishes, management, and functionality at a competitive price point are likely to 
succeed in this corridor. 

• Limited public transit may be a constraint. Lack of robust transit connections 
could limit the appeal for car-free households, but this is consistent with broader 
trends in suburban southeastern Connecticut. 

• Demand from key workforce segments should be closely tracked. Future 
project success may hinge on attracting workers from Electric Boat, health care, 
and regional service sectors. Project marketing and location strategy should 
reflect this. 

• Affordable housing elements could accelerate lease-up. Given regional 
demand, inclusion of income-restricted units could improve absorption, especially 
for single-earner households. 
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4. Retail Market and Demand Assessment 

Overview 

Montville’s retail market is under-built but stable, with low vacancies and slightly above-
average rents. Retail demand through 2030 is expected to increase by approximately 
$19 million, driven largely by food, transportation, and entertainment spending. 
Opportunities lie in redevelopment and small-format retail along Route 32 and Route 
163, less in the development of new large-format shopping centers. Constraints include 
the design of the corridors, parcel availability and configuration, and infrastructure, 
requiring coordinated improvements to attract new private investment 

Retail Supply Condi�ons in Montville 

Montville’s retail inventory consists of approximately 852,729 square feet across 96 
buildings, translating to 43.7 square feet of retail per capita (as of 2021), compared to 
73.9 square feet per capita in the broader Study Area. 

This relatively low supply suggests that Montville is under-retailed compared to 
regional benchmarks, particularly considering its population size and corridor traffic 
volumes. 

Figure 18 

Retail Inventory in Montville and Study Area 

 

Retail rents in Montville are slightly higher than the Study Area average—$16.51 per 
square foot versus $15.66 per square foot—despite fewer amenities and limited 
pedestrian infrastructure. This price premium, in the context of constrained inventory, 
signals latent retail demand that is not being fully met in the local market. 
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Figure 19 

Retail Rents (2014 – 2024) 

 

Source: CoStar 2025 

Retail vacancy in Montville, while historically volatile (ranging from 2.3% to 10.6%), has 
stabilized in recent years, with current vacancy at 4.6%, only modestly above the Study 
Area average of 3.4%. 

The stabilization of vacancy rates coupled with rising rents further underscores the 
viability of new or repositioned retail development. 
 
Figure 20 
 
Retail Vacancy (2014 – 2024) 

 

Source: CoStar 2025 
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Retail Absorp�on 
Between 2014 and 2024, Montville experienced a net retail absorption of approximately 
130,000 square feet, a modest but positive trajectory that demonstrates relatively 
steady commercial activity despite regional market fluctuations. Absorption was 
strongest in 2015, 2017, and 2022, when multiple mid-sized tenants entered the market. 
Reflecting periods of local retail reinvestment. While the town saw some short-term 
negative absorption in 2019 and 2024, these dips align with regional slowdowns tied to 
business closures and retail consolidation, rather than localized distress. Compared 
with the broader Study Area, which absorbed about 683,000 square feet over the same 
period, Montville captured a consistent share of regional demand given its limited 
inventory base and smaller retail footprint.  

Figure 21 

Retail Absorption in Montville and Study Area (2014 – 2024) 

 
Source: CoStar 2025 

 

Corridor Dynamics and Development Patern 

The Route 32 corridor serves as Montville’s primary commercial spine, containing the 
majority of retail and service-oriented businesses. Properties such as Dollar General 
(40,000 SF), TotalVision (7,092 SF), and Oriental Bar & Grill (16,000 SF) have recently 
been built or renovated, demonstrating the corridor’s capacity to attract and sustain 
newer retail investment. 
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Despite this activity, Route 32 remains heavily auto-oriented, with limited pedestrian 
amenities, few crosswalks, and minimal streetscape enhancements. These factors 
hinder the potential for walkable retail clusters and discourage smaller-scale infill 
investment. 

Route 163 is much less intensively developed but has opportunities for modest-scale 
neighborhood-serving retail or convenience-oriented uses, particularly where there is 
proximity to new or proposed residential development. Together, Routes 32 and 163 
can support incremental, targeted retail expansion, especially formats compatible with 
auto access and small-scale service delivery. 

Figure 22 

Profiles of Recent Route 32 Retail Developments 

 

Retail Demand Outlook 

According to the Retail Demand Outlook (2025 – 2030) for Montville generated using 
ESRI’s Business Analyst Online platform, Montville’s future buying power will grow 
across nearly all retail categories through 203, reflecting stronger household incomes 
and an expanding commuter base. The most significant growth is projected in everyday 
and experiential spending categories – especially grocery, restaurant, entertainment, 
and transportation-related goods and services. 

Montville’s residents are expected to spend roughly $19 million more across all retail 
categories by 2030, with about one-third of that increase concentrated in food 
purchases alone. Grocery and dining demand will rise by approximately $6.5 million, 
signaling strong potential for new or expanded food markets, convenience grocers, and 
casual dining options. Transportation-related spending will increase by roughly $4.5 
million, reinforcing continued support for fuel sales, vehicle maintenance services, and 
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auto-parts retailers. Entertainment and recreation spending will climb $2.4 million, 
driven by household-based leisure, memberships, and experiential retail, particularly 
when paired with more mixed-use residential development. Home furnishings, minor 
apparel growth, and modest upticks in health and travel spending round out the 
forecast.  

For policy and development planning, these trends point to rising opportunities in 
several areas: 

• Food service and grocery: continued dominance across household spending 
categories 

• Transportation and mobility: ongoing strength in auto-service demand 
reflective of Montville’s commuter orientation 

• Entertainment and recreation: expanding opportunities for family-oriented and 
smaller scale experiential retail that complements existing destinations 

• General retail and apparel: modest but steady expansion potential tied to 
income growth and improved visibility along the corridors 

Together, these category-level trends underscore that Montville’s retail future will be led 
not by large-format regional shopping centers, but by incremental service- and 
experience-oriented retail growth concentrated along the Route 32 and Route 163 
corridors. 

Development Poten�al and Constraints 

The combination of low square footage per capita, moderately rising rents, and positive 
spending growth positions Montville for moderate, incremental retail expansion. Within 
the Route 32 and Route 163 corridors, redevelopment potential is strongest in locations 
that can cluster daily-needs services such as those noted above rather than large-
format retail. 

Montville’s retail absorption rate and retail demand and spending growth data for 
Montville from ESRI supports the addition of roughly 40,000 square feet of new retail 
over five years, particularly convenience, food service, and specialty goods tenants 
designed to serve local households and commuters along the corridors. 

Development should be targeted and incremental, focused on: 

• Reuse of existing underperforming properties 
• Small to medium-scale infill on Route 32 
• Activity nodes near residential growth areas  

In the current environment, retail attraction efforts should emphasize tenant formats that 
thrive in car-centric environments and meet local convenience needs, such as: 
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• Neighborhood grocers or specialty food shops 
• General merchandise and discount retailers 
• Quick-service and casual dining restaurants (note that more formal restaurants 

could be supported with future residential development along the Routes 32 and 
163 corridors) 

• Medical or professional service tenants 
• Health and fitness tenants 

Poten�al Opportunity: Experien�al Retail 

The retail market in Montville may support a regional and national trend of experiential 
retail and family entertainment centers, formats that attract visitors by offering activity-
based experiences rather than traditional goods and are thus more resilient in the face 
of e-commerce. Montville is home to Supercharged, one of New England’s largest 
indoor family entertainment centers, featuring karting, trampoline amenities, and 
adventure attractions. Since its opening in 2017, Supercharged has drawn regional 
traffic and, along with Mohegan Sun, has further established Montville as an 
entertainment destination. 

However, Supercharged is located outside the Route 32 and Route 163 corridors and 
closer to the industrial business district. Its scale and success demonstrate strong local 
and regional demand for experiential retail, but also signal that this sector may already 
be saturated in Montville, particularly for large-format entertainment centers. The 
presence of a major facility presents both a caveat and an opportunity: while additional 
large-scale family entertainment venues may risk oversaturating the market, there is still 
room for differentiated, niche experiential concepts. Escape rooms, boutique activity 
lounges, or hybrid entertainment formats could be successful if well-sited and designed 
to serve unmet local demand while complementing and not competing with 
Supercharged’s core offerings. 

The absence of experiential retail directly along the Route 32 and Route 163 corridors 
creates an opportunity for activity-based concepts at a neighborhood scale. These 
corridors, benefitting from strong auto accessibility and proximity to new residential 
development, could support smaller-scale experiential formats that activate daily retail 
nodes and encourage social interaction for families, teens, and young adults. Targeted 
investment in streetscape and site improvements can further enhance visibility and 
viability for new entertainment, health, and fitness tenants, anchoring Montville’s retail 
strategy in evolving consumer preferences and the threats and challenges posed by 
online retail. 

Other Market Constraints to Consider 

None of the traditional enclosed malls in the region serve as primary retail competition 
for Montville anymore. For example, the Crystal Mall in Waterford is closing and was 
recently acquired by Electric Boat for conversion into an engineering and training space 
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in addition to potential residential use. Retail leakage and competitive pressures for 
retail in Montville now stem from open-air power centers, big-box clusters, and busy 
grocery and service anchors in Waterford, Lisbon, Groton, and East Lyme.  

Efforts to expand retail in Montville should focus less on recapturing mall-oriented 
higher-order goods spending and more on capturing daily needs, convenience, and 
service retail demand, in addition to experiential retail. Investments in corridor amenities 
and neighborhood-scaled, locally oriented retail will be better positioned against this 
evolving competitive landscape. 

The auto-oriented design of the corridors, particularly Route 32, limits walkability and 
retail visibility without large signs at a scale targeted to drivers. Both corridors lack 
continuous sidewalks, crosswalks, and streetscape amenities, which can hinder smaller 
scale retail.  

It is also important to note that demographic stagnation impacts long-term scalability, 
suggesting that future retail growth in Montville will depend more on income and visitor 
spending, such as that on experiential retail, than on population expansion.  
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5. Office Market and Demand Assessment 

Overview 

Montville’s office market is relatively healthy but small and non-expansive, with rents 
rising due to low vacancy and no major vacancy risk. New-build office demand is small 
and opportunities are confined to incremental tenant-driven or medical-service infill 
along Route 32. A successful strategy should focus on renovation and reuse, flexible 
professional space, and corridor enhancements that improve visibility and access rather 
than large-format new speculative office development. 

Figure 23 

Office Inventory 

 

Source: CoStar 2025 

Local Office Supply: Small but Stable and Compe��ve 

The Town of Montville offers a modest but competitive office market, with a total 
inventory of 126,000 square feet across 24 buildings, primarily located along the Route 
32 corridor. As of 2024, the average asking rent for Montville office space is $23.87 per 
square foot, a notable increase of 45% since 2014. The current vacancy rate is just 
2.7%, down significantly from a high of 18% in 2015, reflecting a tightening market due 
largely to the absence of new office development over the past decade. 

By comparison, the broader Study Area—which includes surrounding towns such as 
Norwich, Waterford, and New London—contains nearly 6.8 million square feet of office 
space across 590 buildings, with an average rent of $22.96 per square foot and a higher 
vacancy rate of 8.2%. While Montville’s office market is small in scale, its pricing and 
occupancy metrics suggest it remains healthy and competitive within the regional 
context. 
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Figure 24 

Office Rent (2014 – 2024) 

 

Source: CoStar 2025 

Figure 24 

Office Vacancy (2014 – 2024) 

 

Source: CoStar 2025 

Market Context: Office Demand in a Changing Environment 

The post-pandemic office environment in Connecticut and the U.S. has seen growing 
divergence in demand across sectors and geographies. In contrast to major metro 
areas where demand has softened, suburban markets with strong quality-of-life assets, 
affordable space, and easy access have experienced greater stability. Montville’s office 
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market fits this trend, with modest but steady demand from professional services, 
medical providers, and local institutions. 

Office properties along Route 32, such as 80 Norwich-New London Turnpike (built in 
2010, ~27,000 SF) and 88 Norwich-New London Turnpike (built in 2003, ~26,000 SF), 
have asking rents ranging from $21 to $30 per square foot, reflecting stable occupancy 
and moderate price appreciation. These properties generally offer two-story 
construction, ample parking, and proximity to retail and residential uses, making them 
attractive to small to mid-sized tenants. 

Figure 25 

Profiles of Recent Route 32 Office Developments 

 

Development Pipeline: Limited Ac�vity 

Notably, there is no new office development in the current regional pipeline, either 
in Montville or the broader Study Area. This underscores the limited speculative interest 
in new office supply and reinforces the importance of maintaining and reinvesting in 
existing properties. Other commercial development activity in the pipeline—including 
retail, industrial, hospitality, and flex space—suggests that future land use demand may 
prioritize other asset classes over office. 

Demand Outlook and Development Poten�al 

Given Montville’s strong occupancy and rent growth, there may be limited but targeted 
opportunities for new office development, particularly if tailored to underserved or 
growing demand segments. These may include: 
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• Medical office space, especially given proximity to Backus Hospital and other 
healthcare anchors in Norwich and New London; 

• Professional services catering to local government, legal, and financial 
industries; 

• Co-working and flexible office solutions that serve remote workers and small 
businesses without requiring long-term lease commitments. 

While Montville’s overall scale limits large-format office development, small infill projects 
(5,000–15,000 SF) or mixed-use developments with a modest office component could 
prove viable along Route 32, especially near key intersections or adjacent to new 
residential projects. 

Constraints to Office Development 

Several constraints should be considered: 

• Lack of speculative investment: Lenders remain hesitant to finance new office 
construction in tertiary markets unless backed by a strong anchor tenant. 

• Zoning and infrastructure: Existing zoning may require modification to support 
new formats or mixed-use development. Additionally, utility and broadband 
infrastructure must be evaluated to support modern office needs. 

• Tenant preferences: Demand is increasingly driven by user preferences for 
amenity-rich, flexible, and sustainable spaces—features that may require 
retrofitting older office stock or thoughtful design in new projects. 

 

 

 

 





Exhibit 10: Plan Area Local Owned Small Business Inventory
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Summary: Business are all locally owned small
business. The right of way is open, vast, unfriendly to
pedestrians and promotes speeding. Civic Campus
and Historic Town Hall requires preservation from 
elements to secure its presence  (not shown on map) 
and connect visually and physically with walkways and 
landscaping to the Route 32 corridor.



Exhibit 11 – Town Leadership Bios 

The following four key staff members will play instrumental roles in implementing the grant and 
overseeing the work.  They will advise and take direction from the Steering Committee while exercising 
professional judgement. 

 

Leonard G. Bunnell Sr - Mayor 

Leonard G. Bunnell Sr. has lived in Montville since 1971. He and his wife Deonn have been together for 
24 years and are a blended family of five children and 10 grandchildren. The Bunnell family has been a 
part of Montville for three generations. A 1969 Waterford High School graduate, he began 13 years of 
employment with Electric Boat as an electrician apprentice and transferred to the Safety Department as 
an electrical safety inspector in 1977. In 1976 Lenny began working part time for the Montville Police 
Department advancing to a full time career in 1982 and retired September 2018. Throughout his 42 
years of service with the Montville Police Department he was actively involved in the Public Safety 
Commission, a regular attendee of the Town Council meetings, an active member of the Montville Youth 
Advisory Board, Commission on Aging and a past member of the Economics Development Commission. 
As the Police Department's Executive Officer and Department Head, he was responsible for the 26 
member department. The members included uniformed officers as well as clerical personnel. His myriad 
of responsibilities, to name a few, included operations, budgets, training, scheduling, purchasing and 
bargaining unit matters. He routinely worked with numerous surrounding town agencies, boards, 
commissions and departments. Before successfully being elected as the Mayor of Montville, he was the 
Account Manager for Securitas Security Services at Pfizer in Groton, Connecticut 

 

Dennis Goderre, PLA, AICP – Project Manager; Director of Land Use and 
Development 

Dennis Goderre is a licensed Landscape Architect, AICP Certified Planner, and Certified Urban 
Designer with extensive experience leading complex municipal and private-sector planning, 
engineering, and development initiatives. With a career spanning large-scale infrastructure, 
resiliency, redevelopment, and housing projects, he has managed multidisciplinary teams, 
overseen project budgets, and guided proposals through local, state, and federal permitting 
processes. Dennis has drafted, secured, and administered more than $10 million in grants, 
managed individual capital projects exceeding $2 million, and successfully delivered state-
funded streetscape, transportation, and green infrastructure projects valued at over $30 
million. His expertise includes NEPA/CEPA compliance, coastal resiliency and CAM permitting, 
site/civil engineering oversight, urban design, historic preservation, and comprehensive plan 
and zoning regulation development. 

Throughout his career, Dennis has planned and designed projects collectively valued at over $1 
billion, representing both public agencies and private developers across resort, institutional, 



educational, commercial, housing, golf course, and waterfront sectors. He has led 
transformative efforts such as the City of Hartford’s planning for the reconstruction of I-84, 
implemented Complete Streets and low-impact development strategies, advanced brownfield 
redevelopment initiatives, and supported transit-oriented development planning at multiple 
regional hubs. Dennis is recognized for his strong public communication skills, workshop 
facilitation, and effective collaboration with community groups, businesses, and municipal 
leadership. A strategic thinker and experienced mentor, he excels at aligning planning, 
engineering, and design principles with grant strategy, budget discipline, and long-term 
community goals. 

 

Julie Chapman - Director of Finance 

A seasoned Municipal Finance Director, this candidate brings extensive experience leading full-
scope financial operations, including budgeting, forecasting, investment management, and 
fiscal planning for both town and city governments. They have a proven history of 
implementing new systems, modernizing outdated policies, and managing complex financial 
reporting with accuracy and transparency. Their background includes overseeing key financial 
functions such as accounts payable, payroll, assessment, tax collection, debt planning, and risk 
management, while ensuring compliance with audits, internal controls, and best fiscal 
practices. With a strong command of governmental accounting and financial analysis, they 
routinely prepare and deliver comprehensive financial reports to executive leadership, boards, 
and committees, supporting informed and strategic decision-making. 

Throughout their career in Montville, Coventry, and New London, they have demonstrated 
exceptional leadership in supervising multidisciplinary teams, coordinating with departments 
across municipal operations, and maintaining strong working relationships with internal and 
external stakeholders. Their professional experience spans procurement, treasury and cash 
management, software implementation, labor cost estimation, pension and benefits 
coordination, and grants management. Supported by advanced education—including a 
Master’s in Public Administration with a concentration in Public Finance, specialized certificates 
in governmental accounting and leadership, and recognition from the Global Honor Society for 
Public Affairs & Administration—they bring a comprehensive and well-rounded expertise 
ideally suited for high-level municipal finance leadership. 

 

John Carlson – Director of Public Works and Facilities 

John Carlson has dedicated over three decades of service to the Montville Public Works Department, 
embodying commitment, hard work, and deep community pride. A lifelong Montville resident, John 
grew up in town and continues to call it home—strengthening his connection to the community he 
serves every day. 
  



He began his career with Montville Public Works on June 11, 1990, starting as a custodian. Over the 
years, John’s strong work ethic, leadership, and comprehensive understanding of departmental 
operations led him through numerous roles and responsibilities. His steady rise within the department 
reflects both his dedication and his hands-on knowledge of the town’s infrastructure needs. 
  
On July 11, 2022, John was appointed Director of Public Works. In this role, he oversees the 
department’s essential operations, guiding a team focused on maintaining and improving Montville’s 
facilities, roads, and public spaces. His leadership is rooted in firsthand experience and a genuine 
passion for serving the community he has always called home. 
  
Outside of work, John enjoys spending time with his family and escaping to his cabin in New 
Hampshire—a place where he can relax, recharge, and appreciate the outdoors. 
 



 

December 3, 2025 

Re: Support for Montville’s CIF Round 8 Application – Town Center Plan & Implementation Strategy 

To whom it may concern, 

It is our pleasure to submit this letter as our endorsement of the Town of Montville’s application for a 

Community Investment Fund (CIF) Planning Grant for CIF Grant Round 8. We have reviewed the 

Montville Town Center Plan & Implementation Strategy proposal, and it is our firm opinion that, if 

approved, this investment of public funds will enable Montville to advance critically important goals 

consistent with the CIF program. The proposed effort will create a clear path toward the revitalization of 

the Town Center, expansion of multimodal infrastructure, preservation of historic public buildings, and 

preparation of long-range plans that will benefit residents, businesses, and future development. 

This initiative builds directly upon the State-supported Revive & Renew Routes 163/32 study, funded by 

the CIF Round 5, and will continue implementing the Governor’s Economic Action Plan by supporting 

community revitalization, enhancing walkability, strengthening economic opportunity, and expanding 

access to future workforce and mixed-income housing. This effort also complements the State’s 

investment in the nearby Oxoboxo Lofts (72 affordable units) and Village Apartments (160 new 

affordable units), the latter recently receiving $8.5 million for the construction. 

We are encouraged to see Montville taking an active role in engaging stakeholders, addressing aging 

infrastructure, and creating a long-term vision for a thriving civic campus and town green. Through this 

Planning Grant, Montville will be positioned to pursue further capital improvements and leverage 

additional state and private investment. 

Thank you for your kind consideration. 

Respectfully, 

   
Cathy Osten      Martha Marx 
State Senator, 19th District    State Senator, 20th District 



   
Nick Menapace      Nick Gauthier 
State Representative, 37th District   State Representative, 38th District 











CIF Request
Other DECD 

Funds
State Bond 

Funds
Other State 

Funds
Federal Funds Applicant Funds

Philanthropic 
Funds

Developer Funds Total per Activity Additional Description as needed 

Architectural / Engineering 110,000$             110,000$             Town Hall Asseessment/Boiler/Envelope

Owner's Rep/Construction Manager -$                      
Environmental Studies 10,000$               10,000$               HBMI
Legal / Accounting -$                      
Permits -$                      
Planning / Studies 117,500$             117,500$             Intersection/Streetscape/Village Center
Site Acquistion -$                      
Soft Cost Contigency -$                      

Other - Advertsiing 2,500$                  2,500$                  Advertising, Publications, materials for outreach
Other - specify 10,000$               10,000$               Site Surveying/mapping

250,000$             -$                      -$                      -$                      -$                      -$                      -$                      -$                      250,000$             

New Construction -$                      
Renovation 307,000$             307,000$             
Demolition -$                      
Abatement -$                      
Remediation -$                      
Machinery & Equipment -$                      
Hard Cost Contigency -$                      
Other - specify -$                      
Other - specify -$                      

-$                      -$                      -$                      -$                      -$                      307,000$             -$                      -$                      307,000$             

250,000$             -$                      -$                      -$                      -$                      307,000$             -$                      -$                      557,000$             

Total Project 44.88%
CIF Portion 100.00%

Community Investment Fund 2030, Round 8: Sources and Uses Budget

Soft Costs - Subtotal

Hard Costs - Subtotal

Total per Source Type

Enter Status of Funds: Committed, Pending, 
To Be Requested, etc. ->

Soft Costs Percentage

Soft Costs: Project Activity

Hard Costs: Project Activity

Town of Montville / Montville Town Center Pan & Implementation Strategy

Enter Program/Source Name(s) ->



Exhibit 13a:  
Town of Montville: Town Center Plan & Implementation Strategy 

 

Note: Subtotal are estimates and may vary based upon filling procurement and negotiated services. 

1. Town Center Vision — $127,500 

1.1 Limited Site Survey & Research — $10,000 
Utilize town prepared base map/survey: Supplement as follows - Targeted survey, ROW verification, base 
mapping, parcel/grade analysis, and physical constraint validation. Utilize state wide LDAR mapping for all 
topography 

1.2 Route 163/32 Intersection Study & Streetscape Master Plan — $67,500 
Intersection safety and operational review, cross-sections, streetscape plan, multi-use path integration, 
Town Green analysis, and conceptual master plan package. 

1.3 Town Center Visioning Framework & Early Concept Design — $30,000 
Town Center identity, placemaking, Town Green conceptual design, pedestrian realm plans, and draft 
vision framework. 

1.4 Outreach — $20,000 
Public workshops, stakeholder sessions, property owner meetings, digital engagement tools, and 
community communications. 

2. Civic Campus Improvements — $120,000 

2.1 Building & Site Needs Assessments — $35,000 
Assessment of HVAC, windows, envelope, ADA, drainage, lighting, interior/exterior conditions, and capital 
cost estimating. 

2.2 Limited HBMI (Roof & Boiler Focus) — $10,000 
Lifecycle analysis, deficiency verification, and prioritization for the aging roof and boiler systems. 

2.3 100% Bid Documents – Boiler Replacement — $55,000 
Full construction-ready plans, specifications, details, QA/QC, and bid package preparation exclusively for 
the boiler replacement project. 

2.4 100% Conceptual Design – Building Envelope — $20,000 
Comprehensive conceptual design for the full building envelope including roof replacement approach, 
windows, masonry repairs, lintels, trim, elevations, detailing, and restoration strategy under historic 
standards. 

2.5 Steering Committee Meetings & Reporting 
Monthly meetings, documentation, project coordination, and progress monitoring. 

3. Advertising — $2,500 
Grant-required notices, public meeting advertisements, community notifications. 



Exhibit 14: Project Schedule 

Town of Montville Town Center Plan & Implementation Strategy 

 

 























 
 
 

 

Town of Montville, Connecticut 
Department of Land Use & Development 
Planning & Zoning 
Inland Wetlands & Watercourses 
Economic & Community Development 

310 Norwich-New London Turnpike 
Uncasville, CT 06382 
 

www.montville-ct.org 
www.townofmontville.org/department-services/planning-department/ 

P: 860.848.6779     F: 860.848.2354 
 

 

 

 

 

Acknowledgement to # 21 

 

To the best of my knowledge, all actions, suits, claims, demands, investigations, and proceedings of any 
kind, open, pending, or threatened, whether mature, un-matured, contingent, at law or in equity in any 
forum, involving the applicant that might reasonably be expected to materially adversely affect its 
businesses, operations, assets, properties, financial stability, business prospects, or ability to perform 
the project as described in this application. 

 

 

Dennis G. Goderre 

Director of Land Use and Development 

 

 

 

http://www.montville-ct.org/
http://www.townofmontville.org/department-services/planning-department/
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