Lisa L. Feinberg

CARMO

TORRANCE | SANDAK | HENNESSEYu» o 50528212677

Fax: 203.325.8608
Ifeinberg@carmodylaw.com

707 Summer Street
3 Floor

Stamford, CT 06901
March 22, 2018

VIA HAND DELIVERY

Ms. Vineeta Mathur, AICP MAR 9 4 M19
Associate Planner

City of Stamford

888 Washington Blvd.
Stamford, CT 06901

RE: Application #217-01 — High Ridge Real Estate Owner, LLC

Dear Ms. Mathur:
In response to the concerns expressed by the Planning Board, Land Use Bureau Staff and
the public, enclosed please find a compendium of information for the record titled “High Ridge

Real Estate Owner, LLC Text Amendment To C-D Zone Appl. #217-01” dated March 21, 2018
which includes:

1. Text Amendment — dated 3.8.18

2. Board & Department Referral Comments

3. Response to Staff, Board & Neighbor Concerns

4. Site Plan Exhibits — corresponding to text amendment drafts
5. Stamford Recreational Facilities® Comparison Exhibit

6. Outdoor Recreational Facilities’ Aerial Photo Exhibits

7. History of C-D Zone

8. Response to Historic Preservation Concerns

9. Section 19.3.2 of the Zoning Regulations — Special Exception Standards
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Please let us know if you have any questions or require any additional copies. We look
forward to presenting this matter to the Zoning Board on March 26",

Sincerely, /

QQW
\isa L. Feinberg

L C}/

Enc.

{S7121211}
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SCHEDULE A

Draft Text Changes 3/8/18

45, Gol-Ceurse—or—ClubiSee—Definition27—COUNTRY-CEUB- Gymnasium or Physical
Culture Establishment: A health and fitness facility containing equipment and/or indoor and/or
outdoor space used by members and/or guests for the purpose of physical fitness, sports and
recreational activities.

BBB. C-D DESIGNED COMMERCIAL DISTRICT

Any parcel of land or aggregation of parcels of land to be developed, redeveloped or
rehabilitated principally for offices and other uses listed herein, and where the excellence of the
overall design in accordance with the criteria listed below is such as to warrant special
consideration for modification of standards contained elsewhere in these regulations may be
designated by the Zoning Board, upon application the manner described herein, as a C-D
DESIGNED COMMERCIAL DISTRICT where a determination is made that the following
objectives are met:

a. The proposed development is consistent with the Master Plan.

b. The proposed development consists of such uses and such proportions as are most
appropriate to its functional integration into the neighborhood.

c. The proposed development site plan is so designed in its space allocation, orientation,
materials, landscaping and other features as to produce a stable and desirable character,
complementary to the surrounding neighborhood.

d. The proposed development is South of the Merritt Parkway.

1. Minimum Area - The minimum site to be designated a C-D DESIGNED
COMMERCIAL DISTRICT shall be fifteen (15) acres. Said minimum acreages shall
have been held as a single contiguous parcel of land, whether by one or successive
owners, for at least three years prior to an application for a zone change to a C-D District.
The foregoing sentence shall not, however, prohibit any parcel or parcels smaller than
said minimum acreage being added to, and qualifying for CD District designation, with a
parcel possessing such minimum acreage, nor shall it prohibit subdivision of land zoned
C-D prior to January 1, 1997 into lots smaller than said minimum acreage.

2. Permitted Uses - The following uses are permitted in a C-D DESIGNED
COMMERCIAL DISTRICT (See also Subsection G of this Section).

a. Professional Offices; Administrative Offices; Scientific Offices; Educational Offices;
Statistical Offices; Executive Offices; Executive Home Offices; Engineering Offices;
Sales Offices; Offices for Drafting Rooms; Experimental Engineering Research
Laboratories; Experimental and Research Laboratories; Research and Development

{57118293:2)
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Laboratories.

b. Supplemental and Accessory Buildings and Uses accessory to all the uses referred to
in this section may include storage space for equipment, supplies, materials and motor
vehicles; central heating systems; air-conditioning systems; power plants; water tanks or
towers; refuse disposal system; training schools for employees; cafeterias; clinics; club
houses or guest lodges for the use of tenants and employees of the buildings; such retail
trade and service uses as are necessary for the comfort and convenience of the tenants
and employees in the buildings; assembly hall for meetings incident to the business of the
principal use or for civic meetings.

c. There shall be no commercial manufacture or fabrication of products for sale except
with respect to limited quantities of test or trial prod cts or such models or prototypes as
may be created and used on the premises in pursult of: the research, experimentation or
development conducted in any laboratory.

In connection with the uses set forth i

‘ Pubsection BBB-2 the'following standards shall
apply: :

a. Coverage: Building coverage shall not excée welve percent (12%) of the lot area,
and the maximum permitted non:porous surface:iarea coverage shall not exceed forty
percent (40%) of the lot area. Notw1thstandmg the (_)regomg, security buildings which
are not more than two hundred (200) square. feet and 1gcated in office parks developed
prior to January 1,.1979, shall be ex¢luded from building coverage and uncovered patios
built at finished. ﬁrst floor'to existing bmldmgs in‘the C-D District shall be excluded from
building coverage even if above grade.

b. Hexght No bulldmg shall exceed three and one-half (3'%) stories in height except that
on any Tot having an area: of thirty (30) acres Or more, four (4) stories in height may at the
sole discretion ‘of the Board, be alloweéd provided that the buildings are appropriately
screened from adJacent res:denually zoned land by landscaped treatment and topography,
as determined by the Zoning Board, and the area of the roof covered with mechanical
penthouses and/or equipment shall not exceed ten percent (10%).

c. Yard Requirements: No building shall be located at a distance less than one hundred
feet (100" from the boundary line of a Residential District. Buildings shall be set back at
least fifty feet (50" from any non-residential district or the Merritt Parkway or any street
on which the lot fronts, except four (4) story buildings which shall be at least four
hundred feet (400") from the front street line.

d. Parking: Space shall be provided on the lot to accommodate company, employee and
visitor motor vehicles; with at least one (1) car space for each three (3) employees or
occupants for which the buildings on the lot are designed, or three (3) spaces per one
thousand (1,000) square feet of floor area, which parking space requirements shall be
determined by the Zoning Board. Parking areas shall be permanently improved and
suitably screened with planting and shall be set back from all boundaries at least fifty feet
(50%.

{S7118293:2)
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e. Signage: One (1) sign may be erected facing each street on which the plot abuts.
Such sign may not exceed sixty (60) square feet in area, nor extend above the roof level
of the building. If a ground or pole sign, no side of the sign face may exceed ten (10) feet
in length, nor may any part thereof exceed twelve (12) feet in height. Exposed tubes,
bulbs or similar exposed light sources, shall not illuminate such sign. There shall be no
exterior spot lighting or other illumination of any such sign that would cause any glare
observable within a Residential District. Where a parking area is provided on a plot,
additional signs may be erected at the entrances and exits of such parking area provided
the total surface area of all such signs does not exceed twelve (12) square feet in area and
no such sign exceeds eight (8) feet in height. One (1) additional ground sign or wall sign,
not exceeding sixteen (16) square feet in area and ten (10) feet in height when ground
mounted, may be displayed on any plot. This sign:may be erected on a temporary
protectwe fence on a property in the process of constfuctlon, demolition, remodeling or
repalr Flags, each not to exceed twenty-four (24) square feet in area and twenty-five (25)
feet in height, and in the aggregate not exceeding seventy-two (72) square feet in area,
may be displayed on vertical or mast-arm flagpoles. (200-32)

f. Floor Area Ratio: The F.A.R. of all bulldmgs shall not exceed 0.40. Notwithstanding
the foregoing, security buildings which are not more than two hundred (200) square feet
and located in office parks developed prior to January 1, 1979, shall be excluded from
F.A.R. (205-32)

g. Structured Parking: In ordér. to encourage reduced development intensity and
increased building setbacks, conservation of open space, and effective use of topography
to screen above-grade parkmg structires, the; Zonmg Board may grant limited exemptions
from the standards of subsections (a), (c), and (f) above; subject to the following criteria:
(1) parking strucfures shall be located on.a lot of not less than thirty (30) acres and set
back not less than ‘400 feet:,ﬁ"om the front street line and fifty feet (50') from all other
propert "‘j_l_;_nes, (2) exempt‘parkmg structures may occupy not more than five percent
(5%) of the lot:atea; (3) total non-porous; surface area shall not exceed thirty-five percent
(35%) of the lot a1ea 4 Floor Area Ratio of all buildings, excluswe of exempt
not excéed twenty feet: (20') abové’ average grade measured at a uniform distance of fifty
feet (50%:6r less from the;penmeter of the structure; (6) the top floor of such structure,
within 100" feet of residéntial property, shall be ten (10) feet or more below the grade at
the property hne of any:adjoining residential property within 500 feet of the structure,
excluding the Mem :Parkway; (7) all such parking structures shall be appropriately
screened from view by principal buildings, topography, and/or landscaping to the
satisfaction of the Board.

Special Exception Uses —

A Residential - Notwithstanding the above, Single family, Two family and multifamily

dwellings may be authorized by Special Exception by the Zoning Board-subject to the
following standards:

i) The parcel shall be contiguous to residentially zoned land on all sides and shall not
front on a State highway.

{57118293;2)
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ii) The standards of the RM-1 Zoning District shall apply except that building height
shall not exceed three (3) stories and thirty-five (35" feet, and residential density shall
not exceed thirteen (13) dwelling units per acre and shall not exceed a Floor Area
Ratio (FAR) of 0.4 of gross floor area (excluding garages).

iii) Total non-porous surface area coverage shall not exceed fifty percent (50%).

iv) The parcel shall be developed exclusively for residential use and no commercial
use shall be permitted.

v) Below Market Rate Requirement. Below Market Rate (BMR) dwelling units
shall be provided in an amount equal to not less than ten percent (10%) of the number
of market rate dwelling units. Required Below Market Rate units shall be affordable
to households earning not more than fifty percent (50%) of the Stamford SMSA
Median income and shall be provided in accordance with the standards, definitions
and procedures contained within Article III, Section 7.4 of these Regulations. (203-20)

Commercial
|. Gymnasium or Physical Culture Establishment

5. Adaptive Reuse and/or Redevelopment — For purposes of the C-D Designed District, the

following definitions shall apply to New Development and Adaptive Reuse and/or
Redevelopment with uses set forth in Subsection BBB-4-B:

i. New Development — new construction on lots that are currently vacant.

ii. Adaptive Reuse and/or Redevelopment — reuse of an existing building for a purpose

other than which it was built or designed and/or expansion or replacement of existing
floor area on a developed property.

The standards below shall apply to Adaptive Reuse and/or Redevelopment with uses set forth
in Subsection BBB-4-B. Unless specifically modified below, the standards of Subsection
BBB-3 above shall remain applicable.

{S7118293:2|

a. Coverage: Where legally nonconforming non-porous surface area coverage is
greater than 40%, the proposed non-porous surface area coverage shall be reduced
in the direction of conformity.

b. Buffer Requirements: A 50 foot landscape buffer shall be maintained between a
an Adaptive Reuse and/or Redevelopment and any boundary with a Residential
District as unoccupied landscaped open space with a combination of dense
plantings, berms, fencing, walls or other screening techniques. Pedestrian
walkways may be located within said buffer area; however no active recreational
use, structure or facility is permitted within any buffer area.

c. Signage: In addition to the rights available in accordance with Section 9-BBB-2-
e, the total area of signs placed on all walls shall not exceed one (1) square foot

Page 4
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per lineal foot of total building facade. One (1) additional ground sign or pole
sign may be displayed on any plot not to exceed fifty (50) square feet in area nor
shall such sign exceed ten (10) feet in height. No illuminated sign shall face any
Residential District.

d. Parking: In furtherance of the Master Plan objectives, any Adaptive Reuse and/or
Redevelopment of existing office space shall result in no net increase in parking
spaces on the property plus handicap accessible spaces. Any application for
Special Exception commercial use shall include a parking needs assessment to
determine the maximum number of parking spaces for said use. Shared parking is
encouraged.

Design Guidelines: Any New Development or Adaptive Reuse and/or_Redevelopment of
a principal or accessory building on a property with other buildings considered
historically or culturally significant, shall be designed in a manner which is compatible
with the color palette, materials, general massing and architectural features of the
remaining architecture within the property. For purposes of this requirement, a structure
listed or eligible for listing on the National Register of Historic Places or the State
Register of Historic Places either as an individual building or as a contributing building in
a district, shall be deemed historically or culturally significant. To encourage
preservation of existing structures, architectural features and overhangs on historically or
culturally significant structures shall be exempt from building coverage.

Performance Guidelines: The Zoning Board shall make a finding that any Special
Exception commercial use conforms to the performance guidelines below:

a. Lighting — all artificial lighting shall be directed so as to reduce glare and ensure
all direct rays fall on the subject property.

b. Screening — structures and parking areas shall be appropriately screened by walls,
fences, plantings or other devices to protect the privacy of any adjacent
Residential District.

c. Noise — noise shall not exceed the limits contained in the City of Stamford Noise
Ordinance, as may be amended from time to time.

d. Site Plan Design — buildings, structures, parking areas and driveways shall be
located in such a manner as to minimize adverse impacts on any adjacent
Residential District.

8. Within any C-D Designed District, applications requesting approval of any permitted

uses or approval of site and architectural plans shall include all of the plans and
information as specified by Section 7.2 C of these Regulations. Such applications shall
be submitted to and be subject to the approval of the Zoning Board in accordance with
the specific standards and objectives of the District, the procedures and review standards
of Section 7.2 Site Plan Review, and the general purposes and other applicable standards
of these Regulations, who shall not approve same until after a public hearing. (97-006)

{S7118293;2}
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Director of Operations

MAYOR
David R, Martin ERNIE ORGERA
Land Use Bureau Chief
Ralph Blessing, PhD
Deputy Director of Planning
David W. Woods, PhD, AICP
CITY OF STAMFORD
PLANNING BOARD
LAND USE BUREAU
888 WASHINGTON BOULEVARD
STAMFORD, CT 06904 -2152
February 28, 2018

Mr. Thomas Mills, Chair
City of Stamford

Zoning Board

888 Washington Boulevard
Stamford, CT 06902

RE: ZB APPLICATION #217-01 - HIGH RIDGE REAL ESTATE OWNER, LLC (“HRREQ”) -
0 TURN OF RIVER ROAD c/o AGENT, LISA FEINBERG OF CARMODY TORRANCE
SANDAK & HENNESSEY-Text Change

Dear Mr. Mills:

During our regularly scheduled meeting held on Tuesday, February 20, 2018, the Planning Board reviewed the
above referenced application referred in accordance with the requirements of the Stamford Charter.

Applicant is seeking to amend Section 9 BBB C-D Designed Commercial District by proposing a new
subsection for “Adaptive Reuse and/or Redevelopment” following Special Exception approval in
conformance with the specific standards and conditions of Section 19.3.2 of the Zoning Regulations. A
“Gymnasium or Physical Culture Establishment” has been proposed as a principal Special Exception
use within the C-D zone and detailed standards related to same have been provided.

After an extensive discussion, the Planning Board unanimously voted to DENY ZB APPLICATION #217-01
for the following reasons:

The Planning Board finds that the “Gymnasium & Physical Culture Establishment” use is appropriate
in all C-D zoned parcels and consistent with Master Plan Category #8. However, the Planning Board
unanimously recommended denial of the Text Change as proposed by the applicant. Specifically, the
Planning Board requests the Zoning Board to address the following concerns:

1. In the definition of “Gymnasium & Physical Cultural Establishment,” the Planning
Board recommends removing the “and/or outdoor uses” in C-D zones;

2. The Planning Board recommends that when developing in residential areas the building
setback be at least 100 ft. regardless of the use or the abutting parcel;

Page 6
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ZB Application #217-01
February 28, 2018
Page 2

3. The Planning Board has concerns about the location of the parking structures, vis--vis
residential areas and recommends siting standards for parking structures to address this

issue.

4. The Planning Board recommends under “Design” the requirement that “these design
guidelines need to apply to all other new structures including structured parking.”

Sincerely,

STAMFORD PLANNING BOARD

,_/J{;JM&L,LQ l 6

‘Theresa Dell, Chair

TD/lac

Enclosures - Materials from Planning Board Meetings held on August 8, 2017, February 6, 2018 and
February 20, 2018.
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CITY OF STAMFORD

TRANSPORTATION BUREAU CHIEF

MAYOR
DAVID MARTIN JAMES TRAVERS
Email: praves@iamiondic oo
DIRECTOR OF
OPERATIONS TRAFFIC ENGINEER
ERNIE ORGERA GAR.REJ;T BOLELLA. PE
Email: eorgera@stamfordct.gov Email: tholollalistamiordct zor
TRAFFIC ENGINEER
FRANK PETISE, P.E

Email: flreuse@stamiardet, ot
OFFICE OF OPERATIONS
TRANSPORTATION, TRAFFIC & PARKING
Tel: (203) 977-5466 Fax: (203) 977- 4004
Government Center, 888 Washington Blvd., 7" Floor

Stamford, CT 06901
INTEROFFICE MEM ORANDUM
TO: PLANNING BOARD OFFICE i

FROM: James Travers Frank W. Petise, P.E. /‘/ %/
Traffic Engineer .

Bureau Chiel

DATE: February 6,2018
RE: ZONING BOARD TEXT CHANGE REVIEW
Application #217-01 High Ridge Real Estate Owner LLC

Transpontation Traffic and Parking has reviewed the proposed text change and demonstration plans provided by the
applicant and we are in overall support of the proposed project. The proposed project will reduce the overall traffic
impacts to the area compared with an occupied medical office space. TTP will review the project in more detail
once a formal application is made for the project. We offer the following comments:

parking space per 300 square feet of gross floor

o Provide clarification on how the minimum ofone (1)
formed including comparisons to similar

was determined. A Parking Needs Study shall be per
businesses and other LifeTime Fitness locations,

Tables 4 & 4A in the Site Traffic Modifications and Comparison Report by Frederick P. Clark
Associates, Inc. dated January 30, 2018 note a 35% intemnal capture. The note refers to a decision by
the Connecticut Department of Transportation, Bureau of Policy and Planning allowing a 35% credit
for internal trip capture on the site. Provide the supporting documentation for this credit.

e Roadway and intersection improvements aimed at improving traffic mobility and reducing speeds for
the following roads and intersections shall be coordinated with TTP:
= Buxton Farm Road.

=  Turn of River Road.
s Buxton Farm Road and Turn of River Road.
-]

Turn of River Road at High Ridge Road.

Page 8
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CITY OF STAMFORD
-"q',' Vs
MAYOR
R N CITY ENGINEER
DIRECTOR OF OPERATIONS LOEUIf_ lC'AbICgZO, {Ré' PE
ERNIE ORGERA mail: lcasolo@stamior: ct.gov

Email: eorgera@stamfordct.gov

INTEROFFICE MEMORANDUM

February 5, 2018

To: Vineeta Mathur - Associate Planner

From: Susan Kisken P.E. -

Subject:
- High Ridge Real Estate Owner, LLC

Zoning Application No. 217-01
The Engineering Bureau of the City of Stamford has reviewed the above-mentioned application for text
change.

The Engineering Bureau has no objection t

the Engineering Bureau encourages reductions i
in water quality, and the use of Low Impact Development (LID) which are consistent with the City's MS4 Permit.

Thank you for the opportunity to review this application and if you have any questions, please call me at

(203)977-6165

(98 Richard Talamelli Reg.No. 261 -

Page 9
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n impervious coverage, minimizing site disturbance, improvements
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DAVID R. MARTIN THomAS MADDEN, AICP
DIRECTOR
MAYOR
OFFICE OF ECONOMIC
DEVELOPMENT
PHONE: (203) 977-5168
Fax: (203) 977-5845
INTEROFFICE MEMORANDUM
TO: Vineeta Mathur, Planning
T. Mills, Chairman Zoning Board T. Dell, Chairwomen Planning Board, W. Hennessey,
CC:
Attorney CTS&H

FROM: | Thomas Madden, AICP, Director of Economic Development

DATE: Friday, August 4, 2017

Application 217-01: High Ridge Real Estate Owner LLC. - Application for Text Amendment
to the Zoning Regulations for C-D district

RE:

Application #: ZB APPLICATION #217-01 - HIGH RIDGE REAL ESTATE OWNER, LLC (“HRREO")
Master Plan: Category No. 8: Urban Mixed Use

Zone: C-D

Address: 0 TURN OF RIVER ROAD

Action: Applicant is seeking to amend Section BBB-C-D Designed Commercial District. The property in
question is known as High Ridge Office Park (the “Property”) and is comprised of two (2) legal parcels
totaling approximately 38.8 acres. HRREO is the current owner of the office park which was originally built

in the 1970s.

Further Action: If the applicant is successful in their application for the text amendment to the C-D zone,
the applicant would look to demolishing an approximately 86,500 sq.ft. vacant office building (former
Frontier Communications Headquarters) and build a Life Time Fitness facility (Project) in that location.

Senior Executive Discussion of the Property

On November 17, 2014, Mayor David Martin, Michael Pollard, Chief of Staff and myself met with Maggie
Wilderotter, CEO (now former CEO ) and Dan McCarthy, President & COO (now CEO) at Frontier
Communications’ corporate headquarters located at 3 High Ridge Park. During this meeting, Ms.
Wilderotter and Mr. McCarthy, both expressed concerns with the conditions of the existing building the
company was located in. Ms. Wilderrotter expressed the difficulties of running a large national
corporation in an older building that had not seen significant technological and building maintenance
upgrades over the last several decades. In particular, Ms. Wilderotter noted that they were unable to hold

{S7082392} Page 10
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APPLICATION 217-01: HIGH RIDGE REAL ESTATE OWNER LLC
APPLICATION FOR TEXT AMENDMENT TO THE ZONING REGULATIONS FOR C-D DISTRICT
PG. 2

their board meetings at the building by conference call anymore because materials that were used to
create the roof caused so much noise when it rained, the participants could not hear the meeting over
the phone. Mr. McCarthy noted that the company had looked into renovating the building but the $30
million renovation costs was prohibitive and would result in the entire company having to move out of
the building during the renovation process. The architect had determined the building would require
demolished back to the original steel girder skeleton in order to install a modern infrastructure required
by the company. Mr. McCarthy also noted that the company had looked at a smaller HVAC project to
regulate temperature in the building but this project would require extensive asbestos removal to install
the new duct work. In April 2015, Frontier announced that the company would be relocating to Merritt 7
office complex in Norwalk.

As the Economic Development Director for the city, part of my job duties is to show buildings to potential
companies that are looking to either relocate or expand in Stamford. | have had the opportunity to show
3 High Ridge Road to several companies as a potential corporate headquarters. After each showing,
company representatives expressed no interested in the building as the ceiling heights were not adequate
and the extensive renovations required in order to bring the building up to Class A building headquarters.
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CARMODY

MEMORANDUM
To: CITY OF STAMFORD ZONING BOARD
FROM: CARMODY TORRANCE SANDAK & HENNESSEY
DATE: MARCH 21, 2018
RE: ZONING BOARD APPL. #217-01

RESPONSE TO STAFF, BOARD & NEIGHBOR CONCERNS

During multiple meetings with Land Use Bureau Staff, the Planning Board and High Ridge
Park neighbors, several concerns were expressed. The following is a comprehensive
response to these concerns:

CONCERN:

1. The proposed “Gymnasium or Physical Culture Establishment” use will
cause an increase in traffic.

RESPONSE:

The revised Text Amendment allows a “Gymnasium or Physical Culture
Establishment” via the Special Exception approval process which requires a
detailed analysis by the Zoning Board after review by the Planning Board
and staff. It also specifically includes a parking impact provision which
effectively “caps” parking on any campus so that there can be no net
increase in parking spaces (excluding handicap spaces). This means there
can be no more cars on the campus following the adoption of the text
amendment than are permitted today. This operates as a traffic mitigation
strategy as well as a restriction on additional impervious surface.

The Applicant has also submitted a preliminary Traffic Impact Study
prepared by Frederick P. Clark Associates which confirms that the proposed
use will result in less peak hour traffic than a permitted medical office
building (see attached EXHIBIT A). The City’s Director of Transportation,

{S7112298:3} Page 1 of 10
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James Travers, has confirmed his agreement with this finding and the
Applicant is working with Mr. Travers on potential traffic calming measures
at the intersection of Turn of River Road and Buxton Farms Road and other
areas. If the proposed Text Amendment is approved, an updated Traffic
Impact Study with proposed mitigation measures will be submitted in
connection with a future Site Plan and Special Exception application.

CONCERN

2. Lights from vehicles will shine into adjacent residences and lighting from
the building will cause the structure to glow in the evening.

RESPONSE:

A preliminary Lighting Analysis Letter and related Photometric Plan were
submitted in July 2017 (see attached EXHIBIT B).! The prior study found
that the existing lighting on the High Ridge Park site is somewhat antiquated
and in poor condition and produces some objectionable glare. Whereas the
proposed lighting would be modern which will improve lighting quality and
reduce glare for the neighbors.

The proposed revised Text Amendment dated March 8, 2018 maintains the
existing 100’ setback from residential districts and requires a fifty foot (50)
dense landscape buffer. Moreover, performance guidelines ensuring that
lighting does not negatively impact adjacent properties have been added.
Further, as noted above, the proposed revised Text Amendment requires
Special Exception approval of the “Gymnasium or Physical Culture
Establishment” use which requires an applicant to demonstrate
conformance with the standards and conditions of Section 19.3.2 of the
Zoning Regulations.? Thus, any lighting concerns will be properly mitigated.

CONCERN

3. Noise from vehicles and members will adversely impact the neighbors,
particularly noise from the pool.

! This report was prepared based on a prior conceptual site plan which contemplated a 114,000 square foot Life
Time facility, more impervious surface and reduced setbacks. The current text amendment and corresponding
conceptual site plan proposes a building up to 99,000 square feet and maintains existing setback and impervious
surface limitations. Thus, any impacts contemplated by the prior report, if any, have been reduced.

2 Section 19.3.2-b-1 provides: “At the discretion of the reviewing board, conditions may include but are not limited
to...require shading of artificial light sources so that no direct rays fall on other than the subject property and to
reduce glare from such sources.

{S7112298:3} Page 2 of 10



RESPONSE:

A preliminary Noise Impact Study was prepared and submitted with the
original application in July 2017 using actual noise measurements from
other Life Time facilities, including the outdoor pool (see attached
EXHIBIT C).! While sound control screening would have been required on
the west side of the property based on the prior site plan, no such mitigation
may be required based on the revised Text Amendment dated March 8, 2018
which maintains the 100’ setback from residential districts and requires the
pool to be located at least fifty feet (50°) from the western property line.®
The conceptual site plan also sites the pool on the northern end of the
development site, separated from the neighbors to the south by the Life Time
Facility and the existing parking lot. An exhibit depicting the distance
between the pool deck and the Sterling Lake neighborhood (+/- 600 feet) is
attached for your reference (see attached EXHIBIT D). The Study
confirmed that no noise mitigation was required on the southern boundary
based on maximum decibel levels permitted by the Stamford Noise
Ordinance and the modifications to the conceptual site plan only improve
these conditions.

Again, as with traffic and lighting impacts, the issue of noise will be an item
for Zoning Board determination during the Special Exception review
process.

CONCERN:

4. The construction of the new building will pollute the adjacent wetlands and
lake.

RESPONSE:

A preliminary Environmental Assessment was prepared and submitted in
connection with the original application in July 2017 (see attached
EXHIBIT E). This general assessment confirmed that water quality would
be improved by the future development. While the existing parking lot,
which was designed and constructed almost fifty (50) years ago, does not
treat stormwater runoff, the future development will include a complete
stormwater management and treatment strategy. The assessment also
confirmed that the proposed development generally maintained the same
limit of development as present conditions; and therefore, would not directly

3 A determination related to any necessary mitigation will be made prior to submission of a Site Plan application.
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Impact area wetlands. The revised conceptual site plan removes a
substantial amount of surface parking proximate to the wetlands and will
Improve conditions related to same. The assessment also included mitigation
strategies which Life Time would implement in connection with a future Site
Plan application.

CONCERN:
5. This use will reduce Sterling Lake neighbors’ privacy.

RESPONSE:

The Life Time building will be approximately 178’ from the southern
property boundary. Notably, this is seventy-eight feet (78 ) more than
required by the existing regulation. Moreover, the revised Text Amendment
dated March 8, 2018 includes robust landscaping which is not currently
required. Thus, the Applicant submits that the concerns related to privacy
are misplaced.

CONCERN:

6. A “Gymnasium or Physical Culture Establishment” use is not
complementary to the surrounding residential neighborhoods.

RESPONSE:

The C-D Zone was originally designed to encourage retail centers but the
sites were ultimately developed as suburban office parks. The suburban
office use is now discouraged by the Master Plan and the need established
by the market in general; thus other uses must be examined.

In Stamford, one of the greatest challenges for these parks in this endeavor
is their proximity to single family residential neighborhoods. This challenge
was recognized by the Planning Board in the course of adopting the latest
Master Plan and, ultimately, mixed-use development was encouraged
provided it was compatible with surrounding residential properties. A
“Gymnasium or Physical Culture Establishment” such as Life Time, will
provide a health and fitness amenity for the existing office tenants (and
hence provide market stability) as well as neighbors and the community in
general. Moreover, the requirement for Special Exception approval gives the
Planning Board and Zoning Board an opportunity to review each individual
proposal and specifically ensure that nearby residential neighborhoods are
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not adversely impacted. For these reasons, the Applicant submits that the
proposed use is compatible with adjacent residential uses.

CONCERN:

7. This proposal is not consistent with the Master Plan.

RESPONSE:

The Planning Board specifically found that the “’Gymnasium & Physical
Culture Establishment’ use is appropriate in all C-D zoned parcels and
consistent with Master Plan Category #8.” However, the Board had some
concerns that caused it to recommend denial. Specifically, the Planning
Board made the recommendations below to the Zoning Board. The
Applicant’s response to these concerns are in italics below:

a.

{S7112298;3}

In the definition of “Gymnasium & Physical Cultural Establishment,” the
Planning Board recommends removing the “and/or outdoor uses” in C-D
Zones.

The Applicant is strongly opposed to this change. The fact is that most of
the recreational uses in Stamford included outdoor pools and other
facilities. The Jewish Community Center and Italian Center (located
directly adjacent to High Ridge Park) are examples of this. Moreover,
unlike the proposed Life Time use, these facilities are located in single
family residential zones where a property owner’s presumption of
tranquility far surpasses those bordering a commercial office park. The
proposed text amendment includes extensive protection of neighboring
properties including 100 foot setbacks from residential districts, a 50 foot
landscaping buffer and performance guidelines related to noise, light,
screening and site plan design. Most importantly, the text amendment
requires Special Exception approval which gives the Zoning Board
considerable discretion to protect the welfare of the community. For
these reasons, the Applicant submits that the Planning Board’s concern
Is unfounded.

The Planning Board recommends that when developing in residential
areas the building setback be at least 100 ft. regardless of the use or the
abutting parcel.

The Applicant has incorporated this suggestion in the latest version of
the Text Amendment dated March 8, 2018.
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c. The Planning Board has concerns about the location of the parking
structures, vis-a-vis residential areas and recommends siting standards for
parking structures to address this issue.

The Applicant has removed any new language related to parking garages
from the latest version of the Text Amendment dated March 8, 2018.

d. The Planning Board recommends under “Design” the requirement that
“these design guidelines need to apply to all other new structures
including structure parking.”

The Applicant agrees that this clarification is warranted and has
provided language to this effect in the latest version of the Text
Amendment dated March 8, 2018.

As noted above, the proposed use will provide an amenity to both the office
park environment and the surrounding residential neighbors. Itis a
complementary use and the proposed Text Amendment includes provisions
which will ensure responsible redevelopment of these campuses. Thus, the
Text Amendment furthers the Master Plan’s goal to encourage adaptive
reuse and redevelopment of office parks while protecting adjacent
residential uses. While the Applicant has provided a conceptual site plan to
assist the Boards with envisioning the impact of the Text Amendment on the
High Ridge Park site, it has not submitted a Site Plan or Special Exception
application. If the Text Amendment is approved, a specific development
plan will be finalized and submitted for review by the Boards. It is at that
time that the Planning Board will be able to make a determination as to
whether the development proposal itself (as opposed to the Text Amendment)
Is consistent with the Master Plan.

CONCERN:

8. The Zoning Regulations should not be amended to accommodate future
development — projects should conform to the existing regulations.

RESPONSE:

The Master Plan is considered the City’s vision for the future; however, the
Zoning Regulations actually control permitted development. Therefore, in
order to implement the objectives, policies and goals of the Master Plan, the
Zoning Regulations must often be modified. In the case of the C-D zone,
many of the initial regulations and requirements were written in the late
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1950s and 1960s and never contemplated the eventual need to redevelop and
repurpose suburban office parks. The language of Master Plan Category #8
(Mixed-Use Campus) provides a “call to action” inviting property owners to
propose projects which expand or adaptively reuse these assets in a manner
that is compatible with the office park and the surrounding residential zones.

The proposed Text Amendment provides the framework for these proposals
by permitting additional Special Exception uses while maintaining tight
controls on the individual developments. If the regulations of the C-D Zone
were not amended, adaptive reuse and redevelopment would not be possible
and the objectives, policies and goals of the Master Plan could never be
realized.

CONCERN:
9. The existing buildings should be reused or repurposed, not demolished.

RESPONSE:

The Master Plan contemplated both adaptive reuse of buildings and sites as
well as redevelopment on the C-D zoned campuses. In fact, Policy 3B.2 of
the Master Plan (Chapter 3, page 69) provides: “....Redevelopment of
underutilized office space in suburban-style office parks for mixed-use
development should be encouraged. Significant new office development
outside of Downtown is currently permitted under existing zoning;.”

Some of the buildings in the C-D zone date back to the 1950s and simply do
not provide the type of space which is easily convertible to alternate uses.
Building 3 in High Ridge Park is one of these buildings. It is not conducive
for adaptive reuse and has proven undesirable to current general office
tenants. It has been vacant since Frontier vacated in 2015 and the feedback
from potential tenants has been consistent — the building requires such
substantial retrofitting that only demolition makes sense. Replacement of
Building 3 with a use such as Life Time provides a strong amenity for the
rest of the buildings on the campus and thus will support the longevity of the
office park and the fulfillment of the Master Plan objectives.

CONCERN:

10.The proposed definition of “Gymnasium or Physical Culture Establishment”
IS too broad.
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RESPONSE:

Currently, the Zoning Regulations do not define “Gymnasium or Physical
Culture Establishment.” Nor do the regulations define “Community
Center.” However, these uses are located all over Stamford and provide
important amenities for the community. The existing procedure for
approving these uses is to provide floor plans and operational descriptions
for the proposed use and let the reviewing authority (Zoning Enforcement
Officer, Zoning Board or Zoning Board of Appeals) determine if the
proposal is appropriate under that use classification. The Applicant has
provided a general definition for “Gymnasium or Physical Culture
Establishment” to bring some clarity to the use but ultimately, the reviewing
authority would still be responsible for determining what accessory uses are
customary and incidental to the principal use. Notably, James Lunney,
Zoning Enforcement Officer, has confirmed that the Life Time use, including
proposed accessory uses, qualifies as a “Gymnasium or Physical Culture
Establishment.” A copy of the letter confirming same is included herewith
(see attached EXHIBIT F).

CONCERN:

11.1f the site is being redeveloped, it should be redeveloped with residential
uses.

RESPONSE:

Residential development is currently permitted in the C-D Zone following
Special Exception approval from the Zoning Board and remains an option
for any C-D property owner. However, it requires the removal of all
existing commercial uses. Given the concerns about the demolition of one of
the buildings on the High Ridge Park campus, it seems unlikely that the
demolition of all of the buildings would be well-received. Moreover, given
the size of the site, the maximum density permitted would likely be
considered objectionable to the neighbors.

CONCERN:

29

12.The hours of operation of a “Gymnasium or Physical Culture Establishment
use will adversely impact the residential neighbors.

{S7112298:3} Page 8 of 10



RESPONSE:

The Applicant does not contest the fact that a “Gymnasium or Physical
Culture Establishment” use generally has different operational hours than
an office use. It is axiomatic that people go to the gym when they are not at
work. However, this does not mean that the use will adversely impact
residential neighbors. In fact, it will help spread out peak hour traffic on the
campus. Moreover, the early morning and late evening hours are simply
provided as a courtesy to the members. The number of members who will
use the facility during these times is minimal and will have no impact on the
neighbors. Lastly, by requiring Special Exception approval of the use, the
Boards will be able to review each specific proposal individually and
determine the appropriate hours of operation for the particular site.*

CONCERN:

13. The buildings in High Ridge Park are historically significant and should be
preserved.

RESPONSE:

The Applicant acknowledges that there are those in the community who
would like to see all of the buildings in High Ridge Park preserved. The
original campus was designed by Victor Bisharat, an architect known for his
mid-century modern architecture.® Most of the buildings are representative
of this style; however, Building 6, which was also designed by Mr. Bisharat,
Is uniquely distinct as it is constructed of steel and glass. This is because it
was designed to accommodate the desires of a specific office tenant.
Similarly, over the years, numerous changes have been made to the
buildings in High Ridge Park to attract current office tenants.

Like any form of art, architecture is subjective. However, unlike the fine
arts, buildings are assets which only maintain their value when occupied.
As previously stated, Building 3 suffers from unique challenges and is in
need of capital improvements, the costs of which far exceed the benefits.
While the Applicant does not intend to preserve Building 3, the revised
version of the Text Amendment incorporates language which requires new

4 Section 19.3.2-b-3 provides: “At the discretion of the reviewing board, conditions may include but are not limited
to...limit hours of operation.

® Notably, Mr. Bisharat also designed the circular St. John’s Towers buildings which many in the community are
eager to see demolished.
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construction to be compatible with existing historically significant buildings
in the C-D zone; thus preserving the core design aspects of the office park.

CONCERN:

14.Approving this application will adversely impact existing nonprofit
community centers.

RESPONSE:

The Applicant has been accused of trying to avoid the type of scrutiny that
other community centers and businesses have been required to undergo, but
the truth is, the proposal currently before the Boards would invite more
scrutiny, not less. Like the Jewish Community Center (JCC) and Italian
Center (1C), the Life Time use would only be permitted following Special
Exception approval. Current uses in the C-D zone do not require this level
of review.

Some in the nonprofit community have also expressed concerns with the
operations and programming available at Life Time. However, like Life
Time, the JCC and IC also include a variety of fitness and recreational uses®
and both facilities are located within a two (2) mile radius of High Ridge
Park. Each of these facilities appeals to its members for different reasons
including, but not limited to, cultural identity, price, size and location.
These community centers offer an invaluable resource to the neighborhoods
where they are located and the addition of another fitness and recreational
option will not change that.

Lastly, concerns have been articulated related to impact on infrastructure
and City resources. However, these issues will be extensively studied and
vetted by the applicable City departments if and when a Site Plan
application is submitted. Evaluating hypothetical impacts at this point is
simply conjecture.

8 The JCC offers fitness classes and equipment as well as a heated pool, outdoor multi-sport courts, gymnasium,
indoor cycling, dance and yoga as well as indoor and outdoor walking/jogging tracks, a seasonal mini golf course,
indoor/outdoor playgrounds, canopy zipline, low ropes course, babysitting and a café/bakery. The IC, which is
directly adjacent to High Ridge Park, offers three outdoor pools, ten outdoor tennis courts (four of which are lit for
nighttime play), three platform tennis courts, a snackbar, minigolf course, whirlpool spa, playground, summer camp,
preschool as well as a traditional fitness center, indoor pool, men’s club, banquet space (up to 600 guests) and
basketball courts.
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FREDERICK P. CLARK ASSOCIATES, INC.

PLANNING, TRANSPORTATION, ENVIRONMENT AND DEVELOPMENT
RYE, NEW YORK FAIRFIELD, CONNECTICUT

January 30, 2018

Ms. Megan Eaton

Development Manager

LifeTime Real Estate and Development
2902 Corporate Place

Chanhassen, Minnesota 55317

Site Traffic Modifications and Comparison - LifeTime Development
— High Ridge Park, Stamford, Connecticut

Subject:

Dear Ms. Eaton:

As requested, we are pleased to submit this site traffic comparison analysis, with related
traffic volumes for the now proposed reduced size LifeTime Building, which will replace
Building #3 located within the High Ridge Park Office Development. In reference to
comments from the City and others the redevelopment of the Building #3 site location
within the Office Park has been modified to address many concerns including specifically
site traffic generation.

The following sections describe the previous proposal and site traffic generation related
to the larger building and a comparison to the now reduced size LifeTime Building and
traffic related to this development.

Project Description

The previous proposal was to demolish the existing office building comprising
approximately 83,888 square feet of floor area and construct a new LifeTime Building.
The LifeTime Building was to be 114,000 square feet of floor area. As part of that
redevelopment an additional 6,128 square feet of floor area for general office use in
another nearby building within the same Office Park was to be converted to storage.

The current proposal is to demolish the existing 83,888 square foot office building and
construct a LifeTime Building comprising at most 99,000 square feet floor area. As part
of the new proposal a parking garage will be constructed and the previously noted 6,128
square feet of floor area located in a different office building within the same Office Park
may no longer be converted to storage space; thus it was not considered by us in this
analysis.
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Previous Development Plan

As noted above, the previous plan included the demolition of an 83,888 square-foot vacant office
building. Based on current zoning, this building could be reoccupied as a Medical Office Use, which is
the only type of office use viable in today's office market. Therefore, the demolition of this building, with
a Medical Use would result in the reduction of 200, 299 and 305 vehicle trip ends (new trips) during the
typical weekday morning, weekday aftenoon and Saturday midday peak hours, respectively.

As part of that previous development, 6,128 square feet of floor area for a General Office Use would
have also been eliminated and result in a decrease in site traffic of 10, 10 and 3 vehicle trip ends during
the same weekday morning, weekday afternoon and Saturday midday peak hours, respectively.
Therefore, with the elimination of 90,016 square feet of floor area there would have been a reduction of
210, 309 and 308 vehicle trip ends (new trips) during the weekday moring, weekday afternoon and
Saturday midday peak hours, respectively.

The previous proposal was to construct a LifeTime Fitness Building comprising 114,000 square feet of
floor area. This would result in new site traffic of 105, 261 and 317 vehicle trip ends during the weekday
morning, weekday afternoon and Saturday midday peak hours, respectively. Therefore, the net change
in site-generated traffic and in this case only referencing new traffic outside the office campus would
have been a total reduction of 105 and 48 vehicle trip ends during the weekday morning and weekday
afternoon peak hours, respectively. A further comparison of the Saturday midday peak hour against the
reduction in commercial floor area and the construction of a LifeTime Building resulted in an increase of
9 vehicle trips during the Saturday midday peak hour.

Table 4, which was included in the previous Traffic Report prepared by our office and dated July 11,
2017, provides a detailed breakdown of site traffic generation and the appropriate adjustments to account
for internal capture of 35 percent is provided. The reference to the 35 percent internal capture credit was
based on discussions with the Connecticut Department of Transportation (ConnDOT) Planning Division

and the City Traffic Engineer.

Current Proposal

The current proposal is to remove Building #3 comprising 83,888 square feet of floor area and related
traffic as it could be occupied by a Medical Office Use, which would add site traffic by 200, 299 and 305
vehicle trip ends during the weekday morning, weekday afternoon and Saturday midday peak hours,

respectively.

The current proposal is to construct a LifeTime Building comprising up to 99,000 square feet of floor
area. The new fraffic related to this proposed use would result in an increase in site traffic of 91, 227
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and 275 vehicle trip ends during the weekday morning, weekday afternoon and Saturday midday peak
hours, respectively. Therefore, the net difference is a reduction in site traffic by 100, 72 and 30 vehicle
trip ends during the same weekday morning, weekday afternoon and Saturday midday peak hours,

respectively.

These traffic estimates account for new trips generated by the LifeTime Building after applying an
appropriate internal capture of 35 percent, which represents use of the LifeTime Building by office
workers within the Office Park. Table 4A provides a more detailed summary and breakdown of the traffic
related to the existing office as a Medical Use and the proposed new LifeTime Building for each of the

peak hours.
Findings

A detailed Traffic Report was completed for the original proposed 114,000 square-foot LifeTime Fitness
Building. Results of the analyses of several intersections indicated minimal change in overall traffic
patterns, with the elimination of Building #3 as a Medical Office Use and the construction of a LifeTime

Building as a replacement use.

The current proposal indicates that there will actually be a further reduction in site traffic during each of
the peak hours, with the change in the building footprint and size.

This will provide an overall benefit to the area roadways and the current level of traffic conditions and
many nearby signalized and unsignalized intersections including Turner River, Buxton Farm Road and

High Ridge Road.

/)?f)m Lot %ﬂim

Michael A. Galante
Managing Principal

Enclosure
cc: Steven Ketchabaw, via email
William Hennessey, Esq., via email

Lisa Feinberg, Esq., via email
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8728-MEMO-ML

Life Time Fitness at High Ridge Park Lighting Improvements

Atelier Ten Lighting Design of New Haven, CT was engaged by High Ridge Real Estate Owner,
LLC and Life Time Fitness to evaluate the existing exterior site lighting conditions at High
Ridge Park Corporate Center in comparison with the proposed new exterior lighting plans.

We found that the existing site lighting is in poor condition, inconsistently maintained, and
the pole-top luminaires produce objectionable glare. The current site lighting does not
provide sufficient horizontal illumination or satisfactory uniformity for proper safety and
security illumination.

In comparison, our evaluation of the new site lighting design proposed by Life Time Fitness
indicates that this will be significant improvement for lighting quality and glare reduction for
neighboring properties. The new system uses high-quality LED luminaires with superior
photometric performance for enhancing color rendition, visual acuity, and uniformity while
controlling light pollution and glare in keeping with llluminating Engineering Society
recommendations. This system enables variable output to ensure proper safety and security
lighting during periods of high and low activity.

In addition, Life Time Fitness plans to further minimize illuminance for neighbors by
implementing interior shades for night-time use as well as planting additional

evergreen vegetation at the site perimeter to block glow from headlights.

For Atelier Ten USA LLC,

n

Mark Loeffler, IALD, LEED Fellow
Director




















