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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, 

http://carmodywc.staged.onenorth.com/
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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).1  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.2 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. 

                                                 
1 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. 
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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).1  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.3  

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. 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. 

b. 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-à-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.  It is 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. If 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: 

12. The hours of operation of a “Gymnasium or Physical Culture Establishment” 

use will adversely impact the residential neighbors. 
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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.4 

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.5  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. 
5 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 (IC), 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 uses6 

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.  

 

 

                                                 
6 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. 













 

 

 

 

 

 

Megan Eaton 

Life Time Fitness 

 

MEaton@lifetimefitness.com 

 

21 April 2017 

        BY EMAIL 

     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 Illuminating 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,    

  

 

Mark Loeffler, IALD, LEED Fellow  

Director 

LONDON 

GLASGOW 

EDINBURGH 

NEW YORK  

NEW HAVEN 

SAN FRANCISCO 

DOHA 

BANGKOK 

SINGAPORE 

MELBOURNE 

SYDNEY 

 

 

195 Church Street, 10th Floor 

New Haven CT 06510 

T +1 (203) 777 1400  

F +1 (203) 773 1902 

newhaven@atelierten.com 

atelierten.com 
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