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This survey has been prepared in accordance with Sections 20—300b—1
thru 20-300b—20 of the Regulations of Connecticut State Agencies and
the Standards for Surveys and Maps in the State of Connecticut as adopted
by the Connecticut Association of Land Surveyors, Inc. as a Zoning Location
Survey the Boundary Determination Category of which is a Resurvey conforming
to Horizontal Accuracy Class A—2 and intended to be used for application
for determination of zoning compliance and for building permit purposes.

Total area of the surveyed parcel = 1.29371 Ac. Or 56,3371+ S.F.

Reference /s made to the following maps of record: 937,
1046, 1526, 4869, 10778, 11318, 11967, 11992 and 12677 S.L.R.

Reference is made to the following on file with S.L.R.
Vol. 3241, Pg. 328: Parcel 1 Easement Area
Vol. 4464, Pg. 71 & Vol. 4526, Pg. 256: Easement and Right of Way

Coordinate values and bearing system are based on the Connecticut
Coordinate System — NAD Z27.

As depicted on FEMA—FIRM 09001C0516 G, effective on 07,/08/2013,

no portion of the subject propeties lie in a Special Flood Hazard Zone.
They lie in Zone X.

Owner of record: Greyrock Development, LLC
Bk. 5305, Pg. 1 SLR
Bk. 4854, Pg. 49 SLR

Labels indicating linear and area dimensions of the land lying between
the westerly property line and the City of Stamford Parking Authority garage
are for informational and planning purposes only.

Parcels are intended to be consolidated prior to issuance of a building
permit.

Reference is made to "Property & Topographic Survey depicting 154 Broad
Street, 0 & 172 Greyrock Place, Stamford, Connecticut prepared for Broad

& Greyrock Development Associates, LLC” dated 4,/09,/2021 and prepared

by Redniss & Mead.

Reference is made to Site Development Plans dated 04,/09/2021 prepared
by Redniss & Mead.

Reference /s made to Architectural Plans dated 05/10,/2021 prepared
by Lessard Design, Inc. P.C.

Zoning Data Table is based on a pending Zone Change of the portion of
the property currently in Zone MX—D to Zone CG.
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Project Narrative
0 Greyrock Place (004-1972), 172 Greyrock Place, and 154 Broad Street
Text Change, Zone Change, Special Permit, &
Final Site and Architectural Plan and Requested uses
April 9, 2021
REVISED May 11, 2021

1. Introduction/Background

RMS Companies (“the Applicant”) is the contract purchaser of 3 contiguous parcels along Greyrock
Place and Broad Street directly adjacent to the City garage. The subject site has been vacant for
decades and is often referred to as “the other hole-in-the-ground,” as it remains one of the key
undeveloped parcels in Downtown Stamford since Parcel 38 (the original “hole in the ground”) was
recently redeveloped. The combined site is approximately 1.3 acres within Master Plan Category 11
(Downtown) and the C-G (General Commercial District) and MX-D (Mixed Use Development)
Zoning Districts.

The Applicant is looking to redevelop the site to create an 8-story residential community with 228
apartments, 8,000+ sf of office, and tenant and public amenities. The proposed redevelopment will
help to activate this stretch of Broad Street that has been vacant for approximately 40 years. The
proposed office space will be used by the applicant to house their company headquarters.

To facilitate the potential redevelopment, the applicant is submitting the following applications:
A. Zone Change (to put the entire property into the C-G Zone);
B. Text Change (to adjust the C-G setbacks in line with other recent Land Use Bureau changes);
C. Special Permit; and
D. Final Site and Architectural Plan and Requested uses.

2. Surrounding Area

The properties are wholly within Master Plan Category 11 (Downtown). The surrounding Zoning
designations, including MX-D (Mixed Use Development District) to the north and east, P-D (Planned
Development District) to the north, C-G (General Commercial District) to the west, and CC (Center
City District) to the south.

The surrounding Downtown neighborhood contains a mix of high-density residential, commercial,
religious, retail, and restaurant uses.

3. Project Area/Development Site

The overall site is 1.3 acres with frontage on Broad Street and Greyrock Place. It is currently a vacant
site directly adjacent to the City of Stamford Broad Street parking garage to the west and Hiberian Hall
and The Classic Condominium to the north.

The site has long been fenced off and inaccessible to the public with a curb cut on Broad Street and
another on Greyrock Place. Historical images indicate there were 4-5 residential-style buildings on the
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site up to the mid 1980s, one of which previously housing the Girls Club and the gas station. Please see
attached Historical Aerial Exhibit.

4. Proposed Development

The proposed development consists of 228 apartments, 8,000sf of office, and associated amenities,
some of which will be open to the public at the ground floor, with parking at grade and within the
building footprint. Vehicular access to the site will be limited to Greyrock Place with no cars entering
or exiting on the highly trafficked Broad Street.

A. Unit Mix

The proposed unit mix includes 61 studio, 88 one-bedroom, and 79 two-bedroom apartments.
However, exact unit size and mix may change slightly depending on market conditions and other
factors which may arise.

B. Below Market Rate (BMR) Housing

The BMR requirement is proposed to be satisfied entirely onsite consistent with Section 7.4 of the
Zoning Regulations. A total of 19 units, representing 10% of the 190 non-exempt residential, will be
proportionately distributed throughout the proposed unit mix of the building. (Density and bonus
calculations are further described in the accompanying Zoning Data Chart.)

C. Building Composition & Features

The building is designed with 6 stories of primarily residential space over 2 levels of parking (and a 3"
below grade). The ground level is activated by the new residential lobby and amenity areas, a portion
of which will be open to the public. The proposed office use on the second floor facing Broad Street
will provide more visual interest to the building and serves to hide the parking level that sits behind it.

For the enjoyment and use of the residents, the building features a range of shared indoor amenities
including, but not limited to, fitness/yoga, workspace, bike room, lounges, and club room. In addition
to this, there are several outdoor spaces that will be programmed which include a private patio for
office use, an enclosed private courtyard with patios and green spaces for residential use as well as a
rooftop amenity terrace with a pool. The indoor residential amenities are dispersed throughout building
to provide a diverse experience of spaces such as at the ground floor of Broad St. and the corner of
Greylock Place to provide active frontage, spaces located on the first residential floor with access to
the enclosed outdoor courtyard and lastly amenities at the top floor with access to the outdoor terrace.

The massing of the building features 2 steps, one at the second floor to provide an outdoor terrace for
office use and a stepped zone in the top floor to break the mass and accommodate the outdoor roof
terrace. In addition, it features a tall parapet that highlights the office entrance location and a recessed
area with extended canopy to highlight the residential entry at the corner of Broad St. and Greylock PlI.

The fagade design features a variety of high-quality materials to provide interest and highlight the
ground floor amenities and office frontage from the residential use. The primary materials of the
building are brick, architectural stone and fiber cement panels/siding. In addition, the design proposes
the use of large windows in key locations and Juliette balconies to provide additional articulation in the
facades.
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D. Access and Parking

The project will remove the existing curb cut on Broad Street and limit vehicular access to the existing
driveway on Greyrock Place at the rear (north) of the site.

Parking is provided within 3 levels accessed from Greyrock Place (including partial basement, at-
grade, and 2" story garage structure) totaling 228 spaces. An additional 10 at-grade parking spaces are
available for daytime use and are shared with the neighboring Hibernian property. Four of the garage
spaces will be equipped for electric vehicle charging. The building will also accommodate up to 30
bike spaces. Office parking will be accommodated through the sharing of available onsite parking
spaces. A separate report provided by SLR is included in the application materials and confirms that
provided parking is more than sufficient for all proposed uses. The report also confirms that the
development will not significantly impact peak hour traffic of the surrounding areas and provides some
suggested signal timing improvements for certain intersections.

E. Landscaping and Open Space

The interior courtyard, rooftop pool deck, and ground level public access areas make up approximately
10,600sf of usable open space. There will be approximately 17,000sf of usable interior amenity space
for the residents. A landscaping buffer is maintained along the much of the western property line with
new sidewalks, streetscapes and foundation landscaping along both site frontages.

F. Construction Timing

Pending approval of the submitted applications, site is anticipated to begin at the end of 2021 to be
completed by the third quarter of 2023.

G. Conformity with Stamford Zoning Regulations and Master Plan

The Master Plan for the site is Category 11 which has a stated intent to “to provide for and protect an
intensive, pedestrian-oriented mixed-use district. Intended is a full array of retail, office, cultural,
recreation and residential uses serviced by mass transportation and integrated pedestrian access
systems, always at-grade, enhanced by up-to-date lighting, seating, planting, signage, etc., to assure a
desirable mixing and interaction of people and activities. A variety of scale and design in new
construction is to be encouraged”. The proposal accomplishes those goals by infilling an existing
vacant site with a pedestrian-oriented mixed-use development and improving the quality of housing
with new onsite amenities. The density and proposed modifications comply with the standards and
requirements of the applicable of the Zoning Regulations. See further details on the submitted Zoning
Data Chart and accompanying site and architectural plans.

5. Action ltems

To facilitate the development, the Applicant has filed applications for approval by the Zoning Board
for the following specific requests:

A. Zone Change
The proposed zone change will put the entire site into a single zoning district (C-G) which is
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contiguous to surrounding properties and exemplifies the underlying Downtown Master Plan
designation.

. Text Change

The application is pursuant to pending Text Change application 221-11 filed by the Land Use
Bureau. The application reestablishes residential density and floor area, as well as the ability to
convert commercial development rights into residential density.

The applicant is also proposing a Text Change to Appendix B Table IV to establish building
setbacks (10-15° measured to the curb line for front yards and 0-15 for side yards depending
on the distance from the curb line) which are consistent with recent and future setback
regulations introduced by the Land Use Bureau and conducive to Downtown urban
development. The proposed change promotes a continuous street wall while allowing for
appropriate light, air, landscaping and building spacing.

. Special Permit

1. Pursuant to Section 7.5 (Review of Large-Scale Development), Applicant requests approval
of a residential structure containing ten (10) or more dwelling units and developing or
altering 40,000 square feet of lot area or creating one-hundred or more new parking spaces.

2. Pursuant to Appendix B, Footnote 4 and Section 7.S, Applicant requests a residential
density of 400sf per family. The site is located on a retail street with a retail amenity
provided. However, no associated floor area bonuses or exemptions permitted under
Section 7.S.14 are being sought in. Remaining density is derived from a conversion of
commercial floor area rights (pursuant to pending Text Change application #221-11) and
the existing BMR bonuses permitted per Footnote 4. Proposed density is well below the
maximum permitted in the zone.

3. Pursuant to Section 12-D.1.c, Applicant requests 1 parking space for each unit of 2
bedrooms or less. The Site is located less than mile of the Stamford Transportation Center
and along a main east-west thoroughfare served by public transportation. It is also easy
walking distance to several restaurant, retail, and service establishments with a “walk
score” of 89 (Very Walkable) including a rating of “Excellent Transit”.

The property also maintains direct pedestrian access from the site to the abutting City
garage structure, making long-term or short-term use of public parking facilities extremely
convenient.

Lastly, more than 65% of the units will be one-bedrooms or smaller. For all of these
reasons, the Applicants submit that the proposed parking ratio of 1.0 spaces per unit is
appropriate. See also accompanying parking report provided by SLR as it relates to the
shared parking sue.

. Site and Architectural Plan and Requested Uses

The Applicant requests approval for the proposed 228-unit infill building, including approval of
the proposed location, height, coverage, relationships with buildings and property lines,
parking, open space, and associated uses. Included in the request, and pursuant to Section 12-
L, Applicant is seeking administrative approval of the Zoning Board for shared parking to serve
the onsite office use.
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6. Conclusion

The proposed development embodies many of the goals of both the C-G Zoning District and the
underlying Downtown Master Plan Category and creates an attractive new residential community on a
long-blighted and underutilized property. The development will continue be an asset to the Downtown
neighborhood and overall Stamford community for decades to come.

7. Statement of Findings

I. The above referenced specific Special Permit requests are integral to the development project
as awhole. Thus, for purposes of demonstrating compliance with the standards and conditions below,
the entire development proposal is considered. The Applicants submit that all applicable criteria
contained in Stamford Zoning Regulations Article V, Section 19.C.2 are met for the following specific
reasons:

a. Special Permits shall be granted by the reviewing board only upon a finding that the proposed use
or structure or the proposed extension or alteration of an existing use or structure is in accord
with the public convenience and welfare after taking into account, where appropriate:

1) the location and nature of the proposed site including its size and configuration, the proposed size,
scale and arrangement of structures, drives and parking areas and the proximity of existing
dwellings and other structures.

The proposed development is appropriately located within a mixed residential and commercial
neighborhood and the Downtown Master Plan Category. The proposed building is compatible in
scale and style with the surrounding area, particularly the Classic Condominium and Parc Grove
Apartments developments. The proposed setbacks and arrangement of buildings are appropriate
for the C-G and serve to activate pedestrian street frontages while maintaining ideal sidewalk
width. All parking is appropriately accommodated within 2 levels of parking and screened from
public view.

2) the nature and intensity of the proposed use in relation to its site and the surrounding area.
Operations in connection with special permit uses shall not be injurious to the neighborhood, shall
be in harmony with the general purpose and intent of these Regulations and shall not be more
objectionable to nearby properties by reason of noise, fumes, vibration, artificial lighting or other
potential disturbances to the health, safety or peaceful enjoyment of property than the public
necessity demands.

The proposed density, height, and building coverage are well below the maximums permitted
within the zone and prescribed by the Master Plan. The proposed building improves the
residential community with new indoor and outdoor amenity space and enclosed parking. There
are no anticipated objectionable impacts or potential disturbances to nearby properties.

3) the resulting traffic patterns, the adequacy of existing streets to accommodate the traffic associated
with the proposed use, the adequacy of proposed off-street parking and loading, and the extent to
which proposed driveways may cause a safety hazard, or traffic nuisance.
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Traffic can be safely and adequately accommodated on the surrounding streets. Parking is safely
and adequately provided onsite at a ratio of 1.0 spaces per unit with a shared use of parking for
onsite office uses. See accompanying report provided by SLR.

4) the nature of the surrounding area and the extent to which the proposed use or feature might
impair its present and future development.

The surrounding area includes a variety of residential, commercial, industrial and retail uses.
The proposed residential use is compatible with these uses and will serve as a further catalyst for
others to invest in their properties. It will also place people on the streets thereby increasing the
patronage of nearby retail and service establishments.

5) the Master Plan of the City of Stamford and all statements of the purpose and intent of these
regulations.

Category 11 (Downtown) of the Master Plan contemplates “to provide for and protect an
intensive, pedestrian-oriented mixed-use district. Intended is a full array of retail, office, cultural,
recreation and residential uses serviced by mass transportation and integrated pedestrian access
systems, always at-grade, enhanced by up-to-date lighting, seating, planting, signage, etc., to
assure a desirable mixing and interaction of people and activities. A variety of scale and design in
new construction is to be encouraged.” The proposed development fits within this category and
fulfills the policy goals of the neighborhood. Other Master Plan policy goals realized through
this redevelopment include:

a) 3B.7 Implement traffic calming and improvements to bicycle and pedestrian infrastructure in
the Downtown, along commercial arteries and in neighborhood centers

b) 3C.3: Maintain the affordable housing stock to ensure that people who work in Stamford can
afford to live in Stamford.

c) 5A.6 Promote infill development on vacant sites within Downtown.

d) 5B.1 Improve pedestrian connectivity within Downtown and between Downtown and
adjacent neighborhoods.

e) 5B.2 Implement streetscape and traffic calming improvements Downtown.

f) 5B.3 Encourage quality urban design that relates well to streets and people.

g) 5E.1: Promote neighborhood revitalization.

h) 6A.1: Balance new development with preservation of existing residential communities.
i) 6B: Preserve Existing and Create New Affordable Housing.

J) 6C.2: Promote development of a variety of housing types.

I1. Pursuant to Section 19.C.2.a of the Zoning Regulations, the Zoning Board must find that the
proposed use or structure or the proposed extension or alteration of an existing use or structure is in
accord with the public convenience and welfare.

The Applicant is proposing to infill the existing vacant parcels and construct a new mixed-use
building with associated parking and streetscape improvements in its place. The proposed
development will increase the tax base and significantly improve the appearance of one of the
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most visible corners in Downtown Stamford. The active ground floor frontage, 228 new
residential units, both affordable and market rate, will enliven this long-underutilized site and
breathe new life into this stretch of Broad Street. For all of these reasons, the Applicants
submit that the proposal, and the associated Special Permit requests which are inextricably
intertwined, are in accord with the public convenience and welfare.

Pursuant to Section 12.D.1.c of the Stamford Zoning Regulations, the site location, proximity to
offsite public and/or private parking infrastructure, potential for shared use of spaces,
convenience to mass transit, mix of proposed uses, number of bedrooms, or other urban factors
that mitigate parking demand provide sufficient rationale for said Parking Management Plan
to the satisfaction of the Zoning Board.

The Site is located within a mile of the Stamford Transportation Center and along a main east-
west thoroughfare served by public transportation. It is also easy walking distance to several
restaurant, retail, and service establishments with a “walk score” of 89 (Very Walkable)
including a rating of “Excellent Transit”. It includes direct pedestrian access into the abutting
City garage. Lastly, more than 65% of the units will be one-bedrooms or smaller. For all of
these reasons, the Applicants submit that the proposed parking ratio of 1.0 spaces per unit is
appropriate. See also accompanying parking report provided by SLR as it relates to the shared
parking sue.
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