Preliminary Site Plan and Special Permit Renamba Greenwich LLC.:
PLPZ 2021 00329
Location: | 0 Old Track Road
Zone: | GB (proposed to be GB-MRCO)
Lot Area: | 2.5344-acres
Utilities: | Sewer and Water
ZONING STATISTICS
PERMITTED/
REQUIRED
[Per MRCO Zone
EXISTING PROPOSED Unless Noted]
Gross Floor Area: 2,2210 sq. ft. 98,059 sq. ft. 107, 942 sq. ft.
. 0.75 but up to 0.9 with
Floor-Area-Ratio: 0.020 0.888 incentives
Height: Not provided A7 1Y% 47’ 6
Stories: 1 35 4
Lot Coverage: 95% 47.4% 60%
Building Coverage: Not provided 27.3% 30%
Units: NA 134 Min. 70 sq. ft. per unit
Setbacks:
Front: 449 ft. 20.6 ft. 20 ft.
Side: 65.3 ft. 39.0 ft. 20 ft.
Rear: 0 ft. 20.5 ft. 0 ft.*
80 spaces
Parking: Not provided (63 standard. 4 ADA. 13 61 spaces
tandem.)

* Per §6-123(a) for lots abutting railroad ROW.
APPLICATION SUMMARY::

The applicant has filed for a Preliminary Site Plan and Special Permit review, to construct a
proposed 3 ¥2-story, 98,058+/- square foot managed residential community development to
include: 104, one-bedroom assisted living apartments and thirty (30) memory care studio units;
plus two (2) below grade floors consisting of a parking garage at the lowest level with 77 below
grade parking spaces (61 standard spaces, 3 handicap spaces, and 13 overflow tandem spaces);
occupied space on the terrace level above, and related site work on a 2.5344-acre located at 0
Old Track Road in the GB Zone (proposed to be GB-MRCO Zone.)

ISSUES / RECOMMENDATIONS:

1. The subject action has been designed in conjunction with the creation of a new overlay
zone (proposed to be named the Managed Residential Community Overlay Zone or
MRCO) and rezoning of the subject land into said Zone. The Commission will need to
consider those associated application, before acting on the subject application.

2. ZONING - ZEO has noted that the more details are needed to confirm that the terrace
level meets the proposed new language of Sec. 6-115(b)(3) B. As a special permit
application the Commission will need to consider application of Sec. 6-17 in conjunction
with the other applicable zoning regulations for commercial development in the GB
Zone.



3. ENGINEERING- revisions to the existing cul-de-sac appear to be required to bring it up
to Town road standards. DPW notes that the proposed side walk must be extended into
the development with the needed ramps and reinforced driveway entrances. Revisions to
the drainage report / plans are also needed.

4. CONSERVATION - staff raised concerns over contamination in the existing soil and the
amount of non-native soils that may have to be brought in to augment and/or regrade the
site.

5. PARKING - Staff notes that the proposed zoning text amendment provides a floor area
incentive for the more parking provided under ground. It is not clear if the additional
underground parking is being added to make use of the incentive, or to meet demand.

6. ARC- the Commission should indicate any changes to the plans and if application to the
ARC would be required.

DEPT. COMMENTS:

ZEO - See attached
ENGINEERING - See attached
Health - See attached
Conservation - See attached

Fire -

IWWA - greensheet provided

PROJECT DESCRIPTION:

The applicant’s proposal seeks to develop a 2.5344-acres parcel of land at the southern terminus
of Old Track Road. The site is bounded to the south by the Metro North Railroad and to the
north by a motor vehicle storage facility. To the west of the site is the residential homes located
on Spring Street, View Street, Grand Street, Stone Avenue and Rodwell Avenue. The site was
formerly used as the materials and equipment yard of an excavating business with a few small
buildings, storage containers, and stockpile areas.

The development of the site would create a 3 ¥z story, 98,058 sq. ft. assisted living facility. The
facility would offer 104 single bedroom assisted living units and thirty (30) memory care studio
units. The building would have a two floor, below grade, parking garage for 77 vehicles (61
standard spaces, 3 ADA, 13 tandem overflow). In addition to residential units and parking, the
facility would house and offer: a library, game room, living room; a cinema; a performing arts
center, for musical performances, guest speakers, or group events; a wellness center; a hair and
beauty salon; clinical spaces with exam rooms for visiting specialists and the 24/7 nursing staff,
an art room, commercial kitchen and dining room; and a mailroom, laundry facilities,
administrative offices and facility maintenance and mechanical space.

The exterior of site would be landscaped, with exterior lighting, and provide outdoor recreation
space in the form of benches, paved walkways, and landscaped areas that would be used by
residents not only individually, but also for social and recreational programming of the facility.



The applicant has described the need for this type of facility in Greenwich as result of growing
elderly population which requires a facility with the types of services and amenities being
proposed herein. The applicant has also stated that a lack of comparable facilities to this, only
exist in one other facility in Town, and that demand for such housing is in demand to allow for
current and upcoming senior citizens to have opportunities to remain in Town. The applicant
points to data from the Commission on Ageing, the United Way, and the 2000 US census, to
support these claims. They also point to Objective 2.3 of the 2019 POCD which noted as a goal
to, “facilitate housing options that encourage seniors to stay in Greenwich (“aging-in-place”) and
are designed for enjoyment of all.” The POCD also lists as a priority action item to look to
develop regulations to support assisted living facilities and comprehensive care communities.

The site is generally devoid of significant vegetation or ground cover and is described to be
almost 95% impervious area. The applicant’s proposal would be to excavate the site for the
construction of the garage, foundation, building, parking and driveway, as reclaim the rest of the
parcel and landscaping and lawn areas. This would result in almost 1.4 acres of the total land
area to be converted from impervious area. The landscaping plan would include 150 new trees,
new shrubs and plans for landscaping and screening purposes, as well exterior lighting for safety
and access.

ZONING:

The proposal, as presented, would not meet the underlying zoning (GB Zone). This application
is being presented in conjunction with proposed amendments to the building zone regulations
(application PLPZ 2021 00330) to create a “Managed Resident Community Overlay Zone”, and
a rezoning application (PLPZ 2021 00331) to apply said new overlay zone to the subject parcel.
The Commission would need to consider and adopt the proposed text amendments and then
apply the rezoning to the parcel, before acting on the development itself. In short, the proposed
amendments would reduce the minimum setbacks required when compared to parcels in the GB
Zone, would increase the permitted number of stories, height, building area and gross floor area.
Additionally, it is proposed that 0.05 floor area ratio incentives be granted to a development for
every 25 parking spaced provided underground. In addition to the text amendments, the
applicant is also required to apply under a special permit per Sec. 6-101(a) of the Town’s BZR,
as the volume of the subject building is over 40,000 cubic feet in building volume. The
Commission must consider the special permit criteria of Sec. 6-17, in rendering any decision
related to this application.

Given this application is being considered in conjunction with amendments to the Zoning
Regulations, there is little to discuss about compliance with the current regulations. However,
the ZEO has noted that the proposed plans need to have more details to confirm that the terrace
level meets the proposed new language of Sec. 6-115(b)(3) B.

PARKING:

The proposed building will have two levels of below grade parking and limited at-grade parking
all accessed from the terminus of Old Track Road. A total of 80 parking spaces are proposed.
(67 standard spaces, 4 ADA spaces, and 13 tandem spaces.) Three (3) standard spaces and one



ADA space are at grade, in the entry loop. The parking numbers were derived from study as
well as the applicant’s prior experience in operating similar facilities. It has been determined
that most residents will not have a vehicle and therefore demand is low, when compared to other
commercial establishments. The applicant’s similar facility in Scarsdale, NY, was analyzed and
was found that 0.95 to 1.7 spaces were needed per employee, and 0.2 to 0.52 spaces were needed
per unit. Peak parking demand for the units was analyzed and found to be 0.4 per unit, which is
noted to be lower that the ITE and analysis of regulations in similar communities. Based on the
applicant’ analysis and proposed regulations, it would appear that 67 parking spaces would be
needed to meet the proposed regulations. However, 80 spaces are provided, the applicant should
explain why more parking is being proposed than what has been analyzed as, “needed”. Staff
notes that the proposed zoning text amendment provides a floor area incentive for the more
parking provided under ground, it is not clear if the additional underground parking is being
added to make use of the incentive, or to meet demand.

TRAFFEIC:

The applicant’s traffic analyzed traffic date collected in June 2021. Analysis of the present
conditions not the Level of Service (LOS) to be at a level “C”. the Future no-build and built
analysis, noted the intersection might operate at no worse than a LOS “D” in the future. The
applicant has noted this to be a negligible change to traffic conditions in the area. The
Commission’s traffic consultant is expected to comment on the parking and traffic analysis for
this proposal.

DRAINAGE:

The proposed development would greatly decrease the amount of impervious area on the site.
However, given the prior uses of the site, there is some concern that the soils on the site may be
contaminated. The applicant should be aware or present testing to verify that the soil conditions
on the site can be used or are going to be remediated, and that the assumption made in the
drainage design, would not change as a result. Comments from the Town’s Engineering
Division notes that the existing cul-de-sac does not meet Town standards and the geometry
would need to be revised. The drainage report and plans would also appear to require revisions
before DPW would endorse site plan approval.

LANDSCAPING AND LIGHTING:

The subject application seeks to greatly alter the existing sparse landscape of the site. The
majority of the site slopes minimally, but the western edge abuts a large escarpment with a
residential neighborhood at the elevations above the site. To the south and east is the railroad
right-of-way, which drops off, below the site. In order to provide a peaceful setting, useable
outdoor space, and improve the overall look of the site, a large planting effort would be
undertaken to augment the site. The Commission may want to receive comments from the
Architectural Review Committee, on the proposed exterior, lighting and landscaping to help in
review on the landscaping plans and for ways to possibly improve the proposal.

OTHER APPLICATIONS:




Zoning Text Amendment: in addition to this preliminary plan, the applicant is also seeking and
text amendment to create an overlay zone, which would permit similar developments, under
special permit and rezoning, in GB zone.

Zoning Map Amendment: if the noted text amendment was to be adopted, the applicant is also
seeking to re-zone the subject property into the yet to be created MRCO overlay zone.

APPLICABLE REGULATIONS:

Sec. 6-5, 6-13 through 6-15, 6-17, 6-101(a), 6-105. 6-106, proposed Sec. 6-115, 6-123, 6-134, 6-
181-187 and 6-205.
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from offsite uphill areas. The hydrodynamic separator, which is proposed to treat the front half of the
property, is fed by roof drains and driveway catch basins, which could not be routed to the sand filter at the
rear of the site due to grading. It is sized to treat the water quality flow of its contributing onsite area.

Based on the information provided above, and as detailed within the Drainage Summary Report
dated July 15, 2021, the proposed development of the site will reduce total impervious coverage and provide
treatment of runoff from new impervious surfaces. Accordingly, it is the professional opinion of the
project’s civil engineer that the development of the site as proposed, including the implementation of the
proposed stormwater management infrastructure, will have no adverse drainage impacts on neighboring or
downstream properties, meet development criteria set forth in the Town’s Drainage Design Manual and
comply with Section 6-15(2)(3)(g) and Section 6-17(d)(3) of the Greenwich Building Zone Regulations.

Landscaping Improvements

Development of the site will include planting efforts comprised of over 150 new trees, including
both evergreen and deciduous species, and hundreds of new shrubs to enhance the landscape, stabilize
grading work, improve function of the proposed bioretention basin and provide evergreen screening. The
restoration of over 50% of the existing site from an impervious construction yard to green landscaped areas
will provide a dramatic improvement to the site and the surrounding neighborhood.

New lighting fixtures will be installed along the driveway and adjacent to the building to make the
site safe and enjoyable during evening hours. New lighting will be installed pursuant to Section 6-153 of
the Building Zone Regulations, and will be shown in more detail on a photometric plan, that will be
provided in the future under separate cover. Concept light fixtures and placement of same are illustrated
on the Landscape and Lighting Plan submitted herewith.

In addition to the information provided above, the applicant has obtained a Right-of Entry from the
Department of Transportation (DoT) to plant and maintain evergreen trees within a portion of the railroad
ROW (see EXHIBIT D). As shown on the Landscape and Site Lighting Plan submitted herewith, the 22-
foot +/- strip, totaling approximately 0.47 acres, will be enhanced with additional landscaping and
screening. Please refer to the Landscape and Lighting Plan submitted herewith for more information on
the proposed plantings.

Request for Special Permit Approval

The Applicant seeks special permit approval pursuant to the following applicable regulations:
Section 6-101(a) — Cubic Volume

No new construction which would result in a structure or group of structures which individually or
together would total in excess of 150,000 cubic feet in volume above established grade in the underlying
GB zone shall be permitted except when authorized by special permit by the Commission pursuant to Sec.
6-17 of the Building Zone Regulations. The subject project will result in a structure that will exceed
150,000 cubic feet in volume and, accordingly, requires a special permit.

(New) Section 6-115 — Managed Residential Community Overlay (MRCO) Zone

Pursuant to proposed Sections 6-115(d)(1) and 6-115(d)(2), applications to re-zone a site to an
MRCO zone, and any proposed improvements to a property which would create a Managed Residential
Community development are subject to Special Permit procedures and standards pursuant to Section 6-17.
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In addition, proposed Section 6-115(i) provides zoning incentives which may be authorized by the
Commission subject to Special Permit procedures and standards and the special standards outlined in the
MRCO zone regulation as outlined below. Due to the fact that the proposed regulation is new, we have
restated the draft language below, followed by the applicant’s specific request based on the site plan
submitted with these preliminary applications.

Zoning Incentive Re: FAR and Building Area

Due to the nature of a MRC facility being a residential use that has unique requirements for large
communal indoor facilities, the Planning and Zoning Commission may permit a floor area ratio of up to
0.75 and a building area of up to 30%.

[Note: For all MRC facilities “Floor Area, Gross’ shall not include any areas below grade, as defined in
Section 6-134(b) of these regulations, regardless of use.]

Further, in order to encourage underground parking and an overall increase in greenspace on a
particular site, the Commission may, on projects with a minimum lot area of one (1) acre and a parking
requirement of twenty-five (25) or more parking spaces, provide an additional FAR bonus of 0.05 for every
twenty-five (25) parking spaces provided below grade. Tandem parking spaces, if provided, may be counted
at a 50% rate (i.e. 2 tandem spaces equate to 1 standard space). In no circumstance shall the overall
development exceed 0.9 FAR.

The Applicant’s property is approximately 2.53 acres and requires approximately 61 parking spaces
for the proposed use. This project therefore meets the minimum requirements to be afforded the FAR bonus
noted above. The specific request being made by the applicant is use of a 0.888 floor area ratio. Based on
the zoning regulation noted above and the number of below grade parking space provided in this
application, a maximum FAR of 0.891 would be permitted under the new regulation.

With respect to building area, the applicant requests a building area of 27.3%, where a maximum
of 30% may be authorized by the Commission.

Zoning Incentive Re: Building Height and Number of Stories

Under the proposed regulation, the Commission may permit a maximum building height of up to
47 Y, feet and up to four (4) stories provided that: The topography of the land provides site conditions that
will support an increase in building height over that permitted in the underlying zone; and the building, at
its increased height, is compatible with surrounding buildings and/or uses and will not be detrimental to a
neighborhood or its residents.

The applicant requests authorization to construct a 47°-1 ¥4, 3 % story building. Due to the fact
that this area of Old Track Road has historically been used by more industrial uses, mainly for mixing and
storing propane gas and later for storage of construction materials, we believe the proposed residential
facility will have a positive impact on the surrounding neighborhood. The topography of the site is such
that the land to the west rises dramatically in elevation from approximately elevation 60 at the subject site
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to elevation 90 at Spring Street, with homes sitting at a FFE of approximately 90+2. Due to this change in
elevation, the surrounding residential neighbors look out over the site, which is currently quite unattractive,
and to the train tracks. The building, as proposed, will be visible to its neighbors, but, in our view, the
proposed building will provide a much more attractive view than currently exists and will provide effective
noise mitigation from the nearby Metro-North Railroad and 1-95 highway. This belief has been supported
by many of the surrounding residential home owners, including Mr. Kyle Mill who provided the following
testimony to the Commission at its July 14, 2020 meeting on this project’s pre-application:

“We are very, very happy that somebody would even consider developing the
site that Amba is trying to develop. It's a very difficult site because there's a
train track...l can't imagine a better use for this site that an assisted living
community And | mean that with all of our heart, because we've lived through
a lot of construction already on that site because of Eversource. So we are fully
supportive as people who live beside this community of any development that
needs to be done to improve this site...we look at it every day and we would
have no problems even if it we're higher because quite honestly it would block
the noise from the highway; so we support it at any height.” (Kyle Mill)

Based on the above, we believe that the topography of the land provides site conditions that will support
the project increase in building height and that the building, at its increased height, will not only be is
compatible with surrounding buildings and/or uses, but that it will be an improvement to the neighborhood
over existing conditions.

Zoning Incentive Re: Setbacks

As provided in many of the provisions of the zoning regulations, the proposed MRCO regulation
allows the commission to reduce the front, side and rear yards to not less than twenty (20) feet, subject
nevertheless to the provisions of Section 6- 123 of these Regulations.

The applicant proposes the following setbacks:

Front Yard: 20.6 Feet (min.) to the proposed generator
29.4 Feet (min.) to the proposed building

Side Yard: 39.0 Feet (min.)
Rear Yard: 20.5 Feet (min)

Note: Section 6-123(a) - No rear yard shall be required on any lots which adjoins a railroad right of way or
municipally owned parking area.

8The project engineer worked on 18 Stone Avenue, which overlooks the proposed landscaped area of the subject site. This home
has a first-floor elevation of 104’. The “Viewstone Townhomes”, which will overlook the proposed building, have a first-floor
elevation of approximately 90-102 based on GIS data.
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All areas of the site adjacent to a property boundary will be landscaped and provide screening for
all abutting properties. Please refer to the Landscape and Site Lighting Plan submitted herewith for more
information on proposed plantings.

Conformance with Section 6-15, Site Plan Standards, and 6-17, Special Permit Standards

In making its decision to grant or deny an application for Special Permit, the Commission is
required to consider whether a proposed project will comply with the specific standards outlined under
Section 6-17(d) of the Building Zone Regulations. Outlined below are each of the twelve (12) standards
enumerated in the aforementioned regulation, followed by commentary regarding the same:

[Note: Many of the standards listed below are consistent with the standards set-forth in Section 6-15, Site
Plan Standards. As such, the standards of Section 6-15 have not been repeated below, but are referenced
for review purposes.]

1) The proposed development shall not prevent or inhibit the orderly growth of the retail
development of the area.

Comment: The proposed development will not prevent or inhibit the orderly growth of the retail
development of the area, but is proposed in a zone and location that is in close proximity to the Town’s
prime retail center, which will promote use of the Town’s retail shops and services located along
Greenwich Avenue and the surrounding streets.

2.) The proposed development shall not adversely affect storm drainage, sewerage disposal or other
municipal facilities. [Reference to Section 6-15(a)(2)]

Comment: As outlined above and evidenced by the support documentation submitted herewith, the
proposed development meets the standards outlined within the zoning regulations with respect to
stormwater management, as well as the standards set forth in the Town’s Drainage Manual. The
proposed site development will reduce impervious coverage on the site and the proposed stormwater
management plan will provide treatment, collection and infiltration of stormwater to improve water
quality volumes. Sewage disposal and potable water will be provided through public facilities and
will be established in accordance with all applicable state and local regulations.

3.) The proposed development shall not materially adversely affect adjacent areas located within
the closest proximity to the use. [Reference to Section 6-15(a)(2) and (3)]

Comment: The proposed development will not materially adversely affect adjacent areas located
within the closest proximity to the use/site. As noted above, we believe that the proposed development
will enhance the area with: a.) an architecturally sensitive building, inspired in Shingle Style
architecture and designed by the preeminent architectural firm, Perkins Eastman; b.) a significant
increase in green space over existing conditions; and c.) an aesthetically pleasing planting plan that
will introduce a variety of trees and shrubs to the landscape.

4.) The proposed development shall not materially obstruct significant views which are important
elements in maintaining the character of the Town for the purpose of promoting the general
welfare and conserving the value of buildings. [Reference to Section 6-15(a)(2)]

Comment: The proposed development will not materially obstruct significant views, which are
important elements in maintaining the character of the Town. The new building architecture will
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5.)

6.)

7)

8.)

9.)

provide, in our opinion, a more pleasing view than the current site offices and will assist in obstructing
certain existing views of train tracks and highway beyond.

The proposed development shall preserve or enhance important open space and other features
of the natural environment and protect against deterioration of the quality of the environment,
as related to public health, safety and welfare. [Reference to Section 6-15(a)(2)]

Comment: The proposed site plan does not propose any development that would adversely affect open
space or the deterioration of the environment as related to public health, safety and welfare.
Construction of the proposed building and use is consistent with the goals of the 2019 POCD and will
be will in compliance with all Zoning Regulations, as amended, as well as with current building,
electrical and fire safety codes. The project will reduce impervious coverage on the site and includes
environmentally friendly building design and site elements that will improve the quality of the micro-
environment.

The proposed development shall not interfere with pedestrian circulation, most particularly
related to retail shopping. [Reference to Section 6-15(a)(1)]

Comment: The proposed development will not interfere with pedestrian circulation or effect
pedestrian circulation in areas relative to retail shopping.

The proposed development shall not adversely affect safety in the streets nor increase traffic
congestion in the area so as to be inconsistent with an acceptable level of service or interfere with
the pattern of highway circulation. [Reference to Section 6-15(a)(1)]

Comment: As noted above, the proposed development will not adversely affect safety in the streets
nor increase traffic congestion. Formal parking will be provided in sufficient numbers to
accommodate residents, staff and visitors. In addition, and as demonstrated in the Traffic Impact
Study submitted herewith, the proposed improvements will not significantly increase traffic volumes
in the area. Any minimal increase in traffic delay at the surrounding intersections will be less than
four (4) seconds and be “imperceptible” to motorists.

The proposed development shall be in scale with and compatible with surrounding uses,
buildings, streets and open spaces. [Reference to Section 6-15(a)(3)]

Comment: The proposed development is situated in a commercial area, zoned for a mix of uses. The
building will be compatible with the surrounding multi-family residential structures, including the
JLofts Greenwich Apartments located at 16 Old Track Road. As noted above, the building and its
surrounding landscaping will improve the area and be in scale with the surrounding uses based on
existing buildings within the neighborhood and the site’s surrounding topography. We look forward
to reviewing this project with both the Greenwich Planning and Zoning Commission and its
Architectural Review Committee to discuss the building’s architecture and how we believe it will
enhance the surrounding neighborhood.

The proposed development shall preserve land, structures or features having special historical,
cultural or architectural merit. [Reference to Section 6-15(a)(3)]

Comment: The existing site does not contain any land, structures or features that have special
historical, cultural or architectural merit. Accordingly, the above standard is not applicable.
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10.)

11.

12))

The proposed development shall not materially adversely affect residential uses, nor be
detrimental to a neighborhood or its residents, nor alter a neighborhoods essential
characteristic. [Reference to Section 6-15(a)(3)]

Comment: The project will introduce a residential use to a site that has been used for the better part of
a century as a storage yard. For the reasons outlined above, the proposed development will be
compatible with the more recent developments approved for Old Track Road and, overall, have a
positive impact on the surrounding neighborhood. When taken as a whole, the redevelopment prosed
herewith reflects a significant upgrade to the existing property and will provide much needed assisted
living facilities that will support today’s market.

The proposed development shall preserve where possible existing housing stock so as to maintain
and contribute to a diversity of housing opportunities in Town.

Comment: The existing development will increase the Town’s housing stock by 134 units and satisfy
a desperate need within Greenwich for elderly housing.

For the establishment of horticultural or wildlife reservations and natural park areas acquired
or controlled by a Connecticut non-profit corporation or organization provided that such
reservation or area is open to the public, subject to reasonable regulation, and the Planning and
Zoning Commission finds that the establishment of such reservation or area is in the interest of
the Town for educational, scientific and recreational reasons, having in mind the size, character
and location of such premises and availability of similar uses in the vicinity.

Comment: Section 6-17(d)(12) is not applicable to the subject project.

In addition to the standards outlined above, the proposed MRCO regulation includes two (2)

additional special permit standards that the Commission must consider when approving a Managed
Residential Community Development that has requested use of the zoning incentives outlined in Section 6-
115(j) of the proposed regulation:

Section 6-115(j)(B) - The proposed development must provide sufficient landscaping, planting
and screening to support any additional massing permitted over that of the underlying zone;
and

Section 6-115(j)(C) - The quality of architecture, landscape treatments, and the density and scale
of the MRC development must be compatible with adjacent buildings, surrounding land use
development, and the general neighborhood context.

Comment: The applicant is fortunate to have on its team Mr. L. Bradford Perkins, the founder,
Chairman and CEO of Perkins Eastman Architects, a large architectural firm based in New York City
with 15 offices in the US and overseas. Mr. Perkins is a Fellow of the American Institute of Architects,
a member of the Royal Architectural Institute of Canada, and a member of the American Institute of
Certified Planners. He has worked on projects throughout the US and 30 countries around the world
and is particularly well known for his work in senior living and healthcare building design, designing
over 100 Senior Living and Care Facilities. Mr. Perkins is the author of eight textbooks and over 100
articles in professional journals and he is on the faculty of Cornell’s College of Art, Architecture, and
Planning. One of Mr. Perkins’ books, entitled Building Type Basics for Senior Living, Second Edition,
was previously provided to the Commission as a resource for the Town’s initiative in providing more
housing opportunities for Greenwich’s aging population. Mr. Perkins’ expertise in designing senior
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housing, coupled with the developers experience in building high-end senior living facilities will
ensure that the proposed building is of the highest quality. The project is intended to provide luxury
senior living opportunities to residents who wish to maintain their quality of life while also receiving
the assistance they need with day-to-day activities.

In addition to the topographic advantage that this site has to support the proposed increasing in massing
over that normally permitted in the underlying GB zone, landscaping along both the eastern and
western portions of the property will provide screening for adjacent property owners. The landscape
plan proposed herewith will ultimately include hundreds of trees, shrubs and grasses. The 20+ foot
landscape screen proposed along the eastern side of the property will screen the unsightly train tracks
and highway from not only the residents of this development, but also provide screening for the
residential neighbors on Spring Street and Stone Avenue. Wandering paths, fountains and other
enhancements are also proposed within the landscape to encourage use of the site’s green spaces by
residents and their guests.

In sum, we believe that this project will comply with the specific standards outlined under Section
6-17(d), 115(h)(4) (new), and 115(j) (new) of the Building Zone Regulations; will satisfy the Town’s goal,
as outlined in the 2019 POCD, of creating regulations to support assisted living developments; and will
assist the Town in providing senior housing, which is a well-documented need within the Greenwich
community.

Additional Approvals Required

In addition to Final Site Plan and Special Permit Approval by the Planning and Zoning
Commission, review and approval of the proposed development will be required by the Architectural
Review Committee.

As reflected by the attached copy of the IWWA’s Questionnaire, staff of the Inland Wetlands and
Watercourses Agency has acknowledged that no Permit or Approval from the Agency will be required for
the proposed improvements.

Support Documents

In accordance with the Commission’s Site Plan Checklist, the following documents are submitted
herewith in support of these Applications:

e One (1) Electronic Copy of this Zoning Narrative;

e One (1) Electronic Copy, Preliminary Site Plan Application Form dated July 19, 2021,
e One (1) Electronic Copy, Special Permit Application Form dated July 19, 2021;

e One (1) Electronic Copy, Applicant/Agent Signature Form,;

e One (1) Electronic Copy, Application Fee Check in the amount of 7,830.00, check payable to the
Town of Greenwich. The Filing Fee was calculated as follows;

0 Zoning Text Amendment: $1,090

0 Re-Zoning (Map Change): $1,090
o0 Preliminary Site Plan: $4,500
o Special Permit: $1,090
o State Fee: $60

Total: $7,830
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One (1) Electronic Copy. Affidavit of Notification to Adjoining Property Owners, inclusive of a
Proof of Mailing;

One (1) Electronic Copy, Sets of Survey and Civil Engineering Plans dated July 15, 2021,
prepared and certified by Rocco V. D’Andrea, Inc.;

One (1) Electronic Copy, Map showing PROPOSED AMENDMENT TO BUILDING ZONE
REGULATION MAP FROM GB TO GB-MRCO, 1” = 400’ Scale;

One (1) Electronic Copy, Architectural Plan Set inclusive of floor plans, elevations, and FAR
worksheets dated July 16, 2021, prepared and certified by Perkins Eastman;

One (1) Electronic Copy, Landscape Plan Set dated July 19, 2021, prepared by RGR Landscape
Architecture & Architecture, PLLC;

One (1) Electronic Copy, Proposed Grade Plane dated July 9, 2021, prepared and certified by
Rocco V. D’Andrea, Inc.;

One (1) Electronic Copy, Drainage Summary Report and all associated Drainage Forms dated
July 15, 2021, prepared and certified by Rocco V. D’Andrea, Inc.;

One (1) Electronic Copy, Traffic Impact Study dated July 19, 2021, prepared and certified by
Kimley-Horn and Associates, Inc.;

One (1) Electronic Copy, IWWA Greensheet Questionnaire, signed by Agency staff on June 6,
2021;

One (1) Electronic Copy, Town GIS Map of subject property;
One (1) Electronic Copy, Tax Assessors Field Card for Parcel #11-1137/S;
One (1) Electronic Copy, The Planning and Zoning Department’s Site Plan Checklist; and

One (1) hard copy of documents listed above will be submitted to the Planning and Zoning Department’s
Applications Coordinator within the next few business days. Should you or your staff have any questions
or comments during your review, please do not hesitate to contact me at 203.629.7330.

Very truly yours,

MG

Bruce F. Cohen

cc: (w/enc.):  Renamba Greenwich LLC

Perkins-Eastman

Rocco V. D'Andrea, Inc.

Kimley-Horn

RGR Landscape Architecture & Architecture, PLLC
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Sec. 6-115. MANAGED RESIDENTIAL COMMUNITY OVERLAY ZONE (MRCO):

@) Purpose

The purpose of the Managed Residential Community Overlay Zone (MRCO) is to
encourage the development of age-friendly housing options that provide “Assisted living services”
to broaden the range of housing and health care options for Greenwich’s increasing elderly
population. The MRCO is designed to encourage such housing developments in close proximity
to commercial centers and provide attractive congregate housing for elderly residents within the
context of the Town’s predominantly residential character.

(b) Definitions:
The following definitions are applicable to an MRCO:

(1)

)

(3)

Activities of daily living - Pursuant to Section 19a-693 of the Connecticut General
Statutes, “Activities of daily living” shall mean activities or tasks that are essential
for a person's healthful and safe existence, including, but not limited to, bathing,
dressing, grooming, eating, meal preparation, shopping, housekeeping, transfers,
bowel and bladder care, laundry, communication, self-administration of medication
and ambulation.

Assisted living services - Pursuant to Section 19a-693 of the Connecticut General
Statutes, “Assisted living services” shall mean nursing services and assistance with
activities of daily living provided to residents living within a managed residential
community having supportive services that encourage persons primarily fifty-five
years of age or older to maintain a maximum level of independence.

Building Area - For all Managed Residential Community (MRC) facilities
“Building Area” shall defined as outlined in §86-5(a)(7) except as follows:

A That portion of the area of a building or structure whose roof is treated as
ground surface (planted or paved) and is entirely below the elevation of the
adjacent grade by at least one (1) foot of friable fill, as it was prior to any
construction or regrading shall not be included in “Building Area”.
However, such area shall be included in the site’s overall lot coverage unless
said area is below the elevation of the adjacent grade by at least three (3)
feet of friable fill.

B. The portion of the area of a structure or building whose floor is below the
average established grade of the street curb in front of the building shall not
be included in Building Area nor included in the floor area and may
encroach within the required setbacks if it complies with all of the following
conditions:

I. At least 60% of the roof surface of such structure or building shall
have sufficient earth to support natural vegetation and be planted
with grass, ground cover or shrubs.

ii. The maximum grade of said roof shall not exceed one foot of rise to
three feet of run.



(©)

(d)

(€)

iii. The maximum height of any wall of said structure within a required
setback shall not exceed 30 inches above the grade at all street curbs
at any point, except that cross walls starting from said maximum 30
inch height may follow the slope of an earth covered roof.

v, A below grade structure shall not affect the computation of building
height, except that the roof surface may be considered finished
ground surface if it complies with all the provisions of the building
height definition of these regulations.

Location:

(1)

To promote multifamily elderly housing within close proximity to the Town’s
existing commercial centers and within an area of the Town which can provide the
necessary infrastructure to support such development, such as, but not limited to,
road network, water supply, storm drains, sewage disposal, etc., a MRCO may be
located in any GB or GBO zone.

(@) No Managed Residential Community facility shall be allowed on parcels which are
within the Flood Plain District or designated by the Federal Emergency
Management Agency as either a special flood hazard area or a floodway.

Procedure:

(1) Creation of an MRCO requires approval from the Planning and Zoning
Commission for a zone change. Any accompanying improvements to the MRCO
property require site plan and special permit applications.

(@) An application to rezone a site to a MRCO shall be submitted in conjunction with

site plan and special permit applications, or pre-applications, as applicable, in
accordance with Section 6-13-6-15 of these regulations, and shall be subject to
Special Permit procedures and standards pursuant to Section 6-17.

Use Regulations:

1)

()

The principal permitted use within a MRCO shall be congregate housing within a
managed residential community which provides assisted living services; such uses
shall comply with all requirements and limitations as adopted by the Connecticut
Department of Public Health, as amended from to time.

Accessory uses permitted within a MRCO shall include:

A. Non-Residential common uses, limited and essential for the exclusive use
and needs of the occupants, such as recreation rooms, housing management
office when contained within a principal building, maintenance, storage
space, common dining and food preparation facilities and central laundry
facilities.

B. Management and operational offices when contained within a principal
building and directly related to the MRC.

2



()

(9)

(h)

Parking

1)

Parking shall be provided for a MRC as follows:

A Parking for residents and visitors shall be provided at 0.15 spaces per unit.

B. In addition to the parking required under Section 6-115(f)(1)(A) above, one
(1) parking space for every employee shall be provided. Employee parking
shall be based on the number of employees present during the busiest shift.

C. In an MRCO zone, required handicapped parking may be included in the
parking requirements as set forth in these standards. Tandem parking
spaces, if provided, shall be considered overflow parking and shall not be
included in the minimum parking requirements outlined herein.

D. Notwithstanding the provisions of Section 6-115(f)(1)(A) through 6-
115(f)(1)(C) above, the Commission, in order to accomplish the purpose of
this Section, may reduce the amount of required parking if pooled or valet
parking is implemented pursuant to Section 6-162 of these Zoning
Regulations.

Density, Size, and Type of Dwelling Units Permitted:

1)

()

©)

The maximum number of dwelling units permitted within a MRC development
shall be determined by requiring 750 square feet of land area for each unit.

The dwelling units may be studio, one bedroom or two bedrooms. Each unit shall
contain a full bathroom and may contain a small kitchenette.

The square footage of the individual private residential units in an MRC facility
shall be not less than 450 square feet per unit with one (1) or more bedrooms.
Studio units and memory care units may be smaller, but not less than 275 SF per
unit.

Special Requirements: An MRC Facility must meet the following standards and
requirements:

1)

Any development approved by the Commission under the provisions of the MRCO
shall meet the definition of a "managed residential community” and provide
"assisted living services" as defined herein and by Section 19a-693 of the
Connecticut General Statutes. In addition, the agency or agencies that provide such
services, (i.e. the "assisted living services agency" or "ASLA") must be licensed by
the Connecticut Department of Public Health ("DPH") pursuant to chapter 368v
and managed in accordance with all applicable provisions of the Connecticut
General Statutes and regulations of the DPH, as may hereafter be amended. Copies

3
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©)

(4)

of all documents required to be filed with the DPH under said regulations shall be
filed simultaneously with the Commission and the Greenwich Commission on

Aging.

Any development approved under the MRCO shall be connected to public sanitary
sewers and served by public water supply.

Any development approved under the MRCO shall include at least all of the
following services and facilities:

A.
B.
C.

Regularly scheduled meal service for three (3) meals per day;
Regularly scheduled laundry service for personal laundry and linens;

Regularly scheduled transportation for personal shopping, social and
recreational events, health care appointments and similar needs;

Regularly scheduled housekeeping services;

Maintenance for tenants' living units, including chore services for routine
domestic tasks that the tenant is unable to perform;

Programs of social and recreational opportunities;

A formally established program that provides tenants with twenty-four (24)
hour a day security designed to protect tenants from intruders;

An emergency call system in each living unit;
On-site washers and dryers sufficient to meet the needs of the tenants; and

Interior common use space that is sufficient in size to accommodate fifty
percent (50%) of the tenant population.

In addition to complying with the standards set forth in Section 6-15 and 6-17 of
these regulations, the site plan shall provide for the needs of its residents including,
but not limited to:

A

Grading of areas accessible to residents shall have a slope no greater that
5%, and shall, in all other respects, be accessible to the residents as
determined by the Americans with Disabilities Act and its requirements.

Provisions for a van drop off area and parking space for the van located at
the main entry for the convenience of residents.

Access to loading spaces shall be designed so as not to interfere with normal
traffic, and such spaces shall be screened.

Outdoor recreational space designed for use by typical assisted living
residents shall be provided at no less than 300 SF per unit, with a minimum
of 2,000 sq. ft. landscaped. Benches, paved walkways, and appropriate site
lighting shall be provided and such area(s) shall be shielded from heavy
traffic. No less than 50% of the total area of such space shall be contiguous.

4



(i)

Natural features and specimen trees should be preserved or provided in
these areas. The land so set aside shall be graded and landscaped, shall be
of a passive recreation nature suited to the needs of the residents. Such
outdoor recreation areas shall be designed to provide security and privacy
to residents and programs of social and recreational opportunities.
Screening and planting requirements shall be in accordance with Sections
6-180 and 6-181 of these Regulations and as may be additionally required
by the Planning and Zoning Commission.

Incentives:

To meet the recognized community need to provide elderly housing opportunities that

will allow elderly residents to remain within the Greenwich community and to meet the needs of
the aging population, the Planning and Zoning Commission may provide the following zoning
incentives to create a MRC development (including alteration of, or addition to, an existing

building):
(1)
()
©)
(4)
(i)

Due to the nature of a MRC facility being a residential use that has unique
requirements for large communal indoor facilities, the Planning and Zoning
Commission may permit a floor area ratio of up to 0.75 and a building area of up
to 30%.

A. For all MRC facilities “Floor Area, Gross” shall not include any areas below
grade, as defined in Section 6-134(b) of these regulations, regardless of use.

In order to encourage underground parking and an overall reduction in coverage
and thereby encourage increased landscaping, for projects with a minimum lot area
of one (1) acre and that require twenty-five (25) or more parking spaces, an FAR
bonus of 0.05 may be applied for every twenty-five (25) parking spaces provided
below grade. Tandem parking spaces, if provided, may be be counted at a 50% rate
(i.e. 2 tandam spaces equate to 1 standard space). In no circumstance shall the
overall development exceed 0.9 FAR.

The Commission may permit a maximum building height of up to 47 % feet and up
to four (4) stories provided that:

A. The topography of the land provides site conditions that will support an
increase in building height over that permitted in the underlying zone; and

B. The building, at its increased height, is compatible with surrounding
buildings and/or uses and will not be detrimental to a neighborhood or its
residents.

Front, side and rear yards may be reduced to not less than twenty (20) feet, subject
nevertheless to the provisions of Section 6- 123 of these Regulations.

Special Permit Standards for Authorization to Use Zoning Incentives

The above incentives are dependent on the Commission making a finding that:



A. The development complies with the standards of Sec. 6-15, 6-17 and 6-
115(h)(4) of the Building Zone Regulations;

B. The proposed development provides sufficient landscaping, planting and
screening to support any additional massing permitted over that of the
underlying zone; and

C. That the quality of architecture, landscape treatments, and the density and
scale of the MRC development are compatible with adjacent buildings,
surrounding land use development, and the general neighborhood context.
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PROPOSED

AMENDMENT TO BUILDING ZONE REGULATION MAP

Greenwich, CT June 17, 1976
Adopted Sept. 8, 1976

Planning & Zoning Commision

500 0 500

FEBRUARY 8, 2011
PROPOSED JULY 15, 2021

Adopted & Amended Through: 7
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