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March 3, 2023

Mr. Ben Herbst

Sweetspot Brands, LLC

401 Commons Park South, Apt 871
Stamford, CT 06902

Re: Traffic & Parking Study
Retail Cannabis Facility
111 High Ridge Road
Stamford, Connecticut
SLR #141.21378.00001

Dear Mr. Herbst,

At your request, SLR International Corporation (SLR) has undertaken this study to evaluate the traffic and
parking-related implications associated with the proposed project to be located at 111 High Ridge Road in
Stamford, Connecticut. Figure 1 displays the site location map. The site is occupied with an existing
approximately 31,300-square foot (SF) mixed-use commercial building. Together with the adjoined 123
High Ridge Road parcel, there are 120 parking spaces to remain plus the existence of adjacent on-street
parking on Halpin Avenue. The proposed project plans to occupy approximately 2,412 SF within the
existing building with a retail cannabis store. Access to the site is provided by four existing driveways: two
off High Ridge Road and two off Halpin Avenue.

The work comprising the study consisted of several tasks, including data collection, review of roadway and
traffic conditions, estimation of site-generated traffic volumes, and assessment of future traffic
operations. For this study, the following intersections were evaluated:

e High Ridge Road at Cross Road

e High Ridge Road at Oaklawn Avenue
e Oaklawn Avenue at Halpin Avenue

e High Ridge Road at Halpin Avenue

e High Ridge Road at Main Driveway
e Halpin Avenue at Main Driveway

Figure 2 displays the study area.
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EXISTING CONDITIONS

The existing information involving the vehicle volumes, transit, and crash history was collected to
determine the existing conditions of the area around the proposed project.

Site Environs

High Ridge Road is a principal arterial that runs north/south from Long Ridge Road to the New York state
line. Adjacent to the site, the arterial has two lanes in each direction with a flush median and turn lanes at
key intersections. On-street parallel parking is not permitted. Sidewalks are present on both sides of the
roadway.

Oaklawn Avenue is a collector that runs east/west from High Ridge Road to Newfield Avenue. The collector
has one lane in each direction. Sidewalks are present on both sides of the roadway.

Halpin Avenue is a local roadway that runs north/south from High Ridge Road to Dubois Street. Between
Oaklawn Avenue and High Ridge Road, Halpin Avenue is one-way northbound with one travel lane, on-
street parallel parking permitted on the west side, and sidewalks present on the east side. North of
Oaklawn Avenue, Halpin Avenue is two-way with one lane in each direction, on street parallel parking
permitted, and no sidewalks.

Existing Transit Routes

CTtransit is Connecticut Department of Transportation's (CTDOT) bus service. CTtransit Stamford operates
15 local bus routes. Buses connect with other services in Norwalk, with the New Haven Line in several
locations, the Harlem Line on Metro-North Railroad, and with Bee-Line buses in Westchester County, New
York. CTtransit Stamford also operates the I-Bus, an express service between downtown Stamford and
White Plains, New York. CTtransit Stamford bus route 331 has a stop in front of the project site.

Route 331 (High Ridge Road) operates between the Stamford Transportation Center and the Stamford
Museum and Nature Center. All buses operate via Bedford Street and Summer Street to High Ridge Road.
The route operates from approximately 5:20 a.m. to midnight (12:00 a.m.) on weekdays, and 6:30 a.m. to
10:00 p.m. on weekends.

Crash Data Summary

Information on traffic crash statistics for the study intersections was obtained from the Connecticut Crash
Data Repository for the almost 4-year period of January 1, 2019, to December 7, 2022. The crash data
collected for this period is shown in Table 1, summarized by location.
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Table 1 Crash Data Summary

Crash Severity Type of Collision
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Intersections
High Ridge Road at Cross Road 5 - - 5 2 1 1 - 1 5
High Ridge Road at Oaklawn Avenue 9 1 - 10 6 2 2 - - 10
Oaklawn Avenue at Halpin Avenue 5 1 - 6 4 1 1 - - 6
High Ridge Road at Halpin Avenue 2 2 - 4 3 - - 1 - 4
High Ridge Road at Main Driveway 1 - - 1 1 - - - - 1
Halpin Avenue at Main Driveway 1 - - 1 - 1 - - - 1
Intersection Totals 23 4 0 27 | 16 5 4 1 1 27
Road Segments
High Ridge Road:
igh Ridge Roa . . 5 i i 2 i 5 i i i 2
Oaklawn Avenue — Main Driveway
High Ridge Road:
3 1 1 5 2 1 2 0 - 5
Main Driveway — Halpin Avenue
Oaklawn Avenue:
1 - 1 2 1 1 - - - 2
High Ridge Road — Halpin Avenue
Halpin A :
a !om 'venue . ' 1 i i 1 1 i i i i 1
Main Driveway — High Ridge Road
Roadway Totals 7 1 2 10 4 4 2 0 - 10
TOTAL 25 5 2 32 | 18 8 5 1 - 32

Source: Connecticut Crash Data Repository from January 1, 2019, to December 7, 2022

A total of 27 crashes were reported at the study intersections for the almost 4-year period. More than 85
percent of these total crashes resulted in property damage only. No fatalities were reported. The most
common collision type was rear-end collisions, which are fairly common at intersections, comprising
approximately 59 percent of the reported intersection-related crashes. The most crashes occurred at the
intersection of High Ridge Road and Oaklawn Avenue.
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A total of 10 non-intersection-related crashes were reported along the project site frontage on High Ridge
Road, Oaklawn Avenue, and Halpin Avenue for the almost 4-year period. Approximately 70 percent of
these non-intersection-related crashes resulted in property damage only. Again, no fatalities were
reported. The most common collision types were rear-end and sideswipe (same direction) collisions,
comprising approximately 80 percent of reported non-intersection-related crashes. Two crashes were also
reported within the project site. One was a rear-end collision and one was a hit fixed object collision.

Existing Traffic Volumes

Traffic monitoring data from August 2020, (collected during the COVID-19 epoch) and December 2017, for
High Ridge Road north of Halpin Avenue was obtained from CTDOT. The annualized average daily traffic
(AADT) at this location in 2020 was recorded as 19,000 vehicles (8,500 northbound and 10,500
southbound) and 24,800 vehicles in 2017. Traffic monitoring data for Oaklawn Avenue southeast of
Route 137 was also obtained from CTDOT. The AADT at this location in 2020 was recorded as 4,900
vehicles, and 6,100 vehicles in 2017.

To supplement the state traffic monitoring data, multimodal traffic counts, including vehicle turning
movement, bicycle, and pedestrian crossing counts, were conducted at the study intersections. The counts
were conducted on Tuesday, December 13, 2022, Thursday, December 15, 2022, and Wednesday,
February 8, 2023, from 4:00 p.m. to 6:00 p.m. to capture peak afternoon commuter activity; and Saturday,
December 10, 2022, Saturday, December 17, 2022, and Saturday, February 11, 2023, from 11:00 a.m. to
1:00 p.m. to capture peak retail activity. For analysis, the highest single peak-hour volume for each time
period was extracted from the count data. The study area peak hours were found to be from 5:00 p.m. to
6:00 p.m. (Weekday P.M. Peak Hour) and from 12:00 p.m. to 1:00 p.m. (Saturday Midday Peak Hour). The
existing peak-hour traffic volumes are shown in Figure 3. The existing peak-hour pedestrian volumes are
shown in Figure 4. The counts are included in the Appendix.

PROPOSED PROJECT

As stated previously, the proposed project plans to occupy approximately 2,412 SF of the existing 31,300-
SF mixed-use commercial building with a retail cannabis facility to replace two current tenants: one
currently occupied by a Kumon learning center and the other occupied by Aliasher Scrubs. Access to the

site is provided by four existing driveways: two off High Ridge Road and two off Halpin Avenue.

Proposed Project Trip Generation

The proposed new site-generated peak-hour trips were estimated using statistical data published by the
Institute of Transportation Engineers (ITE).! Table 2 summarizes the site-generated traffic estimates for
the proposed project during the study peak hours.

' Trip Generation, 11% Edition, Institute of Transportation Engineers, 2021
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Table 2 Proposed Project Traffic Estimates
Proposed Project
882 — Marijuana Dispensary 2.4 KSF 18.92/KSF 23 23 46 28.85/KSF 35 35 70
Notes:

1. Trip Generation, 11 Edition, Institute of Transportation Engineers
2. KSF =Thousand Square Feet Gross Floor Area

As shown in Table 2, the proposed project is estimated to generate 46 vehicle trips (23 vehicles entering
and 23 vehicles exiting) during the weekday afternoon peak hour and 70 vehicle trips (35 vehicles entering
and 35 vehicles exiting) during the Saturday midday peak hour.

It is important to note that the two units comprising the proposed project were occupied at the time the
existing traffic volumes were conducted. To provide a conservative analysis for the purpose of this traffic
and parking study, the trips generated by these units were not subtracted from the proposed project site-
generated trips. But in reality, the net increase in traffic by the proposed retail cannabis store replacing
the two existing stores will be less than the numbers listed in Table 2. It is also important to note that no
internal capture credit was applied for the mixed-use site. In reality, some patrons going to the retail
cannabis store will not be new to the mixed-use site, but rather will already be on site because of other
existing businesses on site.

Proposed Project Trip Distribution

The geographic distribution of the proposed project site-generated traffic was estimated based on review
of the roadway traffic patterns at the project site driveways. Figure 5 illustrates the distribution for the
proposed project site-generated traffic through the study area.

Based on the proposed project trip generation and trip distribution, the resulting proposed project site-
generated trips were assigned to the study area intersections. Figure 6 displays the resulting proposed
project trip assignment.

FUTURE (2023) CONDITIONS

The proposed project is anticipated to be completed by the end of 2023. Future (2023) Conditions were
evaluated both with and without the proposed project to determine possible traffic impacts.
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Background Traffic Volumes

The background traffic scenario is reflective of Future (2023) Conditions if the proposed project was not
built. Background (2023) Conditions includes traffic associated with other nearby expected upcoming
developments that will be completed by 2023 as well as general traffic growth.

Based on correspondence with the City of Stamford and CTDOT, the following development projects were
included in Background (2023) Conditions:

1. 255 High Ridge Road — Goddard School
2. 3 Cold Spring Road — Restaurant Development

Figure 7 displays the locations of the nearby expected developments. The anticipated future site-
generated peak-hour trips from the 255 High Ridge Road development was obtained from the Traffic
Access and Impact Study completed for the 201 High Ridge Road development in December 2018. Traffic
study for the 3 Cold Springs Road development could not be obtained because the restaurants are as of
right. Therefore, the new traffic anticipated to be generated by the development was estimated. Peak-
hour trips for the development were estimated using statistical data published by ITE, and geographic
distribution of the new traffic was estimated based on review of the roadway traffic patterns. The resulting
total trip assignment from the nearby planned developments is shown in Figure 8. Information on the
nearby planned developments is included in the Appendix.

Based on correspondence with CTDOT, the existing traffic volumes were projected to Future (2023)
Conditions using a growth rate of 0.75 percent per year. Background (2023) Conditions peak-hour traffic
volumes were estimated by applying the growth rate to the existing peak-hour traffic volumes (shown in
Figure 3) and then adding the anticipated peak-hour total trip assignment from the nearby planned
developments (shown in Figure 8). The resultant Background (2023) Conditions peak-hour traffic volumes
are shown in Figure 9.

Combined Traffic Volumes

The combined traffic scenario is reflective of Future (2023) Conditions once the proposed project is
completed. Combined (2023) Conditions peak-hour traffic volumes were estimated by adding the
proposed project trip assighment (shown in Figure 6) to the Background (2023) Conditions traffic volumes
(shown in Figure 9). The resultant Combined (2023) Conditions peak-hour traffic volumes are shown in
Figure 10.
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INTERSECTION CAPACITY ANALYSIS

Intersection capacity analysis was performed at the study intersections under Background and Combined
(2023) Conditions to evaluate each intersection's ability to process traffic volumes. These evaluations were
used to determine possible traffic impacts from the proposed project based on the comparison of
background and combined traffic operations.

Intersection operation results are expressed as a level of service (LOS). LOS is used to provide a qualitative
evaluation of the efficiency of operations of an intersection in terms of delay and inconvenience based on
certain quantitative calculations. A description of the various LOS designations, A through F, is given in the
Appendix. LOS A describes operations with very low average control delay per vehicle while LOS F describes
operations with long average delays. The study intersections were evaluated using Synchro 11
(Trafficware) traffic analysis software package. Table 3 summarizes the capacity analysis findings under
Background and Combined (2023) Conditions. The Synchro analysis worksheets are included in the
Appendix.

It is important to note that LOS A to LOS D are generally considered acceptable conditions. However, in
some areas, LOS E during peak hours is often deemed acceptable and can indicate an efficient tradeoff
between traffic flow and the amount of land devoted to the movement of motor vehicles.

As shown in Table 3, all individual movements at the study intersections are expected to operate at
acceptable LOS (LOS D or better) during both peak hours under Background and Combined (2023)
Conditions. Additionally, with the proposed project, all individual movements at the study intersections
are not expected to degrade in LOS, compared to Background (2023) Conditions.

QUEUE ANALYSIS
The study intersection queues were also evaluated using Synchro 11 (Trafficware) traffic analysis software
package. For analysis, 95" percentile queues are recorded. The Synchro analysis worksheets are included

in the Appendix. All approach lanes are expected to provide adequate storage length under Background
and Combined (2023) Conditions during both peak periods.
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Table 3 Capacity Analysis Summary Future (2023) Conditions

Signalized

High Ridge Roa

d at Cross Road

Eastbound Left/Right B B B B
Northbound Left/Through ¢ C B B
Southbound Through/Right B B B B
Overall B B B B
High Ridge Road at Oaklawn Avenue
Westbound Left/Right D D D
Northbound Through/Right C C C C
Southbound Left C C B B
Southbound Through A A A A
Overall (o c c C
Unsignalized
Oaklawn Avenue at Halpin Avenue
Northbound Left/Through/Right C C
Southbound Left/Right C C C C
High Ridge Road at Main Driveway
Westbound Left/Right D D C C
Southbound Left B B B B
Halpin Avenue at Main Driveway
Northbound Left A A A A
Eastbound Left B B

Notes: LOS calculations were performed using Synchro 11.

PARKING ANALYSIS

The parking on site was also evaluated to assess any parking implications associated with the proposed

project.

Estimated Peak Parking Demand

A comparison was conducted to review the estimated peak parking demands that are expected to be
generated by the proposed project using the Stamford Zoning Regulations and the Institute of

Transportation Engineers’ (ITE) Parking Generation Manual 5t Edition.
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As stated previously, the proposed project plans to occupy approximately 2,412 SF of an existing mixed-
use commercial building with a retail cannabis facility. Based on the City of Stamford Zoning Regulations,
parking for a Marijuana Dispensary Facility shall meet the parking standards for a Retail Store. Per Section
12 of the Zoning Regulations, four parking spaces shall be provided for each 1,000 SF of gross floor area of
any Retail Store. Based on this, a minimum of 10 parking spaces are required for the proposed project per
zoning ordinance.

Based on ITE’s Parking Generation Manual 5™ Edition, marijuana facilities have an average weekday peak
period parking demand rate of 7.19 per 1,000 SF of gross floor area. Based on this, the proposed project is
estimated to generate a weekday peak period parking demand of 17 parked vehicles.

Available Parking Supply

The 111 High Ridge Road parcel shares parking with the 123 High Ridge Road parcel. Together, the parcels
have a total of 120 parking spaces on site?. Additionally, Halpin Avenue has 12 on-street parking spaces
adjacent to the proposed project site that are available to the public.

To understand the existing parking usage at the 111 and 123 High Ridge Road sites, parking observations
were conducted on Thursday, December 15, 2022, and Saturday, December 17, 2022, on site and along
Halpin Avenue. The counts were conducted at the start and end of the weekday afternoon and Saturday
midday traffic counts. The observations are summarized in Table 4. It is again important to note that the
two units comprising the proposed project were occupied at the time the parking observations were
conducted.

As shown in the table, the two sites are expected to provide more than enough parking for the proposed
project during both peak periods based on the estimated peak parking demands on site.

Table 4 Existing On-Site Parking Counts

Before 4:00 p.m. 45 75 12 0
Weekday Afternoon
After 6:30 p.m. 55 65 11 1
Before 11:00 p.m. 36 84 9 3
Saturday
After 1:00 p.m. 42 78 4

2 This is the number of spaces counted manually. It includes the spaces on the former Paul’s Place parcel and is an increase to the number
shown on the survey. Please refer to the letter from Lisa Feinberg to James Lunney included with the application materials for additional details
on the parking.
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However, should the Zoning Board feel it is necessary, the Applicant is prepared to accommodate offsite
parking for all employees associated with the proposed project, further reducing the estimated parking
demand of the proposed project.

ITE Shared Parking Analysis

Using industry standard data to understand how the separate land use parking demands on the two sites
may fluctuate throughout the course of a 24-hour period in the future with the proposed project, a
conservative time-of-day shared parking analysis was conducted for the 111 and 123 High Ridge Road sites
with the proposed project assumed. Peak parking demand percentages and rates from ITE’s Parking
Generation Manual 5% Edition were used for all of the sites’ land uses to provide additional support for
the parking supply and the hourly parking variations. It is important to note that ITE rates tend to be
conservative and result in high parking estimates.

Table 5 summarizes the resulting weekday hourly parking demand fluctuations for the two sites. Table 6
summarizes the resulting Saturday hourly parking demand fluctuations. As shown in the tables, based on

industry standard data, it is again found that there will be more than enough parking with the proposed
project.

Table 5 Weekday Shared Profile
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Table 6 Weekend Shared Profile
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SUMMARY

This study was conducted to assess the traffic and parking impacts of the proposed project to be located
at 111 High Ridge Road in Stamford. The proposed project plans to occupy approximately 2,412 SF of the
existing 31,300-SF mixed-use commercial building with a retail cannabis facility. The 111 High Ridge Road
parcel shares parking with the 123 High Ridge Road parcel. Together, the parcels have a total of 120 parking
spaces on site.

To determine a profile of existing conditions, data assembly efforts were undertaken. Estimates of traffic
that will be generated by the proposed project were developed based on statistical data published by ITE,
and intersection capacity analysis and queue analysis was performed at the study intersections under
Background and Combined (2023) Conditions. Based on the results of the capacity and queue analysis, it
is our opinion that the increase in traffic because of the proposed project can be accommodated by the
surrounding roadway system. As such, no traffic mitigation is necessary. With the proposed project, all
individual movements at the study intersections are not expected to degrade in LOS, compared to
Background (2023) Conditions.

To determine the parking operations of the proposed project site, parking counts of the site were made,
and parking demands were estimated based on City of Stamford Zoning Regulations and statistical data
published by ITE and a conservative future shared parking analysis was performed. Based on the
observations conducted on site and the results of the ITE shared parking analysis, it is our opinion that
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the two sites (111 and 123 High Ridge Road) will provide more than enough parking for all the uses
within the two mixed-use commercial buildings with the proposed project.

We hope this report is useful to you and the City of Stamford. If you have any questions or need anything
further, please do not hesitate to contact either of the undersigned.

Sincerely,

SLR International Corporation

“/; "/ ) ~7
oAl Pl

David G. Sullivan, PE Emily A. Foster, PE
U.S. Manager of Traffic & Transportation Planning Senior Transportation Engineer
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Site Location Map
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# Address
1 225 High Ridge Road
2 3 Cold Spring Road

NOT INCLUDED
201 High Ridge Road
110 High Ridge Road

Name
Goddard School
3 Restaurants

Office + Senior Adult Housing Development
Whole Foods

Source
CTDOT - Traffic Access and Impact Study, Frederick P Clark Associates, Inc, December 2018
Stamford TTP - estimated

CTDOT - Traffic Access and Impact Study, Frederick P Clark Associates, Inc, December 2018
Stamford TTP - estimated

Notes

Was open by the time the counts were conducted
Will not be open untill Q1 of 2024
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Weekday PM Peak Hour
(Peak Hour of Adjacent Street Traffic)

Saturday Peak Hour
(Peak Hour of Generator)

Land Use as Listed in ITE* Units’
In:Out In:Out
PM Rate In Out Total | PM Rate In Out Total
Percentage Percentage
Background Projects - Cold Spring Road between Long Ridge Road and High Ridge Road
932 High-Turnover (Sit-Down) Restaurant 7.91 KSF 9.05 0.61 : 0.39 44 28 72 11.19 0.51 : 0.49 45 43 88

Notes:
1. Trip Generation, 11th Edition, Institute of Transportation Engineers

2. KSF = Thousand Square Feet Gross Floor Area
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LEVEL OF SERVICE
FOR
SIGNALIZED INTERSECTIONS
(MOTORIZED VEHICLE MODE)

Level of service for signalized intersections is defined in terms of control delay, which is a measure
of driver discomfort, frustration, fuel consumption, and increased travel time. The delay experienced
by a motorist is made up of a number of factors that relate to control, geometrics, traffic, and
incidents. Total delay is the difference between the travel time actually experienced and the
reference travel time that would result during base conditions: in the absence of traffic control,
geometric delay, any incidents, and any other vehicles. Specifically, LOS criteria for traffic signals
are stated in terms of the average control delay per vehicle, typically for a 15-min analysis period.
Delay is a complex measure and depends on a number of variables, including the quality of
progression, the cycle length, the green ratio, and the v/c ratio for the lane group. The criteria are
given below.

LEVEL-OF SERVICE CRITERIA FOR SIGNALIZED
INTERSECTIONS
MOTORIZED VEHICLE MODE
LOS By Volume-to-Capacity Ratio!
CONTROL DELAY (s/veh)
vic<1.0 v/ic>1.0
A F <10
B F >10 AND < 20
C F >20 AND < 35
D F >35 AND < 55
E F > 55 AND < 80
F F > 80

!'For approach-based and intersection-wide assessments, LOS is defined solely by control delay.



Specific descriptions of each LOS for signalized intersections are provided below:

Level of Service A describes operations with a control delay of 10 s/veh and 20 s/veh and a volume-
to-capacity ratio no greater than 1.0. This level is typically assigned when the volume-to-capacity
ratio is low and either progression is exceptionally favorable or the cycle length is very short. If LOS
A is the result of favorable progression, most vehicles arrive during the green indication and travel
through the intersection without stopping.

Level of Service B describes operations with control delay between 10 and 20 s/veh and a volume-
to-capacity ratio no greater than 1.0. This level is typically assigned when the volume-to-capacity
ratio is low and either progression is highly favorable or the cycle length is short. More vehicles stop
than with LOS A.

Level of Service C describes operations with control delay between 20 and 35 s/veh and a volume-
to-capacity ratio no greater than 1.0. This level is typically assigned when progression is favorable
or the cycle length is moderate. Individual cycle failures (i.e., one or more queued vehicles are not
able to depart as a result of insufficient capacity during the cycle) may begin to appear at this level.
The number of vehicles stopping is significant, although many vehicles still pass through the
intersection without stopping.

Level of Service D describes operations with control delay between 35 and 55 s/veh and a volume-
to-capacity ratio no greater than 1.0. This level is typically assigned when the volume-to-capacity
ratio is high and either progression is ineffective or the cycle length is long. Many vehicles stop and
individual cycle failures are noticeable.

Level of Service E describes operations with control delay between 55 and 80 s/veh and a volume-
to-capacity ratio no greater than 1.0. This level is typically assigned when the volume-to-capacity
ratio is high, progression is unfavorable, and the cycle length is long. Individual cycle failures are
frequent.

Level of Service F describes operations with control delay exceeding 80 s/veh or a volume-to-
capacity ratio greater than 1.0. This level is typically assigned when the volume-to-capacity ratio is
very high, progression is very poor, and the cycle length is long. Most cycles fail to clear the queue.

Reference: Highway Capacity Manual 6, Transportation Research Board, 2016.




LEVEL OF SERVICE
FOR TWO-WAY
STOP SIGN CONTROLLED INTERSECTIONS

The level of service for a TWSC (two-way stop controlled) intersection is determined by the
computed or measured control delay and is defined for each minor movement. Level of service is not
defined for the intersection as a whole. Control delay includes initial deceleration delay, queue
move-up time, stopped delay, and final acceleration delay. LOS criteria are given in the Table. LOS
criteria are given below:

LEVEL-OF SERVICE CRITERIA FOR AWSC INTERSECTIONS

LOS! CONTROL DELAY (s/veh)

< 10

>10 AND < 15

>15 AND < 25§

>25 AND < 35

>35 AND < 50

S B~ (O -- I

>50

Note: ~ LOS criteria apply to each lane on a given approach and to each approach on the minor street.
LOS is not calculated for major-street approaches or for the intersection as a whole.
LOS F is assigned to a movement if the volume-to-capacity ratio exceeds 1.0, regardless of the control delay

Reference: Highway Capacity Manual Version 6.0, Transportation Research Board, 2016.
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