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1055 Washington Blvd
4 Floor
Stamford, CT 06901

March 14, 2023

James J. Lunney, 111, R.A.
Zoning Enforcement Officer
City of Stamford

888 Washington Blvd, 7" Floor
Stamford, CT 06901

Re:  Legally-Nonconforming Parking — 111-123 High Ridge Road, Stamford, Connecticut (the
“Property”)

Dear Mr. Lunney:

My client, Sweetspot Stamford LLC (the “Prospective Tenant”), is currently seeking to convert
approximately 2,400 square feet of office/retail space on the Property to a Hybrid Cannabis Retailer. The
contemplated space was most recently occupied by Kumon (1,600+/- SF) and Alister Uniforms (800+/-
SF). I am writing you now to confirm that the parking ratio and configuration on the Property are legally
nonconforming, and the proposed use complies with the parking requirements.

Today, the Property is located in the C-N zone (Neighborhood Business District). However, at the time
the improvements on the Property were constructed on or about 1964, the Property was located in the C-L
zone (Limited Business District). A copy of the Tax Assessor’s records confirming the year of
construction as well as a zoning map from 1964 are attached for your reference. I have also attached an
affidavit from the attorney whose firm represented the original owner of the Property. This affidavit
confirms, to the best of his knowledge and belief, the Property has been continuously used for office and
retail purposes since it was constructed. The historic Tax Assessor’s records, also attached, support this
conclusion too.

In 1964, the Stamford Zoning Regulations treated parking for retail and office the same and provided the
following:

Parking space for one vehicle for each 500 square feet of ground floor area of any
retail store or office building not otherwise specified herein, and an additional parking
space for one vehicle for each 1000 square feet of floor area on the upper floor or
floors of any retail store or office building not otherwise specified herein; such area shall
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be provided at a point not more than 500 feet distant in a direct line form the nearest part
of said retail stores or office building. (the “1964 Regulation™)’

However, after further discussion with you, I understand you believe the portion of the building most
recently occupied by Kumon (1,600+/- SF) waived its legally nonconforming status when the tenant
changed and it became office space, which requires less parking than retail today.> Based on today’s
retail parking standard, the former Kumon space would require seven (7) parking spaces. The remaining
800+/- SF of existing retail space has maintained its legally nonconforming status and is subject to the
1964 Regulation.?

Pursuant to the Tax Assessor’s Records, collectively the two building consist of 24,256+/- SF on the
lower levels and 18,670+/- SF on the upper level.* Ofthe 24,256 SF on the lower level, 22,656+/- SF is
subject to the 1964 Regulation (46 spaces) and 1,600+/- SF is subject to the current retail parking
regulation (7 spaces). The remaining 18,670+/- SF on the upper level is also subject to the 1964
Regulation (19 spaces). Collectively, this means seventy-two (72) parking spaces are required today.

Notably, a number of the parking spaces straddle the eastern property line. After speaking with you, I
understand any parking spaces, where the majority of the space is located on private property, and which
have been historically located in the same place, are considered legally nonconforming in terms of
location and configuration. As you can see from the attached historical aerial photograph circa. 1970, the
parking location and configuration has remained consistent.

In addition, after reviewing the history, I can confirm that the area labeled “Paul’s Place” on the survey
was previously a city-owned street. It was discontinued in 1975, and has been used for parking ever
since. A copy of the Board of Representatives Resolution is attached. Pursuant to Connecticut common
law, once the road was discontinued, ownership of the land reverted to the property owners on either side
of the street such that each would own to the centerline.’ Therefore, A&F High Ridge LLC, the current
owner of the Property, technically owns the western part of that parking area, and the City of Stamford
owns the eastern portion. Collectively, this means approximately ninety (90) parking spaces are
controlled by the current owner of the Property® and available for use by the tenants, in excess of
the seventy-two (72) parking spaces required. '

' T was unable to obtain a copy of the 1964 regulation. However, I have included a copy from 1963 and 1965 which are identical.
21 disagree with this position and believe the nonconforming status relates to retail or office, but I defer to you on this decision.
3 Thus, collectively, the Prospective Tenant would require nine (9) parking spaces.

4Notably, this is a conservative calculation applying the one space per 500 SF to the lower level and first floor in both buildings.
If the first floor is treated as an “upper level”, the required parking is further reduced.

5 Pack v. Smith, 1 Conn. 103, 110 (1814).

¢ Even if the parking spaces on the former Paul’s Place lot are not attributed to the current owner, there are still seventy-three

(73) available spaces.
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Based on the foregoing, I understand there is legally sufficient parking, from a zoning perspective, to
accommodate the proposed Hybrid Cannabis Retailer on the Property.

If you agree, I kindly request that you confirm same by countersigning below. In doing so, please know
that the Prospective Tenant will rely upon your determination as it moves forward with applications to the
Zoning Board. As always, thank you again for your time and attention to this matter. Of course, if you
should have any questions, please feel free to contact me.

Very truly yours,

Lisa L. Feinberg

Date:j@z‘a

Zoning Enforcement Officer

APPROVED
City of Stamford
orcement Officer—

anfles J. Lunney,ITRA.
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AFFIDAVIT

STATE OF NEW YORK )
) SS.

COUNTY OF NEW YORK )

The undersigned, Ronald S. Herbst, first being duly sworn, hereby deposes and says to the best
of his knowledge and belief the following:

1. I 'am over 18 years old, and I believe in the obligations of an oath.

2. High Ridge Plaza, LLC, and its predecessor entities collectively (“HRP”) was the original owner
of the developed property located at 111-123 High Ridge Road, Stamford, Connecticut (the “Property™).
3. I am the principal of the law firm, Herbst & Associates.

4, Herbst & Associates (or its predecessors), served as one of the principal counsel to HRP from,

on or about, 1985 to the date of its sale in 2017.

8. Both the Herbst family and the undersigned personally had an interest in High Ridge Plaza,
LLC, and the co-managing member of the LLC was my uncle, Dr. Bert Ballin.

6. [ have familiarity with the past and present use of the Property.

7 The Property was constructed, to the best of my understanding, on or about 1964.

8. The attached “Schedule A” sets forth a list of some of the tenants who occupied the Property
between 1985-2017.

9. [ have no reason to believe the Property was ever used for purposes other than retail and office.
10, The parking on the Property is, I believe, now legally non-conforming, and HRP never had any

intent to abandon the nonconforming status.

9. This affidavit is set forth as to the best of my knowledge and belief and is made with the
understanding that the City of Stamford, may rely upon the factual information set forth herein, in

issuing a Zoning Permit and Building Permit.
BY: mzf : Me.,@zJ

Name: Ronald S. Herbst

ADINA ZION
Notary Public, Statg of New York

/ . Reg. No, 0221508088
N&/ary Public o Qualified in New York Cot:
Mmission Expires June 16.;2').1%

{57484094)



10.
11.
12
13.
14,
15.

Partial List of Tenants for High Ridge Plaza LLC

Whose Leases Were Worked on by Herbst & Associates

. Arthur Murray Dance Studic

Bonnie Adams
C&G Crystal
Cream Puff Bakery
Dance With Me — Stamford
Data World

Disc & Dat

Diva Tec

Giullano's Music
Knit Together
Middiesex Catering
Oreck Vacuum
Today’s Kitchen
Video.CT

YB Taskwondo Academy



High Ridge Plaza, LLC
Tenant List 05/19/2016

Tenant First and Last Name

Allure Bridal and Floral

Allure Gowns

GM Music Corp.

Cew Yoga

Optimal Health Medical, LLC

Laura Futterman, MD

Poliform Company and Today's Kitchen

A 2 Z Watch and Clock Repair

Vandermark Enterprises, LLC

North Stamford Podiatry Associates

Dr. Paz Weight Loss Center

Circle and Square LLC/ Kumon Math Center

Impressive Hair Design

Dr. Scott Bender

Lady Nails

State of Connecticut

Stamford Conference Center

State Farm Insurance

Hearing Aid Center

PACLIENTS\HRP\Sale of HRPATenant Lisl 2-22-23.wpd
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10,422
Minutes of February 3, 1975

Beginning at & point on the westerly side of High Ridge Road as it
now exists with its intersection with the southerly line of Oaklswn Avenue,
thence easterly slong a curve to the right the radius of which is 18,33
feet 2 distance of 44.63 feet, thence southeasterly along the southerly

- line of Osklawn Avenue, the beering of which is § 41° 59' 20" E a distance

of 58.28 feet, thence along a curve to the left the radius of which is
50.00 feet a distance of 11.40 feet and themce § 55° 03' 00" E a distance
of 15.97 feet to the easterly side of Paul's Place, so called, thence along
the easterly side of Paul's Place, so called the following courses; along

a curve to the right the radius of which is 560.00 feet a distance of
121.65 feet, thence along a curve to the right the radius of which is
300.00 feet a distance of 65.07 feet, thence along & curve to the right

the radius of which is 620.00 feet a distance of 20,27 feet to the westerly
line of Halpin Avenue, thence southerly alomg the westerly line of Halpin
Avenue, the bearing of which is § 15° 02'17" W a distence of 140.69 feet
southerly along the westerly line of Halpin Avenue, the bearing of which

is 5 18° 06" 00" W a distance of 34,46 feet, thence northerly along the
westerly line of property of Eigh Ridge Plaza the follewing courses end
distances; N 10° 30' 10" E & distance of 51.46 feet, N 4° 08' 20" E a
digtance of 28,96 feet, K 1° 03' 30" W & distance of 91.43 feet, N 7° 13'
00" W a distance of 45,77 feet, N 14° 14' 00" W a distance of 10.95 feer,

N 20° 10’ 30" W a distance of 46.24 feet, N 24° 05' 00" W a distance of
39.08 feet, N 31° 36' 00" W a distence of 12,08 feet, N 33° 19' 50" W

a distance of 98,00 feet, thence & curve to the left, the radius of which
is 20.00 e distance of 21.10 feet to the point or place of beginning.

Subject to the right, privilege and easement by the City of Stamford,
ite successors and assigns, to enter upon the nbove described premises,
to maintain, repeir, install, construct, operate and/or replace storm and
sanitary sewers, drainsge systems, water mains and other underground
utilities, provided that after the completion of such maintenance, repair,
installation, construction and operation, during the term of the lease of
which this schedule is a part, the City of Stamford, as its own expense,
shall restore the land, as nearly as possible, to its then existing con=

ditiom,
sk bk kednk ko

MR, ROSS MOVED for SUSPENSION OF THE RULES so that he could present & second
resolution concerning Paul's Place. Seconded end CARRIED,

MR. ROSS said the Planning & Zoning Committee voted to recommend that the
following resolution to discontinmue Paul's Place as a public highway be
adopted and HE SO MOVED. Seconded and CARRIED,

RESOLUTION NO. 982

T0 DISCONTINUE PAUL'S PLACE AS & PUBLIC HIGHWAY

Sec, 1. Paul's Place, bounded and described as follows, is hereby
declared to be discontinued 25 a public highway,

Beginning at a point on the westerly side of High Ridge Road as
it now exists with its intersection with the southexly line of Oaklawm
Avenue, thence easterly along a curve to the right the radius of which
is 18.33 feet a distance of 44,63 feet, thence southeasterly along the
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Minutes of February 3, 1975

southerly line of Osklawn Avenue, the bearing of which is § 41° 59' 20"

E a distance of 58.28 feet, thence along a curve to the left the radius

of which is 50,00 feet a distance of 11,40 feet and thence § 55° 03'

00" E a distance of 15.97 feet to the easterly side of Paul's Place, so
called, thence along the emsterly side of Paul's Place, so called, the
following courses; along a curve to the right the radius of which is 560,00
feet a distance of 121.65 feet, thence along 2 curve to the right the
radius of which is 300,00 feet a distance of 65.07 feet, thence along a
curve to the right the radius of which is 520.00 feet a distance of 20,27
feet to the westerly line of Halpin Avenue, thence souchcrly alon; the
westerly line of Halpin Avenue, the bearing of which is § 15° 02' 17"

W a distance of 140.69 feet southerly along the westerly line of Halpin
Avenue, the bearing of which is S 18° 06' 00" W a disteance of 34.46 feer,
thence northerly along the westerly line of property of High Ridge Plars
the following courses and distances; ¥ 10° 30° 10" E a distance of 5L.46
feet, N 4° 08° 20“ E a distance of 28,96 feet, ¥ 1° 03 30" Y a distance
of 91.43 feet, K 7° 13' 00" W a distance of 45,77 feet, N 14 14' 00" W

a distance of 10,95 feet, N 20° 10' 30" W a distance of 46.24 feet, N 24°
05' 00" W & distance of 39,08 feet, N 31° 36' 00" W a distsnce of 12,08
feet, R 33° 19' 50" W a distance af 98,00 feer, thence a curve to the lefr,
thée radius of which is 20.00 feet, a distance of 21.10 feet to the point or
place of beginning,

Section 2., The duty, responsibility and cost of the maintenance of the

sbove described roadway shall be and is hereby declared to be transf{erred
to and borne by High Ridge Plaza for the period of and in accordance with
the terms and conditions of a lcase between the said High Ridge Plaza and
the City of Stamford which has this day been approved by this Board.

The City of Stamford, ite successors and assigns, reserve a
perpetual right, privilege, and easement to enter upon the above described
premises, to maintain, repair, install, construct, operate and/or replace
storm and sanitary sewers, drainage systems, water mains and other under-
ground utilities, provided that after the completion of such maintenance,
repeir, installation, construction, and operation, during the term of said
lease, the City of Stamford, at its own expense, shall restore the land, as
nearly as possible, to its then existing conditiom.

This resolution shall take effect upon its approval by the
Board cf Finance,
B

In response tc & question from MR, BLOIS, MR. ROSS said the notice to the
public of the sale of the Washington Blvd., property will be appearing in

the newspaper in the very near future, He said the delay was caused because
of some confusion over which department of the City was supposed to handle
the sale. He seid that mixup has been clarified and the property will be
offered for sele soon.

PUBLIC HOUSING & GERERAL RELOCATION CCOHMMITTEE

MRS. MeINERNEY MOVED that the following Semse of the Board resolutiom
concerning the comstruction of the Clinton Avenue Housing Project for
Senior Citizens be adopted. Seconded by Mr. Costello and CARRIED,
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