


W &M Properties and
Jonathan Rose Companies

July 10, 2009

Richard C.Allen

Rights of Way Administrator

The State of Connecticut, Department of Transportation
2800 Berlin Turnpike

Newington, CT 06131

Re: Stamford Transportation Center RFEI
Dear Mr. Allen,

W&M Properties and Jonathan Rose Companies are pleased to submit this response to the Request
for Expressions of Interest (RFEI) from the State of Connecticut Department of Transportation
(DOT). We have brought together a talented team to identify development alternatives and
opportunities for the Stamford Transportation Center (STC) and nearby DOT property through
Transit Oriented Development (TOD) strategies. e believe the concepts in this response not only
embody the DOT guiding enhancements to STC and adjacent properties but will create an entirely
new TOD community and experience around the Transportation Center that enhances the City of
Stamford while simultaneously providing an e cient and vital transit station.

W&M Properties and Jonathan Rose Companies are collaborating with Jones Lang LaSalle,
Calthorpe Associates and Perkins Eastman to address the considerations o ered in the RFEI for the
STC. Our team recognizes that the ultimate success of the STC is critical to the economic vitality of
the region.

On the basis of our understanding of the STC, the need for replacement parking, tra c logistics,
commuter preferences and smart growth through TOD, we have generated design concepts to assist
DOT with its exploration and identi cation of development alternatives and opportunities for the
STC and nearby DOT property through TOD strategies. These concepts lay the groundwork for
on-going discussion and discovery with DOT for the future of the area.

Vested as developers, planners and architects in the City of Stamford, we are excited by the potential
for the proposed TOD at and around the STC to serve as a model project for the region that engages
the community, minimizes tra ¢ congestion and supports best practices in sustainable design and
development.We look forward to continuing our exploration of the opportunities presented in the
RFEI with the participation of the DOT. Thank you for your consideration.

Sincerely,

Thomas P. Durels Dara Kovel
Executive Vice-President Managing Director, Connecticut
W&M Properties Jonathan Rose Companies
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2.0 ADDITIONAL INFORMATION REQUIRED FOR RFP RESPONSE
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2.0 Additional Information Required for RFP Response

If issuing a speci ¢ RFP solicitation, it would be advantageous for the DOT to o0 er
the information on the following considerations:

1 DOT %Ipreferredidevelopmentiteamistructure[specifcallylownershiploflland,

[ developmentlresponsibilitylandlparkingimanagement

<] Shortlandllongterm_needsiforicommuterlparking

*[ Reportsigenerated fromICitylof!StamfordRFPIforllmprovementsitolStationlPlacel
for review and coordination purposes

1 DOTsIproposedicoordinationiwithlthelCityloflStamfordlinlconnectioniwithlitslT

[ recentlstudiesitolimprovelthelTransportationiCenter

<] Identify_fundinglsourceslandlbudgetlparametersiforlST Climprovements

o[ TimelineforicompletingithelAtlanticIStreetlunderpasslandlpreviousstudies

o[ EstablishlshortltermJandllong_termidevelopmentlandirevenuelgoalsitolaidlinfall [ [
phasing plan

STAMFORD TRANSPORTATION CENTER RFEI



3.0 FORM AND SCOPE OF PROPOSED PARTNERSHIP
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3.0 Form and Scope of Proposed Partnership

Welview!(thislproposallasithelopportunityltolcreate’almodellpubliciprivatelpartnershipl
that’beneftsithelDOTlandICityloflStamfordlandlresultslinlalnewlexperiencelin!
andlaroundthelST CIIT helmostlefectivelpartnershiplisioneliniwhichlthelStatelofl
Connecticut[CitylofiStamfordlandJadjacentlpropertylownersiandlstakeholdersiwithl
developmentlexperiencelandiprojectimanagementicapabilitiesicollaborateltoldeviselal
planCthatiwilllimprovelthelfunctionslofithelST Clandlcreatelanlimprovedlenvironment!
bothlshortltermlandllonglterm

W &M JaslownerslofithelpropertyltolthelsouthloflthelStatelgarages,islideallyl
positioned to assist in coming up with the most e ective and substantive, complete
solutionltolrethinkinglthelTransportationlCenter.lJonathan]RoselCompanieswithl
itsTTOD;, planningmixedluselandlgreenldevelopmentlexpertiselbringsileadershipl
andlcreativelcapacitytolcreatelalmodeliforitransportationicenteriredevelopmentlinl
ConnecticutlJonesiLang’LaSalle/withlrelevantlexperiencelat!GrandCentrallStation!
inCNewYorkICityland:UnioniStationlindWashingtonIDC[willlbringlexpertiselon
repositioninglandlimprovinglthelusesiwithinlandlaroundithelStation JTT heselthreel
entities will assist the DOT in establishing the best short and long term development
plan andIwilllimplementlthelplanlinlpartnershipiwith(thelDOT/IBasedlonlourl
stronglrelationshipsiwithithelCity, welbelievelwelcanlassistlinleFectivelylcoordinating!
betweenlthelCitylandlStatelentities!

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

Short Term versus Long Term considerations - Potential for Phasing

o[ First steps to be immediate, practical and nance-able and should focus on
enhanced services at the STC and better connections to the surrounding areas.

[ Future phases to provide enhanced visionary improvements such as light rail
connections and more mixed use development.

The outer edges of the Transportation Center need to better assimilate the
surrounding context of downtown Stamford and the evolving context of South
Stamford:

[ By streamlining taxi operations and passenger drop-o areas both north and south
of the station, more open space with landscaped features could be created. To the
north, this includes both the drop o areas as well as the streetscape/transitions
from UBS along Washington Boulevard. To the south, this strategy would greatly
improve tra ¢ ow and create a better sense of place.

] East and west of the station, the landscaping and appearance should better connect
to Station Place, and parking at South State Street as well as to the west adjacent
to the planned development of the new transit corridor.

[ Improved pedestrian connections to the areas noted above as well as to the south
end would promote safety, improve the urban experience and would encourage
the use of public transportation and car independent means of getting around
Stamford

Transit-oriented development (TOD) bene ts from a range of uses that maximize
the vitality of the site. A solution should aim for the maximum, site-appropriate
density to promote this vitality. The development must have a character and range of
activities and experiences that make it a destination within Stamford and the region.
Uses aside from parking should be infused onto Station Place to activate the area.

The improvements to the STC and surrounding areas should result in a high pro le
solution that can serve as a model for transit-oriented development and further
promote Stamford’s reputation as a vibrant community in which to work and live.
Development standards for the site should encourage outstanding, innovative design.

The development will bene t from maximizing its commitment to environmentally
sensitive planning, design, construction and operations. Strategies that promote the
health of the harbor ecosystem should particularly be promoted. Open space, native /
adaptive landscaping, water and energy e cient practices, and the use of recycled and
regional materials should be incorporated to the highest extent possible.

A diagram illustrating our understanding of the STC TOD site context is included at
the end of this section.

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

4.1 Proposed Design Improvements to Station Place

Our team’s suggested implementation to Station Place focus on the following
recommendations to:

Option 1: Provide approximately 200 to 300 commuter parking spaces to be

located within a new garage located on the site of Metro Green

o[ Commuter spaces to be state-owned condominium

o[ Spaces to be located in a garage that also contains parking spaces for residents of
Metro Green

o] Commuter and residential spaces to be completely separated

] Alternative sketches for garage design are enclosed

Option 2: Provide approximately 200-300 commuter parking spaces to be

located temporarily within a new garage located on the site of Metro Green

[ Commuterispacesitolbelstate-ownedicondominium

[ [ Spacesitolbellocatedlinlalgaragelthatlalsolcontainsiparkingispacesiforliresidentsiofl
Metro Green

[0 Commuterlandlresidentiallspacesitolbelcompletelylseparated

[ OnceltheloldIST Clgaragelisiremovediandialnew/ismallerigaragelto’belbuiltlasipart!
of this proposal replaces it, ownership of the state-owned condominium will
revert to Metro Green and become residential only.

([ WhileltherelarelnolalternativelsketcheslforlthislgarageldesignioniMetrolGreen’s
property enclosed, the location of the new, smaller STC garage is identi ed in our
overall site rendering.

Design programs for both options have been developed and pricing estimates are
available by request.

Create a new focal point for the Transportation Center on Station Place

[ Create an identity for the STC and clarify the entry points.

] Recon gure and relocate the primary stairs east to be facing a new public
plaza that runs parallel to new kiss and ride area, and base of the main escalators
leading to the ticketing/waiting area. The stairs currently do not lead to a clear
destination and prompt drop-o0 s and pick-ups in a two-lane section of Station
Place which causes congestion.

[ Improve signage that better directs commuters and visitors to destination points in
both the station and outwards to the city.

[ Establish “open space” with landscaping to promote a healthier environment and
to soften the hardscape.

] Provide train ticketing kiosk or 0 ce at street level.

Widen and improve Station Place

] Widen Station Place to provide opportunities to improve tra ¢ ow.

[ Establish better and more visible passenger drop-o lanes, with improved
directional signage to mitigate tra ¢ congestion.

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

[ Drive-through lanes to be designated clearly

[ Reorganize taxi queuing to provide better accessibility and visibility for kiss and
ride, pick-ups and drop-o $

[ Install better signage for both vehicles and pedestrians.

[ Design better pedestrian cross walks.

Enliven Station Place with diverse activity

[ Transit oriented amenities that would replace the stagnant garage facades and
create a more vibrant street.

[ To improve the urban block and de nition of the street boundary, locate
architecturally signi cant entrance for Metro Tower directly on Station Place

Provide amenity space for the STC at the footprint of the old garage
including the potential re-location of underground facilities.

4.2 Overall Transportation Center Improvements

Included at the end of the section is a diagram of suggested Transportation Center
Implementations that focus on the following aspects:

Improve Train Station Facilities

] Improve Pedestrian access to platforms.

[ Lengthen platforms to accommodate longer trains.

[ Provide automated ticketing on both the south and north side of the tracks for
greater convenience.

[ Improve signage directing commuters to areas within the station and to
destinations outside of the station.

[ Provide real-time electronic signage at individual tracks to indicate train arrivals
and departures speci c to the track.

[ Expand existing concourse and design as more of an amenity versus just a
corridor.

[ Provide more distributed ticket areas so existing area over the tracks can be
enhanced as a more gracious waiting area.

] Improve station amenities and assess retail opportunities (also see Section 4.5
Retail)

[ Consider relocation of underground facilities to at-grade location.

[ Consider enhanced commuter capacity and connections should be considered
both above grade to waiting areas and below grade with direct connection to the
tracks to alleviate the growing congestion, particularly at rush hour.

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

Parking

Demolish original State Parking Garage and replace with smaller garage footprint
which would allow for the following:

<11 Improvedlandlexpanded_passengerlpick-uplandldrop-ofiarea

([ Reorganizationlofltaxilqueuing

[ GroundlfoorlamenitylspacelforlSTC.

[ ImprovedidevelopmentirelationshiplofibuildingsialonglStationIPlace,
Architecturally signi cant entrance for Metro Tower on Station Place for
improved street front experience.

o[ Landscapedlopenlarealtolimprovelthelpubliclrealmlandlpedestrianlexperience.

Create commuter parking spaces as a replacement of the approximate 800 spaces at
the old garage and to augment the existing supply as follows:

«11 3000lSpaceslatIMetrolGreenlResidentiall/ICommuterlgaragelwithlaccesslfroml
Atlantic Street.
o[ 3000spacesiatiStationIPlacelreplacementigarage.
[ 8000spacesiatlan’adjacentlsitelacross/Atlanticl(potentiallyl650]AtlanticStreet).
[ Additional JaslyetlunquantifedlasishownlatithelsurfacellotinorthloflStatelStreet!
and
West of Washington Boulevard as show on the attached site rendering
o[ [ Buildlalseriesloflpedestrianbridgesitolconnectigaragesiat’upperllevel [
o[ Createlpedestrianifriendlylcrosswalkslatgroundlevel.

Drawings outlining proposed parking scenarios are included at the end of this section.

Intermodal connections

[ Provide enhanced shuttle loop as South Stamford develops.

[ Provide location for Zip Cars, or similar, which will be an asset to both residents
as well as o ce users.

] Further plans for future light rail connections.

4.3.a Improved Pedestrian Access

Pedestrian Connections need to be improved between the station and the

surrounding areas in order to improve safety, to encourage decreased use of

automobiles and to improve the connectivity between neighborhoods and their

di erent uses.

Initial recommendations are as follows:

[ Improve pedestrian experience at Atlantic and Washington Street overpasses
through better lighting, artwork, improved signage and way nding.

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

[ EnhancelpedestrianiaccessltolStamfordlUrbanTransitwaylwithlimproved!
pedestrian crossings and landscape.

[ Createllandscaped, well-litlpedestrianiconnectionltolthelSouthlEndresidentiall
neighborhood.

[ WidenlsidewalksItolaccommodatelplantinglofitreesiwherelpossiblelandlfurther!
develop the landscape pattern and improvements created at the Metro Green
development of Henry Street.

4.3.b Feasibility of Adjacent Pedestrian / Bicycle Friendly Area

To increase the appeal and viability of bike and pedestrian travel, thereby reducing
vehicle miles traveled, pedestrian passageways should be improved and landscaping
and open space should be incorporated where possible to improve the pedestrian
experience. Goals should include linking the STC to both downtown and the South
End / harbor areas by means of wider roads that can safely accommodate bike lanes
would substantially improve quality of life in the city and would aid in reducing
automobile dependence. Further study of tra ¢ and roadways would be required.
Improvement of the current bike storage areas at the Stamford Train Station would
likewise reduce automobile dependence, would be a great amenity to commuters and
would lead to decreased parking demand.

4.4 Safe and Convenient Logistics / Access / Parking Plan
See Section 4.1 for suggestions related to improved logistics at Station Place.

See Section 4.2 for description of proposed parking plan and related drawings which
proposes parking solutions and improved pedestrian access.

4.5 Enhanced / Additional Retail Space

Based on our local experience and knowledge of community interests, traditional
destination retail is not a viable use for the area around the STC. To create viable
retail with the STC, the results of the STC report commissioned by the City of
Stamford should be completed and reviewed in order to assess improvements or
supplementing existing STC amenities.

Creating a synergy in uses between amenity space and the station is critical to the
viability of such uses. In the short term, accommodating some transit oriented
amenity space for the STC operations would be most viable for a portion of street
level space fronting Station Place. Plans for development should account for the
existing retail and determine how to supplement or reinforce existing uses.

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

JLL has signi cant experience in improving retail facilities at train stations and
enticing solid retailers to such location, and can o er assistance in developing an
appropriate amenity program for the STC.

4.6 Development Concepts
4 .6.a Residential and/or Commercial

The Metro Green development is located directly adjacent to the STC and is the
quintessential transit oriented development. The mixed-use development will feature
al*bestlinlclassILEEDIcandidatelo¥celtowerlandla’238Imixed-incomelresidentiall
development seeking LEED Neighborhood development certi cation. The proposed
concepts included in this RFEI response include locating the fully approved, Platinum
LEEDI(candidate//350,0000squarelfootIMetroTTowerldirectlylonIStationPlaceltol
create a more active street front and to create a more pleasing streetscape. Improved
pedestrian connections are proposed between the Transportation Center and the
South End residential neighborhood which includes the Metro Green residential
development. Such a connection improves safety for residents and encourages
reduced dependence on automobiles. See attached plan with buildings labeled
“Metro Green.”

4.6.b Hotel and Conference Center

Given the existing facilities, the current and incoming supply of hotel rooms within
the immediate vicinity, competition for access from existing users of Station Place, and
the proposed uses surrounding the STC, plus the limited footprint of the old garage, it
would be di cult to locate a hotel or conference center directly adjacent to the STC.
Rather than adding hotel capacity over and above those facilities currently located

or planned for within walking distance of the station, a greater emphasis should be
placed on improving the commuter and pedestrian experience and connections to
existing facilities downtown and those other projects planned for the South End that
serve these needs.

4.7 Feasibility of Private Financial Contribution to Project

Given the preliminary nature of these concepts and the lack of detail regarding the
DOT and City’s role in this e ort, it is impossible to de ne a nancial structure for
the project. To the extent that W&M and Jonathan Rose Companies were selected

to act as developers of any of the phases of the master plan, equity investments would
be determined on a project-speci ¢ basis. In addition,W&M'’s willingness to consider
the recon guration of uses that impact its property and proposed Metro Green project
adds substantial exibility and impact to the overall STC redevelopment potential.

Given the potential availability of Federal resources for such project, our team would

STAMFORD TRANSPORTATION CENTER RFEI
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4.0 Prioritization of Potential Project Needs

work closely with DOT and the state and federal delegation to identify resources to
bene t the overall project.

The inclusion of Metro Green in the overall redevelopment e orts open up
development potential and improvements to the entire Transportation Center
experience that, otherwise, would not exist. It is our intention to work with the
DOT to determine roles, responsibilities and ownership of the nal programmatic
elements and then establish the appropriate nancial contribution. Through this
approach, we hope to arrive at a solution that addresses the needs of the DOT and
state, the City, the commuters, the neighbors and the residents, businesses and workers
who are a ected by this redevelopment e ort.

4.8 Comprehensive Facility Management Alternatives

Jones Lang LaSalle is responsible for the management and leasing at Grand Central
Terminal and Union Station. Its responsibilities include positioning, leasing, operating
and promoting the station in a proper and e cient manner within the operating
agreements with Metro-North and Amtrak, and interaction appropriately with federal,
state, local, and rail security and police forces.

W&M Properties has an extensive presence of owned land, garages, and properties at
the STC, and maintains, cleans, performs capital upgrades, and leases those properties.
W&M would consider performing the same functions for DOT at the STC, on its
related roadways, and for its parking structures and related pedestrian access ways.

Should DOT desire to implement private operation and management at the STC
which has been successful in other major transportation facilities, the team would
develop an overall Management and Operating Plan.

It would be the objective of such a plan to maximize the property’s net operating
income by maximizing revenues, maintaining the STC facilities in a rst class manner,
and balance operating expenses while. Jones Lang LaSalle’s expertise in operating
complex transportation facilities enables the Management Team to draw directly from
professionals who have the experience in the day-to-day management of operating
transportation facilities.

STAMFORD TRANSPORTATION CENTER RFEI






























5.0 ADDITIONAL TOD OPPORTUNITIES







6.0 RECOMMENDED STEPS FOR DOT TO DEFINE OTHER TOD OPPORTUNITIES







7.0 APPENDIX: TEAM EXPERIENCE AND QUALIFICATIONS

















































































































































