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l. EXECUTIVE SUMMARY
a. Introduction

The Applicants Broadway on Hudson Estates LLC and River Towns Estates LLC (the
“Applicant”) is the owner of 79.8 acres in 3 parcels of land, 2 of which are in the Village of
Tarrytown and one in the Town of Greenburgh. For purposes of attaining a more
environmentally sensitive internal road system, the Applicant has entered into an agreement to
purchase 4.9 acres of additional land, in the Village of Tarrytown, from an adjacent property

owner.

The Applicant is seeking to develop 20 single family homes within an approximately 84 acre site
located in the Village of Tarrytown and Town of Greenburgh. Eight of the homes will be
developed in the Village of Tarrytown and twelve of the homes will be developed in the Town of
Greenburgh. In addition one approximately 21.7 acre lot will be donated to the Town of
Greenburgh as open space in perpituty to be added to Taxter Ridge Park and another lot will be
donated to the Village of Tarrytown as open space to connect the Old Croton Aqueduct which

currently dead ends at the applicants parcel when exiting Lyndhurst.

The State Environmental Quality Review Act (SEQRA) review will be performed in accordance
with BNYCRR Part 617 regulations. The Village of Tarrytown has issued a Notice of Intent to be

Lead Agency and no objection was stated from any of the involved agencies.

The Village of Tarrytown as Lead Agency has determined that the proposed actions are
classified as a Type 1 Action and that a full Environmental Impact Statement is required to be

prepared.

Subdivision approvals will be subject to the review and approval respectively of the Village of
Tarrytown Planning Board and the Town of Greenburgh Planning Board. Following completion
of the SEQRA review additional approvals will be required from other agencies such as the
Westchester County Board of Health, NYS DOT, NYS DEC, Tarrytown Board of Trustees...



While this action will be reviewed and approved independently by the respective Planning
Boards, it is expected that the reviews will be generally concurrent and each Board will be

provided with all of the relevant information for both projects.



b. Description of the Project Site
The land fronts on the easterly side of South Broadway (Route 9) in Tarrytown and is

immediately adjacent to the Tarryhill community which lies along the southerly boundary,
and it extends easterly into the Town of Greenburgh with its easterly boundary adjacent to

the Town of Greenburgh Taxter Ridge Park. (See Maps #1 and #2)



C.

Description of the Proposed Action

The proposed action includes:

The development of an 8 lot singe family home subdvision in the Village of
Tarrytown including an internal road system and underground utilities needed to
serve the houses.

The development of a 12 lot singe family home subdvision in the Town of
Greenburgh including an internal road system connecting from the road in Tarrytown
and underground utilities needed to serve the houses.

The donation of approximately 21.7 acre parcel to be donated to the Town of
Greenburgh as open space to be added to Taxter Ridge Park.

The donation of a parcel to the Village of Tarrytown to serve as a gateway entrance to
the portion of the Old Croton Aqueduct Trail which extends to the north of the
property along South Broadway.

The development of a parking lot on Taxter Ridge Road to serve the Taxter Ridge
Park.

The development of a trail to connect the Open Space Parcel in the proposed Jardim
Estates East Subdivision to the Applicants 21.7 acre donated parcel and ultimately to
the existing Taxter Ridge Park. This connection begins at Sheldon Ave and if one
were walking west on Sheldon Ave they would ultimately connect to the Old Croton
Avenue and Gracemere Park effectively making a connection from Taxter Ridge
Park to the Old Croton Aqueduct which doesn’t currently exist.

The implementation of a storm drainage plan which will reduce potential flooding
impacts on South Broadway.



d. Summary of Significant Impacts and Identified Mitigation Measures

These impacts are discussed in detail under each environmental impact subject in this DEIS.

A summary follows:

e Potential impacts to wetlands in Greenburgh are mitigated by avoidance of
disturbance to Wetlands and establishment of protective buffer areas.

e Potential impacts to steep slopes are mitigated by creating low density lots that are far
larger than the Zoning Ordinances of the Village of Tarrytown and the Town of
Greenburgh, and by careful siting of the development to avoid disturbance of steep
slopes to the maximum extent feasible.

e Potential impacts to wildlife and botanic resources are mitigated by the donation of an
approximate 21.7 acre open space parcel to be added to Taxter Ridge Park.

e Potential stormwater impacts are mitigate by an internal stormwater protection system
that will result in post development flow being less than pre development current
flow.

e Potential construction impacts are mitigated by a detailed sediment and erosion
control plan and detailed construction activity measures to control noise and air

pollution.



e.

Descriptions of Alternatives Analyzed

One alternative is to take no action and leave the site as it is. This alternative is not
considered feasible, since the site is zoned for residential use, and its location in a
residential neighborhood makes it an appropriate and desirable site for residential
development. The property is privately owned, and the owner has no intention to

retain it as an undeveloped open space.

We considered a plan our predecessor, Esposito Equities, had engineered and were
ready to submit for 13 lots in Tarrytown and 33 lots in Greenburgh. Such a plan
would result in larger property tax revenues, but has been deemed to have less
favorable impacts on the natural environment and on restoration of historic resources

than that of the proposed plan presented in this DEIS.

The Applicant has considered the development of an alternative plan that would result
in the development of 15 homes in Tarrytown and 60 homes in Greenburgh as
projected for the site in the Comprehensive Plan prepared for Tarrytown in 2007, and
using the existing site driveway access to South Broadway. Such a plan would result
in larger property tax revenues, but has been deemed to have less favorable impacts
on the natural environment and on restoration of historic resources than that of the

proposed plan presented in this DEIS.



f. Involved and Interested Agencies

Lead Agency
Village of Tarrytown Planning Board

One Depot Plaza, Tarrytown, NY 10591

Involved Agencies
Town of Greenburgh Planning Board
177 Hillside Avenue, White Plains, NY 10607

Village of Tarrytown Board of Trustees
One Depot Plaza, Tarrytown, NY 10591

NYS Department of Environmental Conservation
625 Broadway, Albany, NY 12233
Region 3, 21 South Putt Corners Rd, New Paltz, NY 12561

NYS Department of Transportation, Region 8
4 Burnett Boulevard, Poughkeepsie, NY 12603

Westchester County Department of Health
145 Huguenot Street, New Rochelle, NY 10801

NYS Dept of State Division of Coastal Resources
41 State Street Albany NY12231

Interested Agencies
Irvington Union Free School District
Assistant Superintendent for Business, 40 No. Broadway, Irvington, NY 10533

Westchester County Planning Board
148 Martine Avenue, Room 432, White Plains, NY 10601

New York State Office of Parks Recreation and Historic Preservation.
Linda G. Cooper, Regional Director
Taconic Region P. O. Box 308, 9 Old Post Road Staatsburg, NY 12580

Lyndhurst
635 South Broadway, Tarrytown, NY 10591-6499

Old Croton Aqueduct State Park
15 Walnut Street, Dobbs Ferry, NY 10522

Neighbors
The following neighbors will be provided copies of all documents that have been filed with

the respective Boards.



East Irvington Civic Association Tarryhill Homeowner’s Association
Atten: Dan Gold Atten: Alan Zeiss President

Gracemore Neighbors, Village of Tarrytown
Atten: Linda Viertel



g. Local County, State and Other Required Project Approvals

Tarrytown Parcel:

List of Required Approvals:

3)
b)

c)

d)
e)
f)
9)

h)

Village Planning Board - Subdivision Approval

Village Board of Trustees — Dedication of Open Space Parcel

New York State Department of Environmental Conservation SPDES Permit -
General Permit # GP-0-10-001

Westchester County Department of Health — Water and Sewer extensions

New York State Department of Transportation Highway Work Permit

Village Architectural Review Board Approval

Village Board of Trustees — extend water and sewer district to include
Greenburgh parcel of Greystone on Hudson.

NYS Dept of State Division of Coastal Resources — Coastal Zone Consistency
Review

List of Waivers/Permits

a)
b)
c)

d)

e)

f)
9)

Waiver to put Applicants entrance in the Broadway buffer to use the existing
roadways and to create less overall disturbance to the site.

Waiver to disturb steep slopes in the 50° Right of Way to use the existing
roadways to create less overall disturbance to the site

Waiver for approximately 516 linear feet of our proposed roadway to be 18” wide
to save the existing tree line along the hisoric tree lined road

Waiver for the proposed roadway in a few places to have an above 10% grade
with a maximum 12% grade to allow Applicant to use reuse existing roadway
which creates less overall disturbance to the site.

Permit to encroach in the intermittent water course buffer to create less overall
disturbance to the site.

Tree removal permit

Building Permits

Greenburgh Parcel:

List of Required Approvals:

a)
b)

Town Planning Board - Subdivision Approval
New York State Department of Environmental Conservation SPDES Permit -
General Permit # GP-0-10-001



c)
d)

e)

Westchester County Department of Health — Water and Sewer Extensions
Building Permits
Village of Tarrytown Street Opening Permit - for Roundabend Road Water

List of Waivers/Permits

a)

b)

c)

d)
e)

Waiver for proposed roadway to be 22’ wide to create less impervious surface
with less overall disturbance to the site.

Permit to encroach in the wetland C buffer to install forebays and exfiltration
ponds to protect the wetland.

Permit to encroach into intermittent water course buffer that is caused by the
Tarrytown Water Tower overflowing onto Greystone property. Since Tarrytown
IS updating its Telemetry the water tower will no longer overflow therefore the
water course will be inactive. As a precaution Applicant proposes piping the
water tower overflow in case of a dual power failure at the time the water tower is
overflowing.

Waiver to encroach on steep slopes to create less overall disturbance to the site
Tree romoval permit

Building Permits
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Map #1
REGIONAL LOCATION

GREYSTONE ON HUDSON
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DESCRIPTION OF PROPOSED ACTION

This DEIS examines the proposed actions which will result in the development of 20 single
family homes within an approximately 84 acre site located in the Village of Tarrytown and
Town of Greenburgh. 8 of the homes will be developed in the Village of Tarrytown and 12 of
the homes will be developed in the Town of Greenburgh. In addition 1 lot will be donated to

the Village of Tarrytown and 1 lot will be donated to the Town of Greenburgh as open space.

The table below provides the proposed use of each of the parcels in the Town of Greenburgh
and Village of Tarrytown, lot number, lot size, range of bedrooms, range of square footage of

the houses on the site... The table also lists the parcels to be donated for open space.

The site is located on the easterly side of South Broadway (Route 9) in Tarrytown and is
immediately adjacent to the Tarryhill community which lies along the southerly boundary,
and it extends easterly into the Town of Greenburgh with its easterly boundary adjacent to
the Town of Greenburgh Taxter Ridge Park. (See Maps #1 and #2)

The site presently has access to South Broadway (Route 9). The current roadway access will
be abandoned upon approval of an alternate access in order to preserve the historic Carriage
Road.

The proposed roadway access in Tarrytown largely follows and restores an existing historic
carriage trail road measuring 22’ in width except for a small area that will remain 18 wide to
save the tree line. The revised access will also serve to avert any traffic and noise impacts to
the Tarryhill community which would have been experienced if the existing driveway had

been upgraded and utilized.
The continuation of the proposed roadway into Greenburgh will provide traffic access and

utility access to South Broadway by passing through this proposed Tarrytown subdivision.

These impacts and cumulative school and drainage impacts are examined in this DEIS.

13



The proposed action will result in 20 homes to be created on lots which vary in size from
88,183 square feet to 239,413 square feet, and are far larger than the minimum 60,000 square
foot size required by the Tarrytown Zoning Ordinance and 40,000 sf required by the
Greenburgh Zoning Ordinance. A total of 15 homes could be built in Tarrytown and 60
homes could be built in Greenburgh under the assumptions in the 2007 Tarrytown
Comprehensive Plan. The development proposes only 20 homes which is significantly less

than were contemplated in the Tarrytown Comprehensive Plan or as of right.

The proposed action layout takes advantage of the natural beauty and topography of the site.
Lots and houses are strategically placed to create the least amount of disturbance while
maintaining the natural beauty of the site. Driveways generally meander to the house

following the contours of the land and where possible existing driveways were reused.

A detailed traffic study included in this report projects that the cumulative traffic generated
by the 20 homes will be 36 vehicles in the AM peak hour and 43 vehicles in the PM peak
hour. The study finds that this amount of traffic will not change the level of service at nearby
directly affected intersections. This traffic study already takes into account the cumulative
impact of the proposed Jardim Estates East subdivision for which an application is under

review by the Village of Tarrytown.

Deeds transferring properties to the 20 lots shall contain a restriction stating “there shall be

no further subdivision of the subject lots in perpetuity.”

In 1988 an FEIS was accepted by the Village Planning Board for the Carlisle Tarrytown
Corporation for a proposed 49 lots on the Applicants Tarrytown parcel and 42 lots on the
Applicants Greenburgh parcel. Prior to final approval subdivision Carlisle Tarrytown

Corporation went bankrupt due to the recession

The subject site was up-zoned by the Board of Trustees of the Village of Tarrytown in 2000
to an R-60 zone.

14



A DEIS prepared by Calibur Builders for a subdivision in the Village of Tarrytown was
submitted in the spring of 2003 for 13 buildable lots and was accepted by the Village. In
2006 Calibur Builders sold the site to Esposito Builders.

The Applicant purchased the site In April 2011 from Esposito Builders who sold the
Tarrytown Parcel to Broadway on Hudson Estates LLC and the Greenburgh Parcel to River
Towns Estates LLC.

It is expected that some 85 persons will occupy these 20 homes.

The homes are expected to have a market sales price in the $5 million range and that the

following annual property tax revenues would be generated:

To the Village of Tarrytown: $ 245712
To the Irvington Union Free School District: $1,681,700
To the Town of Greenburgh: $ 299,544
To the Town of Greenburgh (Tarrytown Parcel) $ 16,336
To the Glenville Fire District: $ 38,508
To the County Refuse District (Tarrytown) $ 11,224
To the County Refuse District (Greenburgh) $ 16,836

It is expected that about 17 public school students would be generated by the 20 homes.
These could be easily absorbed by the system inasmuch as the School District projects that
its enrollment will decrease by approximately 200 students during the 2011 to 2018 period.
The proposed Jardim Estate East Subidvision is projected to generate 4.5 to 6 school children

yielding a cumulative impact of 21.5 to 23 school children from both projects.
Projections show that a comparison of the School District tax revenues to be generated, to the

marginal costs of educating 17 pupils, will result in an annual surplus of about $1,350,000
from the 20 homes.

15



The development will be served by a public water system (Village of Tarrytown) and a
public sanitary sewer system (Village of Tarrytown lines connecting with the Westchester
County Sanitary Sewer System). The collection lines will be installed by the developer

within the internal roadways to be constructed to serve the individual homes.

The streets and utility lines will be the property of, and maintained by, a Homeowners
Association to be created.

A storm drainage system will be installed which will assure that off-site post development
peak storm flow will be significantly less than, pre-development flow. The system will
reduce peak storm flooding impacts previously experienced on portions of South Broadway

(Route 9) which border the project site.

A 21.7 acre parcel in Greenburgh will be donated to the Town of Greenburgh for permanent
open space and will be added to the adjacent Taxter Ridge Park. This parcel is owned by an

entity which is controlled by the same principals as that of the Tarrytown parcel.

A parcel of land will be donated to the Village of Tarrytown to provide a Historic gateway
that will reconnect the Old Croton Aqueduct in perpetuity. This trail currently dead ends at

our property when leaving Lyndhurst.

There is a small amount of the proposed roadway that encroaches on steep slopes. This
encroachment is mostly due to the Applicant’s plan to reuse existing roadways on the site
thus mitigating the disturbance of the site. The preservation of the parcels to be donated
together with the reduction in the number of homes to be constructed will mitigate any
impacts from some unavoidable excavation of steep slopes and will contribute to preserving

the open space character of the area and provide a safer roadway than presently exists.

The post-development characteristics of the Tarrytown site:

Impervious Development Areas: 455 acres— 16.3%

16



Disturbed Re-landscaped Areas: 18.30 acres — 65.6%
Preserved in Natural State: _5.04 acres— 18.1%
Total:  27.9 acres— 100.0%

Thus, about 82% of the Tarrytown site will, after development, be either preserved in its

natural state or landscaped following construction disturbance.

The post development characteristics of the Greenburgh site:

Impervious Development Areas: 3.69 acres, 6.5%
Disturbed Re-landscaped Areas: 13.68 acres, 24.2%
Preserved in Natural State: 39.19 acres, 69.3%

Total: 56.56 acres — 100.0%

Thus, about 93% of the Greenburgh site will, after development, be either preserved in its

natural state or landscaped following construction disturbance.

The homes and internal roads have been designed to avoid disturbance of steep slopes to the

maximum extent feasible.

Construction stage impacts will be addressed and mitigated by a detailed Sedimentation and
Erosion Plan and noise and dust control measures discussed in detail in the included reports

and large size maps accompanying the submission.

The plans provide for extensive landscaping of the site (see landscaping plan for typical
plantings). The plan will screen abutting neighbors and South Broadway using both native
and non native non invasive plantings and will be designed in full cooperation with the
Village and Town Arborist to provide appropriate plantings that are as deer resistant as
possible and that use a diverse species of plantings to maintain the natural look to the
property in line with the rest of the area.

17



Purpose, Public Need and Benefits of the Proposed Action

The purpose is the private development of land for single family residential homes under
a plan that is protective of the environment.

The public need is: The provision of homes which will enhance the economic
diversification of the Village of Tarrytown and Town of Greenburgh; the provision of
additional tax revenues to the Village and Town and to the Irvington School District; the
provision of construction jobs and potential construction period revenues to the local
retail and services businesses.

The public benefits are: Addition to the Taxter Ridge Park; Provision of land for a
gateway to the Old Croton Aqueduct trail; Property tax revenues increases to the Village,
Town, and the Irvington School District; A high quality residential area whose residence
expenditures will be an asset to the area’s retail and services economy; Provision of an
emergency access road for the Tarryhill community and the Nigerian Embassy;
Provision of a safe internal road to replace an inadequate road that had some adverse
impacts on the Tarryhill community; Provision of a pedestrian trail that would connect
the Gracemere and Emerald Woods East communities to Taxter Ridge Park; Provision of
a parking lot on Taxter Road for Taxter Ridge Park; Implementation of a storm drainage
plan that will address existing peak storm flooding on South Broadway reduction of off-

site peak storm drainage; Implementation of a cleanup program of Gracemere Park.
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TABLE

Approximate

Range of Sq Ft

Parcel Lot Proposed Approximate Range of House Excluding
Lots Location Number Use Lot Size of Bedrooms Basement, Attic, Garage Comments
1 Tarrytown 1 Residential 146,081 5to7 5000 to 10,000
2 Tarrytown 2 Residential 106,912 5to7 5000 to 10,000
3 Tarrytown 3 Residential 101,751 5to7 5000 to 10,000
4 Tarrytown 4 Residential 118,912 5to7 5000 to 10,000
5 Tarrytown 5 Residential 123,379 5to7 5000 to 10,000
6 Tarrytown 6 Residential 102,230 S5to7 5000 to 10,000
7 Tarrytown 7 Residential 102,885 S5to7 5000 to 10,000
8 Tarrytown 8 Residential 114,246 S5to7 5000 to 10,000
Donation of
Approximately 725 sf
Including Historic
Gateway to the Village
of Tarrytown as Open
Space in Perpituity to
Connect the Old Croton
9 Tarrytown 9 Open Space 725 Aqueduct
10 Greenburgh 1 Residential 92,712 S5to7 5000 to 10,000
11 Greenburgh 2 Residential 93,762 5to7 5000 to 10,000
12 Greenburgh 3 Residential 89,961 5to7 5000 to 10,000
13 Greenburgh 4 Residential 91,435 5to7 5000 to 10,000
14 Greenburgh 5 Residential 99,714 S5to7 5000 to 10,000
15 Greenburgh 6 Residential 93,597 5to7 5000 to 10,000
16 Greenburgh 7 Residential 87,903 5to7 5000 to 10,000
17 Greenburgh 8 Residential 88,183 5to7 5000 to 10,000
18 Greenburgh 9 Residential 239,415 5to7 5000 to 10,000
19 Greenburgh 10 Residential 223,887 S5to7 5000 to 10,000
20 Greenburgh 11 Residential 98,316 5to7 5000 to 10,000
21 Greenburgh 12 Residential 104,049 5to7 5000 to 10,000
Donation of
Approximately 21.7
Acres to the Town of
Greenburgh as Open
22 East 13 Open Space 21.7 acres Space in Perpituity
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A LAND USE

Existing Conditions

The proposed action is located in 2 municipalites on 2 parcels each being owned by a separate
corporation but by the same developer made up of two vacant wooded lots totaling 23.2 acres in
the Village of Tarrytown with access from South Broadway, and a 56.6 acre parcel in the Town
of Greenburgh. The two parcels will be connected by acquiring a portion (4.9 acres) of the
intervening 14.9 acre property in the Village of Tarrytown which now contains a single-family
house to be retained. The property to be acquired has access to South Broadway (Route 9) via a
private roadway immediately south of the project site in Tarrytown. There is also an emergency
access through an existing easement from the private roadway to the cul-de-sac of Roundabend

Road in the Tarryhill subdivision.

a. Village of Tarrytown

The area surrounding the project site in Tarrytown east of Broadway includes primarily
single-family houses on lots ranging from 7,500 to 20,000 square feet with a few larger
properties. Immediately north of the site is: Village open space, Emerald Woods
Subdivision, the Nigerian Embassy property, and the proposed Jardim Estates East
subdivision, and some single-family houses. Across South Broadway to the west are several
large parcels including Lyndhurst, the Kraft General Foods property, the Doubletree Hotel
and the Jewish Community Center, which has proposed an addition of 75,000 square feet on
the site of the former General Motors Training Center. North of the site on the east side of

South Broadway is a gas station, a diner, a Honda dealership and a church. (See Map #3).

In 2001 the Village of Tarrytown prepared a Draft Local Waterfront Reviatalization Program
(LWRP). The portion of the site in the Village of Tarrytown is located within the LWRP
area. However, the Draft LWRP was never formally approved by the NYS Dept of State

Division of Coastal resources.

b. Town of Greenburgh
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The project site in the Town of Greenburgh is surrounded by the Taxter Ridge Preserve on 2
sides in its entirety as well as the Coppola Parcel to the west and a few residential areas to the
north. (See Map #3)

Project Impacts

The proposed development of 20 single-family houses on very large lots (from 88,183 square
feet to 239,413 square feet) on the vacant site will be compatible with the surrounding land
uses that are mostly also single-family houses at a much higher density. The creation of a
limited number of large lots exceeding the requirements of the R-60 District in Tarrytown
and the R-40 district in Greenburgh (which would permit, as of right, 14-15 lots at 60,000
square feet in Tarrytown and 49 buildable lots in Greenburgh as of right on the entire
Greenburgh Parcel and re-using the existing carriage roads will enable the preservation of
much of the site in its natural state and reduce the amount of impervious roadway to be
added. The houses will be sited to disturb as little of the lot as possible with driveways that
follow the natural contours of the site, thus blending into the surrounding wooded open space
and preserving the visual character of the site.

The Tarrytown Comprehensive Plan (March 2007) did a build out analysis that included the
portion of the site of the Greystone on Hudson proposed development that is in the Village.
After reducing the overall acreage appropriate for development by land with constraints
(steep slopes and wetlands) and further reducing the acreage by 10% for infrastructure (roads
and stormwater systems), it determined that the potential development was 15 houses in
Tarrytown and 60 in Greenburgh for a total of 75 lots. The actual proposal is for only 20
lots, significantly less than the potential determined in the Comprehensive Plan leaving much
more of the land area undisturbed and the Applicant’s Plan will effectively upzone the
property from an R-60 to R-90 in Tarrytown and from an R-40 to an R-85 in Greenburgh.
The Comprehensive Plan also refers to various proposed projects in the Village, including
several subdivisions proposing new homes, stating “these will add significantly to the

economic development of Tarrytown”.
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The current private roadway from South Broadway along the southern border of the property
is adjacent to many houses in the Tarryhill subdivision. This private drive will be eliminated
and replaced by a new Private Road from South Broadway along the existing original
historic Greystone tree lined road that led to Greystone main house and outbuildings on the
northern portion of the property. This will reduce any potential impact on the Tarryhill
homes. The houses in Greenburgh would be accessed by a private road connecting to the
new private road on the Tarrytown portion of the site which in turn then accesses South
Broadway. Maintenance of the private roads within the subdivision will be the responsibility
of the Homeowners Association and not the Village of Tarrytown or Town of Greenburgh.
An emergency exit will connect the new private road across an existing easement to the cul-
de-sac of Roundabend Road and outlet to South Broadway. This connection will only be
used in emergencies and will be gated. The Nigerian Embassy also has an emergency access
over the existing Coppola roadway which will be replaced by emergency access over the

Applicants proposed roadway once it is complete.

The Applicants will donate the historic gateway and land for access from South Broadway to
the Old Croton Aqueduct. This will follow the perimeter of the portion of the applicant’s
property which adjoins the Aqueduct. It will link the path from its current exit point at
Lyndhurst to the portion of the path which is to the north of South Broadway Route 9. (See
map attached to Historical Resources report (Appendix F). Currently the Aqueduct dead ends
at the Applicants property when leaving Lyndhurst. This donation will connect the trail in

perpetuity.

The developer proposes to donate the eastern 21.70 acres of the site to the Town of
Greenburgh to be added to the Taxter Ridge Preserve as open space in perpetuity. Additional
access will be provided to the Gracemere section of Tarrytown to the donated area to the
existing Taxter Ridge Park through a path that will connect through Jardim Estates East.
This trail will lead all the way through the donated 21.7 acres to the existing Taxter Ridge
Park.
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While the Village’s LWRP was never officially approved by the Dept of State the State
Coastal Zone Policies that the LWRP indicated were relevant to the Village will not be

negatively impacted by the proposed action.

The project proposals are compatible with the land use character of the area.

Mitigation

The proposed action is compatible with the surrounding area. While not required, mitigation is
provided by: reducing the number of lots from the number permitted by Zoning in both the
Village of Tarrytown and Town of Greenburgh; making the lots in both municipalities larger
than required and donating 21.70 acres to be added to the Taxter Ridge Preserve and a
connection to the Old Croton Aqueduct in Tarrytown; and relocating an existing private roadway
which reduces impacts on the Tarryhill subdivision. No additional mitigation is to be deemed to

be necessary. The project will not have a significant adverse impact.
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B. ZONING

Existing Conditions

a. Village of Tarrytown

The zoning for the portion of the site in the Village of Tarrytown was changed in 2000 from
R-20 (1/2 acre) to R-60 (1.37 acres). The goal was to preserve open space and reduce any

potential impacts from the development of vacant land.

The surrounding area is zoned R-15 and R-20 to the south, HC (Historic Commons), OB
(Office Building) and LB (Limited Business) west of South Broadway, and R-7.5, R-10, R-
15, R-60, and NS (Neighborhood Shopping) north of the site. The adjoining Tarryhill
subdivision ranges in size from 7,500 sf to 15,000 sf. (see Map 4).

b. Town of Greenburgh

The portion of the site in the Town of Greenburgh is zoned R-40 (one acre) with an overlay
of CD (Conservation District). The CD District provides performance criteria for the
conservation of the natural site features by preserving at least 50% of the area undisturbed.
This CD requirement in effect results in cluster development. The surrounding area is also
zoned R-40/CD. (See Map #4) In its Comprehensive Plan the Village of Tarrytown says it
wishes to petition the Town of Greenburgh to upzone the Applicant’s Greenburgh parcel to
R-60. The Applicant has effectively upzoned the parcel to R-80 by creating large lots
(87,903 to 239,415 square feet) which is lower density than the R-60 upzone the Village was

looking for.

Project Impacts

a. Village of Tarrytown

The proposed action is for development of 8 home lots ranging in size from 96,195 to
141,338 square feet in Tarrytown. The impact is significantly reduced from that which
would result from the 15 lots the Village projected in the Tarrytown Comprehensive Plan “as
of right” lots at minimum lot sizes permitted by the R-60 district. Also applicable to the site
are the Special Old Croton Aqueduct Setback and the Special Broadway Setback

requirements.
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The proposed site development will require no zoning changes or variances. A waiver will
be requested for the Special Setbacks to permit minimal disturbance and allow the use of the
existing Carriage Trail Road and to recreate an entrance filled with old world charm by
preserving and restoring the historic Greystone carriage gate at the front of the property. In
addition, the developer will donate the historic gateway to the Old Croton Aqueduct to

connect the Aqueduct to its historic past in perpetuity.

b. Town of Greenburgh

The proposed action is for the development of 12 homes in the Town of Greenburgh with lots
ranging in size from 87,903 to 239,415 square feet. The development is less than what could
be developed on the site inasmuch as the Tarrytown Comprehensive Plan suggests the
Applicant can build 60 homes with a minimum lot size of 40,000 square feet. In addition, the
developer proposes to donate a lot of 21.7 acres to the Town of Greenburgh to be added to
the Taxter Ridge Preserve. This donation, in addition to the undisturbed natural areas within
the residential lots, will substantially exceed the 50% conservation performance criteria of
the CD district.

Mitigation

The proposed action meets and exceeds all zoning regulations and will not result in any adverse
impacts requiring mitigation therefore no further mitigation is required. In addition, deeds
transferring properties to the 8 lots shall contain a restriction stating “there shall be no further

subdivision of the subject property in perpetuity.”
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C. SOCIO-ECONOMIC; POPULATION AND EMPLOYMENT

POPULATION

Existing Conditions

According to the 2010 Census the Town of Greenburgh had a population of 42,863, an increase
of 2.5% from the 2000 population of 41,828. The Village of Tarrytown had a 2010 population of
11,277, an increase of 1.7% from the 2000 population of 11,090. Therefore, both the Town of
Greenburgh and the Village of Tarrytown had only slight growth from 2000 to 2010.

The Town of Greenburgh had 17,181 housing units in 2010, an increase of 4.3% or 714 units
from 2000. The Village of Tarrytown had 4,768 housing units in 2010, an increase of 1.7% or
80 units from 2000. In terms of occupied housing units, the Town of Greenburgh had 16,424
occupied housing units in 2010, an increase of 423 occupied or 2.6% units from 2000. The
Village of Tarrytown had 4,410 occupied housing units in 2010, a decrease of 123 or 2.7%
occupied units from 2000.

The difference between the increase in population in the Town of Greenburgh of 2.5% compared
to the increase in occupied housing units of 2.6% implies that the average household size stayed
the same from 2000 to 2010. The difference between the increase in population in the Village of
Tarrytown of 1.7% compared to the decrease in occupied units of -2.7% implies that the average

household size increased slightly in the Village from 2000 to 2010.

During the 2000-2010 period, the number of vacant units increased from 466 to 757 in the Town
of Greenburgh, and from 155 to 358 in the Village of Tarrytown. The April 2010 data was
taken at the height of the national “bursting of the housing bubble” and probably explains the
reason for the increase in vacant units. In general, the housing market in Westchester, and in this
sub-area is deemed to be fairly stable and housing prices and vacancies have remained fairly

stable.
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Project Impact

The following estimate of population to be generated by the 20 lot subdivision is based on the
Rutgers University Center for Urban Policy Research Residential Demographic Multipliers (June
2006) The multiplier for 5-bedroom detached single family houses at the highest sales price
category is 4.23 persons per house. Therefore, it is projected that the 20 houses in the Town of
Greenburgh will generate 85 persons. The potential increase in population from Greystone on
Hudson in the Town of Greenburgh will be 0.1%, and in the Village of Tarrytown it will be

0.3%. In neither case, nor viewed together, will the impact be significant.

Mitigation
The proposed actions will not result in any adverse demographic impact.

EMPLOYMENT
The homes are expected to sell for $5 million. Thus, assuming about 25% of sales price will be

on site construction labor, and the average annual construction wage and benefits at $50,000, for
the 20 homes there will be a projected 500 person years of jobs created during the construction

period.
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D. SCHOOLS, IMPACTS AND COST/REVENUES

Existing Conditions
All of the 20 houses will be located in the Irvington Union Free School District (IUFSD), which

includes the Village of Irvington, a portion of southern Tarrytown and part of the unincorporated
area of the Town of Greenburgh. The School District serves a 4.5 square mile area with a total
resident population of approximately 7,000. The District is bordered on the north by Route 119,
on the south by the Village of Dobbs Ferry, on the west by the Hudson River, and on the east by
the Saw Mill River Parkway. The School District is served by four schools: Dows Lane
Elementary School (K-3), Main Street School (4-5), Irvington Middle school (6-8), and Irvington
High School (9-12).

The table below summarizes the 2011-12 grade distribution and enrollment of the schools within
the District.

School Grades Enrollment
Dows Lane Elementary School K-3 456
Main Street School 4-5 256
Irvington Middle school 6-8 418
Irvington High School 9-12 _598
Total: 1,728

The attached Table from the School District shows the projected enrollment from 2010/11 to
2018/19. The enrollment is projected to decrease by 232 students from 2011/12 to 2018/19.

Project Impact

In order to evaluate the impact on the IUFSD, it is professional best practice to utilize a
comparable development within the same School District. While there is no exact comparison to
the houses at Greystone on Hudson, since there are no new developments in the District with
houses selling for $5 million, it was determined that the Legend Hollow development would be
most comparable to Greystone on Hudson. Legend Hollow contains a total of 69 houses on large

lots built in the 1990’s. The recent sales prices range from $1.5-$2.5 million.
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The IUFSD data informed that 59 public school children are currently living in houses in Legend
Hollow, 0.855 per house — 11 attend Dows Lane Elementary School (grades K-3); 8 attend Main
Street School (grades 4 & 5); 14 attend Irvington Middle School (grades 6-8); and 26 attend
Irvington High School (grades 9-12). Both Dows Lane and Main Street Schools have 6 sections
per grade.

The total number of public school students for the 2011-2012 school year as of August 9, 2011,
based on data from IUFSD is 1,728: 456 at Dows Lane; 256 at Main Street 418 at Middle
School; and 598 at High School. Based on the IUFSD Preferred (most probable) Projection,
total enrollment will decrease over the next 7 years by over 200 students from the current 2011-
12 level of 1,728 to 1,522 in 2018-19, a decrease of 12%. Dows Lane (K-3) is projected to
decrease from 456 to 439; Main Street (4-5) from 256 to 225; Middle School (6-8) from 418 to
346; and High School (9-12) from 598 to 512.

Applying the public school generation rate of 0.855 public school students per house found at
Legend Hollow to the 20 houses proposed at Greystone on Hudson yields a projected total of

17.1 public school students.

The proposed Jardim Estates East subdivision is located adjacent to and north of the Greystone
on Hudson Greenburgh portion of the site. The revised DEIS that was submitted for Jardim
Estates East proposes 7 new house lots. The DEIS projects a total of 4.5 new school children
based on multipliers (0.6445) developed by the Urban Land Institute. Utilizing the multiplier
form Legend Hollow (0.855), Jardim Estates East would generate 6 school children. Therefore
the cumulative impact of Greystone on Hudson and Jardim Estates East on the Irvington School
District would be 21.5 to 23 school children.

Clearly such a small number of public school students (1.3% of the current enrollment),

particularly when the District projects a decrease of over 200 students by 2018-19, will have a

miniscule impact on the School District’s capacity and cost structure.
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Based on a projected sales price of $5 million per house, each house would have an Assessed
Value (AV) of $142,500 based on the Town Residential Assessment Ratio of 2.85%. Applying
the 2011-12 IUFSD property tax rate of $590.07/$1,000 AV, yields an annual school property
tax of $84,085 per house or $1,681.700 for all 20 houses.

The 2011-2012 IUFSD budget is $50,324,892 of which $44,938,632 (89.3%) comes from the
property tax levy. Based on a total of 1,728 public school students, the average cost per student
from the property tax levy would be $26,000. However, in evaluating the cost of educating a
proportionately small number of additional students, it is necessary to do a marginal cost
analysis. The marginal cost of educating an additional student in less than the average cost
because many items in the school budget are not directly affected by the additional students.
Costs such as debt service, operation and maintenance, central administration, insurance, etc. are
basically fixed and will not be affected by a small number of additional students. In addition,
based on the current IUFSD budget, program or instructional costs represent about 74.3% of the
total budget. Therefore, program costs represent a marginal cost of about $19,300 per student
from the property tax levy. Even this marginal cost per student would only be applicable if
additional grade sections or programs are required. It is unlikely that 17 public school students
from Greystone on Hudson (an average of 1.3 per grade) would require additional sections with
additional teachers or programs requiring additional staff. Grades K-5 have six sections each, for
a total of 36 sections, and could easily absorb the additional students as could the Middle School
and High School. However to be heavily conservative, applying the marginal cost of $19,320
per student from the property tax levy to the 17 public school students projected to be generated
by Greystone on Hudson yields an estimated annual cost of $328,440 to the IUFSD. Since the
estimated annual school property tax from the proposed 20 houses is $1,681,700, there would be
an annual net plus in property taxes to the IUFSSD of $1,353,300. As stated above, this is a
conservative number since it is likely that the actual costs to the IUFSD of 17 additional students
would hardly be measurable, yielding a larger net plus to the IUFSD. Currently, the
undeveloped site pays $8,882.84 in property taxes to the IUFSD.
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Mitigation

Only 17 additional students are projected to attend Irvington Public Schools from Greystone on
Hudson and another 4-6 school children from Jardim Estates East and the District’s own
demographic projection is for a decrease in enrollment of 232 students by 2018/19; and since the
20 houses at Greystone on Hudson will annually pay $1,313,300 more in school property taxes
than a conservative estimate of the marginal costs to be incurred by the District to educate the
projected 17 additional students from Greystone on Hudson, there will be no adverse impacts on

the school district which would require mitigation.

TABLE FIVE
I