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l. INTRODUCTION
a. Proposed Action

The Village of Croton-on-Hudson is proposing to adopt Local Law Introductory No.
3-2010 which would repeal Local Law No. 4-2009 and enact zoning code provisions
substantially similar to those which were included in local law No. 4-2009. This
process is being undertaken to avoid the expense of litigating alleged procedural
errors in the enactment of local law No. 4-2009. As compared to the zoning code
provisions in place prior to the enactment of Local Law No. 4-2009, this Action
would make certain revisions to the zoning code to expand the Harmon/South
Riverside Gateway Overlay District, and to modify the previously existing gateway
and related regulations in this area to encourage commercial development by
facilitating market rate mixed use of properties. This report evaluates the impacts of
the zoning changes in accordance with the provisions of the New York State
Environmental Quality Review Act (SEQRA). This action, which is being
contemplated by the Village Board of Trustees, is referred to as the “Proposed
Action” in this environmental report. The draft local law introductory No. 3-2010,
outlining the specific proposed amendments, is included in Appendix A.

A summary of the proposed revisions compared to the previously existing (pre-Local
Law No. 4-2009) Harmon/South Riverside (H/SR) Gateway Overlay district
regulations is listed below.

e For new mixed use development in the Harmon/South Riverside gateway district:
* Increase FAR (floor area ratio) in mixed use buildings from 0.4 FAR to 0.8 FAR,;
* Permit mixed use without a special permit in the overlay district;
* In mixed use buildings, residential would be permitted on the third floor (within the
roofline and the existing 35—foot height limit);
* Front setback from street shall be 15-20 feet;
 In mixed use buildings, at least 50% ground floor must be commercial and face
street front, at least 60% of front facade facing street must be glass; second floor
either residential or non-residential permitted, 3rd floor residential only;
» Parking requirements for mixed use: 1 space per residential unit plus 1 additional
space for each bedroom in excess of 1; (no change to parking requirements for non-
residential space);
* Corner lots shall be deemed to have two fronts;
» Planning Board may waive side yard setback requirements providing there is
otherwise adequate access to parking areas;
* Pre-existing buildings proposed for mixed use may not utilize 0.8 FAR or add third
story occupancy unless otherwise area compliant and have 10-20 feet front yard;
» New retail uses in C-2 zone in gateway district shall not require special permit as
part of mixed use;
» Mixed use buildings shall be subject to additional design guidelines as adopted by
Village Board.
* Front setback requirements will encourage parking in the rear of buildings.

Saccardi & Schiff, Inc. 5



Harmon/So. Riverside Gateway Overlay District Amendments EAF Part 3 Report (7/15/10)

e Expand the Overlay Area: Expand the Harmon/South Riverside Gateway Overlay
District (H/SRGD) to include commercial areas along both sides of South Riverside,
extended up to approximately 200 feet north of Oneida Avenue. Total area of
original Harmon gateway and expansion area (including roads) is approximately 11.7
acres.

b. History and Purpose of Proposed Action

The rezoning law has evolved from recommendations by the Harmon Business
Development Committee (HBDC), a citizen committee appointed by the Village
Board with the goal of coming up with recommendations to address the increasing
vacancies in the Harmon/South Riverside Gateway (H/SRG), enhance streetscape of
Harmon, improve pedestrian circulation, and gain flexibility for property owners on
South Riverside Avenue. All of the Committee’s recommendations are proposed to
encourage redevelopment and reduce vacancies that exist in the Harmon commercial
area. Rationale and background behind these recommendations that lead to the
Proposed Action are described in “Harmon Zone Change Recommendations”
(8/26/08) put together by the HBDC (attached as Appendix B). This rationale
includes the examination of what factors might encourage or discourage a property
owner from investing in a commercial lot in the Harmon area.

The Environmental Assessment Form (EAF) for the Proposed Action, Parts 1 and 2,
are included in Section IV of this report. EAF Parts 1 and 2 are the first step in the
State Environmental Quality Review (SEQR) process, and are designed to assist the
Lead Agency (in this case, the Croton Village Board of Trustees) in determining
whether the Proposed Action may have a significant effect on the environment.

The EAF Part 3 includes more detail regarding potential areas of impact identified in
EAF Part 2, as described in the following narrative.

1. ENVIRONMENTAL ASSESSMENT FORM PART 3: EVALUATION OF
THE IMPORTANCE OF IMPACTS

This EAF Part 3 has been prepared to provide additional and updated information
regarding potentially large impacts or issues of community controversy. For each of the
following topics, the impact is described, and a discussion is provided. With this
information, the Lead Agency (Village Board of Trustees) will decide whether the
Proposed Action may have a significant adverse impact on the environment.

With the proposed Harmon/South Riverside Gateway (H/SR) Overlay zoning
amendments, potential impacts to be studied within this EAF Part 3 narrative report
include: land use and zoning; aesthetic and historic resources; traffic; parking; and
community resources including schools, taxes and community services. In this report,
the existing conditions and potential impacts to these areas will be discussed. Since this
is a proposed zoning amendment, as opposed to a specific construction project proposal,

Saccardi & Schiff, Inc. 6
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some assumptions have to be made to evaluate the potential impacts of the proposed
zoning, if it were in place.

The Village of Croton-on-Hudson has been considering possible ways to encourage
revitalization and lessen commercial vacancies in the Harmon area for quite some time,
starting in 2007. The Harmon Business Development Committee (HBDC) was formed
by the Village Board to study and provide recommendations on this issue. However, the
Gateway Overlay Zoning has been in place on the southern portion of the area for a
longer time (since 2004). As previously noted, the Proposed Action calls for an
expansion of the overlay district.

The concept of the Gateway Overlay District has existed in Croton since its description in
the EAF prepared for the Comprehensive Plan and map in 2002. In 2003, a Draft
Generic Environmental Impact Statement (DGEIS) was prepared for the Gateway zoning
(of which one location is the Harmon/South Riverside Gateway area). A Final GEIS
(FGEIS) was compiled in 2004, followed by Gateway SEQR Findings in March 2004.

These documents investigated the existing conditions and potential impacts of adoption
of a gateway overlay district law “to establish standards that will upgrade the image and
function of gateway areas, strengthen the overall visual identity of the village, and
improve linkages to adjacent residential neighborhoods”! in three separate gateway areas
of Croton, one of which was Harmon/South Riverside. The Village Board of Trustees
found that after their consideration of the facts and conclusions studied in the GEIS
(including land use, zoning, air quality, noise, vegetation and wildlife, community
facilities and services, transportation, historic and visual resources, socioeconomics and
neighborhood character), that the gateway law was consistent with social, economic and
other essential considerations, and the initial gateway law was adopted.

The currently proposed zoning amendments and expansion of the district boundary stem
from recommendations of the HBDC that were presented in July 2008, supported by
professional studies on property utilization (Saccardi & Schiff, Inc., July 2008) and
commercial market (Danth, 2008).

The proposed zoning amendments will be reviewed by the Village of Croton-on-Hudson
Planning Board, and the Village of Croton-on-Hudson Waterfront Advisory Committee
(WAC). The WAC will advise whether it believes the action is consistent with the
LWRP policies.

In addition, the proposed zoning amendments will be reviewed by Westchester County
Planning, and they will comment on the proposed zoning amendments regarding
consistency with Westchester 2025, the County’s planning guidance document.

! Adoption of Gateway Overlay District Legislation, Findings Statement (dated 3/15/04)

Saccardi & Schiff, Inc. 7
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a. Land Use and Zoning
I. Existing Conditions

The primary land uses in the gateway area include retail, auto-related business,
restaurants, office and personal service establishments. Several mixed use buildings (mix
of commercial and apartments) are currently in use in the Harmon/South Riverside area.
The H/SRGD and expansion area also have vacant and underutilized parcels, as indicated
on Exhibit 6. In this case, vacant parcels are defined as those upon which there is no
active land use. There are vacant parcels with buildings (that are not leased or being used)
and vacant parcels without buildings. There are also lots which have buildings that are
partially vacant, these are indicated as underutilized/partially vacant.

Adjacent land uses to the east (outside the H/SRGD and proposed expansion area), along
Young Avenue, are primarily single family residential, along with Good Shepherd
church. Adjacent land uses to the west along Clinton Street and Wayne Street are
primarily single family residential, but also include the Harmon fire house, EMS and
public parking areas. Beyond this area to the west is Route 9, the MTA rail yards and
railroad tracks and then the Hudson River. These surrounding land uses are indicated on
Exhibit 2, Aerial Photograph and Exhibit 4, Existing Land Use.

Original zoning in the study area was C-2 (General Commercial), with the southern
portion of the study area also covered by the Harmon/South Riverside Gateway Overlay
District (H/SRGD). This is described on Exhibits 1 and 3 (Location Map and Zoning).
C-2 district regulations currently allow a maximum building floor area ratio (FAR) of 0.5
within a maximum of two stories.

The commercial “Gateways” indicated in the Village of Croton-On-Hudson Code are the
major commercial entry points to the Village from surrounding roads. The
Harmon/South Riverside gateway is the entry point to the Village from Route 9, the train
station and Croton Point Avenue. (See Exhibit 2, Aerial Photograph).

Within the original gateway overlay area, gateway regulations limited parcels to a
maximum FAR of 0.35 for single use buildings and 0.40 for multiple use buildings (and
multiple use buildings require a special permit). The Code states that, with certain
exceptions, uses within the gateway area shall correspond to permitted and special permit
uses in the underlying zoning district.

For this analysis, 39 tax parcels are included; 22 within the proposed expansion area and
17 within the original H/SRGD.? The original H/SRGD parcels and proposed expansion

2 For consistency with previous studies, this EAF uses the same parcel identification as the maps in the
July 2008 Property Utilization Analysis prepared by Saccardi & Schiff, Inc.; which had numbering for
the 36 tax parcels included in that Study Area. That was the same Study Area used in the Harmon
Zoning Change Recommendations (August 2008) presentation to the Village Board by the Harmon
Business Development Committee (HBDC). Existing parcels in the H/SRGD on Croton Point Avenue
were not included in that HBDC Study Area (since they were already in the Gateway District and are not
on South Riverside Avenue) and are numbered 37, 38 and 39 for purposes of this report.

Saccardi & Schiff, Inc. 8
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area are indicated on Exhibit 5, Parcel Identification with Photographs. List of the
affected parcels, their tax lot number and existing land uses are included in Tables 1 and
2 below.

All of the parcels in the gateway expansion area have frontage on South Riverside
Avenue except for a tax parcel on Clinton Street that is used for parking for a South
Riverside Avenue Japanese restaurant (parcel 16), and an isolated parcel behind the Luk
Oil station that has no street frontage (parcel 17). Final list of parcels to be included in the
Harmon Gateway is attached to the draft Local Law Introductory which is included in
Appendix A.

Saccardi & Schiff, Inc. 9
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Table 1

Parcels Proposed to be Added

To Original Harmon/So. Riverside Gateway Overlay District
(Tax Map Section 79.13)

Block/lot Lot Size Current use

Parcel ID (sf)

1 1/9 13,333 Professional Office
(Croton Professional Building — dentist, law, insurance)

152 ggg These parcels are included as part of the professional office at the
north end of South Riverside Avenue
17 350

2 1/60 14,473 Restaurant
(Umami)

3 1/61 7,160 Mixed Use (restaurant and 1 apartment)- renovations to Anton’s

4 1/62 11,276 underway (site plan approved for expansion and improvements)

5 1/63 12,692 Mixed use
(Laundromat, Mexigo, second floor apartments)

6 1/64 12,614 Mixed use
(Coco Nails, second floor apartments)

7 1/65 8,287 Taxi stand (J&S taxi/airport)/residential apartments

8 1/66 16,240 Vacant parcels (with buildings - former Croton Dodge)-application

9 1/68 7,765 for special permit for vintage auto repair/sales is pending with
Village (as of June 2010)

10 1/69 8,270 Nail salon (Perfect 10 Nails) — 73 Benedict Boulevard

11 1/70 10,099 Convenience Store

12 171 5,981 Mixed Use (with partially vacant building -first floor: vacant
commercial/thrift shop, upper floor apartments)

13 1/72 8,517 Mixed use (first floor: insurance, florist, hair; upper floor
apartments)

14 1/73 2,670 Deli (LaMonica’s Salumeria)

15 1/74 10,318 Restaurant (Japanese steakhouse restaurant)

16 1/75 5,262 Parking (for Japanese restaurant)

17 1/85 4,055 Gas station (LukOil)

18 1/86 22,150

19 1/87 11,342 Vacant with building (office/parking -formerly Westchester Coach
& Limo Ltd)

52 523 2%2471 Auto Body shop (Atro Collision Center)

22 1/90 2,100

Total to 207,605 sf

be added

to

original

H/SRGD'

Source: Appendix 2, List of Affected Parcels, and Harmon Business Development Committee, Zoning Change
Recommendations (July 2008); with updates in the field from Saccardi & Schiff, Inc. (2010)

Saccardi & Schiff, Inc.
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Table 2

Parcels already within the

Harmon/So. Riverside Gateway Overlay District

(Tax Map Section 79.13)

Parcel Block/lot Lot Size Current use
ID* (sf)

23 2/21 1,920 Gas station (Gulf)

24 2/22 12,284

25 2/22.1 14,556

26 2123 13,591 Vacant parcels (no buildings-former auto storage)

27 2124 2,925

28 2/25 18,286 Auto related-underutilized parcel

(with buildings - Oil City gas station; currently no gas distribution
operations, maybe some auto repair operations continuing)

29 2/26 12,436 Vacant parcel

(with buildings- formerly Nappy’s motor vehicle repair)

30 2127 7,424 Partially vacant parcel (two buildings-vacant professional office;

apartment over garage currently occupied)

31 2/28 6,596 Vacant parcel

(parking lot for mixed use on 2/27)

32 2/29 6,463 Restaurant

(Kiko’s-opened spring 2010)
33 2130 8,550 Hair salon
(Sonny Abbott’s)

34 2/31 6,410 Veterinarian office/apartment

35 2/32 6,999

36 2/33 4,064 Professional office

(Podiatrist)

Subtotal 128,190 sf

Croton Point Avenue frontage parcels:

37 2/18; 2/19; 2/20 Three family residential; has Certificate of Occupancy for 3
have merged 16,883 apartments; vehicular access from Wayne Street, not Croton Point
into one lot Avenue

38 2/6 10,600 Deli

(Good to Go Deli)
39 2/5 12,300 Office/commercial
(Franzoso Contracting)

Total in 167,973 sf

Original

H/SRGD

Source: Appendix 2, List of Affected Parcels, and Harmon Business Development Committee, Zoning Change
Recommendations (July 2008); with updates from Saccardi & Schiff, Inc. (2009).

The concept of the Gateway Overlay districts was described in the Village’s
Comprehensive Plan Update (January 2003). The Gateway Overlay district law was a
direct outcome of that Comprehensive Plan update, and has been in the village code since
2004, after study of the proposed amendments by the village starting in 2003. As
previously noted, that study included a Draft Generic Environmental Impact
Statement (DGEIS, October 2003), Final Generic Environmental Impact Statement
(FGEIS, January 2004) and SEQR Findings (March 2004) supporting the Gateway
Overlay District legislation. (Full list of environmental review documents relating to the
Gateway Overlay is located on the Village website: www.crotononhudson-ny.gov).

Saccardi & Schiff, Inc.
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The Village has a Local Waterfront Revitalization Program (LWRP) which was
adopted in 1992 and incorporates the entire village within its boundaries. The Village’s
Coastal Assessment Form (CAF) is provided in Section V and will be reviewed by the
Croton-on-Hudson Waterfront Advisory Committee (WAC) for consistency with LWRP
policies. The Harmon gateway area of the village is identified as part of the principal
commercial areas, as part of the Center Village Section of the LWRP (LWRP, pages II-
12, 13).

The Comprehensive Plan (January 2003) is a planning document intended to guide “the
immediate and long range protection, enhancement, growth and development of the
Village™®. As stated in the Comprehensive Plan (“The Plan”), the four commercial
centers in the Village (of which Harmon is one) play a dual role, as sources of retail and
services for residents as well as defining the image of the Village. The Harmon/South
Riverside area is noted in The Plan as having a concentration of auto-related uses, and
numerous personal service establishments. It is accessible to pedestrian from
neighborhoods and the railroad station, but it is noted that sidewalks need improvement.
The Plan also states that “this area lacks a strong architectural identity. Building form,
facade design and site landscaping vary from one property to another. Utility poles and
overhead wires on the east side of South Riverside dominate the landscape. In addition,

many of the sidewalks are lined by unscreened surface parking lots™.

Regarding residential development in the village, detached, single family owner-occupied
homes are the dominant housing type. This includes the established residential
neighborhood of Harmon which is adjacent to the commercial area of the H/SRGD.
According to the Comprehensive Plan, the demand for appropriately sized, affordable
housing for aging Village residents, young couples without children, and Village
personnel is growing. The Comprehensive Plan states that the Village should examine
ways to encourage lower cost, smaller sized, single or multi-family dwellings in order to
maintain the demographic diversity of the Village.”

Village-wide recommendations from The Plan that apply to the H/SRGD include:

Maintain economic diversity

Preserve the historic character of Croton on Hudson
Improve the visual quality of Croton on Hudson
Improve commercial areas

Enhance the pedestrian connections within the Village
Improve traffic flow and parking

Gateway Districts are specifically described as a planning strategy to mark a sense of
arrival and connection to the community, and establish an image for the community.
The Harmon/South Riverside Gateway District (H/SRGD) was specifically identified
due to its strategic location on Route 9A and its accessibility to the railroad station.

® Comprehensive Plan: Village of Croton On Hudson, (January 2003) page 2.
* Comprehensive Plan: Village of Croton On Hudson, (January 2003) page 67.
> Comprehensive Plan: Village of Croton On Hudson, (January 2003) page 46.

Saccardi & Schiff, Inc. 12
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Specific Plan recommendations for the H/SRGD include (an illustrative plan describing
the H/SRGD improvements is provided in the Comprehensive Plan as Figure 4.5):

e Streetscape improvements (including sidewalks, landscaping, street trees, reducing
curb cuts, reducing overhead utility lines)

e Pedestrian and bicycle link improvements

e Reinforcing gateway identity (signage, streetscape features)

In 2009, the Village prepared a Bicycle/Pedestrian Master Plan. This plan has an
overall goal of maintaining and improved the quality of life and safety of those who walk
and ride bicycles in the village. The original Harmon/South Riverside Gateway area,
specifically the intersections of Croton Point Avenue and South Riverside, is an
important connector leading to the train station for commuters and is identified as such in
the report.

Saccardi & Schiff, Inc. 13
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ii. Impact Analysis and Assumptions (for all Scenarios evaluated in EAF Part 3):

Since the Proposed Action being analyzed is a zoning amendment, and not an actual
construction project, there are many possibilities for the level of future development. In
order to evaluate potential impacts, therefore, certain assumptions of level of
redevelopment had to be made. For the purpose of this report, three potential
development scenarios were contemplated.

Calculations for redevelopment potential for redevelopment parcels were taken from
Tables 1 and 2 of the July 2008 “Property Utilization Study” prepared by Saccardi &
Schiff, Inc. The following assumptions are from that July 2008 study, and apply to all of
the redevelopment scenarios described here, as analyzed with the parameters of the draft
law:

e Parcels would be redeveloped with new mixed-use buildings using the maximum
potential development under the proposed gateway overlay zoning amendments (up
to 0.8 FAR, including three stories within 35-foot maximum building height).

e For all redeveloped mixed use parcels, it was assumed that 50 percent of the ground
floor would be dedicated to non-residential uses; therefore 50 percent of the area of
the footprint equals the area for non-residential uses; and the footprint area was
multiplied by two and a half (2.5) in order to achieve the residential space area.
(Note: This is the assumption that was made for this analysis in order to be
conservative with respect to residential impacts, even though in the proposed zoning
amendments, the second floor could have either residential or non-residential uses.
Also, the first floor could be 100% commercial)

e It was assumed that the gross average size of the residential units would be 1,000
square feet each. This area gives room to deduct for common spaces (e.g., hallways,
stairwells), as well as account for a potential mix of one and two bedroom units.

e For residential uses, it was assumed that 1 parking space is required for each unit,
plus one additional space for each bedroom in excess of 1.

e For non-residential uses, the Village zoning code requires 1 parking space for each
250 square feet of retail/commercial space or 1 parking space for each 300 square feet
of office/daycare space in the C-2 zone. Since the potential mixed use buildings could
have either of these uses in the future, the calculations presented average these two
parking requirements at 1 parking space for each 275 feet of commercial space. (The
required number of parking spaces is rounded up to the nearest whole parking
space).

Scenario #1: Likely Anticipated Level of Development

(46 residential units/10,323 sf commercial)
This scenario assumes that a certain level of redevelopment would occur in the near
term®, including the significantly underutilized or vacant parcels of land in the Harmon
Gateway and proposed expansion area at the time of this analysis (June 2010). As with
all of the scenarios, this assumes new development proposals that would be brought

® “near term” defined in this context is approximately 1-5 years.
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before the Village Planning Board by private parties/land owners (no publicly-owned
properties are involved). This scenario assumes that 11 of the parcels (all vacant or
underutilized) will be redeveloped as mixed-use buildings using the maximum potential
development under the proposed amendments to the gateway overlay zoning. In some
cases, it assumes combination of parcels that are directly adjacent to each other. The one
exception to this assumption of complete redevelopment is parcel 12, which is an
existing, partly vacant building and is assumed not to be re-constructed, but for the
existing vacancies to be filled within that structure.

This scenario includes redevelopment of the following underutilized lots on the east side
of South Riverside Avenue:

e Former Croton Dodge and adjacent parking (combined parcels 8, 9)

e Former Nappy Auto (parcel 29)

e Vacant underutilized office buildings/garage/apartment (parcels 30-31)

On the west side of South Riverside Avenue:

e Now inactive Oil City gas station (parcel 28)

Vacant lots (combined parcels 27, 26) - former auto storage.

Underutilized/partially vacant building (parcel 12) north of convenience store (no
new construction - keep existing structure, fill vacancies)

e Now vacant commercial lot, formerly Westchester Coach (parcel 19)

The parcels described above are identified on Exhibit 7, Scenario #1, and a summary of
the build-out under this scenario (using proposed law and described assumptions) is
included in Table 3 below:

Table 3
Scenario #1- Likely Anticipated Level of Development
Parcel # Lot Non- Non- Residential Residential Total
Area Residential Residential Units Parking parking
(sf) space (sf)* parking' required
8-9 (former Croton 24,005 2,304 9 10 15 24
Dodge)
29 (former Nappy) 12,436 1,399 5 6 9 14
30-31 (vacant 14,020 1,785 6 8 12 18
office/garage/apt)
26-27 16,516 1,797 7 8 12 19
(auto storage lots)
28 (vacant Oil 18,286 1,512 5 7 11 16
City)
12° (Ex. bldg) 5,981 +840 3’ 4 6 9
19 (former 11,342 686 2 3 6 9
Westch. Coach)
Totals 102,586 10,323 sf 53 46 71 109

! Taken from Table 2 in property utilization study prepared by Saccardi & Schiff, Inc. in July 2008, except
for data for parcel 12. Assumes 50% one-bedroom and 50% two-bedroom units for parking calculations.

2 As per proposed zoning amendments; 1 parking space for each unit, 1 additional parking space for each
additional bedroom
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®For parcel 12, assumes proposed re-use of existing structure (+1,680 sf footprint), meeting of requirements
of proposed amendments, with exception of parking (waiver of parking requirements for this lot is
permitted in existing Code)
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Scenario #2: Theoretical Maximum (100% build-out: all individual lots)
(145 residential units/39,604 sf commercial)

This scenario assumes that every parcel in the entire study area would be redeveloped
with new mixed use structures on each individual parcel. As a theoretical maximum, this
scenario assumes that all of the privately-owned vacant, underutilized and occupied
parcels (parcels in both original gateway and proposed expansion area) would be
redeveloped with mixed-use buildings using the maximum potential development and be
required to meet the on-site parking requirements as per the proposed gateway overlay
zoning amendments. It assumes the level of redevelopment as described in Table 4
(using only individual parcel development) of the property utilization study prepared by
Saccardi & Schiff, Inc. dated July 2, 2008 and parameters of the proposed draft law.
Potential development on parcels 37, 38, 39 (Croton Point Avenue parcels already in the
H/SRGD) was calculated separately using the same methodology. This describes 100%
build-out, where new mixed use development would occur not just on the unused or
vacant parcels of land, but on all of the parcels, regardless of their land use now.

As with all of the scenarios, this one assumes new development proposals brought before
the Village Planning Board by private parties/land owners, as well as the assumptions
described in this section. The chance of Scenario #2 (or #3) occurring, even over a long
period of time (5-20 years), is highly unlikely. This is because these scenarios envision
redevelopment of the entire gateway area as mixed use; with new construction (including
demolition/replacement/upgrade of all existing structures); at the maximum possible level
of development.

The parcels are identified on Exhibit 8, Scenario #2, and a summary of build-out under
this scenario is included in Table 4 below:
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Table 4
Scenario #2-All Mixed Use-All Individual Parcels
Parcel Non- Non- Residential Residential Total parking
residential Residential Units* Parking? required
space (sf) parking (1.5/unit)?

1 800 3 3 5 8
2 1389 5 6 9 14
3 687 2 3 5 7
4 1082 4 5 8 12
5 1218 4 6 9 13
6 1210 4 6 9 13
7 795 3 3 5 8
8 1559 6 7 11 17
9 745 3 3 5 8
10 793 3 3 5 8
11 1237 4 6 9 13
12 199 1 0 0 1
13 599 2 2 3 5
14 262 1 1 2 3
15 1016 4 5 8 12
16 518 2 2 3 5
17° 371 1 1 2 3
18 2026 7 10 15 22
19 686 2 3 5 7
20 476 2 2 3 5
21 528 2 2 3 5
22 194 1 0 0 1
23 120 0 0 0 0
24 767 3 3 5 8
25 909 3 4 6 9
26 1479 5 7 11 16
27 318 1 1 2 3
28 1511 5 7 11 16
29 1399 5 6 9 15
30 945 3 4 6 9
31 839 3 4 6 9
32 399 1 1 2 3
33 961 3 4 6 9
34 352 1 1 2 3
35 384 1 2 3 4
36 223 1 2 3 3
37 4,502 16 9 14 30
38 2,826 10 5 8 18
39 3,280 12 6 9 21

totals 39,604 sf 139 145 227 366

! Taken from Table 2 in property utilization study prepared by Saccardi & Schiff, Inc. in July 2008, except
for parcels 37, 38, 39 which were calculated separately using the same methodology

2 As per zoning amendments; 1 parking space for each unit, 1 additional parking space for each additional
bedroom. Rounded up to two-bedroom units if odd number of residential units is provided.

® Note: Parcel 17 has no street frontage
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Scenario #3: Theoretical Maximum (100% build-out with some combined parcels)
(146 residential units/38,723 sf commercial)

This scenario assumes that the entire H/SRGD and proposed expansion area would be
redeveloped with new mixed use structures, with combination of some adjacent lots to
provide larger development parcels. As a theoretical maximum (just as with Scenario
#2), this scenario assumes that all of the privately-owned vacant, underutilized and
occupied parcels (all parcels listed within existing district and proposed expansion)
would be redeveloped with mixed-use buildings using the maximum potential
development and meeting the on-site parking requirements as per the proposed gateway
overlay zoning amendments. It assumes the level of redevelopment as described in Table
2 of the property utilization study prepared by Saccardi & Schiff, Inc. dated July 2, 2008.
Potential development on parcels 37, 38, 39 (Croton Point Avenue parcels already in the
H/SRGD) was calculated separately using the same methodology as the July 2008 Study.
This describes demolition of existing land uses and 100% build-out with new
construction, and further assumes some parcels would be joined and developed together
on a site plan.

As with all of the scenarios, this scenario assumes new development proposals brought
before the Village Planning Board by private parties/land owners, as well as the
assumptions described at the end of this section. This scenario is theoretical, and for the
same reasons as Scenario #2, is considered highly unlikely to occur. The combined
parcels are identified on Exhibit 9, Scenario #3, and a summary of the build-out under
this scenario is included in the Table 5 below:
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Scenario #3- Theoretical Maximum
(100% build-out with some combined parcels)

Parcel Non- Non- Residential Residential Total parking
residential Residential Units® Parking* required
space (sf)! parking* (1.5/unit)?

1 800 3 3 5 8
2 1389 5 6 9 14
3-4 1769 6 8 12 18
5 1218 4 6 9 13
6 1210 4 6 9 13
7 795 3 3 5 8
8-9-10 3098 11 13 20 31
11 1237 4 6 9 13
12 199 1 0 0 1
13 600 2 2 3 5
14-15-16 1797 7 8 12 19
17-18 2397 9 11 17 26
19 686 2 3 5 7
20-21-22 1199 4 5 8 12
23-24-25 909 3 8 12 15
26-27 1797 7 8 12 19
28 1511 5 7 11 16
29 1399 5 6 9 14
30-31 1785 6 8 12 18
32 399 1 1 2 3
33 961 3 4 6 9
34-35-36 960 3 4 6 9
37 4,502 16 9 14 30
38 2,826 10 5 8 18
39 3,280 12 6 9 21
totals 38,723 sf 136 146 283 419

! Taken from Table 2 in property utilization study prepared by Saccardi & Schiff, Inc. in July 2008, except

for parcels 37, 38, 39 calculated separately using the same methodology

2 Rounded up to two-bedroom units if odd number of residential units is provided
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Summary:
Summary comparison of the estimated build-out figures for development scenarios #1, 2,
3 is presented below.

Table 6
Summary Comparison
of Scenarios #1, 2, 3

# Residential Commercial/ Total parking
units retail (SF)

Scenario #1
(likely scenario-redevelopment of 46 10,323 sf 109
underutilized or vacant parcels)
Scenario #2
(Theoretical Maximum-full build- 145 39,604 sf 336
out: all individual lots)
Scenario #3
(Theoretical Maximum-full build- 146 38,723 sf 419
out: combination of some parcels)

Alternative Scenario Not Analyzed
(with assumptions of common ownership and common parking lots)
(208 residential units/43,726 sf commercial)

This unrealistic scenario was discussed in the Saccardi & Schiff, Inc. study (dated July

2008; Table 1 of that report). It assumes assemblage of private lands into larger parcels.

This 2008 report states that this scenario is theoretical and not really achievable, and

describes the assumptions that would be required for this level of development to occur.

As described in that study, this scenario is not considered in any way a viable alternative

or development scenario, based on the characteristics and assumptions made to arrive at

these development numbers (it is a theoretical mathematical maximum). For instance, in
order for this scenario to occur, the following would have to take place:

e All parcels developed to the maximum FAR, with several assumed combined parcels.
(Due to configuration of lots, maximum FAR is not achievable on all parcels, since
on-site parking is a requirement).

e In addition, 23 on-street parking spaces on South Riverside would have to be
available to contribute to the parking requirements of the new mixed use buildings.
(On-site parking could not be accommodated on many of these parcels when utilizing
the maximum FAR).

Therefore, this scenario was not analyzed further for impacts. This extreme build-out
would require the village to waive many key land use requirements that this zoning
amendment seeks to enforce, including: parking requirements, open space requirements,
and setbacks.
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Potential Impacts- Land Use and Zoning:

The land uses in the proposed expansion of gateway area are primarily commercial, with some
residential that currently exists in the form of apartments in commercial (mixed use) buildings.
The underlying zoning district would remain the same (C-2, General Commercial). By
expanding the gateway district to include the South Riverside business area of Harmon, it
expands the gateway regulations to encompass most of the C-2 area. (The only C-2 areas
excluded are the lots zoned C-2 on Clinton and Wayne Streets, as shown in Exhibit 3).

This extension of the Harmon/South Riverside Gateway overlay district and proposed
amendments includes design parameters that are intended to improve the “walkabilty” of the area
and encourage commercial activity on the first floor street level. The stated purpose of the
Gateway Overlay District is to “establish standards that upgrade the image and function of the
gateway areas, strengthen the overall visual identity of the Village and improve pedestrian
linkages to adjacent residential neighborhoods”.” One of the primary intents of the gateway
overlay ordinance (approved in 2004) was to encourage development that is appropriate to the
small-scale character of the village. This intent is still valid for the proposed amendments to the
Harmon/South Riverside Gateway District since it encourages maintaining a village scale

character of development.

Proposed zoning changes are outlined in draft law, which is contained in Appendix A. Proposed
amendments to the Gateway Overlay, in comparison to the prior code, are described in Table 7
below.

" Village of Croton-on-Hudson Code, Article IVA, Section 230-20.1C
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Table 7
Zoning Comparison
Prior Code Proposed amendments
C-2 without C-2 with gateway Within Harmon Gateway Overlay®
gateway overlay overlay
(proposed (existing gateway

expansion area) area)
FAR 0.35 FAR single use .
(floor area ratio) 0.5FAR 0.40 FAR mu?tiple use 0.8 FAR for mixed use
Mixed Use Mixed use permitted without special permit.

Permitted with special permit

Retail permitted in new mixed use without special
permit.

Maximum Building

35 feet (residential permitted in a 3" story within

Height 35 feet (2 story) roofline in mixed use building)
15- 20 feet for mixed use.
Maximum front 10 feet For pre-existing structures, if area compliant, 10-

setback from street

15 foot setback may be permitted by Planning
Board.

Limitations on uses

In mixed use buildings
(with special permit):

o Ground floor commercial
o Upper floors residential?

In mixed use buildings:
o Ground floor
] at least 50% must be commercial use and
face street frontage

= At least 60% of front facade facing street
must be glass
o0 Second Floor—either residential or non-
residential permitted
0 Third floor — residential only

by floor

Residential:

. Residential:
2 spaces per unit

1 parking space per unit plus 1 additional parking

Off-Street Parking space for each bedroom in excess of one

Requirement Commercial:
1 per 250 sf of retail/service floor area

1 per 300 sf of office/daycare floor area Commercial: (same as C-2)

Any building located on a street corner shall be
deemed to have building fronts on each of the
intersecting streets which form the corner.

Corner Lots:

! Only proposed changes are listed, other regulations remain the same.
2See Village Code
®Parcels to be included (by tax lot) are attached to Introductory Law in Appendix A

The increase in FAR to 0.80 and allowing a third story within existing 35 foot height limit would
only be available to mixed use developments where the proposed site plan met all other
regulations in the code, including parking requirements®. In other words, if a proposed mixed
use building used a 0.8 FAR, but parking requirements for this level of development could not be
achieved on that lot, then it would not meet the code, and a less dense development would result.

Design regulations for the Harmon/South Riverside gateway overlay would remain the same as
in the existing code, but would be extended to the proposed expansion area. This includes
requirements for open space, landscaped areas, buffers of trees, signage, glare, lighting and

® Except where parking regulation is otherwise permitted to be waived by the Planning Board as part of
site plan approval, such as the west side of South Riverside Avenue between Benedict Boulevard and
Clinton Street (Village Code Section 230-35).
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building orientation (Section230-20.5). Design guidelines specific to Harmon/South Riverside
(Section 230-20.6) will also be extended to the expanded H/SRGD area. These guidelines are
specific to the Harmon area, and are intended to enhance the small-scale character of the district
and improve connections between the train station and the Harmon/South Riverside shopping
area.

Land uses adjacent to the study area (primarily residential to the east and west) will still be
adjacent to a C-2 district, but with the gateway overlay extended, the specific gateway
regulations will apply to the all of the parcels described in the draft law (see Tables 1 and 2).
This means that the more stringent landscape, buffer and screening requirements with the
gateway overlay would be required of any new mixed use development, and this should be a
beneficial impact to adjacent residences.

The original gateway and related regulations required a special permit for mixed use applications
and retail use on the first floor. It is noted that issuance of a special permit is not the same as a
zoning change or zoning variance. Elimination of the special permit requirements simply
eliminates one more step in the approval process, which should expedite this process and help
meet the village objectives for the revitalization of this area. However, the village still has review
authority over applications in the form of site plan approval, and applicants have to satisfy the
requirements of the underlying zoning (C-2) and the overlay district to gain approval.

As described previously, the adoption of the Harmon gateway amendments is a zoning change,
and does not propose any new development. However, in order to analyze a level of potential
impact, assumptions were made and three development scenarios were evaluated. Using the
assumptions and scenarios described previously, if developed with mixed use as described in
Scenario #1 (likely Anticipated Level of Development), the study area could generate
approximately 10,323 sf of new commercial uses and up to 46 residential units.

If developed with mixed use structures as described in Scenario #2 or #3 (100% build-out
scenarios), the existing H/SRGD and expansion area could contain a total of approximately
38,723 to 39,604 sf of commercial uses and £145 -146 residential units. It is noted that, since
Scenarios 2 and 3 represent full build out to a maximum level, the amount of existing
development including retail, commercial, restaurant, service uses and residential uses would
need to be factored out of that total to arrive at an amount of new development. Hence, the
development assumptions for the scenarios are conservative.

According to the study prepared by Danth, Inc. (July 2008), the Harmon area could market up to
16,000 sf of commercial space, but only 2,000 sf of the current space meets the quality standards
that attract tenants. Therefore, approximately 14,400 sf of new commercial space could be
supported if the size, price and quality of the space were right. There is also demand for an
additional 3,000 sf of small professional office or studio space. Therefore, the level of
commercial development estimated in Scenario #1 could be absorbed in the existing market
demand, and 46 new apartments would be located within the Harmon area. This scenario is
considered to be a realistic, as a likely build-out over time, since it encompasses parcels that are
currently underutilized or vacant.
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With Scenarios #2 and #3 (the 100% build out scenarios), the level of commercial development
would be higher than what the Danth study estimated could be absorbed by the market, therefore,
these scenarios could create land use impacts and would very likely draw demand from other
commercial areas in the village, counter to the objectives of this Proposed Action. Similarly,
these two scenarios estimate up to 146 apartments total (without subtracting the existing
apartments), three times the amount in Scenario #1. The probability of Scenarios #2 or #3
occurring, even over an extended period of time, is considered unlikely. These scenarios envision
redevelopment of the entire gateway and expansion area, with new construction (tear down of all
existing structures) at the maximum possible level of development; all in new mixed use
structures.

The intent of the Proposed Action is to encourage and expand upon recommendations and
improvements for the Harmon/South Riverside Gateway Overlay District that are presented in
the Comprehensive Plan. In addition, new mixed use structures that include residential
apartments would encourage lower cost, smaller sized, multi-family dwellings as described and
recommended in the Comprehensive Plan. Therefore, the Proposed Action is considered to be
consistent with the Comprehensive Plan as described within this EAF Report.

Proposed Action will be reviewed by the Croton on Hudson Waterfront Advisory Committee for
consistency with LWRP policies. Potential impacts to the LWRP are not anticipated to be
significant.

In terms of the Proposed Action’s impacts on existing land uses, it is noted that this level of
assumed development includes several parcels that are adjacent to the existing single family
homes on Young Avenue, as well as some adjacent residential structures on Wayne Street. Since
new development in the expanded area would now carry with it the restrictions and guidelines of
the Gateway Overlay District, these adjacent land uses will have more protections than currently
with the C-2 zone alone (landscape screening, buffers, lighting, design review, etc).
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. Aesthetic and Historic Resources

Existing Conditions

The South Riverside/Harmon Gateway and its proposed expansion area comprises approximately
3 blocks of South Riverside Avenue, as well as a portion of Croton Point Avenue, and is
primarily built up with two-story, small-scale commercial structures (see Exhibit 5, Parcel
Identification with Photographs). There are a few vacant parcels (without buildings), but most of
those vacant parcels are paved, and many are being used for parking or storage. (See Exhibit 4,
Existing Land Use and Exhibit 6, Vacant and Underutilized Parcels). The existing buildings are
comprised of a mix of architectural styles and materials, including brick, stucco, and wood
frame. Although generally one and two story, some three-story buildings are found in the block
of South Riverside Avenue between Benedict Boulevard and Clinton Street. The west side of
this block, in its existing condition, is more pedestrian friendly, with wide sidewalks, street
furniture, street trees, fewer curb cuts, storefronts with glass windows, etc. Original zoning
would permit new structures up to 35 feet in height in the C-2 zone, and this parameter is not
proposed to be changed.

Many other portions of the South Riverside Avenue frontage are less pedestrian-friendly, with
large expanses of asphalt and frequent curb cuts, parking lots in front of the buildings, and a lack
of street trees. The gateway area also contains overhead utility lines, and has limited
landscaping. These features detract from the aesthetic quality of the area, and were described as
such in the Gateway Districts DGEIS (2003). Proposals for improvement of this gateway area
were shown in Figure 4.5 of that DGEIS®, and included a Gateway Feature, a Gateway Sign,
sidewalk improvements (on Croton Point Avenue) as well as sidewalk improvements, street tree
planting, reducing curb cuts and providing planting to screen auto storage areas and long term
placement of utilities underground on South Riverside Avenue.

The expansion of the original Harmon/SR Gateway Area is located approximately 1,500 feet
from the Hudson River at its closest point (the north end at the intersection of South Riverside
and Oneida Avenue). The gateway area is higher in elevation than the lands closer to the river
and Route 9, however, direct views to the river and adjacent shores from South Riverside
Avenue or Croton Point Avenue are blocked in most locations by existing buildings, structures
and trees.

The photographs in the following exhibits document the specific conditions in the field today
along South Riverside Avenue (as of May 2010). Even though these photographs were taken
when trees are in leaf, these photographs indicate that some seasonal views to the Hudson River
maybe potentially available in only a few places to a pedestrian along South Riverside Avenue,
but open views to the river are primarily blocked by existing buildings and vegetation. One can
potentially see partial, seasonal (winter) views of the river if looking west from South Riverside
Avenue down Croton Point Avenue. Photographs of potential views from this portion of South
Riverside, as well as from Croton Point Avenue are included in Exhibit 10, Photograph Key and
Exhibit 11, Photographs of Views toward the River (Photographs 1 — 18).

° DGEIS, BFJ, Figure 4.5
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Within the original H/SR Gateway District, Photographs 1 through 6 indicate views looking in
the direction of the Hudson River from South Riverside Avenue. Photograph 1 is the view in the
direction of the river from South Riverside Ave/Croton Point Avenue intersection. Photograph 2
shows the Gulf gas station and its canopy over the pumps. Photograph 3 shows the vacant lots
between the Gulf station and the now vacant QOil City station. As can be seen, the trees in the
distance are higher than any of the surrounding buildings. Photograph 4 is the view toward the
now vacant Oil City, with its structures and canopy. Photograph 5 is a view directly down the
length of Benedict Boulevard, from South Riverside. The firehouse and commercial buildings
are visible on the right side of the photograph, as well as the existing vegetation and overhead
utility lines. Photograph 6 shows the view of same street, from a point looking out of the
Harmon/SR gateway district toward the Harmon Firehouse.

Inside the expansion area of the Harmon/SR gateway, photographs 7 through 12 show views in
the direction of the river from South Riverside Avenue. Photograph 7 indicates the view toward
the existing 2-1/2 mixed use story buildings. Photographs 8 and 9 show a deli and restaurant,
both one-story, and the vegetation in the distance on the hillside behind them. A seasonal view
of the river may be possible looking between these two buildings. Photograph 10 is a view
directly down the length of Clinton Street, from South Riverside Avenue toward the river. On
the right of the photograph, Luk Oil and a residential property (that is outside the H/SRGD) and
overhead utility lines are visible, and parking for the Japanese restaurant is visible on the left of
the photograph. Photograph 11, looking toward the river, shows the Luk Oil station and its
canopy, as well as the existing residential structure and tree line in the distance. Photograph 12
shows the view toward the river with the now vacant Westchester Coach lot, the one story
structure, and treeline in the distance. Photograph 13 is the view down Oneida Ave toward
South Riverside Avenue, including the auto body shop, and surrounding tree line; as well as
existing office buildings which are visible on the right of the photograph. Photograph 14 is the
view along South Riverside to the north, looking outside the gateway (not toward the river).

Photographs 15-18 are views toward the river, from areas outside the H/SRGD. Photograph 15 is
a view from the residential area adjacent to the district — from the intersection of Benedict
Boulevard and Young Avenue. The rear of 73 Benedict Boulevard within the district (Perfect
Nails/former Harmon sales office) is visible on the right. Neither the Harmon fire house nor the
parking lot at the end of Benedict Boulevard are clearly visible from this distance. Photograph
16 is taken outside the gateway district, further south on South Riverside Avenue, just past
Croton Point Avenue. These are some of the commercial buildings between the Harmon/SR
gateway and Van Cortlandt Manor. It shows the view over the top of the parking and retail areas
on that corner, with a view of the Hudson River in the distance, beyond the retail buildings.
Photograph 17 is taken from a residential property on Wayne Street, outside the district, where
the river is visible. Photograph 18 is the end of Benedict Boulevard, used as a parking lot,
looking toward the river. Due to the vegetation, no view to the river is available here from street
level.

Outside the gateway district, in many other parts of Croton-on-Hudson, especially further south
on South Riverside Avenue, and along Route 9, there are views of the River and western shore
lands. Although windows in upper floors of existing buildings on the west side of South
Riverside Avenue may afford some views of the River, this analysis focuses on views from
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publically available vantage points (i.e., streets), recognizing that both the existing and proposed
zoning allows buildings of 35 feet in height.

According to the Village Local Waterfront Revitalization Program (LWRP) report from 1992,
“Along South Riverside Avenue from Shop-Rite Plaza at the south end to its intersection with
Route 129 to the north, the proliferation of commercial establishments has taken on a negative
visual appearance. The great variety of buildings in this area have become, in many cases,
shabby and dilapidated... “ (LWRP, page I1-25). This description includes the areas of South
Riverside Avenue outside the gateway on either end, but also includes the Harmon/SR area.
These statements were made in 1992, however, and some conditions have changed, and the
photographs of the views from South Riverside Avenue included in this report represent current
conditions (Exhibit 11, Photographs 1 - 15).

Van Cortlandt Manor, a national historic landmark, is located outside of the Harmon/South
Riverside Gateway district, approximately 500 feet south of Croton Point Avenue, on the north,
south and west sides of South Riverside Avenue (see Exhibit 12, Van Cortlandt Manor
Location).  Since there are several large commercial establishments on parcels between the
Croton Point Avenue end of the gateway district and the gated entrance to this historic site (retail
stores, gym, supermarket, equipment rental, etc.), it is not considered to be contiguous. The
gated entry to the Manor is substantially separated from the Gateway Overlay District by these
commercial properties. However, one of the reasons the Harmon/SR Gateway district is
considered important is that it is also the gateway to the entrance of this historic site, and
therefore important to the character of the Village of Croton-On-Hudson. Regarding Van
Cortlandt Manor’s relationship to the gateway district, the design guidelines aim to create a more
attractive setting for this entry to the Village and to VVan Cortlandt Manor.

Van Cortlandt Manor historic site contains a restored stone manor house, a brick ferry house,
gardens and grounds open to the public from roughly May to December. There are visitor
activities and programs revolving around life of a patriot family living in the years just after the
American revolution. Members of the Van Cortlandt family first arrived to the area in 1638, and
began acquiring land as early as 1677. The manor house and immediate grounds remained in the
property of a direct heir of Stephanus Van Cortlandt until 1945%. This historic property is now
managed by Historic Hudson Valley and serves tourists that travel from around the area to see
the historic site.

Within the expansion area of the H/SRGD there is a site with local history: the former Harmon
Real Estate office (73 Benedict Boulevard). Located on the corner of Benedict Boulevard and
South Riverside Avenue, this structure is privately owned, and is currently the location of an
existing business, Perfect Nails, directly adjacent to the former Croton Dodge. This structure is
not listed on the State or National Register of historic places, but a designation was sought by the
Croton Historical Society (application filed in the fall of 2009). After being evaluated by the
State Historic Preservation Office (SHPO), in the opinion of the SHPO, the structure is not
eligible for listing since it no longer resembles its historic appearance.

®Vvan Cortlandt Manor, compiled by Lee Northshield, from Croton on Hudson Historical Society
(www.crontononhudson.org)
1 SHPO, in New York State, is the New York State Office of Parks, Recreation and Historic Preservation
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According to the documents submitted by the Croton Historical Society*?, the structure, also
referred to as the Clifford B. Harmon building, is one story, with a gabled roof, and now contains
vinyl siding, with a stone and brick chimney (see Exhibit 13 for photographs). This building was
the first constructed on the 500-acre property developed by Clifford Benedict Harmon (as a
member of Wood, Harmon & Co.) in approximately 1900, to be used as the real estate sales
office for the residential lots being sold in the Harmon area®®.

Potential Impacts-Aesthetic and Historic Resources:

The Proposed Action includes amendments to the existing Harmon/South Riverside gateway
district, as well as an expansion in gateway overlay area. The amendments that supplement the
existing code include visual/aesthetic considerations including the requirement for 60% of the
commercial facade to be glass (to encourage retail, and pedestrian activity) and to encourage the
parking in the rear of buildings, allowing wider sidewalks and potentially street furniture, street
trees, etc. along the sidewalks. The permitted building height is not changed from that in the
previously existing code (maximum 35 feet), therefore that aspect of the streetscape will not be
impacted beyond what could be constructed today. Residential development is permitted within
the roofline of a three story building (maximum 35 height). There is precedent for this in some
existing buildings in the area now. Although the FAR is increased from 0.35-0.4 to 0.8, with the
building height remaining the same, along with parking requirements on existing small lots, it is
not anticipated that a significant number of lots will be redeveloped with structures built to the
maximum height.

The intent of the Proposed Action is to encourage development whereby the design standards are
intended to maximize visual appeal and pedestrian experience. The DGEIS prepared for the
original gateway overlay design regulations (now adopted into the Code) described the visual
character of the area and the intent to improve the aesthetics of the gateway to the Village. The
visual features analyzed in the DGEIS included curb cuts, open space, signage, lighting, building
orientation, sidewalks. Design regulations for these features have been implemented into the
code, and none of those regulations are proposed to be amended with the Proposed Action.

As described previously, the adoption of the Harmon gateway amendments would not create any
new development per se. However, using the assumptions and scenarios described previously, if
developed with mixed use as described in Scenario #1 (likely Anticipated Level of
Development), the study area could contain approximately 10,323 sf of new commercial uses
and up to 46 residential units. This level of development includes parcels that are adjacent to the
existing single family homes on Young Avenue, as well as some adjacent structures on Wayne
Street. The new development described in Scenario #1 would likely comprise 3 story (with
maximum height 35 feet) buildings on the vacant and underutilized sites.

If developed with mixed use as described in Scenario #2 or #3 (100% build-out scenarios), the
study area could contain approximately 38,723 — 39,604 sf of total commercial uses and 145-146

12 From attachments to letter from Joyce Finnerty, former Village Historian, to Mayor and Village Board,
dated 10/26/09
B3 Clifford Harmon’s New City, The Croton Historian, Winter 1996.
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total residential units.

The original gateway overlay design regulations (now adopted into the Code) were intended to
create a more attractive setting for the gateway area to the Van Cortlandt Manor (through
landscaping, sidewalk improvements, etc.), and the current proposed amendments are also
intended to enhance the Harmon area visually, and are estimated to create a positive impact on
the neighborhood and entrance to the historic site in the vicinity.

The new zoning amendment was intended to keep the scale of new development within existing
maximums. There is no change proposed in existing screening/buffering requirements for this
gateway area. Where commercial or mixed use is adjacent to residential uses, landscape buffers
are required. The intent is for the front (and corners, if applicable) of the commercial and mixed
use buildings to be for pedestrian circulation and shopping, and the rear for parking, with a
minimum of curb cuts onto the street. The amendments provide for the Planning Board to
reduce or waive side yard setback requirements during site plan review to encourage unified
streetscapes. The intent of these proposed amendments is to have an overall positive impact to
the gateway area and the village.

Views to River:

Although the extension of the Harmon/SR gateway district is in relatively close proximity of the
Hudson River (£1500 to 2500 feet), given the fact that most of the expansion of the gateway area
is built up, or where vacant, the river not visible due to existing trees, blocking existing views
toward the river is not anticipated to be a significant impact. As mentioned previously, the
Proposed Action is a zoning amendment, not a construction project, and the zoning would allow
for the same building height as currently permitted. However, it is possible that a site that is now
vacant or underutilized could get approval for a larger building up to 35 feet in height, but this
could also happen without the new zoning. Although plans for new mixed use structures that
meet new zoning requirements would not require a special permit, they would still require
review and site plan approval from the Village. This process would evaluate aesthetic concerns
along with zoning compliance and engineering.

Character of area relative to Van Cortlandt Manor:

The impact of the proposed zoning amendments to the character of area relative to Van Cortlandt
manor/gateway entry is not anticipated to be significant. The intent of the proposed amendments
is the same as that of the original gateway zoning — to enhance the aesthetic character of the
gateway, making it more attractive for visitors to the Manor and the Village. Proposals indicated
in the DGEIS (Figure 4.5), such as landscaping, screening, sidewalk improvements, gateway
signage, etc. still would apply with the proposed zoning amendments.

Impact on Harmon sales building (73 Benedict Boulevard):

Although the Harmon building may be considered locally significant, it is not designated as a
historic site or landmark by state or federal agencies. It is privately owned, and technically it
could be demolished or redeveloped now, outside the gateway area, since it has no protected
status. The proper method to address potential impacts of demolition or redevelopment of this
building would be to protect this structure by designating it as historic. However, this has not
been accomplished as of this date. A letter from the former village historian to the Village Board
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and Mayor (dated 10/26/09) suggests other uses, including use as a tourist information center
and/or museum for Croton. This is currently a privately owned property, and the property owner
would have to propose and gain approval for those uses to make those suggestions occur.
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View of Croton Point Avenue (opposite Gulf gas station), looking southwest
toward Route 9.

View south across South Riverside Avenue toward Gulf gas station with canopy
on corner of Croton Point Avenue.

Exhibit 11




View northwest across South Riverside Avenue toward vacant lots and now-
vacant Oil City gas station.

.5"%:

View northwest across South Riverside Avenue toward now-vacant Oil City
gas station.
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View from the intersection of South Riverside Avenue and Benedict Boulevard,
looking southwest down Benedict Boulevard toward Wayne Street. Firehouse
and commercial buildings visible to right.
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View southwest on Benedict Boulevard toward buildings just outside the
H/SRG District (firehouse and residential structure on Wayne Street).
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View southwest toward existing 2Y2-story mixed-use buildings on South
Riverside Avenue. Firehouse visible behind other buildings.

View southwest toward one-story deli building on South Riverside Avenue
directly opposite former Croton Dodge. (Mixed-use building on left; Japanese
restaurant on right).
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View southwest toward mixed-use building, deli and Japanese restaurant on
South Riverside Avenue.

View southwest from the intersection of South Riverside Avenue and Clinton
Street, looking directly down Clinton Street. Japanese restaurant parking on
left; Luk Qil gas station on right.
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View southwest toward now-vacant one-story structure and parking areas on
South Riverside Avenue.
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View southwest down Oneida Avenue toward intersection of Oneida Avenue
and South Riverside Avenue.

View northwest on South Riverside Avenue, leaving north end of H/SRG
District. Oneida Avenue on right; auto body shop on left.
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Outside H/SRG District; view southwest toward the gateway district from the
intersection of Benedict Boulevard and Young Avenue.

Outside H/SRG District; view south from South Riverside Avenue (south of
its intersection with Croton Point Avenue). View of Hudson River in distance,
beyond retail buildings.
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Outside H/SRG District; view south from a residence on Wayne Street. Views
of Hudson River in distance.

v

Outside H/SRG D

istrict; view looking southwest at the intersection of Benedict
Boulevard and Wayne Street; Benedict Boulevard street-end is used as a
parking lot.
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73 Benedict Boulevard as viewed from South Rear of 73 Benedict Boulevard (view from parking
Riverside Avenue. lot).

73 Benedict Boulevard as viewed from Benedict 73 Benedict Boulevard as viewed from vacant
Boulevard. parcel on southeast side of Benedict Boulevard.
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c. Growth and Character of Community

Schools

Existing Conditions

Croton Harmon School District school facilities are all located in the Village of
Croton-on-Hudson, and the district consists of 95% of the Village of Croton-on-
Hudson, as well as some portions of the Towns of Cortlandt and Yorktown. School
taxes are collected by the municipalities for the school district (in this case, school
taxes are collected by the Town of Cortlandt). In May 2010, Croton-Harmon School
District approved a $43.86 million spending plan (which will raise taxes 1.64
percent).

A total of 1,774 students in the district (2009-10) attend one of the three schools:
Carrie E. Tompkins Elementary School (grades K-4), Pierre Van Cortlandt Middle
School (grades 5-8) and Croton-Harmon High School (grades 9-12). Enrollments by
school (2008) at these facilities are listed below™:

Carrie E. Tompkins Elementary: 657 students
Pierre Van Cortlandt Middle School: 568 students
Croton-Harmon High School: 561 students

According to the June 2009 Demographic Study (Ross Haber Associates, Inc.), 4.1
percent of the respondents of the census in the district send their children to private
and/or parochial schools.

Croton-Harmon School District has a new Superintendent of Schools as of the 2009-
2010 school year, Dr. Edward Fuhrman. A demographic study was recently
undertaken by the school district (prepared by Ross Haber Associates, Inc., June
2009). This study included a census study (surveys completed by residents) and
enrollment projections. For the census that was undertaken, 32 percent of the
residential population of the district, by residence, returned the forms (5,100 forms
were mailed out). The report states that this return rate is “lower than optimal but this
is still useful information”.

The census study elicited information about school age children, as well as other
demographic data such as ethnicity and home ownership. The largest percentage of
families reported having two children, with families having one child being the
second largest.®® The median age for homeowners/renters (approximately 90 percent
home owners and 10 percent renters) was in the 41-55 range, and this was also the
largest group having children attending school. The report indicates that there is a
decline in the number of pre-school aged children living in the district (consistent

4 Westchester County School Boards Association Facts & Figures (2009-2010) .
1> Telephone communication with Croton Harmon School District business office, August 2009

18 Table 3, Demographic Study for Croton-Harmon Union Free School District, Ross Haber Associates,

Inc., June 2009.
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with current migration patterns, housing availability and housing market). The census
indicates that the overwhelming majority stated they had no intention of moving away
from the district, and the population of the district seems very stable.

The five-year projections indicate that overall enrollment will continue to grow,
although at a slower rate than the previous five years. Enrollment projections indicate
the total enrollment in the district to increase to a peak of 1,801 students in 2010-11,
then decrease again to 1,791 students through the year 2012-13, after which it may
increase again to a total enrolment of 1,806 students in 2013-14.

The Harmon/South Riverside area contains some apartments now, and as of fall 2009,
there are 9 school age children living there now (at four separate addresses), ranging
from kindergarten to 8" grade.®

The school district also provided actual numbers of students that reside in Bari
Manor, for reference. According to Ed Fuhrman®®, Superintendent of Schools, 25
school-age children live in the 82 apartments in Bari Manor, which has 1, 2 and 3
bedroom apartments. Of this total, 11 students are in grades K to 4; 4 students are in
grades 5 to 8; 9 students are in grades 9-12 and one is “ungraded” (special education).
Since Bari Manor includes 3 bedroom units, it’s student generation ratio is expected
to be higher than apartments in mixed use buildings with mostly one- and some two-
bedroom units. (See Chapter I11. Residential Market Factors).

Potential Impacts to Schools

Although the zoning amendments will not create any new development, three
potential development scenarios were analyzed to give estimates of impact of both a
likely build-out and a theoretical maximum build-out for the area, using all new,
mixed-use development. Detailed descriptions of these scenarios are included in the
previous sections (see Land Use and Zoning).

Scenario #1 — (Likely Level of Development): In order to estimate the number of
potential public school children that would be added to the district with Scenario #1
(46 residential units), standard planning multipliers were used. According to Rutgers
University Center for Urban Policy Research, approximately 4 new students (K-12)
would be generated by 46 one-bedroom apartments with rents over $1,000/month (see
Table 8 below). If an equal mix of 1 and 2 bedroom units were used, the Rutgers
multipliers indicate that the 46 apartments in Scenario #1 could generate
approximately 8 new students, which would be added to the 9 school age children
living there now.

Any new school children generated by private development in the Harmon area
would not be generated all at once, and any new school population would be spread

" Table 4, Demographic Study for Croton-Harmon Union Free School District, Ross Haber Associates,
Inc., June 2009.

8 Communication with Ross Haber Associates, 10/6/2009.

1% Phone conversation with Mr. Edward Fuhrman, 9/14/09

Saccardi & Schiff, Inc. 46



Harmon/So. Riverside Gateway Overlay District Amendments EAF Part 3 Report (7/15/10)

out over the 13 grade levels. (School taxes are discussed below).

Table 8
Estimated Number of School Children
(Scenario #1)
# units Multiplier Total school children generated
(Schoolchildren/unit)

Scenario #1: Likely Level of 1 .
Development (All 1 BR units) 46 x0.08 4 children
Scenario #1: Likely Level of 23 % 008! 2 children
Development (50/50 mix 1 BR and 93 % 0 '23 2 6 children
2 BR) ' 8 new children in H/SRGD

Source: Rutgers University, Center for Urban Policy Research, Residential Demographic Multipliers
(June 2006)

! One-Bedroom rental apartment units, more than $1,000/month
2 Two-Bedroom rental apartment units, over $1,100/month

Scenarios #2 and #3 — (100% build-out: theoretical maximum): According to the
same source, a range of approximately 12 to 23 students (K-12) would be generated
by +145-146 apartments, assuming either all one-bedroom units, or an equal mix of 1
and 2 bedroom units (see Table 9 below). It is noted that the full implementation of
these two scenarios is highly unlikely, as described previously.

Table 9
Estimated Number of School Children
(Scenarios #2-3, 100% Theoretical build out)

# units Multiplier Total school children generated
(Schoolchildren/unit)
Scenario #1: Likely Level of 1 .
Development (All 1 BR units) 146 x0.08 12 children
Scenario #1: Likely Level of 73 x 008 6 children
Development (50/50 mix 1 BR and 73 0 '23 2 17 children
2BR) ' 23 total children in H/SRGD

Source: Rutgers University, Center for Urban Policy Research, Residential Demographic Multipliers
(June 2006)

! One-Bedroom rental apartment units, more than $1,000/month
2 Two-Bedroom rental apartment units, over $1,100/month

ii. Taxes

To estimate taxes generated, the specific new uses, number and size of residential
units and market value of new mixed use buildings are required. In speaking with the
Village of Croton Tax Assessor and the Town of Cortlandt Tax assessor®’, these
factors would be required to provide an estimate of future tax revenues. Since the
Proposed Action is a zoning amendment and not a specific project, the potential
redevelopment scenarios analyzed in this EAF will again be used to the extent
possible. The Village taxes are roughly one-third of the taxes on any given mixed use
property, with the Town of Cortlandt collecting the other two-thirds, for the school
district, town and county.

2 phone communication with tax assessors, fall 2009
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The Harmon Business Development Committee’s report in August 2008 summarized
their presentation on the Harmon zoning recommendations, including a preliminary
discussion of potential impact on village taxes. Since future market values are not
known, the current redevelopment scenarios are analyzed below, using the same
assumptions for a tax analysis that were used in the HBDC report. For the fiscal
2008-09 year, the HBDC report indicated that the total village property taxes on these
36 parcels in the Harmon/South Riverside Gateway study area (which total
approximately 328,019 sf in area) was about $145,490.

Table 10
Tax Estimates (Village and School Taxes)
Existing .0 Scenario .

Condition® Scenario #1 40 Scenario #3
Commercial Area (sf) 53,817 10,323 39,604 38,723
Residential units NA 46 145 146
Residential (sf) 9,716 46,000 145,000 146,000
Total Area (sf) 63,533 56,323 184,604 184,723
Average property tax per sf
(08-09 rates) $2.29 $2.29 $2.29 $2.29
Annual Total: Village Property $128,979
Tax Revenue $145,490.57 | 