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I. INTRODUCTION AND PROJECT DESCRIPTION

This Environmental Analysis Report has been prepared to evaluate potential environmental impacts
associated with the proposed redevelopment of the ±2.10 acre Broadstone White Plains site, and
discusses measures that have been incorporated into the project design in order to mitigate potential
environmental impacts to the maximum extent practicable. The site is bordered by Mitchell Place
to the north, East Post Road (NY Route 22) to the south, and Mamaroneck Avenue to the west (see
Figures I.A-1 and I.A-2).

This project would consist of 434 residential rental units ranging in size from studios to 3-bedrooms
in a single building with three-prongs where each prong matches in scale its frontage such that: (i)
the portion facing Mamaroneck Avenue has a 5 foot setback in line with the surrounding buildings
for its first 2 stories of retail, amenity and leasing area before stepping back to a 25 foot setback for
the residences above, (ii) the sliver along Mitchell Place is narrower and lower in height to match
that community with a pool and roof deck amenity above, and (iii) the last aspect hosting 6 stories
of parking with 9 stories of residences above sits in the center of the project site behind the buildings
fronting Post Road, Mamaroneck Avenue, and Mitchell Place (see Figure I.A-3 for the Site Layout
Plan).
Further, there will be approximately 14,100 square feet of open space with public access at grade
level and another 6,000 square feet of open space in the form of rooftop amenities including the
previously referenced one. Together these 20,100 square feet of open space on this 91,618 square
foot parcel of land equate to approximately 21.9% of open space. Further, the improvements
proposed for the public space on the corner of Mamaroneck Avenue and the Post Road will animate
this space which sits at an important inflection point along the Mamaroneck Avenue retail corridor
between Main Street and Livingston Avenue.
The unit mix will consist of 33 studio units, 241 1-bedroom units, 9 1-bedroom units with den, 111
2-bedroom units, 18 2-bedroom units with den and 22 3-bedroom units. Alliance also has set aside
6% of the total units at 60% of the Area Median Income (AMI) as affordable rental housing units
with a mix of units proportionate to the overall mix of units in the development.
1
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The two taller prongs of the building are within the CB-2 "Core Business-2" district (see Figure I.A4), with building heights of 15-stories and 173 feet for the south prong, and 16-stories and 179 feet
for the north prong. The multistory parking garage is located in the middle of the site, under the
second prong, and contains 6-levels with approximately 448 spaces.

The remaining portion of the residential building is within the RM-0.35 "Residential Multi-Family"
district (see Figure I.A-4), with a height of 6-stories and 78 feet. A surface parking lot containing
12 spaces is also proposed on this portion of the site.

The site is comprised of three tax lots: 125.84-2-1, 125.76-5-2, and 125.76-5-2 (see Figure I.A-4).

The property is currently developed (Figure I.A-5) and contains mixed uses with street level retail
including Executive Billiards, The $1 Limit Plus store, Supercuts, and a Pay-O-Matic check cashing
and bill paying store along Mamaroneck Avenue, an auto body shop and parking lot along Mitchell
Avenue, and a State Farm store fronting on the corner of East Post Road and Mamaroneck Avenue.
The existing buildings will be demolished with the proposed project.

Mamaroneck Avenue and East Post Road in the vicinity of the site are mixed use commercial
corridors with street level retail. Mitchell Place also has residential uses.
In addition to the site’s CB-2 and RM-0.35 districts, other zoning districts in the site’s vicinity
include a UR-4 “Urban Renewal Central Business-4” district to the north, a CB-3 “Core Business3” district to the east, a CB-1 “Core Business -1” district to the south, and a CB-4 “Core Business4” district to the west.

The project incorporates a number of sustainable features, including:









High Solar Reflectance Index (SRI) roofing and pavement
Shading trellises and canopies for reduction of interior solar heat gain
Low-E window glazing
Oversized window openings for improved natural daylighting during most days of the year
Operable windows in all residential units for natural ventilation and fresh air provision
Continuous building envelope insulation
2
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High efficiency electrical HVAC systems
Programmable thermostats in each individual space
LED lighting
Energy star appliances
Tenant engagement programs to encourage eco-friendly lifestyles
Reduction in site impervious area by ±0.36 acres
Introduction of stormwater quality treatment systems

Included with this submission is a New York State Environmental Quality Review Act (SEQRA)
Full Environmental Assessment Form, Part 1, plus supporting plans, elevations, building height and
shadowing studies, perspective views, and documents, including studies on traffic and stormwater.

II. TRAFFIC STUDY
A “Traffic Study” is contained within this submission and is summarized below:

This study was prepared to assess existing conditions as well as future traffic operations in
association with the proposed Broadstone White Plains development.

Currently, the subject property provides two driveways to access the site. There is one existing
driveway located on Mamaroneck Avenue and the other existing driveway is located on Mitchell
Place. The development proposes two new full movement site accesses. One is proposed on East
Post Road (Site Driveway A) and the other access is proposed along Mitchell Place (Site Driveway
B). Additionally, the proposal includes a drop-off area along Mitchell Place. Pedestrians will be
able to access Mamaroneck Avenue via a pedestrian walkway located along the existing gated
accessway from Mamaroneck Avenue.

In order to evaluate the changes in traffic associated with the proposed development, the following
intersections were analyzed:

1. Mamaroneck Avenue & Maple Avenue
2. Mamaroneck Avenue & East Post Road
3. Mamaroneck Avenue & Quarropas Street
4. Mamaroneck Avenue & Martine Avenue
3

5. East Post Road & Site Driveway A
6. East Post Road & Waller Avenue
7. East Post Road & South Broadway
8. South Broadway & Mitchell Place
9. Mitchell Place & Site Driveway B

Traffic counts were performed at the studied intersections in order to quantify and analyze existing
peak hour volumes as well as to establish base conditions for projecting future operations. The
counts included pedestrian activities and truck traffic.
Traffic counts were conducted from 7:00 – 9:00 AM and 4:00 – 6:00 PM on Tuesday, November
17, 2015 for all the studied intersections except for the Mamaroneck Avenue and East Post Road
intersection. The Mamaroneck Avenue and East Post Road intersection was counted from 7:00 –
9:00 AM and 4:00 – 6:00 PM on Wednesday, December 14, 2016. The peak hour volumes occurred
between 8:00-9:00 AM during the weekday morning and 4:45-5:45 PM during the weekday
afternoon.

In order to project future traffic increases to the project completion year of 2022, the existing
volumes were increased by a general growth rate of 1% per year compounded annually. Based on
discussions with the City’s Traffic Department, the traffic volumes associated with the Boulevard,
Collection, Esplanade developments as well as the redevelopment of the old Westchester Pavilion
were incorporated. The resulting 2022 no-build volumes represent traffic operations in 2022
without the redevelopment of the site.

The projected traffic associated with the proposed development is based on information published
by the Institute of Transportation Engineers (ITE) in its publication “Trip Generation Manual, 9 th
Edition.” The development will result in approximately 178 and 229 primary trips during the peak
weekday AM and PM hours, respectively. A multimodal trip credit of 20% has been incorporated
for residents of the apartments who would utilize public transit to travel to and from work which
has been considered based on U.S. Census data. A pass-by percentage of 15% has been incorporated
for the proposed retail use for pedestrians currently walking in the area who may patronize the
proposed retail space. The trips utilized in this study are conservative since the volumes do not
4

incorporate the removal the existing land uses within the subject property and their associated traffic
volumes due to the proposed redevelopment.

The primary volumes were routed through the studied intersections based on traffic volume data
and consideration of the area roadways. Adding the development related traffic results in 2022
Build Volumes which reflect projected volumes after the completion and occupancy of the
development.

Intersection capacity analyses computed based on the Build Volumes indicate that the intersections
will operate at the same levels of service as projected for the No-Build Volumes except for the
Mitchell Place approach to its intersection with South Broadway during the peak weekday AM hour.
The two proposed site driveways are projected to operate at a level of service B during both peak
weekday hours.

During the peak weekday AM hour, the Mitchell Place eastbound approach to its intersection with
South Broadway is projected to increase in delay by 3.4 seconds from the level of service C under
the no-build condition to operate at level of service D under the build conditions. Accordingly,
while there is a level of service change, the increase in delay is not believed to be significant.

Based on the above, it is the professional opinion of JMC that the proposed redevelopment of the
site will not have a significant impact on traffic operations in the study area.

III. NEIGHBORHOOD CHARACTER AND VISUAL AND BUILDING HEIGHT ANALYSIS

A. Neighborhood Character and Proposed Architecture

The surrounding neighborhood characteristics of the proposed project are comprised of mixed
uses made up of mainly retail and small commercial buildings from ten-to-twenty years old to
some dating as far back as the 1950s and the 1960s. While featuring various styles and materials,
generally the buildings create a two-to-four story street wall. Precast stone, brick and metal
panels are among the materials most commonly used in the vicinity of the planned development.
5

Overall, the proposed architectural style of the project is transitional – while accommodating the
contemporary requirements of the residential and the retail functions, the building maintains a
connection with the existing urban fabric through materials, street level scale and sensitivity to
the public space.

The exterior architectural treatment of the proposed building uses precast stone and aluminum
storefronts at street level, connecting and complimenting the surrounding existing buildings (see
architectural plans and elevation drawings). Expanding the public space on the corner of
Mamaroneck and East Post Road will also allow for a seamless continuation of the sidewalk
treatment and will animate the urban space. Large areas of glazing at street level further connect
the interior retail spaces and residential lobby with the public space along Mamaroneck Avenue.

As the building develops in height and towards Mitchell Place it picks up on the masonry
materials and colors found in other buildings in the neighborhood. Balconies, canopies and
shading devices break down the scale of the tower and provide playful shadow pattern
throughout the day.
The project also features a small park with a children’s playground next to the second lobby on
Mitchell Place, creating a more intimate experience in a nicely landscaped neighborhood-scale
space.

B. Site and Massing

The development is comprised of a single building with three-prongs where each prong matches
in scale its frontage such that: (i) the portion facing Mamaroneck Avenue has a 5 foot setback
in line with the surrounding buildings for its first 2 stories of retail, amenity and leasing area
before stepping back to a 25 foot setback for the residences above, (ii) the sliver along Mitchell
Place is narrower and lower in height to match that community with a pool and roof deck
amenity above, and (iii) the last aspect hosting 6 stories of parking with 9 stories of residences
above sits in the center of the project site behind the buildings fronting Post Road, Mamaroneck
Avenue, and Mitchell Place.
6

The project is located in the commercial core of the city. While the formal front of the building
is on the corner of Mamaroneck Avenue and East Post Road, because the complex geometry of
the site extends the property to Mitchell Place to the north, this allows for an additional
pedestrian and vehicular access to the development.

An important factor in determining the overall massing and layout is the fact that the zone line
between the CB-2 and RM-0.35 zones splits the property into two unequal areas (Figure I.A-4).
Additionally, zoning requirements regarding the placement of parking, podium height, and
access also has a significant impact on the design of the building.

Consideration of the scale of the existing retail buildings along Mamaroneck Avenue and East
Post Road determined the height of the proposed podium levels. With the majority of the
buildings on Mamaroneck Avenue being 2-4 stories in height, the proposed building has an
additional 5 foot setback from the surrounding buildings for its first 2 stories of retail, amenity
and leasing area before stepping back to a 25 foot setback for the residences above to keep a
consistent street wall height along Mamaroneck Avenue. The public open space, as well as the
importance and visibility of the street corner, governs the treatment, massing and architecture of
the front of the building.
IV. SHADOWING ANALYSIS

The provided Shadow Study (see architectural drawings and shadow study) contains building
shadowing renderings for 9:00 a.m., noon, 3:00 p.m. and 6:00 p.m. for four dates during the
year: March 22, June 22 (when the sun is highest in the sky), September 22, and December 22
(when the sun is lowest in the sky). The shadowing is not out of character with the shadowing caused
by similar tall buildings in the vicinity, such as The Esplanade, 44 Broadway, One City Place, and
The Ritz-Carlton among others.

Having the development located on the northeast corner of the intersection and extending its
massing to the east virtually eliminates shadowing of any major public spaces or streets, except for
during early or very late hours of the day.
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V. SCHOOL CHILDREN

An estimate of school children generated for the 434 rental apartment units has been made based
upon the Rutgers University Center for Urban Policy Research (CUPR) Residential Demographic
Multipliers, NY, June 2006, a standard industry source. Rutgers multipliers are based on the type
of residential unit (such as single family detached, multifamily buildings with 5+ units, etc.),
whether the unit is owned or rented, and the rental amount in broad categories.

Multipliers for rental units of 5+ units have been used for this analysis.

For 434 units, approximately 55 to 75 students are estimated to be generated. The range is due to
the different multipliers used for all school children versus only public school children, as illustrated
in the tables below:
Table 1
Estimate of All Public School Children
Description
1 Bedroom units
2 Bedroom units
3 Bedroom units
Total
(1)

# Units

Multiplier(1)

283
129
22
434 units

0.07
0.16
0.63

# School Age
Children
20
21
14
55 students

Rutgers University Center for Urban Policy Research, Residential Demographic Multipliers,
(NY), June 2006. Public school children, 5+ units, Rentals more than $1,000/1,100/1,250 mo.

Table 2
Estimate of All School Children
Description
1 Bedroom units
2 Bedroom units
3 Bedroom units
Total
(1)

# Units

Multiplier(1)

283
129
22
434 units

0.08
0.23
1.00

# School Age
Children
23
30
22
75 students

Rutgers University Center for Urban Policy Research, Residential Demographic Multipliers,
(NY), June 2006. All school children, 5+ units, Rentals more than $1,000/1,100/1,250 mo.

8

The property is within the White Plains Public School District, which has a 2015-16 student
enrollment of 7,013 according to the New York State Education Department web site. Therefore,
the proposed project would generate an approximately 0.8% to 1.1% increase in the existing student
enrollment in the District. The District has five elementary schools, two middle schools, and one
high school, plus one alternative high school offering a smaller, less structured environment for
those students who perform better in such a setting.

The assignment of elementary school-age children is not based on where the child lives, but rather
on the rules of the District’s Controlled Parents’ Choice Program. According to the District’s web
site, every year in the winter, parents of incoming kindergartners are able to indicate their school
preferences for the following year. Assignments are made based on space available, class size,
parents' preferences, socio-economic status (free/reduced lunch), race/ethnicity and language needs
in accordance with the Board's diversity policy. Since the beginning of the program, an average of
93% of the parents have received their first choice school and 98% of the parents their first or second
choice school. Thus, children of this age resulting from the project will likely be distributed over a
number of the five elementary schools of the District.

VI. STORMWATER POLLUTION PREVENTION PLAN NARRATIVE

A Stormwater Pollution Prevention Plan (SWPPP) has been prepared for the 2.10 acre Broadstone
White Plains site, and is included in this submission.

The redevelopment has been designed in accordance with the New York State Department of
Environmental Conservation (NYSDEC) and the City of White Plains requirements.

The proposed redevelopment would result in a reduction in impervious areas that would reduce
overall stormwater runoff from the site. Therefore, the project is considered a redevelopment with
a decrease in impervious area.

The proposed on-site stormwater runoff from the impervious surfaces including the building
rooftop, driveway, and the parking areas, will be collected and conveyed by drainage inlets to a
network of high density polyethylene (HDPE) drain pipe installed underground. The stormwater
9

will then discharge into the existing drainage infrastructure in Mitchell Place and Mamaroneck
Avenue. Due to various site constraints, two (2) hydrodynamic separators (CONTECH CDS Units)
will be utilized to provide water quality treatment in accordance with applicable regulations.
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