Chapter 1:
1.1.

Executive Summary

INTRODUCTION
This document is a Draft Environmental Impact Statement (DEIS) for the Proposed Action (the
“52 North Broadway Redevelopment”). The DEIS has been prepared in accordance with the
State Environmental Quality Review Act (SEQRA) and its implementing regulations and
includes all required elements pursuant to 6 NYCRR 617.9(b).
The Proposed Action includes two proposals. The first proposal is the Applicant’s petition to
establish a new zoning district (the Planned Residential Development District or “PRDD”) and
map that district on the Project Site, which is located at 52 North Broadway, White Plains,
Westchester County. This proposal is known as the “Proposed Zoning” and would allow for
development at a similar density to what is currently allowed, but would permit increased
building height. The purpose of this zoning district is to allow preservation of open space on the
Project Site, including the deep front lawn—a defining feature of the Site. The second proposal
is the development of the Project Site in conformance with the Proposed Zoning and according
to a conceptual site plan that proposes construction of multi-family residential buildings, an
assisted-living facility, and an academic housing building and preservation and continued
operation of the existing Church of the Divine Compassion (the “Chapel”) and Mapleton
building, the latter of which would be relocated on the Site (the “Proposed Project”). See
Appendix A-1 for the complete amended petition submitted by the Applicant.
The Project Site, Proposed Zoning, and Proposed Project are described in more detail below. As
is required by SEQRA, the White Plains’ Common Council (the “Common Council”) has
combined the environmental review of the Proposed Zoning and the Proposed Project. As such,
the potential impacts of both are analyzed in this DEIS. See Appendix A-2 for the DEIS
Scoping Outline adopted by the Common Council.
This Chapter of the DEIS summarizes the main elements of the Proposed Action, the potential
impacts of the Proposed Action, measures incorporated to mitigate the potential impacts of the
Proposed Action, and a description of the alternatives to the Proposed Action that were studied
in this DEIS. The remaining Chapters of the DEIS explore these topics in greater detail.

1.2.

DESCRIPTION OF PROPOSED ACTION
1.2.1.

PROJECT SITE
1.2.1.1.

DEIS

General Description
The Project Site, located at 52 North Broadway in the City of White Plains
(the “City”), Westchester County (the “County”), is approximately 16.09
acres with frontage along North Broadway (NYS Route 22) and Ross Street
(see Figures 1-1 and 1-2). The Elisabeth Haub School of Law at Pace
University (“Pace Law School”) campus abuts the Site to the north and one of
Pace Law School’s surface parking lots adjoins the Site to the east. To the
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south of the Project Site is a predominantly residential neighborhood with
buildings ranging in height from 2 to 12 stories.
The Project Site was formerly owned by the Sisters of the Divine Compassion
(the “Sisters”) and was used for both religious (e.g., Convent and Chapel) and
educational purposes (i.e., Academy of Our Lady of Good Counsel [“Good
Counsel School”]). The Project Site contains 12 buildings and several surface
parking lots (see Figure 1-3). The elevation of the Site rises from North
Broadway (elevation 280–290 feet) to the front of the existing Convent
building (elevation 305 feet) (see Figure 1-4). This slope accentuates the
Site’s most recognizable feature, which is its front lawn. As described in more
detail in Chapter 3, “Land Use, Zoning, and Public Policy,” the front lawn,
which is currently 2.69 acres, serves an important role in maintaining the
boulevard appearance and open space quality of the North Broadway
Corridor. As described in more detail in Chapter 2, “Project Description,”
neither the Project Site nor any of its features meet the criteria to be
considered environmentally sensitive pursuant to the White Plains City Code.
From the crest of the hill at the westernmost side of the Convent, the Site
slopes downward to the east and south to elevation 280 at the front of the
gymnasium and Tilford House. Behind the former gymnasium, the Site levels
off at elevation 267 feet, then is steeply sloped downward to the southeast to a
flat and wide expanse at an elevation of approximately 252 feet. From this
field, the Site slopes steeply down to the east toward the Pace Law School
parking lot and to the south toward Ross Street.
Primary access and egress to the Project Site is from North Broadway at a
signalized intersection with Park Avenue (see Figure 1-5). Secondary vehicular
access to the Site is also located on North Broadway along the Site’s
southernmost boundary, however, this driveway is restricted to right turns only. A
perimeter loop road provides the primary vehicular circulation within the Project
Site. This loop road and the Main Site Driveway also serve as the primary access
points for the Pace Law School. Owing to Pace Law School’s former affiliation
with the Good Counsel Complex, the Project Site and Pace Law School share
cross easements for vehicular access, which allow tertiary access to the Project
Site from Pace Law School’s driveway along Ross Street (see Appendix AA-1).
Finally, the Project Site has an existing curb cut along Ross Street.
1.2.1.2.

Site Zoning
The Project Site is located within the RM-1.5 Residential Multi-Family
Zoning District (see Figure 1-6). The RM-1.5 district allows one-, two-, and
multi-family residential uses, churches, convents, uses of the City, uses of
other governments, and public schools as principal permitted uses. The district
also permits dormitories and athletic facilities accessory to schools, private
schools, nursery schools, domiciliary care facilities (e.g., nursing homes),
museums, and office space for philanthropic institutions subject to a special
permit (see Appendix B-1).
The RM-1.5 district allows a maximum building coverage of 35 percent and a
maximum building height of three stories and 35 feet. The zoning district allows
one residential unit to be constructed for every 1,500 square feet (sf) of lot area
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and allows a maximum floor area ratio (FAR) 1 of 0.80 for non-residential uses.
As applied to the Project Site, the current zoning would allow 467 residential
units on the Site and/or 560,000 sf of non-residential uses. The RM-1.5 district
establishes a 25-foot front-yard setback, a 10-foot (on one side) and 25-foot (on
two sides) side yard setback, and a 30-foot rear-yard setback. Site plans within
the RM-1.5 district are required to have 25 percent of the lot area “suitably
landscaped” with appropriate groundcover (see Table 1-1).

Table 1-1
Existing Site Zoning (RM-1.5)
Existing zoning allowance
1 per 1,500 sf of lot area
Residential units
(467 units allowed on Project Site)
0.8 FAR
Non-residential
(560,000 sf allowed on Project Site)
Height
3 stories/35 feet
North Broadway setback
25 feet
Side yard (Ross Street/Stewart Place)
10 feet
Building coverage
35%
Impervious coverage*
75%
Open space
25%
Publicly accessible open space
0 acres
*The RM-1.5 zoning district requires a minimum of 25 percent of a lot be
Note:
open space.
Source: White Plains Zoning Code.

1

1.2.1.3.

Site History and Historic Resources on the Project Site
In the late 19th century, the Sisters purchased the Project Site and the current
Pace Law School site. Together the sites served as a summer retreat outside of
New York City for members of the Order and the children under their care.
The Sisters subsequently constructed the school buildings, Convent, Preston
Hall on what is now the Pace Law School campus, and other structures on the
Site. In the 1970s, the Good Counsel College became the College of White
Plains of Pace University, with a merger between the two institutions. During
this same period, the northern portion of the site was sold to Pace University.
Most recently, the Good Counsel Complex was used for both religious
purposes and as a school campus known as the Good Counsel School, which
included day care and elementary through high school facilities. The Good
Counsel School was closed by the Sisters in 2015, prior to the acquisition of
the Project Site by the Applicant.

1.2.1.4.

Cultural Resources
Approximately 13 acres of the approximately 16-acre Project Site are located
within the boundaries of the State and/or National Registers of Historic Places
(S/NR)-listed Good Counsel Complex, as shown in Figure 1-7. In addition,

FAR is used for zoning and indicates density. FAR is a relationship between the total area of a parcel and
the total area of floor space constructed on a Site. The ratio is established by dividing the gross floor
area of the building(s) by the total area of the lot.
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the Mapleton building is individually listed on the S/NR. Of the 12 buildings
on the campus, 9 are contributing to the Historic District (see Figure 1-7).
Most of the buildings in the Good Counsel Complex were developed between
1890 and 1923. However, the period of significance for the complex is 1856–
1923, which accounts for the two oldest buildings on the Site—Tilford House,
built in 1856 for John M. Tilford, and the Mapleton building. Subsequent
development on the Good Counsel Complex includes the Carmody House in
1955, the addition to the Convent in 1959, the Kearney Sports Building in
1964 with a 1994 addition, and a Security Kiosk in the 1970s, none of which
are identified as contributing to the Good Counsel Complex.
1.2.1.5.

1.2.2.

Current Condition of Site Structures
The Site’s buildings are generally in fair to poor condition. Many of the
buildings’ systems, including electrical, heating, and plumbing, are obsolete
and would need to be replaced if the buildings were to be reused. In addition,
most of the buildings are not accessible according to the Americans with
Disabilities Act (ADA) and only two have even partial sprinkler coverage. It
is estimated that it would cost more than $13 million to address the deferred
maintenance and physical deficiencies of the Site’s buildings, including those
that represent potentially unsafe conditions and material code violations,
including $4.87 million, in 2017 dollars, just for the 1907–1908 portion of the
Convent (see Appendix E-4).

PLANNING PRINCIPLES
The Site’s current zoning allows 75 percent of the Site, or 12.07 acres, to be covered
with buildings, roadways, and parking lots. As such, maximum development under the
Site’s existing zoning would permit an additional 7.56 acres of impervious coverage to
be constructed—more than two-and-a-half times as much impervious coverage as
currently exists on-Site. Development of the Site under existing zoning could, therefore,
fundamentally alter one of the Site’s defining characteristics—its campus-like feel.
Under current zoning, the open space on the Site, including the front lawn, which is a
defining visual characteristic, could be developed with buildings, surface parking lots,
and driveways. Instead, the Applicant proposes to protect the open space character and
preserve the important public views of the Site from North Broadway. Specifically, the
design of the Proposed Action was driven by four primary goals:
(1) Develop the Site with residential-type uses that are compatible with the existing
zoning and character of the adjacent neighborhoods without increasing the density
permitted by the current zoning;
(2) Preserve the “campus-like” feel of the Project Site, including abundant open space
interior to the Site and an internal circulation system that is shared by the Site’s uses;
(3) Preserve the deep front lawn of the Project Site as open space to maintain the visual
character of the Site from North Broadway; and
(4) Develop the tallest buildings in the rear (i.e., eastern) portion of the Site, set back
from the street, so the Site’s existing topography and the existing and proposed
intervening buildings minimize views of those buildings.

5/7/2018
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1.2.3.

PROPOSED ZONING
The Proposed Action includes the creation of a new zoning district, PRDD, and mapping
that district on the Project Site (see Appendix B-2). The Proposed Zoning would allow
multi-family dwellings, assisted-living facilities, academic housing, 2 houses of worship,
or other housing or living facilities deemed appropriate by the Approving Agency, and
ancillary and accessory uses customarily associated with and subordinate to such uses.
Stand-alone retail, restaurant, and other commercial uses would be expressly prohibited
in the PRDD. The maximum density for multi-family housing is proposed to remain one
residential unit for every 1,500 sf of lot area, consistent with the existing RM-1.5
zoning. The Proposed Zoning would reduce the overall maximum non-residential FAR
to 0.4, from the currently permitted 0.8 FAR, and would establish maximum densities
for various non-residential uses as indicated in Table 1-2.

Table 1-2
Zoning Comparison
Existing Zoning (RM-1.5)
1 per 1,500 sf of lot area
(467 units on-Site)
0.8 FAR
(560,000 sf on-Site)

Residential units
Non-residential
Assisted-living facility
Academic housing
All other non-residential

Proposed Zoning (PRDD)
1 per 1,500 sf of lot area
(467 units on-Site)
0.4 FAR Total
(280,000 sf on-Site)
0.15 FAR
(105,000 sf on-Site)
0.15 FAR
(105,000 sf on-Site)
0.10 FAR
(70,000 sf on-Site)
See Table 3-3 and 3-4
200 feet

Height
3 stories/35 feet
North Broadway setback
25 feet
Side yard (Ross Street/Stewart Place)
10 feet
Adjacent to residential use
30 feet
Multi-family adjacent to non-residential use
20 feet
10 feet(1)
Non-residential adjacent to non-residential use
Rear Yard
25 feet
20 feet
Building coverage
35%
25%
Impervious coverage
75%(2)
–
Open space
25%(2)
–
Notes:
(1)
Academic housing may have zero side yard when adjacent to a university.
(2)
§4.4.19.5 of the Zoning Ordinance requires 25 percent of a lot within the RM-1.5 district be landscaped.
Sources:
White Plains Zoning Code; Amended Petition for PRDD for Proposed Zoning; Perkins Eastman and JMC for
Proposed Project.

To maintain the open space along the North Broadway frontage of the Project Site, the
Proposed Zoning would increase the required front-yard setback from 25 feet as is currently
allowed in the RM-1.5 to 200 feet. The Proposed Zoning would reduce the required rearyard setback from 30 feet to 20 feet, as there are no sensitive land uses to the east of the

2

Academic housing is a use that provides housing for individuals affiliated with an accredited college or
university. While academic housing is not currently regulated in the White Plains Zoning Ordinance, the
use would be assumed to have characteristics similar to a traditional dormitory use. In the case of the
proposed PRDD, the academic housing use would be a principally permitted use, as opposed to an
accessory use, as dormitories are in the RM-1.5.

DEIS
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Project Site. The side-yard setback would be increased from 10 feet to 30 feet, regardless of
the on-Site use, when adjacent to an off-Site residential use. Adjacent to off-Site nonresidential uses, on-Site multi-family dwellings would have a side-yard setback of 20 feet
and all other uses would have a 10-foot side-yard setback. The side yard would be allowed
to be zero feet in depth for academic housing, if adjacent to a university property.
To allow flexibility of Site design and protect the Site’s important features (e.g., open
space, front lawn, Chapel, Mapleton building, interior open space), the Proposed Zoning
would allow increased building height as compared to the Site’s current RM-1.5 zoning,
up to 140 feet, based on a building’s location relative to adjacent streets and uses.
Specifically, the Proposed Zoning includes two stepback provisions (see Figure 1-8).
Allowable building height, as defined in the City’s Zoning Ordinance, would increase as
its distance from North Broadway increases (see Table 1-3); a building would have to
be set back a minimum of 800 feet from North Broadway to achieve a height of 140 feet.
By locating taller buildings at the rear of the Site, this stepback would preserve the view into
the Project Site from North Broadway, a defining feature of the Site.

Table 1-3
Proposed PRDD Stepbacks for All Buildings
Maximum height* of building at set distance
Minimum distance from State or County
(feet)
Road frontage (feet)
50
230
80
450
140
800
Notes: * Height as defined in the City’s Zoning Ordinance.

The second stepback requirement applies specifically to multi-family residential
buildings and places additional restrictions on the height of buildings adjacent to public
streets. As shown in Table 1-4, within 60 feet of a public street, multi-family residential
buildings are restricted to 40 feet in height. A multi-family residential building would
have a required 120 foot setback from the nearest public street to achieve a height of 140
feet (see Figure 1-8). This stepback would limit the massing of multi-family residential
buildings adjacent to existing public streets. For the Project Site, the Proposed Zoning
would require that the scale of the building closest to Ross Street be consistent with the
scale of the residential uses southeast of the Site. It would not be until the building is
120 feet from Ross Street that the full height of 140 feet would be allowed.

Table 1-4
Proposed PRDD Stepbacks for Multi-Family Residential Buildings
Maximum vertical distance of building
(from elevation of the closest point of the building
to the curb of the nearest public street) (feet)
40
60
140

Minimum distance from nearest public
street (feet)
60
100
120–160

The Proposed Zoning also contains other provisions of note:
•
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•
•
•
•

1.2.4.

The Common Council would be the Approving Agency for all Site plan applications
within the PRDD;
Six percent of all residential units would be made available for sale or lease to
households that are income qualified under the City’s Affordable Rental Housing
Program (ARHP) or Affordable Home Ownership Program;
Any planned residential development would require an accompanying master plan
and other information deemed necessary by the Common Council; and
A management plan describing the ownership of, and the operation and maintenance
plan for, the planned residential development would be required prior to the
issuance of any certificates of occupancy. Appendix B-3 contains a preliminary
outline for a future Management Plan for the PRDD.

PROPOSED PROJECT
The Applicant proposes to redevelop the Project Site with three residential-type uses in a
campus-like setting. The Proposed Project preserves significant open space within the
Site, including the deep front lawn of the property along North Broadway, which would
become publicly accessible, pursuant to a permanent easement. The campus would be
developed with three primary components: an assisted-living facility, market-rate
apartments, and academic housing (see Figure 1-9). A 90-unit assisted-living and
memory care facility would be developed by Sunrise Senior Living, a national leader in
senior care. The facility would provide a range of care options in a landscaped setting.
At the rear of the Site, the Applicant proposes to construct approximately 400 residential
units in two 10-story buildings and 11 three-story townhouse units. The townhouses
would surround the exposed portion of a three-story parking garage proposed to be
located under the 10-story residential buildings. The academic housing building, located
on the northern portion of the Site adjacent to Pace, would have approximately 70 suites.
The Chapel and the Mapleton building would remain, but the remainder of the existing
buildings on-Site would be removed. The Chapel would remain in its current location
and the Mapleton building would be relocated on-Site. The Site’s former owners, the
Sisters, would continue to use those buildings.
1.2.4.1.

DEIS

Vehicular Circulation
The existing Site access at the signalized intersection of North Broadway and
Park Avenue is proposed to remain the primary main vehicular access to the
Project Site. The entrance would be widened slightly to the south to
accommodate a raised planted center median and dedicated bike lanes on each
side of the driveway. A new entry boulevard extending east into the campus
would be constructed at the approximate location of the existing T-intersection
with the campus’ existing loop road. This boulevard, which would serve as the
vehicular entrance to the multi-family residential buildings in the rear of the
Site, would include two vehicular lanes and two dedicated bike lanes. The
existing loop road on the north side of the Project Site would continue to serve
as the main entrance to the Pace Law School campus (see Figure 1-10).

1-7

5/7/2018

52 North Broadway Redevelopment DEIS

1.2.4.2.

Assisted-Living Facility
The Applicant proposes to construct an assisted-living facility 3 in the southern
portion of the Project Site that is proposed to be operated by Sunrise Senior
Living. The assisted-living facility would be approximately 93,000 sf and would
contain 90 units, of which 60 units and 80 beds would be allocated to assistedliving uses and 30 units and 45 beds would be allocated to memory care.
Common dining facilities, landscaped gardens, and walking paths would be
provided. The memory care units would be located in a separate portion of the
building to ensure the safety and security of its residents.
The proposed assisted-living facility building would be located east of the
Site’s front lawn, respecting the boundary of the existing loop road. This area
of the Site slopes south and east. As such, a two- and three-story building
configuration was chosen. The north-facing front of the building would be two
stories, while the rear (i.e., east-facing portion) of the building would be three
stories. Both sections of the building would have the same roof elevation; the
rear, three-story portion of the building would feature a lower ground
elevation to take advantage of the Site’s topography.
The architectural style for the proposed assisted-living facility would be
reminiscent of the Arts and Crafts movement. The design would incorporate
faux stone veneer, cementitious siding and shingle siding, standing seam metal
roofing, and dimensional asphalt shingles. The design would incorporate cues
from the Chapel, including the light fixture, eave detail, and the Chapel Tower
hip roof. The area around the proposed assisted-living facility would be richly
landscaped with foundation plantings, trees, and detailed plantings in the garden
areas to connect with the existing lawns to encourage its use by the residents.
The proposed assisted-living facility building would be accessed from the
Main Site Driveway via a dedicated drive. The driveway would lead to a porte
cochere and a dedicated parking area with 50 parking spaces. Loading and
delivery vehicles would access the building via the right-turn-in driveway
along North Broadway, which previously accommodated school buses when
the Site operated as a school. Delivery vehicles would unload at a designated
loading area to the north of the drive and exit via the rear of the building to the
Main Site Driveway. Utilizing this configuration, delivery vehicles would not
have to back into or out of the loading area, or the Project Site, and space
required for delivery activities would be accommodated on-Site.

1.2.4.3.

3

Multi-Family Residential
The Applicant proposes to construct two multi-family residential buildings on
the eastern portion of the Site. Both buildings would contain 10 residential
stories and three stories of primarily below-grade structured parking. The
buildings would be a maximum of 140 feet in height, measured pursuant to
the City’s Zoning Ordinance and would be connected at the top with a two-

Residents of assisted-living facilities require assistance with daily living tasks, such as eating, bathing,
and getting dressed, but do not require the continuous skilled nursing or medical care that is provided by
a nursing home or domiciliary care facility.
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story residential “bridge” and common amenity space on the first floor.
Access to the below-grade parking garage would be located south of the
shared pick-up/drop-off loop at the western entrance to the buildings. All
parking for the multi-family buildings would be accommodated in this 560space parking structure. Ten surface parking spaces for visitors to the
townhouses would be provided in a small lot off of Ross Street. Five spaces
for visitors would be provided adjacent the buildings’ main entrance.
Upon arriving at the drop-off loop, residents and visitors can access either the
north or south entrance into the multi-family residential buildings. Both
entrances would lead to a lobby, concierge desk, mailboxes, package room,
elevator core, and either an amenity space or the Leasing Office. The amenity
floor would feature an outdoor pool and hardscaped common balcony area for
residents and their guests.
Due to Site topography, a portion of the parking deck would be above grade in
the southeastern portion of the Site and would therefore be visible from the
south. As such, the Applicant proposes to construct 11 three-story townhouses
that would wrap around the outside of the parking structure. These
townhouses would match the scale of the buildings immediately southeast of
the Project Site. The three-story townhouses would be set back from the
property line along Ross Street by 55 feet and from the existing off-Site
buildings north of Ross Street by approximately 100 feet. Tenants residing in
the townhouse units would access a residential corridor directly off of the
parking garage. A drop-off loop and 10 surface parking spaces are located
directly adjacent to the townhouses for visitors and deliveries and would be
accessed from Ross Street.
The proposed southern residential building would feature a stepped design
along its southern façade. The structured parking and three-story townhouses
would make up the first step and would be set back from the side lot line by
55 feet. The first full residential floor of the southern residential building
would be set back an additional 35 feet for a total of 90 feet from the side lot
line and would rise an additional approximately 20 feet. At 110 feet from the
side lot line, the building would rise seven additional stories. Finally, 150 feet
from the side lot line, the southern building would rise two stories to its full
height. The stepped design was chosen to reduce the visual impact to Ross
Street, while at the same time adding visual interest to the building, both from
ground level and from an elevated position looking down on the building.
Owing to the topography of the Site, the three-story garage has its lowest floor
at the approximate elevation of the lower field area, but as the structure
extends to the north, it begins to go underground as the elevation of the Site
rises behind what is now the gymnasium, as the garage extends to the north.
As such, only a distance of approximately 75 feet of the southern building
would have 10 stories of above-ground residential and three stories of aboveground parking. That is, the total combined structure—residential and
garage—would be 13 above-ground stories for approximately 75 feet. After
that, as the building moves north, the above-ground garage becomes an
underground garage as the Site’s topography changes and the total above
ground building height is reduced to 10 stories (see Figure 1-11).
DEIS
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The roof level of both building steps (i.e., the first and eighth floor roofs)
would be vegetated to create a green roof. In addition to assisting with
stormwater management on the Site, the vegetated roofs would provide
additional amenity space for residents and would enhance the view of these
roofs from elevated vantage points.
The northern building is configured into two sections. The main section of the
building would rise 10 stories, including the two-story residential bridge. The
western extension of this building would include eight residential stories and
would feature a vegetated roof.
The loading area for the northern residential building would be located along
its northern edge (see Figure 1-10). Vehicles would access the loading area
from the perimeter loop road and pull directly into the loading area, which
would be physically separated from the road and shielded from public view.
Loading for the southern multi-family building would be located on the
eastern corner of the building. The loading area would be accessed from Ross
Street via a new driveway opposite Warren Street. The new driveway would
be located east of the existing curb cut on Ross Street, which would be
discontinued. Loading vehicles accessing this building, such as sanitation
vehicles and moving vehicles, would pull directly into the Site from Ross
Street. Delivery vehicles exiting the loading area would pull out of the
driveway directly onto Ross Street. As such, there will be no need for loading
or delivery vehicles serving the Proposed Project to park on the neighborhood
streets or to back into or out of the Project Site.
1.2.4.4.

Academic Housing
The Applicant proposes to construct a five-story academic housing building on
the northern portion of the Site. The building would be approximately 91,000 sf
and would provide housing for approximately 120 individuals in 70 one-, two-,
and three-bedroom suites. The front of the building would open onto a
hardscaped plaza facing Pace Law School’s existing campus. A new crosswalk
would be installed across Pace Law School’s existing main access drive and
would connect to Pace Law School’s existing pedestrian circulation system.
The interior of the proposed academic housing building would be composed
of individual suites. Each suite may contain a kitchenette, which could include
a microwave, small refrigerator, and sink, but would not contain full kitchen
facilities, such as a stove or oven. As such, the suites would not be considered
dwelling units pursuant to the White Plains Zoning Ordinance. 4 The proposed
academic housing building would contain one communal kitchen on each
floor, which would be available for use by residents. It is expected that
residents of the proposed academic housing building would make use of the
on-campus cafeteria and dining services, as is currently the case.

4

The City Zoning Ordinance defines a dwelling unit as “A building or portion thereof providing complete
housekeeping facilities for one family, including independent cooking, sanitary and sleeping facilities,
and physically separate from any other dwelling unit whether or not in the same building.”
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Common amenity space, including study areas and common lounge areas,
would also be included in the proposed building. Occupancy of the academic
housing would be restricted to individuals who are affiliated with an
accredited college or university.
Parking for the proposed academic housing would be provided on the Pace
Law School campus, pursuant to a permanent easement, or other legal
instrument, granted by Pace Law School to the Applicant. This easement
would be for the use of an adequate number of parking spaces, as determined
by the Common Council for the anticipated population of the proposed
academic housing building. As it is likely that most residents of the proposed
academic housing building would be students of Pace Law School, reserving
spaces for those students would not cause a parking hardship for Pace Law
School, as those students already park on campus during the day to attend
classes as they currently live off-Site.
1.2.4.5.

Chapel and Mapleton Building
The Chapel and Mapleton building would remain on-Site and would continue
to be used in the same manner as at present. Specifically, the Chapel would
continue to be utilized for religious services. The Chapel is subject to a Chapel
Preservation Covenant, which was recorded by the Sisters against the property
prior to the closing with the Applicant and binds subsequent owners, including
the Applicant, for 50 years (see Appendix AA-2). Pursuant to the Covenant,
the Chapel building structure, internal statuary and religious symbols, and the
immediately surrounding grounds cannot be altered or materially changed
without the prior written consent of the Sisters, except for compliance with
any building or fire codes. Consistent with the Covenant, the Applicant will
maintain the Chapel for 50 years.
The Mapleton building would be relocated from its current location at the
southern portion of the Project Site to the northern portion of the Project Site,
adjacent to the Chapel. The Applicant intends to preserve the Mapleton
building at its new location on the Project Site. The Mapleton building would
continue to house the offices and related counseling services of the Sisters,
which is a permitted use.

1.2.4.6.

DEIS

Bicycle and Pedestrian Circulation
The Proposed Project would include dedicated bike lanes and expanded
pedestrian connections. The Main Site Driveway would include two 4-footwide, paved and striped, dedicated bike lanes. The bike lanes would connect
North Broadway with all of the Site’s uses, terminating at the entrance to the
parking structure under the multi-family buildings. A new sidewalk would
link all of the Proposed Project’s uses to each other and to the surrounding
street system. As shown in Figure 1-10, sidewalks would be provided along
all access drives and to each building. Additional walking paths would be
incorporated into the Site’s final landscaping plan. In addition to a pedestrian
connection at North Broadway, the internal sidewalk and path system would
connect to all adjacent sidewalks—at North Broadway, Stewart Place, and
Ross Street—facilitating pedestrian access to the existing Lake Street
commercial district and the surrounding neighborhood.
1-11
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The Proposed Project would include a shuttle, or jitney, to and from the Project
Site and the White Plains Metro-North Railroad station to further encourage use
of mass transit by the Proposed Project’s residents and employees.
1.2.4.7.

Campus Landscaping
The primary landscape type within the Project Site is maintained lawn with trees,
and shrub plantings adjacent to buildings and seating areas. The overall approach
to the landscape and Site design of the Proposed Project is to create a setting that
fits into the surrounding neighborhood, is respectful of the history of the Site and
existing buildings to remain, and will be complementary to the proposed new
uses. The landscape plan is divided into several zones in recognition of the
multiple uses and characteristics of the Site (see Figure 1-12).
Zone 1—Boulevard
The proposed internal Site boulevard would create a strong visual statement of
entry and provide a unifying visual feature with a central landscaped island,
new shade trees and Site lighting lining both sides.
Zone 2—North Broadway Frontage and Park
Within the Site’s existing front lawn, the character of an open park with paths,
trees, lawns, sitting areas, and planting beds would be enhanced with new
walkways, benches, lighting, and related Site furniture. Paths would be hardsurfaced, 5-feet wide, and curve gently through the lawn. The front lawn is
proposed to become a publicly accessible open space during reasonable hours
of the day, pursuant to a permanent easement, and would be maintained by the
Applicant. Existing trees within the front lawn would be preserved where
feasible and new trees would be planted throughout the lawn area. The
preliminary design of this open space area envisions the preservation of the
existing iron fence and the creation of a new pedestrian opening in the fence
south of the Main Site Driveway to allow for convenient public access to this
area of the Site. The Applicant would work with the City on the final design
and programming of the Site’s publicly accessible open space; however, it is
envisioned to be used for passive recreation.
Zone 3—Chapel and Mapleton Building
The landscaping around the Chapel would be largely maintained with the
Proposed Project. New plantings would fill in where gaps are present in the
existing planting beds.
Zone 4—Sunrise Assisted-Living
The area around the proposed assisted-living facility would be characterized
by a park-like and residential landscape that would blend well with the Site’s
park-like front lawn. A continuous walking path with benches would loop
around the building and provide residents with exercise possibilities. The
service area would be well screened with evergreen plantings and/or fencing.
Zone 5—Academic Housing
The courtyards and outdoor seating areas would be oriented toward the
existing Pace Law School campus. A public courtyard would face the Pace
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Law School campus and a more private courtyard would be provided on the
south side of the building.
Zone 6—Residential Building
A variety of courtyard spaces would be provided, including a main entry plaza
that extends from the eastern terminus of the boulevard and drop-off, through
the entry atrium, and to a common sitting area looking to the north and east.
Cloistered landscaped areas would be located on either side of the main entry
area and would be screened by plantings. Some of the common rooftop areas
would also have resident sitting and activity areas.
Zone 7—Interior Park
An interior park would be located between the proposed multi-family
residential buildings and the assisted-living facility. A pedestrian path would
connect the Project Site to Stewart Place in this location. Some of the area
would remain natural or would be used as part of the Site drainage program
and planted with grasses and wildflowers.
Zone 8—Buffers
Planted buffers would be provided between the Project Site and the adjacent
residential neighborhood. These buffers would consist of evergreen trees, such
as spruce, fir, pine, and cedar, along with native shrub plantings to provide
visual interest throughout the year.
1.2.4.8.

1.3.

Subdivision
The Proposed Project includes the eventual subdivision of the Project Site into
separate lots for financing or ownership purposes; however, the Site would
continue to be designed and operated as a single, integrated project. Each of
the Site’s main uses would be located on its own lot and one or more common
lots may be created. The subdivision would be subject to a Reciprocal
Easement Agreement with covenants regarding maintenance of the Project
Site’s common features, including roadways, landscaping, and open spaces, in
accordance with Section 5.10.9 of the Proposed Zoning. The bulk and area
requirements of the Proposed Zoning would apply to the Project Site as a
whole after subdivision and not to individual tax lots that may be created.

PROJECT PURPOSE AND NEED
The Applicant has petitioned the Common Council for approval of the Proposed Action to
develop the Project Site at a density similar to what is currently allowed, but in a manner that
preserves the Site’s open space and campus character. Specifically, the Applicant aims to
preserve the deep front lawn of the Project Site, a defining feature of the Site, and provide public
access to this large open space resource. The Proposed Project will make use of the Site’s
existing topography and the extensive on- and off-Site vegetation to screen much of the
proposed buildings from the neighborhoods immediately surrounding the Site.
The Site development would be respectful of, and responsive to, the adjacent residential
neighborhood and the Pace Law School, an important institutional and educational asset to the
City. The uses proposed by the Applicant respond to the current market within the City and the
County. The need for housing, in multi-family buildings, proximate to downtown centers and
public transit, is well documented and is fueling the revitalization of communities throughout the
DEIS
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region. The need for assisted-living facilities that serve those in need of help with day-to-day living
tasks is also manifest throughout the region. Finally, and as documented in the letter of support
from the Dean of the Pace Law School (see Appendix A-1), there is a need for additional housing
opportunities for students of Pace Law School; specifically housing that is proximate to campus
and that would help lessen the pressure for rental housing within the local neighborhoods.

1.4.

REQUIRED APPROVALS
The Proposed Action requires the following approvals, and the governmental agencies
responsible for them are considered “Involved Agencies” pursuant to SEQRA (see Table 1-5).

Table 1-5
Required Approvals
Agency
City of White Plains Common Council
City of White Plains Common Council
City of White Plains Planning Board
City of White Plains Department of Public Works
City of White Plains Department of Public Works
New York State Department of Environmental Conservation
(NYSDEC)
New York State Department of Health (NYSDOH)
New York State/Westchester County Department of Health
Westchester County DPW/DOT
New York State Office of Parks, Recreation and Historic
Preservation (NYS OPRHP)
Westchester County Department of Public
Works/Department of Transportation (§239-f of GML)

Approval required
Zoning Text and Map Amendment
Site Plan Approval
Subdivision Approval
MS4 (Stormwater) Approvals
Connections to City of White Plains sanitary sewer and
water lines
SPDES General Permit for Stormwater Discharges from
Construction Activity
Modification of the Restrictive Covenant
Approval to Operate an Adult Care Facility
Water and sanitary sewer upgrades and modifications
Roadway modification, if any, to North Broadway
Section 14.09 Review of Impacts to Historic and Cultural
Resources
Building Permit Review

In addition to the above approvals, pursuant to §277.61 of the County Administrative Code, the
Proposed Zoning must be referred to the County Planning Board prior to final action by the
Common Council and the site plan must be referred at least 30 days prior to final action.

1.5.

SUMMARY OF IMPACTS AND MITIGATION
This section summarizes the key findings with respect to the potential impacts of the Proposed
Action and the measures included in the Proposed Project to mitigate those impacts. Each topic
is discussed in greater detail in the subsequent chapters of this DEIS.
1.5.1.

LAND USE, ZONING, AND PUBLIC POLICY
1.5.1.1.

Land Use
The majority of the Project Site is, and has been since 2015, vacant and not used.
The Proposed Project would re-activate the Site with multi-family residential,
assisted-living, and academic housing uses while retaining the Site’s religious
uses. While different than the prior (pre-2015) use of the Site as an educational,
religious, and residential (i.e., Convent) campus, the proposed uses are consistent
with the existing land uses proximate to the Project Site. Specifically:
•
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and of the same use as the multi-family residential buildings immediately
to the south of the Site;
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•

1.5.1.2.

1.5.1.3.

The Chapel and the Mapleton building would continue to be used in the
same manner as at present;
• The assisted-living facility will appear and operate much like a
“domiciliary care” use, permitted under current zoning;
• The academic housing use is consistent with the Pace Law School (i.e.,
university) use to the north, which currently includes a dormitory; and,
• The Proposed Project would create 2.69 acres of publicly accessible open
space along North Broadway—a change from the private nature of the
open space today. In total, the Proposed Project would preserve
approximately 53 percent or 8.59 acres, of the Project Site as open space,
maintaining the open space character of the Site.
Zoning
As described above, the Proposed Zoning was designed to maintain the
residential character of the neighborhood, preserve the Site’s deep front lawn,
and provide flexibility in Site design by permitting additional building height in
the areas farthest from North Broadway, while still respecting the existing built
character of the neighborhood to the south of the Project Site. The Proposed
Project would also comply with other sections of the City’s existing Zoning
Ordinance that require performance standards on the Project Site.
Public Policy
Section 3.4.1.1 in Chapter 3, “Land Use, Zoning, and Public Policy,” provides
a detailed analysis of the consistency of the Proposed Action with the City’s
Comprehensive Plan. The relevant sections of the Plan to the Proposed Project
can be grouped into three categories: recommendations addressing the CloseIn Area; recommendations addressing the North Broadway Corridor; and,
other recommendations.
With respect to the Close-In Area, the Plan recognizes the diversity of housing
types within the neighborhoods, the desire to maintain the existing residential
density within those neighborhoods, and the desire to protect the
neighborhoods from commercial, industrial, or institutional uses. The
Proposed Zoning would allow a diversity of housing types on the Project Site
and would maintain, and not increase, the allowable residential density from
what is currently allowed. The Proposed Zoning would allow buildings up to
140 feet tall. The increased allowable height on the Project Site is similar to
other zoning districts and other buildings within the Close-In Area, including
the Ross Street and Stewart Place neighborhoods immediately to the south of
the Project Site. Specifically, the RM-0.4 and RM-0.35 zoning districts,
located immediately south of the Project Site, allow building heights of 12
stories and 125 feet. The buildings at 10 Stewart Place and 15 Stewart Place,
which are adjacent to the Project Site, have 11 and 12 residential stories,
respectively, and the building at 10 Stewart Place has three stories of
underground parking exposed along its eastern façade. The Proposed Project
would incorporate additional height restrictions, or stepbacks, requiring that
the tallest portions of the buildings be located farthest from public streets and
adjacent residential uses. The Proposed Zoning does not introduce impacts
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from newly allowed non-residential, industrial, or institutional uses. In fact, the
Proposed Zoning would prohibit the development of certain non-residential uses
currently permitted within the RM-1.5 district. Specifically, public and private
schools, universities and colleges, neighborhood parking, libraries, and office
space for physicians within a multi-family building would be prohibited in the
PRDD, though they are currently permitted in the RM-1.5 district.
With respect to the North Broadway Corridor, the Comprehensive Plan
focuses on protecting the Corridor’s historical sites and “maintaining the deep
open space setbacks and low-rise medium density residential and institutional
uses, which contribute to the expansive boulevard appearance of the street.”
The Proposed Project would preserve the individually listed Mapleton
building and the on-Site Chapel but, owing to their age, structural condition,
and inability to be converted to proposed uses, the Proposed Project would
require the removal of all other “contributing buildings” to the historic district.
The Proposed Project would, however, preserve the campus-like setting
through the siting and interconnection of various on-Site uses and the
preservation of the majority of the Site as landscaped open space. The
Proposed Zoning would increase the minimum setback along North Broadway
from 25 feet to 200 feet, not only maintaining the deep setback along North
Broadway, but also enhancing the boulevard appearance of the Corridor. The
Proposed Zoning maintains the current residential density on the Project Site
and would limit the height of new buildings within 800 feet of North
Broadway to 50 or 80 feet, consistent with, and even lower than, most of the
adjacent buildings to the north and south of the Project Site. As such, the
existing “low building profiles” along North Broadway would be maintained.
The Plan’s recommendations for the North Broadway Corridor also reference
maintaining Tibbits Park as a beautifully landscaped linear park, upgrading
open space linkages within the Corridor, and, preserving the important open
space function of the Project Site. The Proposed Project would create nearly 3
acres of new publicly accessible open space along the North Broadway
frontage of the Project Site. This publicly accessible open space would link
directly to the northern terminus of Tibbits Park, thereby increasing the open
space linkages within the Corridor. At present, approximately 67 percent, or
10.7 acres of the Project Site is open space. While this open space contributes
to the campus-like feel of the Site, it is important to note that none of the open
space is currently publicly accessible. The Proposed Project would preserve
approximately 8.6 acres, or 53 percent of the Site as open space, including
preservation of the entire approximately 3-acre front lawn along North
Broadway. Thus, the Proposed Project not only preserves the majority of the
open space on the Project Site, but it also creates nearly 3 acres of new
publicly accessible open space.
Other sections of the Comprehensive Plan discuss the importance of downtown
residential development to the overall economy of the City, the goal of
expanding the City’s tax base, encouraging senior citizen assisted-living
facilities, and encouraging the use of alternative methods of transportation. The
Proposed Project advances these goals by providing residential development
connected with and accessible to the City’s urban core via sidewalks and
5/7/2018
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bicycle lanes. Proposed Project residents are anticipated to support the City’s
existing office and retail uses in the downtown area. It should also be noted that
the Project Site is approximately the same walking distance to the corner of
Main Street and Mamaroneck Avenue, often viewed as the “center” of the
downtown, as the recently approved mixed-use project at 60 South Broadway
(i.e., the Pavilion). In addition, the Project Site is a shorter walk to the MetroNorth Railroad station than 60 South Broadway. With respect to tax generation,
the Project Site was returned to the City’s tax rolls in 2015, when it was
acquired from the Sisters by the Applicant. As such, the Project Site began
generating property tax revenue for the City for the first time in more than 100
years. Construction of the Proposed Project would significantly increase the
property taxes paid by this Site. In addition, the Proposed Project’s residents
would contribute to the City’s economic vitality through local spending that
would not only benefit City businesses, but would also increase the amount of
sales tax revenue for the City. Finally, the Proposed Action would specifically
allow assisted-living facilities on the Project Site, whereas the current zoning
only explicitly allows nursing homes.
1.5.2.

GEOLOGY, SOILS, AND TOPOGRAPHY
The Proposed Project, through Site grading and excavation for foundations, is
anticipated to excavate, or “cut,” approximately 80,000 cubic yards of earthen material
and add, or “fill,” approximately 30,000 cubic yards of earthen material. Excavation for
the three-story underground garage is responsible for most of the estimated “cut.”
Material excavated from the Site would be used as fill material, where appropriate.
Therefore, there is anticipated to be a net “cut” on the Site of approximately 50,000
cubic yards of earthen material. As discussed in Chapter 17, “Construction”, this
material would be removed from the Site in large-capacity trucks that would exclusively
utilize the Site’s North Broadway entrance. A Stormwater Pollution Prevention Plan
(SWPPP) and Erosion Control and Sedimentation Prevention (ECSP) measures would
be utilized to prevent untreated stormwater runoff or sediments from leaving the Project
Site during construction. Chapter 17, “Construction,” summarizes these measures.

1.5.3.

WATERS AND WETLANDS
The Project Site contains no wetlands or waterbodies. Therefore, there will be no direct
impact from the Proposed Project on wetlands or waterbodies. The potential for indirect
impact to downstream wetlands or waterbodies is unlikely owing to the distance to those
resources and the implementation of stormwater and erosion controls during
construction and operation of the Proposed Project.

1.5.4.

STORMWATER MANAGEMENT
Construction of the Proposed Project would result in an increase of 2.99 acres of
buildings and other impervious areas on the Project Site (from 4.51 acres in the current
condition to 7.50 acres in the proposed condition). As noted above, this is less than the
12.07 acres of impervious surface that is allowed under the Site’s current zoning. To
mitigate the potential for increased stormwater runoff from the increase in impervious
surface with the Proposed Project, a system of stormwater management practices has
been incorporated into the Proposed Project. Specifically, the Proposed Project would
include more than 10,000 sf of green roofs, a 30,000 gallon cistern that would collect
rooftop runoff for use as Site irrigation, and a series of subsurface detention and
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infiltration systems. Together, these systems would meet the requirements of both the
City and the NYSDEC. With the Proposed Project, both the rate and volume of
stormwater runoff from the Project Site would be reduced in each of the modeled storm
events, as compared to the current conditions.
1.5.5.

VEGETATION AND WILDLIFE
The Project Site does not provide habitat that is unique to the area and the Proposed
Project would not result in adverse impacts to ecological communities or wildlife
occurring on-Site. The Proposed Project would result in a slight increase in overall
building and impervious coverage, but would not result in a substantial change to the
urban tolerant plants and animals that currently frequent the Site. The Proposed Project’s
open spaces and landscaping would continue to provide habitat to the same diversity of
wildlife species that utilize the Site at present.
Within the limit of disturbance (LOD), 175 of the 280 specimen trees surveyed on-Site
are proposed to be removed, mostly within the maintained lawn with trees community.
Of those trees, 101 are currently in good or excellent condition and 74 are in fair or poor
condition, or are already dead. The grouping of trees between St. Ann’s Cottage and the
Carriage House would be preserved, as would the stand of tall evergreen trees on the
eastern edge of the Site’s field area. These trees would continue to provide a visual
buffer for off-Site residences. The Proposed Project would also include the planting of
approximately 350 new shade, ornamental, and evergreen trees. Many of these new trees
would be planted along the Site’s southern boundary to create an enhanced visual buffer.
In addition, prior to construction, the Applicant would prepare a Tree Protection Plan,
which will include measures to protect the critical root zone (CRZ) of trees remaining
on-Site. The Tree Protection Plan would also require pruning trees located within 50 feet
of construction, erecting fencing around the trunk of each tree and other CRZ protection
measures, including woodchips, plywood, or steel plates.
Correspondence from NYSDEC, dated February 23, 2017, indicates that a peregrine falcon
has nested within ½-mile of the Project Site (see Appendix D). The proposed buildings
would not result in significant adverse impacts to this identified bird species, but would be
another component of the urban environment of the City. To avoid even the potential for
disturbing a peregrine falcon nesting site, and as recommended by NYSDEC, the 13 tall
perch trees that must be removed from the Site’s front lawn that are within ½-mile of a
potential peregrine falcon nesting site would be removed between August 1 and January 31.

1.5.6.

CULTURAL RESOURCES
Approximately 13 acres of the approximately 16-acre Project Site are located within the
boundaries of the Good Counsel Complex, which is listed on S/NR (see Figure 1-7).
Nine of the twelve buildings that occupy the Project Site are contributing to the historic
significance of the Good Counsel Complex. In addition, the Mapleton building, which is
a contributing building to the Good Counsel Complex, is also individually S/NR-listed.
The White Plains Historic Preservation Commission (WPHPC) has recommended
designating the Good Counsel Complex as a local landmark.
In a letter dated January 22, 2016, New York State Office of Parks, Recreation, and
Historic Preservation (NYS OPRHP) determined that the Project Site has no
archaeological concerns with regard to the Project Site. Despite this determination by
NYS OPRHP, in response to community concerns regarding the potential archaeological
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sensitivity of the Project Site related to the Site’s reputed location as an area occupied by
American troops during the Battle of White Plains in October 1776, an Unanticipated
Discoveries Plan (UDP) would be prepared concurrent with and as a condition of the
Environmental Findings for any future site plan review for the Proposed Project. The
UDP would describe the procedures to be implemented in the event that any
unanticipated archaeological resources—defined here as tangible evidence of Native
American and/or historic period occupation of the area—are encountered during
construction of the Proposed Project.
The Proposed Project would retain the Project Site’s approximately 3-acre front lawn,
the Chapel, and Mapleton building, which would be relocated on the Project Site and
restored. The Proposed Project would require the removal of seven contributing
buildings to the Good Counsel Complex, which would constitute an adverse impact to
historic resources under SEQRA and Section 14.09 of the New York State Historic
Preservation Act (SHPA) (Section 14.09). In addition, the relocation of Mapleton
building would also adversely impact the historic location and setting of this historic
building. Therefore, in consultation with the NYS OPRHP, the Applicant prepared a
feasibility study, or Alternatives Analysis, that evaluated the potential for avoiding the
Adverse Impact in a manner that would allow the Proposed Project to meet the
Applicant’s purpose and need. As described in detail in Chapter 8, “Cultural Resources,”
it is the Applicant’s opinion that there are no prudent and feasible alternatives to
retaining the seven historic buildings on the Good Counsel Complex. Their reuse poses
one or more constraints to the Proposed Project, including the physical characteristics of
the buildings that affect their adaptability for reuse as assisted-living, academic housing,
and/or multi-family residential purposes; the negative impact that retention of these
buildings would have on the site plan and the ability to locate the Proposed Project
components on the Project Site; and the cost-prohibitive nature of alternatives, which
would not allow the Applicant to gain a reasonable return on its investment.
In addition, the 2003 Mother House Feasibility Study commissioned by the Sisters also
concluded that re-use of the Convent for residential-type purposes was not feasible. The
Mother House Feasibility Study estimated that renovation of a portion (i.e., first floor
only) of the 1907–1908 Convent and the 1959 addition would cost more than $10
million. This cost did not include renovating the Convent’s second and third floors and
did not propose to use those floors for residential, or any other, purposes. Costs
associated with fire-proofing the building, which would be essential to any residentialtype reuse of the Convent, were also not included. Instead, the architect recommended
concentrating renovations in the 1959 addition because of its “non-combustible
construction, unlike the Mother House [i.e., the original 1907–1908 Convent].”
As the adverse impact to historic resources could not be avoided, mitigation measures
developed in consultation with NYS OPRHP would be set forth in a Letter of Resolution
(LOR) to be executed between the Applicant, NYSDEC, and NYS OPRHP prior to
construction of the Proposed Project. Mitigation measures would include recordation of
the Good Counsel Complex, consultation with NYS OPRHP regarding moving Mapleton
building, and development and implementation of a Construction Protection Plan (CPP) to
protect the Chapel and other nearby resources during construction of the Proposed Project.
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1.5.7.

VISUAL RESOURCES
The Proposed Project represents a distinct change in use from the former religious and
educational uses on the Project Site to residential and assisted-living uses. Recognizing
these changes, the Proposed Zoning and Proposed Project have been designed to respect
the community’s planning goals, be consistent with surrounding land uses, and minimize
adverse impacts to significant views of the Project Site from the community. For
example, the Proposed Project would preserve the front lawn of the Project Site by
prohibiting development within 200 feet of the Site’s boundary with North Broadway
and limiting the maximum building height to 50 feet within 450 feet of North Broadway
and 80 feet between 450 feet and 800 feet of North Broadway.
While the Proposed Project would change the views of the Site from the surrounding
community, the changes in visibility would not be significant, in the Applicant’s
opinion, owing to the perceived scale of the proposed buildings and the context into
which the Proposed Project’s buildings are being sited. In addition, the uses proposed
for the Site and the height and setbacks of the buildings proposed are, in the Applicant’s
opinion, consistent with the existing neighborhood character.
1.5.7.1.

On-Site Visual Characteristics
As described above, the Proposed Project would preserve the dominant visual
characteristic of the Project Site—the front lawn. With the Proposed Project, the
front lawn would be improved with additional walking paths and landscaping,
while preserving its open visual character. In addition, the front lawn would
become publicly accessible open space, reinforcing the Site as an important and
integral component of the open space character of the North Broadway Corridor
and an extension of Tibbits Park. Consistent with the current layout of the Site,
the Proposed Project’s buildings would be significantly set back from North
Broadway. The proposed Site plan would create a campus of interconnected
residential uses, pedestrian, bicyclist, and vehicular circulation, and wide open
spaces. In this way, the Proposed Project would preserve the essential campus
character of the Site, protect the deep front lawn, and integrate the Site’s
buildings and open spaces with a thoughtful landscape design.
As in the existing condition, the Proposed Project would incorporate Site
lighting along the Site’s driveways, parking areas, and certain walking paths.
In contrast to the existing condition, all proposed fixtures would utilize cut-off
luminaires, be Dark-Sky compliant, and the distribution patterns would
prevent light spillover onto adjacent properties to the maximum extent
practicable. In addition, all fixtures would utilize LED lighting to reduce
energy usage and maintenance costs.

1.5.7.2.

5/7/2018

Surrounding Areas
The Proposed Project’s land uses are consistent with uses currently allowed in
the RM-1.5 zoning and those surrounding the Project Site. The Site is
bordered to the north by a large university campus and single-family
residential neighborhood, on the west and south by multi-family residential
neighborhoods, and to the east by a major transportation facility. The
Proposed Project would include multi-family housing, similar to that
surrounding the Project Site, academic housing that would support and be
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supported by the Pace Law School, and an assisted-living facility that would
have the same residential character as other surrounding uses.
With respect to building height and location, the Proposed Project would be
consistent with the pattern of development in the neighborhood to the south of
the Project Site. Specifically, the proposed 10-story residential buildings would
be consistent with the existing 7-, 11-, and 12-story multi-family buildings
adjacent to the Project Site. Similarly, the distance between the proposed 10story multi-family buildings and existing off-Site buildings is consistent with
the existing pattern of development within that neighborhood. As shown in
Figure 1-13, the closest off-Site residential use to the Project Site, the threestory multi-family building north of Ross Street, is currently approximately 113
feet away from the 11-story residential building at 10 Stewart Place. The
Proposed Project’s 10-story residential building would be 110 feet away from
the same building. This distance is also consistent with the separation between
the eastern side of 10 Stewart Place and the existing two-story buildings to its
east. This distance is relevant as the eastern façade of 10 Stewart Place exposes
the three stories of parking under the building’s 11 residential stories. As such,
the total ground to ceiling height of the building viewed from this location
would be approximately the same total height as the Proposed Project’s
residential building when considering the height of its parking structure. This
pattern of approximately 100-feet separation between taller residential buildings
and buildings of two to three stories is repeated throughout the neighborhood.
1.5.7.3.

Views of the Project Site
NYSDEC has issued guidance for evaluating the visual and aesthetic impacts of a
project that states, in part, “mere visibility, even startling visibility of a project
proposal, should not be a threshold for decision making. Instead, a project, by
virtue of its visibility, must clearly interfere with or reduce the public’s enjoyment
and/or appreciation of the appearance of an inventoried resource.” The Proposed
Project would not adversely impact any of the 16 types of resources listed by
NYSDEC for consideration of visual impacts. To supplement NYSDEC’s
guidance on aesthetic and visual resources, the City identified seven vantage
points from which the visibility of the Proposed Project should be assessed.
Vantage Point 1: North Broadway at Main Site Driveway
With the Proposed Project, the view from this vantage point would continue to
be dominated by the expansive front lawn of the Site (see Figure 9-26). The
lawn would feature several new walking paths and additional landscaping to
enhance the public’s use and view of this resource. (To allow for the most
conservative view of the Site’s proposed buildings, these walking paths and
landscaping were not added to the rendering.) Overall, the scale of the
proposed buildings would be perceived similarly to that of the existing Site
buildings. The proposed multi-family buildings, while taller than the buildings
currently on-Site, would be set back approximately 900 feet from North
Broadway and screened from view by landscaping. The intervening distance
and Site topography would significantly reduce the visibility of the proposed
buildings from this vantage point. The other proposed buildings are similar in
height and setback to the Site’s existing buildings.

DEIS

1-21

5/7/2018

52 North Broadway Redevelopment DEIS

Vantage Point 2: North Broadway at Site’s Southern Boundary
Looking northeast from the southernmost boundary of the Project Site, the
view of the Project Site with the Proposed Project would continue to be
dominated by the expansive front lawn and the existing (and proposed)
landscaping (see Figure 9-27). The current view of the Mapleton building and
Convent, both screened by vegetation, would be replaced with a view of the
proposed assisted-living facility and the northernmost multi-family residential
building. From this vantage point, the proposed residential building’s 10-story
roofline would appear at approximately the same height as the existing threestory Convent owing to the approximately 1,100 foot distance from this
location to the building. In addition, as shown in Figure 9-27, the proposed
residential building would step down towards the Chapel from 10 to 8 stories.
Vantage Point 3: North Broadway to the North of Project Site
From the vantage point just north of the Project Site looking southeast, the
view with the Proposed Project would be substantially similar to the existing
view. The existing view of the Convent and Mapleton building, substantially
screened by existing vegetation, would be replaced with the view of the
proposed two- and three-story assisted-living facility, which would continue
to be substantially screened by existing vegetation (see Figure 9-28). The tall,
on-Site trees on the northern end of the Site’s front lawn, and the expansive
open space the lawn provides, would continue to dominate the view. The upper
stories of the northernmost multi-family residential building would be visible in
between the Chapel and the Joseph and Bessie Gerber Glass Law Center.
However, the view of the proposed building would be substantially minimized
owing to its nearly 850 foot setback from North Broadway at this location.
Vantage Point 4: Crane Avenue
The Project Site is only visible from Crane Avenue at a few locations in
between existing houses. From this vantage point, which is one such location,
the top three or four stories of the eight-story portion of the proposed
northernmost multi-family building would be visible (see Figure 9-29).
Obscured by existing vegetation, including tall deciduous trees, and a
considerable distance of 600 feet, a portion of the 10-story section of the
building would also be visible. The view of the proposed building would
replace the view of the existing 11-story residential building at 10 Stewart
Place. In addition, the intervening distance and the topography (the Project
Site sits lower than this vantage point by approximately 30 feet) significantly
minimize the perceived visibility of the proposed building.
Vantage Point 5: North Kensico Avenue and Hall Street
From this vantage point, the proposed multi-family residential buildings would
be visible (see Figure 9-30). The proposed buildings sit approximately 110 feet
higher than this vantage point, which increases the perceived scale of the
buildings. No other on-Site buildings would be visible from this vantage point.
As stated in the NYSDEC guidance, the context of the proposed view matters in
the evaluation of significance. This view is taken along a vehicular throughway
(i.e., North Kensico Avenue) that serves the residential neighborhood up the hill
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to the east, the Lake Street corridor to the south and the Central Westchester
Parkway to the northwest. There are very few houses fronting along this road.
Indeed, the Proposed Project would not be visible from almost the entire
residential neighborhood to the north of the vantage point owing to the
topography of the neighborhood and the density of the housing and existing
vegetation. Additionally, in between the vantage point and the Project Site is the
200-feet wide I-287/Cross-Westchester Expressway, which substantially
subtracts from the aesthetic quality of the existing view. Finally, the context of
the view into which the proposed buildings would be placed is critical to
evaluating the significance of the change in visibility. In this case, the proposed
buildings would integrate into the City skyline that features tall multi-family
residential buildings, including the architecturally prominent 11-story building
at 10 Stewart Place and further, the 42-story buildings at Renaissance Square.
Vantage Point 6: Stewart Place
From this vantage point, a publicly accessible sidewalk, the Proposed Project
would have almost imperceptible visibility (see Figure 9-31). The density and
height of the existing off-Site vegetation, including the tall evergreen trees at the
southeast corner of Ross Street and Stewart Place at 10 Stewart Place, would
completely mask the visibility of the proposed buildings. Points further south in
the neighborhood would likewise have no view of the Proposed Project owing
to the existing vegetation and the prominence of the existing off-Site multifamily housing in the neighborhood. However, the proposed buildings would be
visible from the upper floors in certain privately occupied residential units in the
adjacent residential buildings at 10 and 15 Stewart Place.
Vantage Point 7: North Kensico Avenue and Terrace Avenue
From this vantage point, the Proposed Project’s multi-family buildings would
be visible (see Figure 9-32). As with the existing off-Site multi-family
buildings visible from this vantage point, the Proposed Project’s multi-family
buildings are at a much higher elevation than this vantage point, increasing the
perceived scale of the buildings.
The context of this view includes both taller multi-family residential buildings
and shorter residential buildings in the same viewshed. The taller buildings are
located behind the shorter buildings and are set back from the vantage point
by a considerable distance. In addition, the Proposed Project would introduce
another multi-family residential building into a view that currently includes
other multi-family residential buildings of similar height and relative location
to the vantage point.
1.5.7.4.

DEIS

Shadows
The Proposed Project would have minimal off-Site shadow impacts. In the
late afternoon of the Spring and Fall equinoxes (March 21 and September 21,
respectively), the Proposed Project could cast up to 10 minutes of new shadow
on several residences east of the Project Site across I-287, those immediately
to the south in the vicinity of Stewart Place, and a portion of the parking area
and surrounding landscaping of a multi-family residence at the intersection of
North Kensico Avenue and George Street.
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In the late afternoon of the summer solstice (June 21), the Proposed Project could
cast new shadow on residences to the south of the Project Site. Residences along
Ross Street and Stewart Place could receive the longest durations of new shadow
(up to 95 minutes), while those along South Kensico Avenue, further from the
Project Site, could receive under an hour of new shadow. This analysis does not
take into account the shadows cast by existing vegetation in the neighborhood and
should therefore be considered a “worst-case analysis.”
The Proposed Project would cast shadows that reach the base of the Pace Law
School E-House, but would not reach the roof of the building and would not
affect the quantity of solar energy received by the rooftop solar panels
throughout the day.
1.5.8.

SOCIOECONOMIC AND FISCAL IMPACTS
The Proposed Project would be expected to result in 1,085 residents on the Project Site.
This increase in population within the City and study area would be consistent with past
trends, which indicate that the population of the City and study area has been increasing.
In addition, the multi-family units on the Project Site would be expected to absorb a
portion of the anticipated population growth within the City that would occur even
without the Proposed Project. The Proposed Project would add additional renteroccupied units to an area of the City and County where rental housing currently
dominates the market. Finally, the addition of two residential buildings to the Project
Site that each would have approximately 200 units would be consistent with the
character of the study area, which is made up of similarly sized structures. The Proposed
Project would make 6 percent of dwelling units 5 available in perpetuity to households
who are income qualified under the City’s Affordable Rental Housing Assistance
Program (ARHAP), or Affordable Home Ownership Program.
The Proposed Project is expected to generate approximately $2.9 million in property
taxes per year, an increase of more than $2.4 million from what the Site currently
generates (see Table 1-6). The Proposed Project would also have indirect fiscal benefits
for the City and the County, primarily as a result of increased consumer spending within
the City on goods and services and the Proposed Project would also provide additional
job opportunities for City residents.

Table 1-6
Projected Property Taxes (with 2016 Mill Rates)
Taxing jurisdiction
City of White Plains
White Plains School District
Westchester County
County Refuse Disposal
Mamaroneck Valley Sewer District
Note:
Source:

5

2017 mill rate1
205.37
626.37
102.96
9.26
18.25

Assessed value
$3,037,000
$3,037,000
$3,037,000
$3,037,000
$3,037,000
Total

Taxes
$623,709
$1,902,286
$312,690
$28,123
$55,425
$2,922,232

1 Rate

per $1,000 of assessed value in 2017.
http://www3.westchestergov.com/property-tax-rates, last accessed 10/17/2017.

Neither the academic housing use nor the assisted-living use contains “dwelling units,” as defined by the
City’s code.
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1.5.9.

COMMUNITY FACILITIES
The Proposed Project would not introduce any new uses or building or construction types
to the City and therefore would not result in any significant adverse impacts to the
provision of emergency services. The Proposed Project is anticipated to have
approximately 28 school-age children living on-Site and attending the White Plains Public
Schools (WPPS). The slight increase in enrollment as a result of the Proposed Project (0.4
percent over existing enrollment) would be expected to result in the need for an additional
$423,948 in spending per year by the school district. However, as noted above, the
Proposed Project is estimated to pay approximately $1.9 million in property taxes to the
school district per year upon completion, an increase of $1.576 million from the amount it
currently pays, and an increase of $1.9 million from what the Project Site paid to the school
district when it was owned by the Sisters and paid no property taxes to the school district.
The Proposed Project would include approximately 4.36 acres of open and recreational
space, including approximately 2.69 acres of publicly accessible open space on the Site’s
deep front lawn, which would be accessible during reasonable hours of the day. The front
lawn would be open to the public and maintained by the Applicant pursuant to a
permanent easement. The Applicant would work with the City on the final design and
programming of the Site’s publicly accessible open space; however, it is envisioned to be
used for passive recreation. Using NYS OPRHP’s standards, the Proposed Project’s
population would generate the need for approximately 3.53 acres of open space and
recreational facilities. As the Proposed Project is creating more open space than needed
according to NYS OPRHP guidelines, there is no significant adverse impact to open space
resources from the Proposed Project. In fact, the Proposed Project would increase the
supply of open space within the City in excess of what its population would require.
Assuming a recycling rate of approximately 50 percent, which is consistent with the
current County rate, the Proposed Project would be expected to generate approximately
5.7 tons per week of non-recyclable waste, or 295 tons per year. Both the Brockway
Place Transfer Station and the Charles Point facility, where the majority of the Proposed
Project’s waste would be processed, have enough capacity to handle the demand from
the Proposed Project. In addition, a Solid Waste Management Plan would be prepared
during site plan review and would be submitted to the City’s Department of Public
Works for review and approval. The Solid Waste Management Plan would indicate
whether solid waste and recycling would be handled by the City or a private carter and
would identify the location of solid waste and recycling collection areas, the frequency
of collection, and the access route for a truck to reach the collection areas.

1.5.10. INFRASTRUCTURE
The Proposed Project is anticipated to require approximately 109,475 gallons per day
(gpd) of domestic water, in addition to its current minimal use. In order to serve the
Proposed Project, the existing water infrastructure on-Site would be removed and new
services would be installed. The design of this system would be subject to the review
and approval of the City’s Department of Public Works. The Proposed Project would be
served by a new 12-inch water main that would loop through the Site and connect at
North Broadway and North Kensico Avenue. Each of the Site’s buildings would be
connected with a dedicated service line and the two existing connections to Pace Law
School would remain and would also be connected to the new on-Site distribution
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system. Fire hydrants would be provided throughout the Site in accordance with the
applicable Fire Codes and the requirements of the City Fire and Building Departments.
The Project Site is located within the County Mamaroneck Valley Sewer District 5, which is
served by the Mamaroneck Waste Water Treatment Plant (WWTP). The Mamaroneck
WWTP is designed to treat an average flow of 23.2 million gallons per day (mgd) and is
currently treating an average of 14.6 gpd. Anticipated daily sewage flows generated by the
Proposed Project are expected to be approximately 90,468 gpd; slightly less than the
anticipated water usage discussed above as the irrigation water would not be discharged into
the sewer system. The Proposed Project would continue to discharge to the sanitary mains in
Stewart Place and North Kensico Avenue. Based on sewer flow monitoring data, with the
addition of Project flows, the sanitary mains would continue to have adequate capacity.
The Proposed Project would be served by Con Edison for electricity and natural gas. The
connected electrical load for the campus would be approximately 6,000 kilowatts (kW) and
the connected gas load would be approximately 35,300 British thermal units (BTUs) per
hour. The Proposed Project would utilize several energy efficiency measures, including LED
fixtures in buildings and exterior Site lighting; occupancy sensors in stairwells and security
entrances; and high efficiency condensing gas boilers rated at 95 percent or greater.
1.5.11. TRAFFIC
The Proposed Project is anticipated to generate a total of 175 trips for the weekday AM
peak hour (58 entering trips and 117 exiting trips) and 235 for the weekday PM peak
hour (138 entering trips and 97 exiting trips). These additional trips would not result in a
deterioration of the Level of Service (LOS) at any study area intersection with one
exception: the intersection of North Broadway with the Main Site Driveway and Park
Avenue would change from a LOS A to a LOS B in the AM peak hour. Therefore, no
significant adverse impacts to traffic and transportation are anticipated with the
Proposed Project and no mitigation measures are anticipated to be needed with the
Proposed Project. However, the Applicant has committed to providing a jitney to and
from the Project Site and the White Plains Metro-North Railroad station to further
encourage use of mass transit by the Proposed Project’s residents and employees.
Traffic generated by the Proposed Project would not negatively impact the residential
neighborhoods surrounding the Site. The vast majority of Project-generated traffic would
use the Site’s North Broadway entrance. During the AM peak hour, the Proposed Project
would generate 22 trips in the neighborhood to the south of the Project Site and nine in the
neighborhood to the north. During the PM peak hour, the Proposed Project would generate
30 trips (or one new trip every 2 minutes) in the neighborhood to the south of the Project
Site and 12 in the neighborhood to the north. The Proposed Project would provide on-Site
residences for existing Pace Law School students, which would reduce the amount of daily
commuting traffic into the Project Site. No credit for this reduction in trips was taken in
the Traffic Impact Study (TIS) or the estimates of Project-generated traffic. Similarly, no
credit was taken for the use of mass transit by Proposed Project residents and employees.
As such, the trip generation estimates, including those anticipated within the
neighborhoods, is conservative. The low number of new trips introduced to these
neighborhoods would not result in adverse impacts to existing LOS and would not be
expected to have an adverse impact on existing emergency service operations.

5/7/2018

1-26

DEIS

Chapter 1: Executive Summary

1.5.12. AIR QUALITY
The operation of the Proposed Project would not result in potential significant adverse
air quality impacts from new stationary sources of emissions, such as the proposed
HVAC systems or emergency generators. Similarly, traffic generated by the Proposed
Project would not result in an exceedance of the New York State Department of
Transportation’s (NYSDOT) screening criteria for mobile source air quality impacts.
Therefore, the Proposed Project would not have significant adverse air quality impacts.
1.5.13. NOISE
The projected noise level increments caused by Project-generated traffic compared to
existing noise levels would be less than 1 A-weighted sound level (dBA) 6, which would
be considered imperceptible and not a significant impact according to the NYSDEC
noise impact criteria. The mechanical equipment systems included in the Proposed
Project would be designed to comply with the City Noise Control Law, and would thus
not create noise levels in excess of 55 dB (on A-, B-, or C-weighted scales) at the
property line of the Proposed Project. Given the measured existing noise levels at the
nearby noise receptors, which are all greater than 55 dBA, compliance with the City
Noise Control Code would also result in noise level increases less than the NYSDEC’s
threshold for a significant noise level increase of 6 dBA. In the Future with the Proposed
Project, noise levels within the Project Site are anticipated to be less than 65 dBA, which
is considered acceptable for residential use according to NYSDEC noise evaluation
criteria. Consequently, the establishment of residential uses on the Project Site would
not result in a significant adverse impact.
1.5.14. HAZARDOUS MATERIALS
This section summarizes the description and analysis of the Proposed Project’s potential
impacts to and from Hazardous Materials, as described in more detail in Chapter 16,
“Hazardous Materials,” and documented in Appendix I.
1.5.14.1. On-Site Buildings and Tanks
Environmental Site Assessments (ESA) performed on-Site indicated the
following environmental concerns resulting from past or current Project Site
usage and usage of neighboring properties:
•

The potentially leaking 250-gallon above-ground storage tank (AST) in
the former boiler room of the St. Jean building;
• Evidence of a residual release of fuel oil (surface staining on the basement
floor) from a 275 gallon AST was observed in the basement of the St.
Ann’s Cottage;
• Suspect asbestos-containing material (ACM), potential lead-based paint
(LBP), and electrical and hydraulic equipment that may include
polychlorinated biphenyls (PCBs) or mercury-containing components.
During building demolition, underground-storage tank (UST) and/or AST
removal, and subsurface disturbance associated with construction of the new
building(s) and UST removal, there is the potential for exposure of
contaminated materials. The potential for adverse impacts to on-Site
6

Sound pressure levels are measured in units called decibels (dB).
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construction workers and off-Site residents would be avoided by incorporating
the following measures into the construction of the Proposed Project:
•

Any existing ACM, LBP, and equipment containing PCBs or mercury
would be disposed of in accordance with all applicable state and federal
requirements;
• All USTs and ASTs would be properly closed and removed in accordance
with state and local regulations;
• Appropriate erosion and sediment controls would be implemented in
accordance with a SWPPP approved by NYSDEC, as described in
Chapter 6, “Stormwater Management.” Implementation of the SWPPP
would minimize the potential for off-Site migration of sediment in
stormwater during the soil disturbance activities.
1.5.14.2. Landfill Area
Summary of Filling Activities and Measures to Address the Landfill Area
In 2004, as part of the planned construction of an athletic field for which the
Sisters had received a Special Permit from the City, WJL Equities Corporation
(WJL) imported over 30,000 cubic yards of backfill to the Site in the area
south of the existing gymnasium building. NYSDEC inspected the backfilled
area on April 23, 2004, and identified that the fill contained construction and
demolition (C&D) debris, mainly consisting of soil mixed with broken up
asphalt and crushed concrete. C&D debris is a typical byproduct of the
construction industry and can include concrete, wood products,
drywall/plasters, brick, tile, steel, and asphalt (paving and roofing shingles).
Fill containing C&D is a NYSDEC regulated material, cannot be imported to
a site without NYSDEC approval, and, therefore, the filling operation was
identified as being in violation of NYSDEC’s solid waste regulations.
In September 2004, NYSDEC indicated that the Fill Area needed to be
addressed, and utilized an Order on Consent to identify the actions required to
be completed. The Order required, and both the Sisters and WJL agreed to
conduct, an investigation of the Fill Area and completion of any NYSDEC
required measures to be protective of public health and the environment. The
Order also required that all investigation and corrective work be conducted in
accordance with plans that were reviewed and approved by NYSDEC.
In August 2004, NYSDEC approved an investigation work plan to document the
nature of the material brought onto the Site. The NYSDEC-approved
investigation was completed in November 2004 and included the excavation of
test pits and the collection and laboratory analysis of samples from the fill
material. A Site Investigation Report & Remediation Plan submitted to NYSDEC
in January 2005 documented that the fill material contained a group of
compounds called semivolatile organic compounds (SVOCs) at concentrations
that exceeded the state clean-up standards applicable to sites with no use
restrictions. The SVOC compounds identified during the investigation were
attributed to the bits of asphalt that were observed to be present in the fill.
On July 1, 2005, NYSDEC conditionally approved the Site Investigation
Report & Remediation Plan, which allowed, under certain conditions, the
5/7/2018
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importation of an additional approximately 30,000 cubic yards of fill so the
Sisters could construct the athletic field. Only uncontaminated, recognizable
concrete, brick, asphalt, and soil was allowed to be received at the Site. The
remaining backfilling occurred from August 2005 to October 2005, as allowed
by NYSDEC. Soil samples collected from the additional fill material that
NYSDEC allowed to be imported also contained SVOCs at concentrations
consistent with previous sampling. NYSDEC’s approval of the soil
importation confirmed that the material was suitable for the intended use.
The NYSDEC-approved plan allowed for the fill material to stay on-Site, subject
to certain conditions. The NYSDEC protocol required the following measures:
•
•

•

A geomembrane liner and soil cap with vegetated cover over the Fill Area
to prevent direct exposure to the fill material and to prevent the infiltration
of groundwater;
An amendment to the property’s deed (e.g., deed notice) to identify the
boundary of the Fill Area, prevent disturbance of the cap covering the Fill
Area, maintain the condition of the site cap over the Fill Area, and restrict
the use to open space (see Figure 1-14); and
NYSDEC notification prior to disturbance of the Fill Area, and NYSDEC
review and approval of any plan to change the use of the Fill Area.

The NYSDEC-required remediation/landfill capping, including installation of a
liner and soil cap with vegetative cover, was completed after NYSDEC approval
of the work plan in July 2005. In March 2007, the Sisters and WJL submitted the
Final Engineers Report to NYSDEC to complete their requirements under the
Order. In October 2014, the NYSDEC issued a letter to the former owner of the
property stating that, “DEC staff conclude that [the Sisters] has complied with the
terms and conditions of the Order, including Schedule A of the Order and do not
believe that there are any continuing obligations under it.” The NYSDEC letter
also stated that there are no “open or pending enforcement proceedings regarding
the property or the Consent Order,” indicating that the Fill Area was addressed to
NYSDEC’s satisfaction and was closed in a manner that was protective of public
health and safety for its intended use as open space.
Additional Soil and Soil Gas Sampling
Subsequent to the NYSDEC-approved closure of the landfill, in 2012 the Sisters
conducted an additional investigation to evaluate the Fill Area in relation to a
potential redevelopment opportunity. The investigation, performed in accordance
with a NYSDEC-approved plan, included the collection of soil and soil gas
samples for laboratory analysis. Collection of these samples required penetration
of the geomembrane liner. The investigation concluded that the C&D fill material
contained SVOCs at concentrations consistent with previous investigations and
that soil gas contained petroleum compounds (gasoline components), refrigerants,
and propellants at concentrations consistent with urban fill and/or established
background conditions and did not indicate the presence of any contamination hot
spots. Chlorinated solvent compounds, which include degreasers and dry cleaning
products, were not detected. Methane, a gas attributed to anaerobic decomposition
of vegetation was detected below the liner. The Soil & Soil Vapor Analysis
Report concluded that the Fill Area could be disturbed for redevelopment as long
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as appropriate protective measures were in place in advance of initiating any
work. The potential redevelopment was not pursued by the previous owner.
Geotechnical Investigation and Interim Landfill Repairs
In 2016, the Applicant’s geotechnical consultant completed a single test
boring within the Fill Area as part of a Site-wide preliminary geotechnical
investigation. This investigation did not include laboratory analysis of soil
samples. The boring penetrated the geomembrane liner and upon completion,
the borehole was filled with concrete.
Notice of Violation—June 2017
In June 2017, the Applicant received a Notice of Violation (NOV) from the
NYSDEC that noted two violations: exposure of the geomembrane liner in a
portion of the Fill Area and compromises to the barrier layer through the
installation of gas monitoring ports and a chain-link fence. The gasmonitoring ports and chain-link fence were, as subsequently stipulated by
NYSDEC, installed prior to the Applicant’s purchase of the property. The
exposed portion of the geomembrane liner has been exposed for several years,
as documented by historical aerial photography. 7
Permanent Mitigation Measures
Prior to disturbing any soil in the landfill area, including clearing, excavation,
grading, or any other construction activities as described in Chapter 17,
“Construction,” and to fulfill the requirements of the Restrictive Covenant, the
Applicant will prepare a plan for NYSDEC review and approval that details
the planned construction activities, the measures to limit exposure to workers
and the surrounding community during disturbance of the Fill Area, and the
measures for permanent controls to properly secure and manage the Fill Area
after construction. The protocol developed for the Proposed Project, which
would be submitted to NYSDEC for review and approval, would include the
following measures, which have been reviewed and approved by NYSDEC
for projects similar in size and scope to the Proposed Project:
•

A Remedial Action Work Plan (RAWP) would be prepared and submitted
to NYSDEC for review and approval. No construction activities would
occur within the Fill Area until such time as the NYSDEC approves the
RAWP. The NYSDEC-approved RAWP would be implemented to
manage disturbance of soil and fill within the area regulated by the
Restrictive Covenant. The RAWP would include the following elements:
1. Management of all soil and fill excavated as part of Site construction
activities in accordance with all applicable local, state, and federal
regulations.
2. Perimeter air monitoring of organic vapors and dust as a protective
measure for the surrounding community.

7

The exposed geomembrane liner appears on the 2007, 2010, 2011, and 2013 aerial imagery provided on
giswww.westchestergov.com. In addition, the exposed geomembrane liner appears on GoogleEarth
imagery from April 2007, June 2010, and October 2014.
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3. Vapor mitigation measures for future buildings located within the area
regulated by the Restrictive Covenant to prevent subsurface vapors from
entering the overlying building. Approved measures typically consist of
a vapor barrier and a network of screened pipes to prevent vapors from
intruding into the building. Placement of a building foundation over a
portion of the Fill Area, as is currently proposed, is typically viewed as a
comparable level of protection relative to a site cap consisting of a
geomembrane and soil.
4. Replacement of the existing geomembrane liner covering the portion
of the Fill Area outside of the buildings’ footprint in accordance with
NYSDEC standards.
5. Contingency plans to address any potential unknown sources of
contamination (i.e., unknown tanks, contaminated soil, or
contaminated fill) that are encountered during construction activities.
•

A Construction Health and Safety Plan (CHASP) would be prepared and
implemented to ensure work place safety and minimize the potential for
exposure to contaminants during construction. The CHASP would also
include procedures for air screening and dust monitoring, and mitigation
measures to minimize dust generation. The CHASP would be subject to
review and approval by the NYSDEC prior to any construction activity in
the Fill Area.

The CHASP and RAWP would be provided to NYSDEC for review and approval
of on-Site construction activity within the Fill Area. No construction activity
would occur in the Fill Area without prior approval by NYSDEC.
1.5.15. CONSTRUCTION
Construction of the Proposed Project would be expected to take approximately 32
months. All construction worker parking, equipment loading, unloading, and queuing
would occur on-Site. No construction vehicles would park or queue on any public
roadway nor would the Proposed Project require any lane closures on public streets. All
construction traffic would access the Site from North Broadway, with the exception of
occasional trips by Site supervisors who may access the Site from Ross Street.
Construction-period traffic would not be expected to create an adverse impact on the
traffic network. The peak hour for construction worker trips would be offset from the
existing peak hour on the traffic network. In addition, trips would likely be staggered
during the day, especially during times of peak on-Site activity when different trades
and contractors would be accessing the Site.
The Proposed Project would incorporate measures to avoid or minimize fugitive dust
during construction, including watering of exposed areas during dry periods, installing
truck mats at the Site’s egress points, and limiting construction vehicle speed to 5 miles
per hour (mph) on-Site. Construction vehicles and equipment would utilize clean
technology to reduce the impact from diesel emissions. Noise from the Proposed Project
would be temporary and intermittent. Construction activities would be limited to the
hours of 7:00 AM–7:00 PM during the week and from 9:00 AM–7:00 PM on weekends
and legal holidays, in accordance with the City’s existing noise regulations.
Construction activities with the most potential to create a significant noise impact would
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occur proximate to sensitive receptors for only a short period of time during the
beginning of construction. While the Proposed Project may require limited blasting, any
blasting activities would occur under strict oversight by the City. Nearby residents
would be notified in advance of blasting activities and would be provided a pre-blast
survey that would provide photographic evidence of structural conditions.
The City enforces construction impacts mitigation through its Construction Management
Protocol (see Appendix J-1). Measures to avoid or minimize potential adverse impacts
from the Proposed Project’s construction would be incorporated into a Construction
Management Plan (CMP) (see Appendix J-2 for a sample CMP provided by the City). The
site-specific CMP would be reviewed, approved, and enforced by the City in accordance
with its aforementioned Construction Management Protocol. As a result, construction of the
Proposed Project is not anticipated to create significant adverse impacts.
1.5.16. OTHER POTENTIAL IMPACTS OF THE PROPOSED PROJECT
1.5.16.1. Irreversible and Irretrievable Commitments of Resources
Certain resources, both natural and human-made, would be expended in the
construction and operation of the Proposed Project. These resources include
use of the land, building materials, energy, and human effort (time and labor)
required to develop, construct, and operate the Proposed Project. These
resources are considered irretrievably committed because their reuse for some
purpose other than the Proposed Project would be highly unlikely.
The land that makes up the Project Site is the most basic resource irretrievably
committed. However, even at full build-out, the development of the Proposed
Project would maintain approximately 53 percent of the Project Site as open space.
1.5.16.2. Growth-Inducing Aspects
The Proposed Action, inclusive of the Proposed Zoning and Proposed Project,
would not be expected to induce growth elsewhere in the City or region. The
Proposed Project’s uses serve a current and existing need. No extension of any
infrastructure (e.g., roadways, sewer or water systems, or electric or gas
systems) into areas not currently served is being proposed.
While the Proposed Project would have approximately 1,085 residents who
would frequent businesses within the downtown and Lake Street areas of the
City, this population would not be expected to result in significant new
commercial development. Rather, the Proposed Project’s residents would be
expected to increase the patronage of existing City businesses.

1.6.

ALTERNATIVES ANALYZED
SEQRA requires a description and evaluation of a range of reasonable alternatives to the
Proposed Action that are feasible by the Applicant and that may avoid or reduce identified
impacts of the Proposed Project. The alternatives analyzed, pursuant to the adopted Scoping
Outline, include No Action Alternative; Development under Existing Zoning; Reduced Height
Alternative; and, Alternative Site Layout.
These alternatives would have impacts that are similar to those of the Proposed Project across
most environmental categories, including infrastructure, community facilities, air quality and
noise, hazardous materials, vegetation and wildlife, cultural resources, and surface water and
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wetlands. Similarly, the temporary construction impacts of each alternative would be anticipated
to be similar to those of the Proposed Project. The main difference in impacts would be the
duration of construction, which would be longer with the existing zoning and reduced height
alternatives due to the increased number and overall larger footprint of Site buildings.
The impacts of each alternative—except the No Action Alternative—on Cultural Resources and
the landfill area of the Site would be nearly identical to those of the Proposed Project. Each
alternative would require the demolition of seven historic buildings on the Good Counsel
Complex. As discussed above, the reuse of the historic buildings, with the exception of the
Chapel and Mapleton building, would not be feasible given the residential re-use objective of
each alternative. In addition, development under each alternative would include construction
within the Fill Area of the Site. With the implementation of proper Site controls, reuse of this
portion of the Site would not have a significant adverse impact.
Two alternatives—Development under Existing Zoning and the Reduced Height alternative—
would result in significantly more Site coverage than the Proposed Project. Both of these
alternatives would generate more traffic within the neighborhood to the south of the Site than the
Proposed Project. In addition, Development under Existing Zoning would dramatically change the
views into the Site from North Broadway. The Alternative Site Layout, while maintaining the
same building program and maximum height as the Proposed Project, would increase the setbacks
of the multi-family building from the Site’s southern boundary on Ross Street. The layout of this
alternative would also change the buildings’ visibility from specific vantage points, most
noticeably from the Main Site Driveway, Crane Avenue, and North Kensico Avenue.
A fourth alternative was added to the DEIS by the Applicant in response to preliminary comments
received from the public and City officials on the Proposed Project, including focusing on the
adaptive preservation of a portion of the Convent. While not required by the adopted DEIS
Scoping Outline, the Applicant believes that this alternative adds value to the SEQRA process by
affording the public, the Lead Agency, and other Involved and Interested Agencies the opportunity
to evaluate the potential impacts of another, feasible alternative to the Proposed Project. This
alternative, the Partial Convent Preservation and Reduced Density Alternative, proposes to
preserve the alignment of the western façade and westernmost wing of the Convent. In addition,
the density of each of the three uses proposed is reduced and the maximum height of the multifamily residential buildings is reduced 30 feet, from 140 feet to 110 feet.
1.6.1.

NO ACTION ALTERNATIVE
SEQRA requires an analysis of the No Action Alternative, which is defined as “the
likely circumstances at the project site if the project does not proceed.” 8 In this case, not
approving the Proposed Action would result in the Proposed Zoning not being adopted,
the Proposed Project not being implemented, and the Project Site not being redeveloped.
This alternative would not meet the Applicant’s purpose and need.
Under the No Action Alternative, the fiscal benefits of the Proposed Project that would
accrue to the City in employment and tax generation would not be realized. The City’s goal
to expand housing alternatives proximate to downtown and increase the amount of senior
and assisted-living communities would not be furthered. The front lawn of the Project Site
would remain in its current condition; however, it would not be publicly accessible.

8

SEQRA Handbook.

DEIS

1-33

5/7/2018

52 North Broadway Redevelopment DEIS

The Chapel and Mapleton building would continue to be utilized by the Sisters. The balance
of the Project Site would remain unoccupied. In the near term, views into the Project Site
would not change. In the long term, the Site’s unoccupied buildings would continue to
deteriorate. While the Applicant would continue to make necessary repairs to buildings to
prevent damage, building systems, such as heating and plumbing, may be decommissioned.
1.6.2.

DEVELOPMENT UNDER EXISTING ZONING
The Existing Zoning alternative would develop the Project Site under the existing RM1.5 zoning. This alternative would not meet the purpose and need of the Applicant and is
not an alternative that the Applicant would pursue.
Under the existing zoning, a range of potential zoning-compliant site plans could be
developed, including institutional uses, such as colleges, universities, and nursing homes
(e.g., domiciliary care facilities). The Site’s current zoning allows 75 percent of the Site,
or 12.07 acres, to be covered with buildings, roadways, and parking lots. As such,
development under the Site’s existing zoning would permit an additional 7.56 acres of
impervious coverage to be constructed—more than two-and-a-half times as much
impervious coverage as currently exists on-Site. Development of the Site under existing
zoning would, therefore, fundamentally alter one of the Site’s defining characteristics—
its campus-like feel. The large amounts of open space interior to the Site would be
developed with buildings, surface parking lots, and driveways. The front lawn of the
Site, which is one of the defining visual characteristics of the Site, would similarly be
replaced with buildings and surface parking lots under the existing zoning.
To illustrate the differences in impacts between the development under the existing
zoning and development under the Proposed Zoning, the Applicant developed a
hypothetical site plan with 467 multi-family residential units, and preservation of the
Chapel and Mapleton building (see Figure 1-15 and Figure 1-16). Under this
hypothetical development, the Project Site would be redeveloped with 10 three-story
multi-family buildings, six surface parking lots with a total of 289 spaces, and one twostory parking garage with 332 spaces. The main entrance to the upper portion of the Site
would remain at its current location and additional entrances would be provided along
the Site’s frontage with Ross Street and Stewart Place. Development under this
alternative would consume the vast majority of the open space on the Project Site,
including the site’s front lawn. In the Applicant’s opinion, elimination of the Site’s open
space character and its defining visual feature, the front lawn, is less consistent with the
Comprehensive Plan than development under the Proposed Zoning.
Despite the fact that overall trip generation rates would be slightly lower, development
under this alternative would generate more vehicular trips within the neighborhood to
the south of the Project Site than the Proposed Project. Under this alternative,
approximately 57 trips would occur within the residential neighborhood to the south
during the AM peak hour. Thirty-four of these trips would occur on Stewart Place and
23 trips would occur on Warren Street. (This is compared with a total of 22 trips from
the Proposed Project in this neighborhood.) In the PM peak hour, this alternative would
produce 75 vehicle trips within this neighborhood. Forty-five of those trips would be on
Stewart Place and 30 trips would be on Warren Street. (This is compared with a total 30
trips from the Proposed Project in this neighborhood.)
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Development under this alternative would develop the vast majority of the Project Site
and would fundamentally change the character of the Project Site from an open campus
with interconnected open spaces to a more tightly packed development of suburban
garden apartments. The views into the Project Site from North Broadway would be
fundamentally altered (see Figures 18-4 to 18-10). Under this alternative, buildings
would be constructed within 25 feet of the property line and the open space along North
Broadway would be developed. From Crane Avenue, Stewart Place, and the intersection
of North Kensico Avenue and Terrace Avenue, the three-story buildings would either
not be visible or barely be visible. From the intersection of North Kensico Avenue and
Hall Street, the buildings would be visible, replacing the existing view of the
gymnasium, House of Nazareth, and Tilford House.
Finally, significantly more Site lighting would be required in this alternative than the
Proposed Project owing to the increased amount of building, parking, and driveway
coverage. As with the Proposed Project, the parking and driveway areas would be lit
with 18–20 foot tall pole-mounted lights. Specifically, the southern boundary of the
Project Site, adjacent to Stewart Place, would feature a two-story parking garage, the top
deck of which would be required to be lit at all times during the night, as would each
level of the garage. This is in contrast to the Proposed Project, which would not have
any overnight lighting along its southern boundary adjacent to Stewart Place.
1.6.3.

REDUCED HEIGHT ALTERNATIVE
The Reduced Height Alternative would redevelop the Project Site with the same
program as the Proposed Project but would feature multiple residential buildings of
varying heights between four and nine stories (see Figure 1-17 and Figure 1-18). This
alternative demonstrates the potential differences in environmental impacts associated
only with reducing the maximum height of the proposed buildings.
This alternative assumes that the Chapel would remain on-Site and Mapleton building
would be relocated to the north of the Chapel. The assisted-living facility and academic
housing building would be similarly located as in the Proposed Project; however, they
would both be shifted slightly west to accommodate additional building coverage to the
east. The multi-family residential program would be accommodated in five separate
buildings. Two residential buildings (four stories and five stories) would be located east
of the assisted-living facility and would surround a two-level parking garage. This
garage would be accessed from the interior of the Site and from Stewart Place. Three
additional residential buildings would be developed along the Site’s eastern edge. A sixstory building would be located on the Site’s lower field area, an eight-story building
would be located to its north, and a nine-story building would be located in the
northeast-most corner of the Project Site. These buildings would be connected by a
three-story parking structure and a one-story amenity building. In addition, surface
parking lots would be provided on both the upper and lower portions of the Project Site.
The primary differences in impacts between the Reduced Height Alternative and the
Proposed Project result from changes in building height, Site coverage and access, and
the views into the Project Site from various vantage points.
Under this alternative, the majority of the Project Site—9.00 acres or 56 percent—would
be developed with buildings, parking, and driveways, compared to 7.50 acres in the
Proposed Project. While most of the Site’s front lawn would be maintained in its
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existing condition, and would be accessible to the public, very little open space to the
east of the lawn would be preserved. This would fundamentally alter the character of the
Project Site from an open campus with interconnected open spaces to a tightly packed
suburban development that features substantial surface and visible structured parking.
Views into the Project Site with this alternative would be similar to those expected with
the Proposed Project (see Figures 18-4 to 18-10). From North Broadway, the view to the
south of the Main Site Driveway would be dominated by the front lawn and the
proposed assisted-living building. The multi-family residential buildings along the Site’s
eastern boundary would be plainly visible from North Broadway. Similarly, from Crane
Avenue and both vantage points along North Kensico Avenue, the multi-family
residential buildings would be visible. From vantage point seven, North Kensico Avenue
and Terrace Avenue, the height of the southernmost multi-family buildings would
appear to be similar to the Proposed Project despite the difference in stories. This is due
to the building’s reduced setback from Ross Street, as compared to the Proposed Project.
Additional site lighting would be required for the Reduced Height Alternative.
Specifically, the two-story parking garage on the Site’s southern boundary would be
required to be lit around the clock, and the large surface parking areas at both the upper
and lower portions of the Site, would be lit with 18-20 foot tall pole-mounted lights.
The Reduced Height Alternative would be expected to generate the same amount of new
traffic as the Proposed Project. The major difference between this alternative and the
Proposed Project is the provision of Site access from Stewart Place and Ross Street. The
Reduced Height Alternative would, therefore, generate more traffic within the
neighborhood to the south of the Project Site than the Proposed Project. Project traffic
directed toward the neighborhood to the north of the Pace Law School would be
expected to be similar to that of the Proposed Project.
1.6.4.

ALTERNATIVE SITE LAYOUT
The Alternative Site Layout proposes the same development program as the Proposed
Project and is consistent with the planning principles prioritized in the design of the
Proposed Project, specifically: the preservation of the campus-like feel of the Site; the
preservation of the front lawn; and, locating the tallest buildings in the rear (east) of the
Site away from North Broadway (see Figure 1-19). The purpose of this alternative is to
reduce the visual impact of the development from the Ross Street and Stewart Place
neighborhoods. To accomplish this, the residential buildings would be reconfigured and
re-oriented on-Site, the academic housing building would be eliminated and its program
included in the northern residential building and the assisted-living facility would be
reconfigured into a four-story L-shaped building.
Two multi-family residential buildings would be constructed at the eastern portion of the
Site in a different location and orientation than the Proposed Project. The southernmost
building would feature a stepped southern façade that increases in height with distance from
Ross Street and 11 townhouses would screen the three-story parking structure. However, in
the Alternative Site Layout, the southernmost building would be curved to the northeast,
rather than curving slightly to the west as it does in the Proposed Project. This alternative
design locates the tallest portion of the building further away from the residences on Ross
Street than the Proposed Project. Owing to the topography of the Site, the lowest floor of
three-story garage would be at the approximate elevation of the lower field area and be
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integrated “into” the existing on-Site hill, behind what is now the gymnasium. As such, only
± 12 feet of the southern building would have 10 stories of above-ground residential and
three stories of above ground parking. That is, the total combined structure—residential and
garage—would be 13 above-ground stories for only approximately 12 feet. After that, as the
building extends north and west, the garage goes “into” the existing grade and the total
above ground building height is reduced to 10 stories (see Figure 1-20).
The orientation and design of the southernmost residential building would also create wider
“stepbacks” from Ross Street. As shown in Figure 1-21 and Table 1-7, the tallest portions of
the southernmost residential building would be set back farther from Ross Street than in the
Proposed Project. The 10-story portion of the building would be set back by approximately
157 feet from the closest off-Site structure (as compared to 110 feet for the Proposed Project),
the three-story multi-family building north of Ross Street and south of Stewart Place.

Table 1-7
Comparison of Building Stepbacks from Ross Street
Building height
(approximate)(feet)
Townhouse/ Garage 30
50
80
110
120

Building Stories
3 stories
1 residential
3 garage
4 residential
3 garage
7 residential
3 garage
8 residential
3 garage
10 residential
3 garage*

Stepback
Stepback
Proposed Project (feet) Alternative Site Layout (feet)
62
89
104
148
202
123

140
161
255
Note:
* Owing to the topography of the Site, the three-story garage begins to go “into” the existing on-Site hill as the
structure extends to the north. Because of this, in the Proposed Project, ± 75 feet of the southern building
would have 10 stories of above-ground residential and three stories of above-ground parking. With the
Alternative Site Layout, only ± 12 feet of the southern building would have 10 stories of above-ground
residential and three stories of above-ground parking.

The northernmost residential building would be connected with the southernmost building
by a one-story entry plaza and amenity level, but would not connect at the roof. Instead,
the northernmost building would have an east-west orientation with a slight curve to the
south. This building would feature a stepped design with the seven-story portion of the
building to the northwest, rising to 10 stories to the east and 12 stories within the
building’s easternmost portion. Owing to the change in topography and the separation of
the two buildings, the height of the northern building, as measured according to Section 24 of White Plains Zoning Ordinance, would be approximately 140 feet, which would be
compliant with the Proposed Zoning. This northernmost building would also
accommodate the proposed 70 suites of academic housing within its first five stories,
which would have its own dedicated entrance along the northern portion of the building.
The Alternative Site Layout would have a much larger open space area between the
southernmost multi-family residential building and the assisted-living facility than the
Proposed Project. While the front lawn in this alternative would be slightly smaller
owing to the location of the assisted-living facility, the total amount of open space onSite would be larger in this alternative than with the Proposed Project.
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As with the Proposed Project, the Alternative Site Layout would be consistent with the
surrounding land uses, the City’s Comprehensive Plan, and would be similar in height to
the multi-family residential buildings immediately to the south of the Project Site, which
range from 6 to 12 stories. The Alternative Site Layout would protect the Site’s front
lawn and maintain the prominent boulevard appearance of the North Broadway
Corridor. The Alternative Site Layout would retain the campus-like character of the Site
by preserving large open spaces that have aesthetic and recreational benefits to the
future residents of the Project Site, and the surrounding community.
Development under the Alternative Site Layout would generally result in the same postdevelopment character as the Proposed Project—a residential campus with large
connected open spaces. However, the orientation and location of the buildings in this
alternative would change the visibility of the Site’s proposed buildings from several
vantage points (see Figures 18-4 to 18-10). From North Broadway, the view into the Site
would be dominated by the front lawn, as with the Proposed Project. To the south of the
driveway, the assisted-living facility would appear taller than in the Proposed Project.
The orientation of the building, slightly angled, and the location, further south, would
help minimize the visual effect of the increase in height from this vantage point. As the
site would be graded to provide a level building pad, the perceived height of the building
would decrease to the east. Looking east, straight in from the Main Site Driveway, the
narrow end of the southernmost multi-family residential building would be visible. This
building would be set back nearly 850 feet from North Broadway. Between this southern
building and the Chapel would be an open space view along the Site’s main boulevard.
Owing to the Site’s topography, the one-story entry plaza that connects the northern and
the southern buildings would not be visible from this location. From this vantage point,
the northernmost residential building would be almost entirely obscured by the Chapel
and the existing on-Site vegetation. A small portion of the building, south of the Chapel
and through the trees north of the Chapel, would be visible in leaf-off conditions.
When standing on the east side of I-287 facing west, this alternative’s multi-family
residential buildings would be clearly visible. Unlike the Proposed Project, however, the
buildings are oriented perpendicularly to the intervening highway. This change in
orientation visually separates the two buildings and reduces their perceived “width,”
creating open views around the proposed buildings.
As with the Proposed Project, the multi-family residential buildings in this alternative would
be visible from the southeast at the intersection of North Kensico Avenue and Terrace Place
(vantage point 7). The orientation of the buildings, however, is markedly different than the
Proposed Project. With the Alternative Site Layout, the multi-family residential buildings
would be perceived to be a similar height to those in the Proposed Project; however, the
“length” of the buildings would be perceived as significantly less than the Proposed Project.
As such, the multi-family residential buildings in this alternative would appear smaller than
those in the Proposed Project when viewed from this vantage point.
The general layout and impacts of the Site lighting would be similar to that of the Proposed
Project, with one key difference. As the buildings in this Alternative have been “pulled”
north, so has the Site lighting. The result is that the southern portion of the Site, in the vicinity
of Stewart Place, would have a much larger area of unlit space than in the Proposed Project.
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Development under the Alternative Site Layout would be expected to have the same
impact on community facilities as the Proposed Project; that is, the Alternative Site
Layout would create more recreational open space than required to serve its residents.
1.6.5.

PARTIAL CONVENT PRESERVATION AND REDUCED DENSITY
ALTERNATIVE
This alternative was added to the DEIS by the Applicant in response to preliminary
comments received from the public and City officials on the Proposed Project, including
focusing on the adaptive preservation of a portion of the Convent. While not required by
the adopted DEIS Scoping Outline, the Applicant believes that this alternative adds
value to the SEQRA process by affording the public, the Lead Agency, and other
Involved and Interested Agencies the opportunity to evaluate the potential impacts of
another, feasible alternative to the Proposed Project.
The design of this alternative was driven by two primary goals (1) to further reduce the
change in the Site’s visibility from North Broadway by preserving the alignment of the
westernmost façade of the Convent and (2) to reduce the potential impacts associated
with the height and massing of the Proposed Project.
The layout and location of the buildings proposed for this alternative are similar to the
Alternative Site Layout (see Figure 1-22). The most noticeable change to the site plan is
that this alternative proposes to preserve the alignment of the western façade and
westernmost wing of the Convent. Together with preservation of the Chapel, preserving
this portion of the Convent would maintain the most recognizable features of the Project
Site as viewed from North Broadway. The Applicant is currently exploring the extent to
which the portion of the Convent to remain could be used. It is possible that a portion of
the Convent could house an exhibit space with information about the Good Counsel
Complex, including historic documentation, photographs, and similar items. To the east
of the Convent, a landscaped courtyard and plaza would be constructed. The plaza could
potentially be used for numerous purposes, including events and gatherings. Retaining
this portion of the Convent and integrating it into the site plan would maintain the
visibility of the Convent within the historic context of the Site serve to partially mitigate
the unavoidable adverse impact to the S/NR-listed Good Counsel Complex.
This alternative includes a revised proposed building program that reduces the number
of units in all three building components (see Table 1-8). The reduction in density
allows the proposed multi-family buildings to be reduced in height and allows the
proposed assisted-living facility to reduce its footprint.
The main difference between multi-family buildings in this alternative compared to the
Alternative Site Layout is that the buildings in this alternative are 30 feet shorter in
height than the Alternative Site Layout and contain fewer units (see Figure 18-29). The
reduction in height was achieved by reducing the maximum number of stories in both
buildings, as well as reducing the height of the first floor amenity space from 20 feet to
10 feet. As with the Alternative Site Layout, a three-story garage would be constructed
on the lower field area, which would be screened by three stories of townhouse units.
The southern residential building would continue to feature a stepped design that
increases building height as the distance from Ross Street increases. With this
alternative, however, a maximum of 8 full residential stories would be constructed, as
opposed to 10 in the Alternative Site Layout.
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Table 1-8
Reduced Density Alternative Program

Residential units

Existing Zoning
(RM-1.5)
1 per 1,500 sf of lot area
(467 units on-Site)

Proposed Project

Reduced Density
Alternative

400 units
~ 370 units
0
~49
242
~195
127
~104
31
~22
472,000 sf (Alt. Site Layout)
443,000 sf
0.8 FAR
0.28 FAR
0.21 FAR
Non-residential
(560,000 sf on-Site)
198,300 sf
136,300 sf
90 units / 125 beds
~82 units / ~113 beds
Assisted-living facility
93,000 sf / 0.13 FAR
~80,000 sf / 0.11 FAR
70 suites / 120 beds
~40 suites / ~59 beds
5 stories
3 stories
Academic housing
91,000 sf / 0.13 FAR
~42,000 sf / 0.06 FAR
All other non0.02 FAR
0.02 FAR
residential
14,300 sf
14,300 sf
Sources: White Plains Zoning Code; Amended Petition for PRDD for Proposed Zoning; Perkins Eastman
and JMC for Proposed Project and Reduced Density Alternative.
Studio
1 Bedroom
2 Bedroom
3 Bedroom
Square Feet

As with the Alternative Site Layout, when the three-story garage in this alternative extends
to the north it begins to go underground as the elevation of the Site rises behind what is
now the gymnasium. As such, only a distance of ± 48 feet of the southern building would
have eight stories of above-ground residential and three stories of above ground parking.
That is, the total combined structure—residential and garage—would only be 11 aboveground stories for approximately 48 feet. After that, as the building moves north and west,
the above-ground garage becomes an underground garage as the Site’s topography
changes and the total above ground building height is reduced to eight stories.
The orientation and design of the southernmost residential building would also create
wider “stepbacks” from Ross Street than the Proposed Project and Alternative Site
Layout (see Figure 1-23 and Table 1-9). Furthermore, while the tallest portion of the
southern residential building would be approximately the same distance from the closest
off-site structure as in the Alternative Site Layout, the tallest portion of the proposed
building would be 8 stories, instead of 10 stories, and would be 30 feet shorter in height.
The northernmost residential building would continue to feature a stepped design in which
the height of the building is reduced to the north and west. The first building step, closest
to Pace University, would be 6 stories (as opposed to 7 in the Alternative Site Layout),
rising to 8 stories to the south and east (as opposed to 10 stories), and culminating in 10
stories in the easternmost portion of the building (as opposed to 12 stories).
Given the reduced height of the northernmost building in this alternative, the academic
housing units would be located in a separate, three-story building located in the
northeastern most corner of the Project Site. This building, relating directly to the Pace
Law School campus, would include approximately 40 suites of academic housing, as
well as common amenity space, including a shared kitchen on each floor.
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Table 1-9
Comparison of Building Stepbacks from Ross Street
Stepbacks
Building height
Proposed Project
Alternative Site Layout
Reduced Density
(feet)
(feet from Ross Street) (feet from Ross Street) (feet from Ross Street)

30

62

50

104

89

70

138

80

148

90

169

110

202

110
120

77

217
123

Building
Stories
3 stories
(townhouse/
garage)
1 residential
3 garage
4 residential
3 garage
4 residential
3 garage
6 residential
3 garage
7 residential
3 garage
8 residential
3 garage*
8 residential
3 garage
10 residential
3 garage**

140
161
255
Notes:
* Owing to the topography of the Site, the three-story above-ground garage becomes an underground garage
as the structure moves to the north. Because of this, in the Reduced Density Alternative, only ± 48 feet
of the southern building would have eight stories of above-ground residential and three stories of aboveground parking.
** Owing to the topography of the Site, the three-story above-ground garage becomes an underground garage
as the structure moves to the north. Because of this, in the Proposed Project, only ± 75 feet of the
southern building would have 10 stories of above-ground residential and 3 stories of above-ground
parking. With the Alternative Site Layout, only ± 12 feet of the southern building would have 10 stories of
above-ground residential and 3 stories of above-ground parking.

The proposed assisted-living facility would be located in a similar location as the
Alternative Site Layout and would continue to be four stories in height. The footprint,
however, would be narrower and would not feature an “L” shape design; rather, the
building would be rectangular to allow for the entry drive to the multi-family building to
travel between the building and the retained western portion of the Convent. The
number of parking spaces proposed for this use has also been reduced to 38 spaces from
50 to reduce the footprint of this parking area.
The environmental impacts of the Partial Convent Preservation and Reduced Density
Alternative are similar in most respects to the Proposed Project and Alternative Site
Layout. This alternative would have approximately the same amount of impervious
coverage as the Alternative Site Layout, a similar approach to stormwater management,
and similar physical site impacts. As the area of the garage, much of which is proposed
to be underground, would be smaller in this alternative than with Alternative Site Layout
or Proposed Project, a reduction in the amount of excavation, or “cut,” would be
anticipated, which would likely correlate with a decrease in the net export of earthen
material for the Project as a whole.
The main difference in impacts between this alternative and the Alternative Site Layout
relates to the change in visibility of this alternative’s proposed buildings, specifically, as
viewed from North Broadway, and locations to the east and south. From North
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Broadway, the view into the Project Site would be dominated by the front lawn, the
Chapel, and the western portion of the Convent, which would be preserved. Looking
directly into the Site from the Main Site Driveway, the eight-story southern multi-family
building would not be visible from this location—the preserved western portion of the
Convent and the existing vegetation would block the view. The 10-story northernmost
residential building would be almost entirely obscured by the Convent, Chapel, and
existing on-Site vegetation.
From the east of the Project Site, across I-287, and the southeast, along North Kensico
Avenue, this alternative’s multi-family residential buildings would be clearly visible and
oriented in a similar fashion as those in the Alternative Site Layout. However, with this
alternative, the buildings are two stories and 30 feet shorter than the buildings in the
Alternative Site Layout.
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