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COUNTY OF WESTCHESTER INDUSTRIAL DEVELOPMENT AGENCY

APPLICATION FOR FINANCING
Straight Lease Transaction

RETURN TO:
County of Westchester Industrial
Development Agency
148 Martine Avenue
Michaelian Office Building, Room 903
White Plains, New York 10601
Attn:  Assistant Secretary
(914) 995-2916

The information requested on this form is necessary to process a request for financial
assistance from the County of Westchester Industrial Development Agency. Please complete
this form as fully and carefully as possible, using “none”, “not applicable” only where necessary.
You may wish to submit this application to your attorney for his or her review, with particular
reference to the Agency’s enabling legislation (the New York State Industrial Development
Agency Act Article 18A of the General Municipal Law, the “Act”). All information on this form
will be kept confidential by the Agency, but may be subject to public inspection under New York

freedom of information law.

Any approval of financial assistance by the Agency will be based upon the information
presented in this application. The application should describe the proposed facility and its
proposed users and participants, all as presently contemplated by the parties. Changes in the
nature or status of the proposed facility should be reported promptly to the Agency, since any
such change could disqualify the facility and render it ineligible for financial assistance.

The project documents will establish standards of performance by the applicant in areas
such as job creation and retention. The applicant’s achievement of these economic development
goals is the consideration for the granting of tax benefits by the Agency. In the event that the
applicant fails to meet these standards, some or all of the benefits taken by the applicant will be
subject to recapture by the Agency.

The Agency is required to adopt an inducement resolution to formally establish the
inducement to the undertaking of the project provided by the Agency’s financing. This
resolution must be adopted prior to the commencement of construction of the facility, the award
of any construction contract, the placing of any equipment order, or the execution of any final
contract for the acquisition of the facility. Applicants may generally, however, prior to the time
the inducement resolution is adopted, enter into options to purchase property or contracts to
construct or acquire property which are expressly and entirely contingent upon the Agency
providing financial assistance to the project. It should be noted that under the Agency’s enabling
legislation, Section 923-a of the Act, no funds of the Agency shall be provided to a project unless
(1) at least thirty (30) days’ prior notice of such project shall have been given to each local
municipality in which a part or parts of the project is, or is to be, located and (ii) no objection, by
resolution of the governing body of such municipality, shall have been made and delivered to the
Agency within such thirty (30) days.
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The Agency will charge a Project fee in the form of “rent”, as well as administrative fees
and expenses, as follows:

1) Project fee (“rent”): 5% of the total projected benefits expected to be granted
for Sales Tax abatement and Mortgage Recording Tax abatement, payable at
closing (or earlier if benefits are taken prior to closing). In addition, if the
benefits taken exceed projections, 5% of the excess benefits will be charged
periodically as additional “rent”.

2) Legal fee to Agency Counsel, charged on an hourly basis and payable monthly.

3) Reimbursement to the Agency of all costs for Public Hearing Legal Notices.

4) Administrative Fees for post closing actions such as mortgage refinancings, non-
disturbance agreements, estoppels, etc.

Payment invoices will be submitted to the applicant’s counsel.

Projects consisting of the construction, renovation and/or equipping of residential
housing will be expected to have units allocated as affordable units. The minimum level for a
unit to be classified as Affordable will be 80% of income at 30% for rent.

Applicant must follow energy efficiency standards (Energy Star) in equipment and
lighting.

In furtherance of Westchester County’s commitment to provide leadership in the fields of
resource conservation and energy-efficiency, please be advised that the Agency advocates the
use of Green Building' technologies and practices. Green Building technologies and practices
are designed to create healthier and more resource-efficient models of building construction,
renovation, operation, maintenance, and demolition, and provide demonstrated benefits, as
follows: (a) environmental benefits through the preservation of biodiversity and ecosystems,
improved air and water quality, reduced waste streams, and conservation of natural resources; (b)
economic benefits, in the form of reduced operating costs, improved occupant productivity and
health, and optimized life-cycle performance; and (¢) social benefits through enhance comfort,
health and building aesthetics. Please refer to the resources cited below for additional
information on Green Building technologies and practices, as well as State and federal Green
Building incentive programs. In accordance with the policy outlined above, Applicant shall
follow energy efficiency standards (Energy Star) in equipment and lighting integrated into the
project.

This Application should be submitted with a $250 Application fee payable to the County
of Westchester Industrial Development Agency, 148 Martine Avenue, Michaelian Office
Building, Room 903, White Plains, New York 10601 (Attn: Assistant Secretary).

! (A) www.epa.gov/greenbuilding/ ; (B) www.eere.energy.gov/buildings/highperformance

and (C) www.dec.state.ny.us/website/ppu/grnbldg/index.html.
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The Applicant.
A. Legal name, mailing address, telephone, telefax and email.

A Special Purpose Entity will be created that will be controlled by one or
more Lennar Multifamily Communities, LLC (“LMC”) entities.

LMC, A Lennar Company
1 Landmark Square

Suite 2001

Stamford, CT 06820

(203) 429-9992

Greg. belew@livelme.com

B. Name, mailing address, telephone, telefax and email of:
1. Officer to whom communications should be addressed.

Greg Belew

NY Metro President
LMC, a Lennar Company
1 Landmark Square

Suite 2001

Stamford, CT 06820
(203)429-9992
Greg.belew@livelme.com

2. Counsel.

Eon S. Nichols, Esq.

Cuddy & Feder LLP

445 Hamilton Avenue, 14" Floor
White Plains, NY 10601
(914)-761-1300
ENichols@cuddyfeder.com

3. Real Estate Broker and/or Site Selection Consultant.
N/A
4. Employer ID/Tax ID of the Company.

A Special Purpose Entity will be created that will be controlled by one or
more Lennar Multifamily Communities, LL.C entities.

Tax ID for Lennar Multifamily Communities, LL.C: 45-2701002
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C. Form of business organization:

For-profit corporation i~ | Not-for-profit corporation fﬁ“
General partnership ¢ | Limited partnership .
Limited lability company t | Sole proprietorship 8

If a corporation or limited liability company, state of incorporation:

TBD — A Special Purpose Entity will be created that will be controlled by
one or more Lennar Multifamily Communities, LL.C entities.

If a foreign corporation or foreign limited liability company, date qualified to do business in
New York:

TBD - A Special Purpose Entity will be created that will be controlled by one
or more Lennar Multifamily Communities, LLC entities.

D. Principal Owners/Officers/Directors (Principal owners that hold more than 15% equity
ownership).

There are no principal owners holding more than 15% equity.

E. If Applicant has a significant relationship with an affiliate company(ies), the name and
address of such affiliate(s).

Lennar Corporation
700 Northwest 107™ Avenue
Miami, FL 33172

F. Standard Industrial Classification number (SIC Code) of activity to be carried on at the
facility. North American Industrial Classifications Number (NAICS) of activity to be
carried on at the facility. SIC CODE: 6513; NAICS: 531110

G. Describe the use that is to be made of the proposed facility. Include a description of the
products and services to be produced and the market areas to be served.

The proposed development will be a mixed-use facility, comprised of retail on the
ground floor and multifamily dwellings above, together with associated parking and
amenities. There will be approximately 8,000 square feet of retail and 445,000
square feet of multifamily dwelling space. The market area to be served is central
Westchester County. See Tab 2.

Parking: 461 spaces
Total Units: 434

Studios - 42
1BR -237
2BR - 135
3BR -20

There will be 27 affordable units at 60% AMI
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H. Complete Schedule A annexed (Company Description).

Lennar Multifamily Communities, LLC is a wholly owned subsidiary of publicly
traded Lennar, Inc. Lennar, Inc was founded in 1954 and listed on the New York
Stock Exchange in 1972. LMC is headquartered in Charlotte, NC but has asset
developments throughout the United States. www.livelme.com

II. Other participants in the facility.

A. In the typical Agency financing, the facility will be owned by the Agency and leased to a
corporation which will use the facility in its trade or business. If (1) the applicant plans
to sublease the facility to another entity, (2) the applicant plans to be the sublessee and
lease the facility from another entity which will lease it from the Agency, or (3) any other
use arrangement is planned which differs from that described above, please provide for
each additional user or participant on a separate sheet the information called for in Part I,
and describe the intended relationship of all those using or participating in the facility.

N/A
1. The Project Facility.
A. Address or location.

131 Mamaroneck Ave. & 1 Mitchell Place
White Plains, NY

Parcel 47620: 125.76-5-2
Parcel 47770: 125.76-5-17
Parcel 54670: 125.84-2-1
Or

Section 125.84, Block 2, Lot 1
Section 126.76, Block 5, Lots 2 and 17

B. List all villages, towns, cities and school districts within which any part of the facility
(land included) is located.
City: White Plains
School District: White Plains

C. Isany part of the facility (land included) located outside of Westchester County?
™ Yes # No

If so, please explain:

D. The facility consists of a building/space which will be (check as applicable):

™ acquired W constructed

I renovated ™ expanded
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2 which will be used for

I manufacturing I warehousing 17 research 1 offices
™ industrial I recreation W retail* W residential

I training [ data process T other

If other, explain:

E. The approximate square footage of the existing building to be purchased or space to be
leased is:

3 buildings consisting of approximately 45,000sf.

F. The approximate square footage of the planned expansion of the existing building.

N/A

G. The approximate acreage of the land to be purchased or leased:

2.1 Acres

H. Describe the arrangements which have been made or are planned for the acquisition of
the facility.

L

LMC is in contract to purchase the facility
For projects involving primarily the acquisition of an existing facility, please indicate:
1. The expected dates of acquisition: N/A

2. The expected date of occupancy. N/A

J. For projects involving primarily the construction of a new facility (or the renovation or

expansion of any existing facility) please indicate the actual or expected dates of:

L. The acquisition of the land upon which the construction will occur: August 2018
(expected)

2. Issuance of a building permit: August 2018 (expected)

3. Commencement of construction: October 2018 (expected)

4. Occupancy: July 2020 (expected)

Describe the type of building that is to be constructed, and the method of construction
that will be used.

Type I- High Rise

Describe the Green Building technologies, if any, that will be incorporated into the
project construction/renovations in addition to the applicant’s required compliance with
energy efficient standards (ENERGY STAR) in equipment and lighting. If the applicant
has elected not to incorporate Green Building technologies into the project scope, please
explain the basis for such election.
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Energy Star or equivalent appliances
Low-E Glass

High recyclable content in building materials — concrete and steel
Rigid insulation in exterior wall panels
Bike storage rooms

Transit oriented location/high walk score
Car charging stations

Dual trash chute (recycling) system
Landscaped roof deck

Sun control features for top floor

LED lighting throughout the building

M. State whether the following utilities are already on-site:

Water: YES Electric: YES
Gas: YES Sanitary/Storm Sewer: YES

N. What is the current zoning of the site?
CB-2, RM - 0.35

O. What is the proposed zoning of the site, if different?
N/A

P. Describe any significant legal, physical or business factors that may impede the
acquisition or completion of construction of the facility.

Unforeseen site conditions, unforeseen market factors and/or the failure to obtain
IDA benefits (including real property tax abatements) may impede the acquisition
or construction of the facility.

Q. Term of the lease: (in years):
N/A
Iv: Eligibility Factors:

A. In as much detail as possible, using a separate sheet(s) if necessary, set forth the facts or
circumstances which will allow the Agency to conclude that:

1. The economic feasibility of the project will be seriously and substantially impaired
without the availability of the Agency’s financial assistance.

The Agency’s assistance with the Project through sales tax exemption, mortgage
recording tax exemption and property tax abatement is necessary to make the
Project economically feasible in order to offset the high costs of design,
approvals, affordable housing requirements, construction and financing.

2. The Agency’s financial assistance will induce the location, retention or expansion of
the project at the location identified in Part III.
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Without the help of these tax abatements, the returns on the project would be too
weak to make the deal financeable. The Project will help to emhance the
commercial core of the City of White Plains as well as Westchester County. There
is a need for residential market rental housing in the City of White Plains and the
Project will meet those needs. In addition, increased sales tax revenues will be
generated by the Project’s residents spending in local retail stores will also benefit
the City and County.

The Project will additionally provide affordable and market rate rental
residential units which will generate employment and revenue for the County and
the City.

To the extent the project serves a local market area, there is a recognized and
demonstrable need for the products or services the project will provide in the
project’s market area.

As mentioned above, the Project will help to enhance the commercial core of the
City of White Plains as well as Westchester County. There is an unmet need for
residential market rental housing in the City of White Plains and the Project will
meet those needs. In addition, the enhanced sales tax revenues that will be
generated by the Project’s residents and retail stores will benefit the City and
County.

Further the Project will provide some affordable housing units which will address
the need for affordable housing in the City and County.

The project is compatible with and will significantly assist and enhance all
development plans for its area established formally or informally by local, County,
State and federal authorities.

Applicant’s proposed use is consistent with all controlling zoning and
development regulations.

There will be no significant disruption of existing employment or competitive
facilities in the area in which the project is located.

It is expected that the Project will increase employment opportunities. The
redevelopment proposed for the Project will provide a very large number of
construction jobs and materials supply jobs. The property, once operating, will
have a number of permanent employees and contribute to the local and regional
economy in the annual spending for operating expenses. Further, the retail stores
will generate permanent employment opportunities in excess of those generated
by the existing Project site. The occupancy of the Project by residential tenants
will add to the employment base of the County of Westchester.

The project will initially provide substantial employment, substantial capital
investment, and a substantial increase in the property tax base, and be of a nature
which demonstrates a substantial long-term commitment of the beneficiary to the
County, and which makes it highly likely that the substantial increase in employment,
investment and tax base will continue for a significant period of time.
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The Project will provide construction jobs during the construction of the Project.
The tenants of the Project will add to the employment base. The Applicant will
make a substantial capital investment in the Project. The Project, once completed,
will be a part of the core of the City of White Plains and will add to the vitality of
the County and to the City of White Plains by improving the area surrounding
the Project site. In addition the Project will provide new housing options for
employees of companies relocating to, or expanding in the area.

7. The project is not of a speculative nature.

The Project is not speculative because there is a demonstrated demand for
rental apartments in the market. The Applicant has invested substantial money
and time in the Project. As described herein, the Applicant is in contract to
purchase the Project site.

If any of the above are inapplicable, please indicate "N/A"

B. Will the proposed project result in the removal or relocation of any facility, plant,
operation, or employees of any project occupant from any other location in the State of
New York to the project facility?

" Yes * No

Will the proposed project result in the abandonment or closure of any facility, plant or
operation of any project occupant in the State of New York?

i Yes # No

If the answer to either of the foregoing questions in this subpart B is positive, please set
forth in detail, on as many separate sheets as necessary, the reasons for the relocation,
abandonment or closure, including, without limitation, (i) any considerations regarding
the applicant’s (or other occupant’s) ability to remain competitive in its industry, and (ii)
any consideration which has been given to relocating to any location outside the State of
New York. Please note that the Agency may ask you to provide additional information
regarding the foregoing, including documentary support.

N/A

C. Describe any contracts or agreements (options to purchase, purchase contracts,
construction contracts, equipment orders) which have been entered into with respect to
the facility. Please note that the Agency may not provide benefits to any purchases made
prior to the execution of a Letter of Authorization for Sales Tax Exemption.

Devon Plaza Realty, LL.C and Lennar Multifamily Communities, LI.C have entered
into a purchase and sale agreement for the purchase of the Project site. At Closing,
Lennar Multifamily Communities, LL.C wiil assign the purchase and saie agreement
to the Applicant.

V: Environmental Review:
Please note that the Agency cannot provide any financial assistance until the environmental

review required under the State Environmental Quality Review Act (“SEQRA”) has been
completed. Please complete the annexed Short Form Environmental Assessment Form.
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Based upon the information provided in that form and elsewhere in this application, the
Agency may require further information regarding potential environmental impacts.

If this project is likely to have a significant adverse impact on the environment (a “Type I”
action), then the action is probably required to be reviewed by one or more other state or local
agencies, such as a local zoning or land use authority. In that event, the Agency will not act
as “lead agency”, and any action by the Agency must await completion of the SEQRA review
by the other agency. If that is not the case, i.e., if the proposed action is a “Type II” or
“unlisted” action under SEQRA, the Agency may act independently for SEQRA purposes.

Complete Full Environmental Assessment Form is attached hereto. See Tab 4.
VL Cost/Benefit Factors

A. Employment and payroll at the facility.

Present Payroll AtFull Payroll
Employment
Existing Full Time*
Employees (located N/A N/A N/A N/A
at Facility)
Transferred Full
Time Employees
(located in New
York State, to be N/A N/A N/A N/A
moved to the
Facility)
New Full Time
Employees (New
hires or to be N/A N/A 16-20 +-$890k
Annual
relocated from
outside New York)
D. Estimate of the number of created jobs that will be filled from Westchester

and/or adjoining counties.
90%
E. Construction jobs to be generated by the project:

We estimate having approximately 200-250 construction workers onsite at the peak
of the job. Over the lifetime of the project, there will be approximately 600-700
workers.

F. Please set forth any other public benefits (including brownfield tax credits) to be
provided to the company, its business or the facility in connection with the proposed

project, of which the Agency should be aware in evaluating this application.
N/A

* If the applicant will utilize at the Facility, in significant numbers, part-time employees, contract workers, and/or
workers who cannot be described as “Full Time”, please separately describe, quantify and explain the use of such
categories of employees.
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G. Summary of Estimated Cost/Benefit Analysis (please note, construction projects must
complete Attachment “A,” a more detailed Project facility cost analysis.)

Costs/Financial Assistance

Sales Tax Exemption +/- $3.25M
Mortgage Tax Exemption +/- $1.5M
Property Tax Abatement* +/- $27TM

Economic Development Impact

Initial Construction/Renovation Costs:

Approx. $148M

Initial Furniture/Fixtures/Equipment Costs:

Approx. $2.1M

Annual Investment: N/A
Rent Cost: N/A
Other Private Funds Invested: N/A
Other Benefits to County Economy: N/A

Employment Benefits:

The following chart is for employment for the residential portion of the mixed-use project only. We
did not include retail, which currently conceptualized as two restaurant spaces that we believe
would be at least potentially yield an additional 4 employees.

Job Categories Number Retained Payroll Number Created Payroll
Community 0 $130k 1 $130k
Manager
Assistant 0 $90k 1 $90k
Manager
Leasing Manager | 0 $70k 1 $70k
Leasing 0 $60k 1 $60k
Professional
Leasing 0 $60k 1 $60k
Professional
Service 0 $115k 1 $115k
Supervisor
Assistant 0 $85k 1 $85k
Supervisor
Service Tech 0 $70k 1 $70k
Service Tech 0 $70k 1 $70k
Service Tech 0 $60k 1 $60k
Grounds/Porter 0 $40k 1 $40k
Grounds/Porter 0 $40k 1 $40k
Concierge 1 0 $30k 1 $30k
Concierge 2 0 $30k 1 $30k

C&F: 3211982.1
C&F: 37592921




Concierge 3

0

$30k

$30k

Concierge 4

0

$30k

$30k

*The Agency generally will not grant any abatement of real property taxes without the consent of the
affected taxing jurisdictions

Reports, documents and additional information:

A. For the Applicant (and for all known prospective occupants) of the Facility, please attach:

1. Copy of the two most recent annual report, and most recent SEC registration
statement, or

2. Please completed Attachment A (Construction Facility Costs), if applicable.
3. Please complete Schedule A, a description of the Company.

4. Please complete Schedule C, Estimated Tax Benefits.

5 Please complete Schedule D, Workforce and Training.

6. Include with this application an 8 1/2” x 11 map of the site showing the project
location and adjacent roadways. See Tab 3

7. Please complete the Short Form Environmental Assessment Form (Parts I and II)
attached hereto. See Tab 4

8. Please execute the Hold Harmless Agreement,

REPRESENTATIONS BY THE APPLICANT

The Applicant understands and agrees with the Agency as follows:

A. Job Listings. In accordance with Section 858-b(2) of the New York General Municipal

Law, the Applicant understands and agrees that, if the Project receives any Financial
Assistance from the Agency, except as otherwise provided by collective bargaining
agreements, new employment opportunities created as a result of the Project will be listed
with the New York State Department of Labor Community Services Division (the
“DOL”) and with the administrative entity (collectively with the DOL, the “JTPA
Entities™) of the service delivery area created by the federal job training partnership act
(Public Law 97-300) (“JTPA”) which the Project is located. This act has been
superseded by the Workforce Investment Act. A representative of the Westchester
County “One-Stop” office and Workforce Investment Board will be assigned to work
with your company to determine the potential for existing training programs.

. First Consideration for Employment. In accordance with Section 858-b(2) of the New
York General Municipal Law, the Applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, except as otherwise provided by
collective bargaining agreements, where practicable, the Applicant will first consider
persons eligible to participate in JTPA programs who shall be referred by the JTPA
Entities for new employment opportunities created as a result of the Project. A
representative of the Westchester County “One Stop” Office will provide assistance to
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the Human Resources Director of IDA induced companies to comply with this
requirement.

. Annual Sales Tax Filings. In accordance with Section 874(8) of the New York General
Municipal Law, the Applicant understands and agrees that, if the Project receives any
sales tax exemptions as part of the Financial Assistance from the Agency, in accordance
with Section 874(8) of the General Municipal Law, the Applicant agrees to file, or cause
to be filed, with the New York State Department of Taxation and Finance, the annual
form prescribed by the Department of Taxation and Finance, describing the value of all
sales tax exemptions claimed by the Applicant and all consultants of subcontractors
retained by the Applicant.

. Annual Employment Reports. The Applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, the Applicant agrees to file, or cause
to be filed, with the Agency, on an annual basis, reports regarding the number of people
employed at the project site.

Absence of Conflicts of Interest. The Applicant has received from the Agency a list of
the members, officers and employees of the Agency. No member, officer or employee of
the Agency has an interest, whether direct or indirect, in any transaction contemplated by
this Application, except as hereinafter described:

Applicant is in substantial compliance with applicable local, state and federal water
protection and environmental laws, rules, and regulations.

. The submission of knowingly false or knowingly misleading information may lead to
immediate termination of any financial assistance and reimbursement of an amount equal
to all or part of any tax exemptions claimed by reason of agency involvement in the
project.
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The undersigned hereby certifies under the penalty of perjury that the information contained in
this application and the attached form is true, correct and complete, and expressly acknowledges that the
Agency, in the provision of financial assistance, and the Agency’s bond counsel, in delivering their
opinion as to the validity of the bonds, may rely on this informatjefpas a representationof the applicant.

Signature of Applicant’s representative: ‘ — Z
Name of representative: G “egol‘ Y L. 9 el eu/
Title of representative: V’ e P ﬂjlﬁ\ X

Date: g//ol// ?

Add Notary

VALERIE MOUSSIGNAC
Notary Public
Connecticut

My Commission Expires Mar 31. 2023

Uk Meo

\/O«LQ(;Q (Y)oosmgna c

Wy Commission expiCes (Noah ), 20273
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HOLD HARMLESS AGREEMENT

Applicant hereby releases the County of Westchester Industrial Development Agency and the
members, officers, servants, agents and employees thereof (the “Agency”) from, agrees that the Agency
shall not be liable for and agrees to indemnify, defend and hold the Agency harmless from and against
any and all liability arising from or expense incurred by (A) the Agency’s examination and processing of,
and action pursuant to or upon, the attached Application, regardless of whether or not the Application or
the Project described therein or the tax exemptions and other assistance requested therein are favorably
acted upon by the Agency, (B) the Agency’s acquisition, construction and/or installation of the Project
described therein and (C) any further action taken by the Agency with respect to the Project; including
without limiting the generality of the foregoing, all causes of action and attorneys’ fees and any other
expenses incurred in defending any suits or actions which may arise as a result of any of the foregoing. If,
for any reason, the Applicant fails to conclude or consummate necessary negotiations, or fails, within a
reasonable or specified period of time, to take reasonable, proper or requested action, or withdraws,
abandons, cancels or neglects the Application, or if the Agency or the Applicant are unable to reach final
agreement with the respect to the Project, then, and in the event, upon presentation of an invoice itemizing
the same, the Applicant shall pay to the Agency, its agents or assigns, all costs incurred by the Agency in
the processing of the Application, including attorneys’ fees, if any.

(Applicant) /@M
By: /QZ /Zﬂ

Nae: G gty Gefeu
Vice Presidux

Sworn to before me this

I,Q_*f‘day of Moy , 20{43_&.

/
VAL
Notary Public
Volere MOOSS\gqo«C

My Commission expes Mach 2), 202

VALERIE MOUSSIGNAC
Notary Public
Connecticut
My Commission Expires Mar 31, 2023
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Schedule C
AMOUNT OF FINANCIAL ASSISTANCE
REQUESTED THROUGH THE AGENCY:

SALES AND USE TAXES:

1. Amount in Year One/Construction Phase: +/- $3.25M
2. Amount in Year Two:

3, Amount in Year Three:

4, Amount in Year Four:

S. Amount in Year Five:

6. Total: +/- $3.25M

REAL PROPERTY TAX EXEMPTION

Annual Amount: Average +/-$1.5M/YR
Times
Number of Years: 18 YRS

Total: +/- $27M

MORTGAGE RECORDING TAX: +/- $1.5M
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Attachment A

PROJECT FACILITY COSTS (CONSTRUCTION PROJECTS)

The reasonably estimated costs of acquiring, constfucting, renovating, expanding and

installing the facility should be set forth in this table.

A. FACILITIES TO BE ACQUIRED
1. Contract price of Land and buildings
B. FACILITIES TO BE CONSTRUCTED,
RENOVATED OR EXPANDED BY PROJECT
1.Contract price of land
2. Architectural and Engineering
. Site Preparation
. Materials
. Labor.
. Construction Contracts
. Utilities Connection
. Paving and landscaping
. Total Land and Anticipated Hard Costs
C. MACHINERY AND EQUIMENT/FFE
1. Invoiced Cost
2. Installation
D. INTEREST DURING CONSTRUCTION
(FROM to)
E. FINANCING, LEGAL,
MISCELLANEOUS (PLEASE SPECIFY)
F. Total FF&E and Soft Costs

O 00~ N e W

Total Development Cost

$
$
$

$ Confidential

$

$ (Included in Construction Cost)
$ (Included in Construction Cost)
$ (Included in Construction Cost)
$ N/A

$(Included in Construction Cost)
$ (Included in Construction Cost)
$182,884,000

$ (Included in Soft Cost)
$(Included in Soft Cost)
$(Included in Soft Cost)
$(Included in Soft Cost)

$(Included in Soft Cost)

$40,481,000

$223,365,000

* These costs are only what we anticipate for renovation, they do not include tenant

needs.
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Schedule A
Company Description:

Date of Formation: 2011

Website: www.livelme.com

Brief description of company, operations, products and services:

LMC, A Lennar Company, is a wholly owned subsidiary of Lennar Corporation. LMC acts as
developer, owner, and operator of Class A luxury multifamily and mixed use rental communities
across the United States. LMC operates its own development, construction, and property
management.

Brief description of company history (formation, growth, transitions, location):

LMC began operations in June, 2011, and is headquartered in Charlotte, NC with local
development executives based in 13 divisional offices with over 475 associates.

If the company is a party to any pending or recently concluded major litigation (including bankruptcy),
please describe:

C&F:3211982.1
C&F: 3759292.1



SCHEDULE D
Workforce and Training

Applicant: | Lennar Multifamily Communities, LLC

Human Resources Contact: { Nicole Olson

{ 433 E. Las Colinas Blvd. Suite 450
Address:| Irving, TX 75039

Telephone | 469-587-5240 , Fax' | 469-685-1311

Email: 1 Nicole.Olson@livelmc.com

Please list new employment opportunities to be created as a result of the project.

Please refer to Section VI.G

Job Type Entry | Post | Number of Openings | Anticipated Hire
Level | Entry Date
Level

Anticipated Workforce Training Needs:

For incumbent Employees:

For New Hires:

C&F: 3211982.1
C&F: 3759292.1




Economic Impact of Project Construction

As set forth its authorizing legislation, the purpose of County of Westchester Industrial
Development Agency is to advance the job opportunities, health, general prosperity and
economic welfare of the people of the County of Westchester and the State of New York, and to
improve their recreation opportunities, prosperity and standard of living. In furtherance of this
purpose, it is the policy of the Agency to encourage the employment of local contractors and
construction workers in the construction phase of any project receiving tax benefits from the
Agency, as well as the payment of fair and reasonable wages; and the Agency will consider
among other factors in the application process the effect, if any, that the proposed Project will
have upon local employment in the construction trades.

Therefore, if the Project will involve (i) construction of a new facility, (ii) construction of an
addition to an existing facility, or (iii) renovations or alterations to an existing facility costing in
excess of $5,000,000 (any or all of the foregoing being hereinafter referred to as "Project
Construction"), please complete the following:

Estimated cost of Project Construction contract(s): $113,728,000
Amount of total cost attributable to materials:  $45,491,200
Amount of total cost attributable to labor: $68,236,800

Estimated aggregate number of work hours of manual workers? to be employed in Project
Construction: +/-853,000

Estimated length of Project Construction period: 31 Months

Will Project Construction be governed by a Project Labor Agreement ("PLA") with the Building
and Construction Trades Council of Westchester and Putnam Counties, New York, AFL-CIO
(the "Council")?* No

If you have answered YES to the preceding question, please attach a copy of the PLA; and
you need not complete the remaining portions of this Section (but please see NOTE below).

For each Contractor or Subcontractor currently known or reasonably expected to be involved in
Project Construction, please state (attach additional pages as necessary):

Name:
Address:*

(a) Is this contractor Union or Open Shop (if Union, identify local)? “Open shop”

2 As defined in Section 190 of the Labor Law.

? This may be either a PLA already in effect with the landlord of the Project facility, or a PLA made (or to be made)
between the Applicant and the Council directly in connection with Project Construction.

4 If a contractor and/or subcontractor has a permanent location in or around Westchester County from which the
contract will be administered, please use that address.

C&F:3211982.1
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(b) Will contract require local (i.e., Westchester County) hiring? No
If YES, what percentage of manual workers will be local? %

(¢) If Non-Union, will contract require payment of Prevailing Wage?®> No
If the answer to question "(b)" or "(c)" above is NO, explain omission:
The Project will be “open shop”.
If some or all of the Contractor(s) and or Subcontractor(s) to be involved in Project Construction
cannot reasonably be identified at this time, please state whether it is Applicant's intention to

require the following in its contract(s) for Project Construction:

(@) Local (i.e., Westchester County) hiring: No (The applicant will voluntarily work
to hire local workers for the Project)

If YES, what percentage of manual workers will be local? % (as many as
reasonably possible and available)

(b) Union labor: No (the Project will be “open shop” many of the trades may be
union members.) ’

(c) If Non-Union, payment of Prevailing Wage: No (the Project will be “open shop”
without a PLA).

If the answer to question "(a)", "(b)" or "(c)" above is NO, explain
omission:

The Project will be “open shop.”

NOTE: If Applicant has indicated herein that Project Construction will involve a PLA,
union labor, local hiring and/or the payment of Prevailing Wage, the Agency reserves the
right to include such requirements in the Project Documentation as conditions for the
extension and retention of tax benefits.

> For purposes of this Application, "Prevailing Wage" shall mean the "prevailing rate of wage" as defined in Article
8 of the New York Labor Law.

C&F:3211982.1
C&F: 37692921
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Full Environmenial Assessment Form
Part 1 - Project and Setting

Instructions for Completilig Part1l

Part 1 is to be completed by the applicant or project sponsor, Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification,

Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information,

Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. Ifthe
answer fo the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the nams and signature of the project sponsor to verify that the information contained in
Part 1is accurate and complets.

A, Project and Sponsor Infermation.

Name of Action or Project:
Broadstone White Plains

Project Location (describe, and aitach a general location map):
131 Mamaraneck Avenue and 9 Mlichall Place, Whita Plalns, NY

Brief Description of Proposed Action (include purpose or need):

Redevelopment of a +2.10 acre site with 434 residential rental units ranglng in size from studios to 3-hedrooms in a single bullding with thres-prongs
where each prong matches In scals its street fronfage. The unit mix will consist of 33 studio units, 241 1-bedroom uits, © 1-bedroom unils with der, 111
2-bedroom units, 18 2-bedroom unils with den and 22 3-bedrocm units. The Applicant also has set aside 6% of the total unlts at 60% of the Area Madian
Ingome (AMI} as affordable rendal hausing units with a mix of units proportionate to the overall mix of units in the development.

| The two taller pronigs of the bullding are wiihin the CB-2 "Gore Business-2" distrot, with bullding helghts of 15-storles and 173 feet for the south prong, and
16-storles and 179 feet for the north prong. One of the prongs contalns a 8-level parking suciure comprising lts Jower levels, conlaining 448 spaces. The
remaining portion of the residentlal bullding Is within the RM-0.35 "Residenflal Multi-Family” district, with a helght of 6-stories and 78 fest. A surface
parking lot containing 12 spaces Is alse proposed on ihis porlion of the site.

Name of Applicant/Sponsor; Telephone: oy g77-5404
Alli R EVYTE
fiance Realty Pgrlnem E-Mail: ghelow@allresco.com
Address: 504 | ionting Wy, Suite 303
City/PO: goenicus ' State: N Zip Code: 07677
Project Contact (if not same as sponsor; give name and titlefrole); Telephone: 414 9735225
Di I i1,
logo Vilareale E-Mail: dvillareale@jmcphic.com
Address:
efo JIMC Planning Enginesring Landscape Architecture & Land Surveylng, PLLG, 120 Bedford Road )
City/PO: State: Zip Code:
Armionk NY 10504
Property Owner (if not same as sponsor): ‘ Telephone: 212.524-9718
Deven Plaza Realty, /o JAH Realty, LP E-Mail: jon@jhalpern.com
Address:”
1325 Avenue of the Amerlcas
T - ate: Zi o
CHYPO: |\ ow vork St ow York p Codeto4g
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B. Government Approvals

assistance,)

B. Government Approvals, Funding, or Sponsorship, (“Funding” includes grants, loans, tax relief, and any other forms of financial

Government Entity If Yes: Identify Agency and Approval(s) Application Date
Required (Actual or projected)
a. City Council, Town Board, WiYesdNo | site Plan Approval 172712017
or Village Board of Trustees

b. City, Tawn or Village [¥eslZINo
Planning Board or Commission

¢. City Council, Town or CdvestZNo
Village Zoning Board of Appeals

or ah adopted municipal farmland protection plan?
If Yes, identify the plan(s):

d. Other local agencies RIYesl INo | Building Permit TBD
Bullding Dept.
e. County agencles [Z1¥es[INo | Wesichester County Admin. Gode Section 277.61 [TBD
County Planning .
f. Regional agencies - [YesifNo
£ ,%%t]g Eacgencies EIYesTINo | sPDES General Permit GP-0-15-002 TBD
h. Fedetal agencies eshZiNo
i. Coastal Resources.
i. Is the project site within a Coastal Area, or the water{ront area of a Designated Inland Waterway? CIYesENo
if. Tsthe project site located in a community with an approved Local Waterfront Revitalization Program? 1 veshINo
i#i. Is the project site within a Coastal Brosion Hazard Area? 3 YesiZINo
. Planning and Zoning
C.1. Planning and zoning actions,
Will adninistrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the [IYeshZINo
only approval(s) which must be granted to enabls the proposed action to proceed?
+  If Yes, complete sections C, F and G.
¢ IfNo, proceed to quastion C.2 and complets 2l zemaining sections and questions in Part 1
C.2. Adopted land use plans,
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) inclade the site Y esINo
where the proposed action would be located?
If Yes, does the comprehensive plan includs specific recommendations for the site where the proposed action CveskZINo
would be located? :
b. Is the site of the proposed action within any local or regional special plauning district (for example: Greenway 1Y eskZINo
Brownfield Opportunity Area (BOAY, designated State or Federal heritage arvea; watershed management plan;
or other?)
If Yes, identify the plan(s):
c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, [JYesE&ZINo
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C.3. Zoning

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance, ] Yes[JNo
If Yes, what is the zoning classification(s) including any applicable overlay district?

CB-2; RM-0.35; Central Parking Areg

. b. Is the use permitted or allowed by a spectal or conditional use permit? L] YesiZINo
¢. Is a zoning changs requested as part of the proposed action? D vesZINo
HYes,

i, What is the proposed new zoning for the site?

C.4. Existing community services,

a. In whut school district is the project site Joeated? White Plains

b. What police or other public protection forces serve the project site?
White Plalns Police Department,

c. Which fire protection and emergency medical services serve the project site?
White Plains Fire Department. White Plaing Emargsncy Services.

d. What parks serve the project site?
Bryant-Mamaroneck Park: Druss Paric Tibbets Park

D. Project Details

D.1. Proposed and Potential Development

& What is the general nature of the proposed action {e.g., residential, indusirial, coramercial, recreational; if mixed, include ail
components)? Residentlal with strest lave! retall

b. a, Total acreage of the site of the proposed action? 2,10 acres
b. Total acteage fo be physically disturbed? +2.10 acres
c. Total acreage (project site and any contiguous properties) owned

or controlied by the applicant or project sponsor? £2.10 acres

c. Is the propesed action an expansion of an existing project or use? I YesiZINo

L. If Yes, what is the approximate percentape of the proposed expansion and identify the units (e.g., acres, miles, housing units,
square feet)? % Units:

d. Is the proposed action a subdivision, or does it include a subdivision? [Yes No
IfYes, :

i, Purpose or type of subdivision? (¢.g., residential, industrial, commercial; if mixed, specify types)

ii. Is a clusterfconservation layout proposed? [1vesCiNo
i, Number of lots proposed?

. Minimum and maximum proposed lot sizes? Minimum Maximum

e. Will proposed action be constructed in multiple phases? [dYes/INo
i IfNo, anticipaied period of construction: 24-38 months
i IfYes:
s Total number of phases anticipated

Anticipated commencement date of phase 1 {including demolition) month year

L ]
* . Anticipated completion date of final phase month year
L

Generally describe connections or relationships among phases, including any contingencies whero progress of one phase may
determine timing or duration of future phases:
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f. Does the project include new residential uses? KlYes[INo
1f Yes, show numbers of units proposed.

One Family Two Famjly Three Family Multiple Family (four or more)
Initial Phase N/A N/A /A 434
At completion
of all phases 434
. Does the proposed action inchude new non-residential construction (including expansions)? K Yes[[]No
If Yes, .
i. Total mumber of structures  One_at ground floor of propesed residential buliding
if. Dimensions (in feet) of largest proposed strncture: 21" 4" height; 158" width; end _imeguiar length
i, Approximate extent of building space to be heated or cooled: 7.055 square foet
h. Does the proposed action include construction or other activities that will result in the impoundment of any OvYesKNo
liguids, such as creation of 2 water supply, reservoir, pond, lake, waste lagoon or other storage?
IfYes,
i. Purpose of the impoundment:
#. I a water impoundment, the principal source of the water: [ Ground water [] Surface water siceams [ JOther specify:

ifi. If other than water, identify the type of impounded/contained liguids and their sonrce,

#v. Approximate size of the proposed impoundment. Volums; million gallons; surface area: acres
v. Dimensions of the proposed dam or impounding structure: height; length
vi. Constrmction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):

D.2, Project Operations

a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both?  [y/]Yes{_No
{Not inclnding general site preparation, grading or installation of utikities or foundations where all excavated
materials will remain onsite)
If Yes:
. What is the purpose of the excavation or dredging? Slts grading
#, How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
s Voleme {specify tons or cubic yards): TBD
e Over what duration of time? 4-5 months
iti. Describe nafure and characteristics of materials to be excuvated or dredged, and plans to use, manage or dispose of them,
Construction excavafion exaess o be hauled ofi-site

iv. Will there be onsite dewatering or processing of excavated materials? Clved/TNo
If yes, describe.

1

v. What is the total area fo be dredged or excavated? TBD acres
vi. What is the maximum area to be worked af any one tine? 2.1 acres
vit. What would be the maximuim depth of excavation or dredging? TBD foct
vii, Will the excavation require blasting? Clves[ JNo 8D
ix, Summarize site reclamation goals and plan:
Flnishad, sile development,

b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment []Yesf/INo
info eny existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description):
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i, Deseribe how the proposed action would affsct that waterbody or wetland, e.g, excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activitics, alterations and additions in square feet or acres:

i, Will proposed action cause or resnlt in disturbance to bottom sediments? ClyesONc
If Yes, describe:
iv. Will proposed action cause or resait in the destruction or removal of aquatic vegetation? yes[INo
If Yes:

s acres of aquatic vegetation proposed to be removed:

» expected acreage of aquatic vegetation remaining after project completion:

¢ purpose of proposed removal (g.g. beach clearing, invasive species control, boat access):

+ proposed method of plant removal:

¢  if chemical/herbicide treatment will be used, specify product(s):

v. Deseribe any proposed reclamation/mitigation foliowing disturbance:

c. Will the proposed action use, or create a new demand for water? FTv¥es[CNe
IfYes:
i. Total anticipated water usage/demand per day: +67,555_gallons/day (Exel. deduction for existing uses
i. Will the proposed action obtain water from an existing public water supply? to be removed) IYes[[INo
H Yes:
*  Name of district or service area: White Plains Cily
»  Daos the existing public water supply have capacity to serve the proposal? FlYes[OINo
» Isthe project site in the existing district? Yes[No
s Is expansion of the district needed? : O YesK No
s Do existing lines serve the project site? b vesI No
fii. Will line extension within an existing district be necessary to supply the project? [Jves i No
If Yes:

*  Describe extensions or capacity expansions proposed to serve this project:

s Source(s) of supply for the district:

iv. Is a new water supply district cr service area proposed to be formed to serve the project site? [ Yesh/INo
If, Yes: '

e Applicant/sponsor for new district:

¢ Date application submitted or anticipated:

s  Proposed source(s) of supply for new district:

v. Ifa public water supply will not be used, describs plans to provide water snpply for the project:

vi. If water supply will be from wells (public or private), maximum pumping capacity: gallong/minute.
d. Will the proposed action generate liquid wastes? “vesNo
If Yes:

i. Total anticipated liquid waste generation per day; +87,555 gallons/day(Exd. deduction for existing uses to be removad)

#, Nature of liquid wastes to be generated {¢.g., sanitary wasiewater, indusirial; if combination, describe all components and
approximate volumes or proportions of each):

Sanitary wastewater

ifi. Will the proposed action use any existing public wastewater treatment facilities? [} ¥es[INe
IfYes:

»  Name of wastewater treatment plant to be used: Yonkers Joint WWTP; Mamaronzck WWTP

¢ Name of district; Bronx Valley and Mamaroneck

*  Does the existing wastewater treatment plant have capacity to serve the project? MYes[ INo
s Isthe project site in the existing district? L Yes[JNo
¢ Is expansion of the district needed? JYesZINo
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¢ Do existing sewer lines setve the project siie? KlYes[[JNo

» Wil line extension within an existing district be necessary to sarve the project? OYes ZINo
If Yes:

, s Describe extensions or capacity expansions proposed to serve this project:

iv. Will a new wastewater (sowage) treatment district be formed $o serve the project site? Yesk/|No
If Yes:
s Applicant/sponsor for new district:
¢ Date application submitted or anticipated:
s What is the receiving water for the wastewater discharge?
v. Ifpublic facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge, or describe subsurface disposal plans):

vi, Drescribe any plans or designs to capture, recycle or reuse liquid waste: Nons

e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point FYesONo
sources (i.e. ditches, pipes, swales, curbs, gutters or other concendrated flows of stormwater) or non-point
sonree (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to tofal size of project parcel?
NA Square foetor _ WA acres (impervious surface) Reduotion of 0.35 acres of impervious surface
Square feetor 2,10 acres (parcel size)
#i, Describe types of new point sources.Bullding, sidewalks, driveways, parking structure and parking lot.

iti. Where will the stormwater runoft be directed (i.e. on-site stormwater management facility/stractures, adjacent properties,
groundwater, on-site surface waier or off-site surface waters)?
Stormwatar runoff will be coliscted by new on-site convayance system and directed to proposed water quality struclures, Stormwaier will ulimately
discharge to the existing corveyance system in the R.O.W. N

o Ifto surface waters, identify receiving water bodies or wetlands:

I Yes, identify;
1. Mobils sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)

i. Stationary sources during constrnction (g.g., power generation, structural heating, batch plant, crushers)

ifi. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)

»  Will stormwater runoff flow to adjacent properties? CYesINo
iv. Does propesed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? 1 Yes[INo Radudrion
L. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel OVYes/No in impetvicus
combustion, waste incineration, or other processes or operations? area

g. Will any air emission sources named in D.2.f (above), require a N'Y State Air Registration, Air Facility Permit, [JYes[ZINo
or Federal Clean Air Act Title IV or Title V Permit?

If Yes:

i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet MvesTINe
ambient air qualily standards for al! or some parts of the year)

#i. In addition to emissions as caloulated in the application, the project will generate:

Tonsfyear (shert tong) of Carbon Dioxide {CO,)

Tons/year (short fons) of Nitrous Oxide (N>0)

Tons/year (short tons) of Perfluorocarbons {PFCs)

Tons/year (short tons) of Sulfur Hexafluoride (SFg)

Tonsfyear (shor tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HECs)

Tons/year (short tons) of Hazardous Air Poliufants (FHAPs)
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bh. Will the proposed action generate or emit methane (including, but not limited to, sewage freatment plants, I Yesh/INo
landfills, composting facilities)?
I Yes:

#. Hstimate methane generation in tons/year (metric):

#i, Describe any methane capture, control or slimination measures iacluded in project design {e.g., combustion to generate heat or
electricity, flaring):

1. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as [JvespdINo
quarry or landfill operations?

If Yes: Describe operations and nature of emissions {e.g., diesel exhaust, rock particulates/dust);

J. Will the proposed action result i a substantial increase in traffic above present levels or generate substantial IYes[INo
new demand for trangportation facilities or services?
IfYes;

i. When is the peak traffic expected (Check all that apply):  F]Morning k] BEvening OWeekend
[ Randomty between hours of to .

ii. For commercial aciivities only, projected number of semi-trailer truck trips/day;

iii. Parking spaces;  Existing 217 Proposed 480 Net increase/decrease +243

#v. Doegs the proposed action include any shaved use parking? [JYesfZ] No

. If the proposed action inclndes any modification of existing raads, creation of new roads or change in existing sceess, deseribe:
New access o East Post Road and Wlichell Place

vi. Are public/private transportation servica(s} or facilities availabie within % mile of the proposed site? AYes[INo
vit Wil the proposed action include access to public transportation or accommodations for use of hybrid, electric  [JYesfZ}JNo
or other alternative fueled vehicles?

vifi, Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing  |/]Ves [No
pedestrian or bicycle routes?

k. Wiil the proposed action (for commergial or industrial projects only) penerate new or additional demand Vlves[ JNo
for energy?

If Yes:
1, Estimate annual electricity demand during operation of the proposed action:

TBD

#, Anticipated sources/suppliers of electricity for the project {e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):

Local utility and Sustainable Wastchester through Communily Choice Aggregation

iii, Will the proposed action require a new, or an upgrade to, an existing substation? [ ]Yest/INo
L. Hours of operation, Answer all items which apply.
i. During Construction: #. During Operations:
e Monday - Friday: 7am-7pm v  Monday - Friday:; 24f7
s Saturday: gam-7 pm »  Saturday: 2417
e Sunday: - = Sunday: 247
* Holidays: -- »  Holidays: 2447
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m. Will the proposed action produce roise that will exceed existing ambient noise levels during construction,
operation, or both?
If yes:
£, Provide details including souroes, time of day and duration:
Temporary typical construction nolses,

A ves ONo

i, Will proposed action remove existing natural barrisrs that could act as & noise barrier or sereen?
Describe:

l:l‘_{es KINo

n.. Will the proposed action have outdoor lighting?
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:
Parking sfructure and security ighting. decorative and aseent facade lighfing.

FiYes[ONo

if. Wil proposed action remove existing natural barriers that could act as a hght barrier or screen?
Describe:

ClvesINo

o. Does the proposed action have the potential to produce odors Tor more than one hour per day?

If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures:

dYesi/INo

p- Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons)

or chemical products 185 galicns in abeve ground storage or any amount in underground storage?
If Yes:

i. Product(s) to be stored

Ovesi/Ne

if. Volume(s) per unit time {(e.g., month, year)
7. Generatly describe proposed storage facilities:

4. Will the proposed action (cominercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
insecticides) during construction or operation?

I Yes:
i. Describe proposed treatment(s);

Elves TINoN/A

1. Will the proposed action use Integrated Pest Management Practices?

[] Yes (ONo

r. Will the proposed action {commercial ar industrial projects only) involve or require the management or disposal
of solid waste (excluding hazardous msterials)?

If Yes:
1. Describe any solid waste(s) to be generated during construction or operation of the facility:
s Construction: tons per {unit of time}
e  Qperation : tons per {unit of time)

#. Describe any proposals for on-site minimization, recycling or rense of materials to avoid disposal as solid waste:
+  Constraction:

O Yes ONo N/A

¢ Operation:

ifi, Proposed disposal methods/fasilities for solid waste generated on-site:
s  Construction:

¢  Operation:
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8. Does the proposed action include construction or modification of a solid waste management facility? [J Yes ] Ne
If Yes:

i. Type of management or handling of waste proposed for the site (¢.g., recycling or transfer station, composting, landfill, or
other disposal activities):

ii. Anticipated rate of disposal/processing:

. __ Tons/menth, if transfer or other non-combustion/thermal treatment, or
e Tonsshoue, if combustion or thermal treatment
it} If landfill, anticipated sife life: years

£ Will proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardons ~ |_] YesZINo
waste?

If Yes:
i. Name{s) of all hazardous wastes or constituents to be generated, handled or managed at facility:

ii. Generally desoribe processes or activities involving hazardous wastes or constituents:

i#i. Speoify amount to be handled or generated fons/month
iv. Describe any proposals for on-site minimization, recycling or reuss of hazardous constituents:

v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? CIyes[INo
If Yes: provide name and location of facility:

If No: describe proposed management of any hazardons wastes which will not be sent to a hazardous waste facility:

E. Bite and Setting of Proposed Action

E.1. Land uses on and surrounding the project site

8. Existing land uses.
1. Check all uses that oceir on, adjoining and near the project site.
M Urban [ Industrial [ Commercial ] Residential (suburban) ] Rural {non-farm)
O Forest [ Agricutture [] Aquatic 1 Other (spacify):
#. If mix of uses, generally describe:

b. Land uses and covertypes on the project site.

Land use or Current Acreage After Change
Covertype Acreage Project Completion (Acres +/-)
»  Roads, buildings, and other paved or impervicus
surfaces 210 175 -0.35
s Forested 0 ] 0
+  Meadows, grasslands or brushlands (non- 0 0 0
agricultural, including abandoned agricultural)
e Agricolinral 9 0 0

(inchides active orchards, field, greenhouse ete.)

e Surface water featores

(lakes, ponds, streams, 1ivers, efe.) 0 0 0
*  Wetlands (freshwater or tidal) o - 0 ]
» Non-vegetated (bare rock, earth or fill) ' 0 0
s Other
Describe:Landscaping 0 0.36 +0.35
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¢. Is the project site presently used by members of the community for public recreation? ClyeshINo
I. If Yes: explain:

d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed M YesfZINe
day care centers, or group homes) within 1500 feet of the project site?
If Yes,

i, Identify Facilities:

. Does the praject site contain an existing dam? CIyeshZive
If Yes:
i. Dimensions of the dam and impoundment:
» Dam height; ‘ . feef
+ Dam length; feet
s Surface arca: acres
»  Volume impounded: galons OR acre-feet

#i. Dam’s existing hazard classification:
if. Provide date end summarize results of last inspection:

f. Has the project sits ever been used as a mumolpa[, commercial or industrial solid waste management facility, O YesiINo

or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?
HYes:

i. Has the facility been formally closed? Cves] No
+ If yes, cite sources/documentation;
ii. Describe the looation of the project site relative to the boundaries of the solid waste management facility:

#i. Describe any development constrainis due to the prior solid waste activities:

g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin OYesiZINo

property which is now or was at one time used to commersially treat, store and/or dispose of hazardous waste?
IfYes:

i. Describe waste(s) handled and waste management activities, including approximats tirne when activities occurred:

h. Potential contamination history. ¥as there been a reported spill at the proposed prOJ ect site, or have any E1ves] No
remedial actions been conducted at or adjacent to the propoged s1te'?
IfYes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database ot Environmental Site 1 ves[No
Remediation database? Check all that apply:
7] Yes — Spills Incidents database Provide DEC ID number(s): 1604198
[[] Yes — Environmental Site Remediation database Provide DEC ID number{s):

[ Neither database

#, Tf site has been subject of RCRA corrective activities, describe contrel measures; Leaking UST removed; asseclated pefroleum impacted
solls removed from property, Closure report datad 09/23/2016 filed with NYSDEGC,

#i. Ts the project within 2000 feet of any site in the NYSDEC Eavitonmental Site Remediation database? KIves INo
If yes, provide DEC ID number(s): C360073

iv. M yes to (i), (if) or (iii) above, describe current statng of site(s):
221 Main Sfreet: | eaking UST's: Certliicate of Complation lssued 12/19/2006,
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v. Is the project site subject to an institutional control limiting property uses? CveshZINo
If yes, DEC site [D number:

Desoribe the type of institutional control {e.g., deed restriction or easement):

Describe any use limitations:

Describe any engineering controls;

Will the project affect the institutional or engineering controls in place? CIYes[No
Explain:

" ® & & & 9

E.2, Natural Resources On or Near Project Site

2. What is the average depth fo badrock on the project sits? .5+ fuet
b, Are there bedrock outoroppings on the project site? : O Yesi/INo
If Yes, what proportion of the site is comprised of bedrock outcroppings? %
¢. Predominant soil type(s) present on project site: UF Urban Land 100 %
%
%
d. What is the average depth to the water table on the preject site? Average: 6.5+ feet
e. Drainage status of projest site sofls:[] Well Drained: M/A % of site
[ Moderately Well Drained: /A % of site
[ Poorly Drained N/A % of site
£, Approximate proportion of proposed action site with slopes: 7] 0-10%: 100 % of site
O 10-15%: % of site
[ 15% or greater: % of site
g- Are there any anique geologic features on the project site? CIYeskZINo
If Yes, describe:
k. Surface water features.
i. Does any portion of the project sife confain wetlands or other waterbodies (inctuding streams, rivets, [¥esiZINo
ponds or lakes)?
£, Do any wetlands or other waterbodies adjoin the project site? Ovesi/INo
If Yes to either i or #i, contiiwe. If No, skip to B.2.1,
#i. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal, [TvesiINo
state or local agency?
tv. For each identified regulated wetland and waterbody on the project site, provide the following information;
e Streams: Name Classification
*  Lakesor Ponds: Name Classification
®  Wetlands: Name Approximate Size
*  Wetland No. (if regulated by DEC)
¥. Are any of the above water bodies listed in the most recent compilation of NY$ water quality-impaired OvesiNo
waterbodies?
If yes, name of impaired water body/bodies and basis for lsting as impaired:
i, Is the project site in & designated Floodway? [J¥esZTNo
i 1s the project site in the 100 year Floodplain? CIvesi/INe
k. Is the project site in the 500 vear Fioodplain? Cvesf/MNo
1. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer? ClYes/INo

If Yes:
i. Name of aquifer:
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m. Tdentify the predominant wildlife species that ocoupy or use the project site:
Typical urban specles

n. Does the project site contain a designated significant natural community? yeskNo
if Yes:
i. Describe the habitat/community {(composition, function, and basis for designation):

ii. Sourca(s) of description or evaluation;

i, Extent of community/habitat:

s Currently: acres
¢ TFollowing completion of project as proposed: acres
e  Gain or loss (indicate + or -} acres
o. Does project gite contain any spesies of plant or animal that is listed by the federal government or NYS as K1 YessJNo

endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?

Within generalized area of endangered or threalsned specles, not slts-specific.

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of Tyest/INo
special concern?

«. Ts the project site or adjoining area currently used for hunting, frapping, fishing or shell fishing? [IvesiZINo
Ifyes, give s brief description of how the proposed action may affect that use:

E.3. Designated Public Resonurces On or Near Project Site

a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant fo OYesiZNe
Agriculture and Markets Law, Article 25-AA, Section 303 and 3047
If Yes, provide county plus district namemnmber:

b. Are agricultural lands consisting of highly productive soils present? COYesi/INo
£ If Yes; acreage(s) on project site?

#. Source(s) of soil rating(s):

¢. Does the project site contain all or part of, or is it substantially contiguous to, a registered National [OyesiZINo
Natural Landmark?
If Yes:
i Natare of the natural landmark: "] Biological Communify [[] Geological Feature

#. Provide brief description of landmark, including values behind designation and approximate sizefextent:

d. Is the project site located in or does it adjoin a state listed Critical Environmental Area? OYestZINo
If Yes:
i. CEA name:

il Basis for designation:

if). Designating agency and date:
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e. Does the project site contain, or ig it substantisily contiguous to, a building, archaeologicsl site, or district O YesZ]No
which is listed on, or has been nominated by the NYS Board of Historic Preservation for inclusion on, the
State or National Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource: [ Archacological Site [Historic Building or District
il. Name:

iii. Brief description of attributes on which listing is based:

f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for O Yes[/iNo
archaeological sites on the NY Stato Historic Preservation Office (SHPO) archaeological site inventory?

g. Have additional archaeological or historic site(s) or resources been identified on the project site? [OYesZiNo

If Yes:

i. Describe possible resource(s):

#i. Basis for identification:

h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local ~ §Z]Yes [ JNo
soenic or acsthetic resource? )
HYes:
1. Identify resource: Bronx River Parkway

if. Nature of, or basis for, designation (¢.g., ostablished highway overlook, state or local park, state historic trail or scenic byway,
ete.): Scenic byway

#ii. Distance between project and resource: 0.5 miles.
i. Tsthe project site located within 3 designated river corridor under the Wild, Scenic and Recreational Rivers DTvesliNo
Program 6 NYCRR 6667
fYeas:
I. Identity the name of the river and its designation:
#. Is the activity consistent with development restrictions contained in 6NYCRR Part 6667 [OYes[JNo

F. Additional Information
Attach any additional information which may be neoded to clarify your project,

If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any
measures which you propose to avoid or minimize therm.

G. Verification
I certify that the information provided is true to the best of my knowledge.

JMC Flanning Enginesring l.andscape Architacture
Applicant/Sponsor Name & Land Survey, PLLG, Agent Date_§ [g 7 ‘Q@\ 7

/ Title_Associate, Princt {g‘.

dllareale, PE

Signature
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I. INTRODUCTION AND PROJECT DESCRIPTION

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

This project would consist of 434 residential rental units ranging in size from studios to 3-bedrooms
in a single building with three-prongs where each prong matches in scale its frontage such that: (i)
the portion facing Mamaroneck Avenue has a 5 foot setback in line with the surrounding buildings
for its first 2 stories of retail, amenity and leasing area before stepping back to a 25 foot setback for
the residences above, (ii) the sliver along Mitchell Place is narrower and lower in height to match
that community with a pool and roof deck amenity above, and (iii) the last aspect hosting 6 stories
of parking with 9 stories of residences above sits in the center of the project site behind the buildings
fronting Post Road, Mamaroneck Avenue, and Mitchell Place (see Figure 1.A-3 for the Site Layout
Plan).

Further, there will be approximately 14,100 square feet of open space with public access at grade
level and another 6,000 square feet of open space in the form of rooftop amenities including the
previously referenced one. Together these 20,100 square feet of open space on this 91,618 square
foot parcel of land equate to approximately 21.9% of open space. Further, the improvements
proposed for the public space on the corner of Mamaroneck Avenue and the Post Road will animate
this space which sits at an important inflection point along the Mamaroneck Avenue retail corridor

between Main Street and Livingston Avenue.

The unit mix will consist of 33 studio units, 241 1-bedroom units, 9 1-bedroom units with den, 111
2-bedroom units, 18 2-bedroom units with den and 22 3-bedroom units. Alliance also has set aside
6% of the total units at 60% of the Area Median Income (AMI) as affordable rental housing units

with a mix of units proportionate to the overall mix of units in the development.
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The two taller prongs of the building are within the CB-2 "Core Business-2" district (see Figure L A-
4), with building heights of 15-stories and 173 feet for the south prong, and 16-stories and 179 feet
for the north prong. The multistory parking garage is located in the middle of the site, under the

second prong, and contains 6-levels with approximately 448 spaces.

The remaining portion of the residential building is within the RM-0.35 "Residential Multi-Family"
district (see Figure 1.A-4), with a height of 6-stories and 78 feet. A surface parking lot containing
12 spaces is also proposed on this portion of the site.

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

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

The existing buildings will be demolished with the proposed project.

Mamaroneck Avenue and East Post Road in the vicinity of the site are mixed use commercial

corridors with street [evel retail. Mitchell Place also has residential uses.

In addition to the site’s CB-2 and RM-0.35 districts, other zoning districts in the site’s vicinity
include a UR-4 “Urban Renewal Central Business-4” district to the north, a CB-3 “Core Business-
3” district to the east, a CB-1 “Core Business -1 district to the south, and a CB-4 “Core Business-

4” district to the west.
The project incorporates a number of sustainable features, including:

High Solar Reflectance Index (SRI) roofing and pavement

Shading trellises and canopies for reduction of interior solar heat gain

Low-E window glazing

Oversized window openings for improved natural daylighting during most days of the year
Operable windows in all residential units for natural ventilation and fresh air provision
Continuous building envelope insulation
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II.

High efficiency electrical HVAC systems

Programmable thermostats in each individual space

LED lighting

Energy star appliances

Tenant engagement programs to encourage eco-friendly lifestyles
Reduction in site impervious area by £(0.36 acres

Introduction of stormwater quality treatment systems

Included with this submission is a New York State Environmental Quality Review Act (SEQRA)
Full Environmental Assessment Form, Part 1, plus supporting plans, elevations, building height and

shadowing studies, perspective views, and documents, including studies on traffic and stormwater.

TRAFFIC STUDY

A “Traffic Study” is contained within this submission and is summarized below:

This study was prepared to assess existing conditions as well as future traffic operations in

association with the proposed Broadstone White Plains development.

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

accessway from Mamaroneck Avenue.

In order to evaluate the changes in traffic associated with the proposed development, the following

intersections were analyzed:

Mamaroneck Avenue & Maple Avenue
Mamaroneck Avenue & East Post Road

Mamaroneck Avenue & Quarropas Street

AL b =

Mamaroneck Avenue & Martine Avenue
3



East Post Road & Site Driveway A
East Post Road & Waller Avenue
East Post Road & South Broadway
South Broadway & Mitchell Place
Mitchell Place & Site Driveway B

A e A

Traffic counts were performed at the studied intersections in order to quantify and analyze existing
peak hour volumes as well as to establish base conditions for projecting future operations. The

counts included pedestrian activities and truck traffic,

Traffic counts were conducted from 7:00 — 9:00 AM and 4:00 — 6:00 PM on Tuesday, November
17, 2015 for all the studied intersections except for the Mamaroneck Avenue and East Post Road
intersection. The Mamaroneck Avenue and East Post Road intersection was counted from 7:00 —
9:00 AM and 4:00 — 6:00 PM on Wednesday, December 14, 2016. The peak hour volumes occurred
between 8:00-9:00 AM during the weekday morning and 4:45-5:45 PM during the weckday

afternoon.

In order to project future traffic increases to the project completion year of 2022, the existing
volumes were increased by a general growth rate of 1% per year compounded annually. Based on
discussions with the City’s Traffic Department, the traffic volumes associated with the Boulevard,
Collection, Esplanade developments as well as the redevelopment of the old Westchester Pavilion
were incorporated. The resulting 2022 no-build volumes represent traffic operations in 2022

without the redevelopment of the site.

The projected traffic associated with the proposed development is based on information published
by the Institute of Transportation Engineers (ITE) in its publication “Trip Generation Manual, 9%
Edition.” The development will result in approximately 178 and 229 primary trips during the peak
weekday AM and PM hours, respectively. A muitimodal trip credit of 20% has been incorporated
for residents of the apartments who would utilize public transit to travel to and from work which
has been considered based on U.S. Census data. A pass-by percentage of 15% has been incorporated
for the proposed retail use for pedestrians currently walking in the area who may patronize the

proposed retail space. The trips utilized in this study are conservative since the volumes do not
4




incorporate the removal the existing land uses within the subject property and their associated traffic

volumes due to the proposed redevelopment.

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

development.

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

weekday hours.

During the peak weekday AM hour, the Mitchell Place eastbound approach fo its intersection with
South Broadway is projected to increase in delay by 3.4 seconds from the level of service C under
the no-build condition to operate at level of service D under the build conditions. Accordingly,

while there is a level of service change, the increase in delay is not believed io be significant.

Based on the above, it is the professional opinion of JMC that the proposed redevelopment of the

site will not have a significant impact on traffic operations in the study area.

IILNEIGHBORHOOD CHARACTER AND VISUAL AND BUILDING HEIGHT ANALYSIS

A. Neighborhood Character and Proposed_Architecture

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

panels are among the materials most commonly used in the vicinity of the planned development.




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

the public space.

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

the interior retail spaces and residential lobby with the public space along Mamaroneck Avenue.

As the building develops in height and towards Mitchell Place it picks up on the masonry
materials and colors found in other buildings in the neighborhood. Balconies, canopies and
shading devices break down the scale of the tower and provide playful shadow pattern
throughout the day.

The project also features a small park with a children’s playground next to the second lobby on
Mitchell Place, creating a more intimate experience in a nicely landscaped neighborhood-scale

space.

. Site and Massing

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




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

pedestrian and vehicular access to the development.

An important factor in determining the overall massing and layout is the fact that the zone line
between the CB-2 and RM-0.35 zones splits the property into two unequal areas (Figure 1.A-4),
Additionally, zoning requirements regarding the placement of parking, podium height, and

access also has a significant impact on the design of the building.

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

the front of the building.

IV.SHADOWING ANALYSIS

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

Having the development located on the northeast corner of the intersection and extending its
massing to the east virtually eliminates shadowing of any major public spaces or streets, except for

during early or very late hours of the day.




V. SCHOOL CHILDREN

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

whether the unit is owned or rented, and the rental amount in broad categories.
Multipliers for rental units of 5+ units have been used for this analysis.
For 434 units, approximately 55 to 75 students are estimated to be generated. The range is due to

the different multipliers used for all school children versus only public school children, as illustrated

in the tables below:

Table |
Estimate of All Public School Children
Description -~ - .~ #Units . | Multiplier® = | _# School Age |

T PO AT e e AT . Children
| Bedroom units 283 0.07 20

2 Bedroom units 129 0.16 21

3 Bedroom units 22 0.63 14

Total 434 units 55 students

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

. Table 2
Estimate of All School Children

Deseription #Umits T Muldiplier® T # School Age
LD R i ey e B Chiildrén s
1 Bedroom units 283 0.08 23

2 Bedroom units 129 0.23 30

3 Bedroom units 22 1.00 22

Total 434 units 75 students

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




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

those students who perform better in such a setting,.

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

number of the five elementary schools of the District.

VL.STORMWATER POLL.UTION PREVENTION PLAN NARRATIVE

A Stormwater Pollution Prevention Plan (SWPPP) has been prepared for the 2.10 acre Broadstone

White Plains site, and is included in this submission.

The redevelopment has been designed in accordance with the New York State Department of

Environmental Conservation (NYSDEC) and the City of White Plains requirements.

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

a decrease in impervious area.

The proposed on-site stormwater runoff from the impervious surfaces including the building
rooftop, driveway, and the parking areas, will be collected and conveyed by drainage inlets to a

network of high density polyethylene (HDPE) drain pipe installed underground. The stormwater
9



will then discharge into the existing drainage infrastructure in Mitchell Place and Mamaroneck
Avenue. Due to various site constraints, two (2) hydrodynamic separators (CONTECH CDS Units)

will be utilized to provide water quality treatment in accordance with applicable regulations.
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ENVIRONMENTAL FINDINGS RESOLUTION REGARDING SITE PLAN APPROVAL FOR
REDEVELOPMENT TO BE KNOWN AS “BROADSTONE WHITE PLAINS” AT
131 MAMARONECK AVENUE AND 9 MITCHELL PLACE ON BEHALF OF
ALLIANCE REALTY PARTNERS

WHEREAS, the pstition for site plan approval submitted on behalf of Alliance Realty Partners
regarding a multi-use commercial /residential development on the property known as 131 Mamaroneck
Avenue and 9 Mitchell Place ("Proposed Action") has been reviewed for compliance with the New York
State Environmental Quality Review (SEQR) regulations; and

WHEREAS, the 2.1-acre development site is composed of three parcels: Section 125.84, Block 2, Lot
1, and Section 126.76, Block 5, Lots 2 and I'7 (the “Project Site” and has street frontage on Mitchell Place to
the north, Mamaronecic Avenue to the west, and Post Road to the south; and

WHEREAS, the project to be known as “The Broadstone White Plains” will consist oft
1. Two 15-story building containing a total of 434 residential units with 393 units in the CB-2 District,

and 41 in the RM-0.35 district. As proposed, the residences would consist of 33 studios, 253
one-bedroom umits, 127 two-bedroom units and 21 three-bedroom units

2.  The project shall contaiil a 6% affordablé coniponent for Tafmiliss eariing 60% of the Westchester —
County Area Median Ticoinie, for @ {otal of 27 dffordable nnils coinprised of (2) studios, fiffeen (15)
one-bedrooms, eight (8) two-bedrooms, and two (2) three-bedrooms.

3. A7,855 sq. fi. retail space at grade level along Mamaroneck Avenue

4. Atotal of 460 patking spaces with 448 structured parking spaces on § floors below the apartment units
in the center of the project site and 12 surface parking spaces at the rear of the project site near Mitchell
Place. For the 434 rental units there will be 434 parking spaces, and for the 7,855 square feet of retail
space at grade level along Mamaroneck Avenue there will be 26 parking spaces will be provided.

3. Approximately 8,000 square foot publicly accessible parklet off Mitchell Place; and

WHEREAS, the Proposed Action involves the following approval actions:
1. Approval of a Site Plan nnder Section 7 of the Zoning Ordinance. (White Plains Common Council).
2. Approval of a M34 Stormwater Permit. (White Plains Department of Public Works)
3. Approval of a Stormwater Pollution Prevention Plan (SWPPP) and SPDES General Permit for
Stormwater Discharges from Construction Activity (New York State Department of Environmental

Conservation (NYSDEC) for construction disturbing over one acre of land area. The Project site
contains 2.1 acres.

4.  Approvals of upgrades and modifications to City of White Plains sanitary sewer, water service and
storm drain utifities. (White Plains Department of Public Works)




5. Approval of upgrades and modifications to the sanitary sewer and water service utility lines,
(Westchester County Department of Health)

6. Approval of roadway modifications to East Post Road, County Road # 108 (Westchester County
Department of Public Works and Transportation) and NYS Route 22.

7. Approval pursnant to the White Plains Affordable Rental Housing Program of a 6% affordable
component for families earning 60% of the Westchester County Area Median Income, for a total of 27
affordable units comprised of (2) studios, fifteen (15) one-bedrooms, eight (8) two-bedrooms, and two
(2) three-bedrooms.

8. Approval of a fee-in-lieu of providing adequate park and recreation facilities for the 434 residential

units; and

Application Materials

WHEREAS, the Applicant has submitted the following materials in suppori of the application
(“Application Materials”}:

1. An application letter from Gregory L, Belew Managing Director, Alliance Residential Company
through its business affilidle Alliance Realty Parthets, dated Jamuary 27, 2017.

2, A Building Short Form Permit Application dated January 27, 2017:

3. A Full Environmental Assessment Form Part 1, dated January 27, 2017;

4, An Expanded Environmental Assessment dated January 27, 2017 as prepared by IMC Consulting;

5. a Traffic Study dated January 27, 2017 as prepared by IMC Consulting;

6. A Stormwater Pollution Prevention Plan dated January 27, 2017 as prepared by JMC Consulting;

7. A Sanitary and Domestic Water Load Chart prepared by Kibart Consulting Engineers;

8. Drawings prepared by Lessard Design Inc. P.C.;

No. Sheet Title Dated

CS.010  Project Tabulation by Tower March 22, 2017
CS.011 Project Tabulation Totals March 22, 2017
C5.012 Zoning Tabulation Jan 27, 2017
C5.013 Zoning Tabulation Jan 27, 2017
A.100 Architectural Site Plan Jan 27, 2017
A.101 Before and After Public Access Space Jan 27, 2017
A.102 Before and after Public Access Study Jan 27, 2017
A103 Usable Open Space Diagram Jan 27, 2017
A104 Site Diagram Jan 27, 2017
A.105 Perspective View Diagram Jan 27, 2017
A.106 Perspective View Diagram Jan 27,2017
A107 Shadow Study Jan 27, 2017




Alll Floor Plans March 22, 2017
Adl12 R2 Floor Plan March 22, 2017
Al13 R3 Floor Plan March 22, 2017
All4 R4 Floor Plan March 22, 2017
A7 R7 Floor Plan March 22, 2017
A119 R9 Floor Plan March 22, 2017
A125 R13 Roof Plan March 22, 2017
AlZs Roof Plan March 22, 2017
A201 Building Elevations March 22, 2017
A202 Building Elevations March 22, 2017
A203 Building Elevations March 22, 2017
A301 Building Sections March 22, 2017
A250 Perspective View 02/17/2017
A251 Perspective View 02/17/2017
A251 Perspective View 02/17/2017
A253 Perspective View 02/17/2017
A.301 Perspective View 02/17/2017
A.401 Typical Unit Plans 02/17/2017
A501 Material Board 02/17/2017

9. Drawings all dated January 27, 2017 as prepared by IMC Consulting;

No, Sheet Title Dated

SP-1  Cover sheet 02/17/2017
SP-Z  Site Existing Conditions 02/17/2017
SP-3  Preliminary Site Layout Plan 02/17/2017
SP-4  Preliminary Building Location Plan 02/17/2017
SP-5  Preliminary Site Grading Plan 02/17/2017
SP-6  Preliminary Site Utility Plan 02/17/2017
SP-7  Preliminary Site E & 8 Control Plan M2/1742017
SP-8  Preliminary Site Landscaping Plan 02/172017
SP-9  Construction Details 02/17/2017
SP-10 Construction Details 02/17/2017
sP-11  Construction Details 02/17/2017
SP-12  Construction Details 02/17/2017
SP-13  Construction Details 02/17/2017
SU-1 (site survey) 01/23/2017

10. Purchase and Sale Agreement signed by the applicant and cinrent owner of the property.

11. MEMORANDUM from Mr. Diego Villareale, PE, JMC, dated August 9, 2017, regarding Public
Sanitary Sewer Capacity Analysis for Broadstone White Plains.

12. Flow Monitoring Report prepared by Flow Assessment Services, dated J uly 24, 2017, regarding
Broadstone White Plains,

13. Pedestrian Wind Assessment report, prepared by Rowan Williams Davies & Irwin Ine.,(WDI),
dated August 9, 2017; and




Conditions

WHEREAS, based on the recommendations of the various City Departments, Boards and agencies,
the Environmental Officer recommends that following conditions be included as part of the Proposed
Action and are hereby considered as part of the Proposed Action for purposes of the environmental review
and site plan approval (hereinafter referred to as “Conditions™):

A, Asper the communication of the Commissioner of Public Works dated September 4, 2017:

1. The Stormwater Pollution Plan (SWPPP) submitted by the applicant, current revision dated 7/7/ 17,
prepated by IMC Planning, Engineering, Landscape Architecture & Land Surveying, PLLC has
been approved.  As the plans are further developed, amendments to the SWPPP, in accordance
with the current NYSDEC SPDES General Permit for Stormwater Discharpes from Construction
Activity ', will be required.

2. The owner must obtain a City of White Plains Department of Public Works (DPW) MS4
Stormwater permit prior to the issuance of a Building Department permit, Please contact DPW
Code Enforcement (914-422-1208).

3. Provide confirmation to DPW once all required County permits for work within their ROW have
been secured. '

4. Existing sanitary and water services shall be abandoned at the main, including all associated
restoration work associated, as directed by DPW. Applicant must provide locations and limits of
existing services to be abandoned.

5. Pror to construction, verify all existing underground wtilities on the plans, including gas,
telephone, fiber optics, sanitary sewer, drain and all water lines. Include the number of conduits
and/or number of duets per bank. It is highly recommended that test pits be performed at all
location s where proposed lines cross existing utility conduit s, in an effort to prevent any
interference during construction.

6. The applicant shall provide designated snow storage areas and how remaoval of snow will be
handled at the site. Note that plowing or storage of snow into the City's right-of way-is not
permitted.

7. The existing street frees must be protected during construetion. If street trees are to be removed, the
applicant must coordinate with DPW prior to removal. Any remaining City trees may be adversely
affected by the construction activities for the project, which could lead to the trees dying, requiring
their removal by the applicant. The applicant must match, inch for inch, the cealiper size of the
tree(s) being removed when replacing with new trees.

Additional trees may need to be installed and/or the proposed trees may need to be a larger caliper,
at the discretion of the Commissioner of Public Works. If the ROW adjacent to the site cannot
accommodate enough trees to match inch for inch, the applicant may provide additional trees to be
placed it the City's iree nursery inventory for plantings in the ROW.

8. All tree species being proposed within the City's ROW will require approval from the
Commissioner of Public Works prior to ordering and planting,
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10.

11.

12.

13,

14,

15.

l6.

Include the location of the community mailbox that must be installed wholly within private
property . Coordinate with the U.S. Post Office (914-697-7245) for the specifications and the
placement of the community mailbox. DPW will provide the official addresses after the final plans
have been approved.

All parking meters and spaces that are located in the ROW that are scheduled to be removed
and/or relocated, must be coordinated and approved by the Department of Parking.

The Soil Boring report that was provided shows groundwater on the site. A sediment tank is
required and may only dischargs to the municipal stormwater system. No groundwater is
permitted to be pumped from the site info the City's sanitary sewer mains. De-watering will only
be permitted during construction; the project must be designed in such a way that no groundwater
is discharged into the municipal stormwater system at any time once construction is complete,

Plans must include the location and a detail for the oil/grit separator for the parking structure and
loading arcas, and include the maintenance procedure and schedule, This is separate from the
hydrodynamic separator.

The proposed island and cut-out on Mitchell Place is not permitted. The existing curb line must be
maintained.

Include the location for the street lighting conduits and junction boxes. Include details on the
plans.

Any restaurant or food establishments to be located within the building , must have an aerated
grease trap/interceptor sized and installed to meet all Health Department in order to prevent grease
from entering the Municipal sewer tine. Provide all details, if applicable.

The City's Commissioner of Public Works must certify to the Westchester County Department of
Health, as the agent for the New York State Department of Health, the adequacy of the Munijcipal
water and sewer system and services with respect to the proposed building,

a, All existing sanitary sewer and stormwater drain structures, where connections into the
municipal system are being proposed, shall be inspected for capacity and structural
integrity, in order to determine that the structures can safcly accept the proposed
connections and the additienal flows. An inspection report indicating the conditions of each
structure, and the option to repair or replace if needed, must be provided to DPW for review
and acceptance.

b. The applicant will be required to provide sanitary infrastructore improvements located

within the Bronx River Sewer District, in which the projeet is located, to reduce infiltration
and inflow (I&I). The improvements will inchude the lining of (20) twenty sanitary sewer
manholes and (2,000) two-thousand linear feet {LF) of existing sewer mains located in the
vicinity of the project and shall be at the developer's expense. The locations of manholes
and sewer mains to be lined shall be determined by the Commissioner of Public Works.




17.

18,

19

20.

21,

22,

23.

The CWP-DPW standard detzils shown on SP-13 for the manholes should be SD-41 precagt
concrete Type "A" manhole (since the manhole is less than 13£ deep) instead of SD-41A, (which
is used for greater than 13ft deep).

Include on the plans the invert elevation at the sanitary sewer service connection to the mumnicipal
main located in Mamaroneck Avenue,

The plans indicate the existing street catch basins fronting the property will remain. All these catch
basins will require that their castings be replaced with eco-friendly curb piece models and
bicycle-safe grates, if they currently are not, in accordance with DPW's Standard Construction
Details. If any of the drainage structures are found to be in need of repair, it shall be updated,
replaced or repaired, at the developer's expense, as directed by the Commissioner of Public
Works.

Construction of all stormwater facilities must be under the supervision of the stormwater design
Engineer of Record, and an as-built must be provided to the Department of Public Works, signed
and sealed by this engineer, or by a New York State licensed land surveyor. A required
maintenance agreement for all on-site stormwater management measures must be egecuted along
with all necessary permits, prior to the construction of any permanent stormwater facility and
remain in effect with the transfer of the property. This document nmist be completed in accordance
with the City's local law requirements and coordinated with the City's Corporation Counsel. An
appropriate escrow account nust be established by the Commissioner of Public Works for the
maintenance of said stormwater facilities. The Commissioner of Public Works has the right to
utilize this escrow account to perform maintenance work should the owner fail to be responsive,

Further, the City, through the Department of Public Works, shall receive 20% of all costs, if the
CWP-DPW must contract the work, as an administrative fee. A standard DPW Storrnwater
Maintenance Agreement must be executed with the City and approved by the Corporation
Counsel prior to the issuance of a temporary certificate of occupancy.

Pressurized line stops may be required to provide the necessary water main shut-down needed for
the instaliation of the proposed water services and valves,

Baclflow prevention devices must be installed on the fire and domestic water services. These
devices must be located in a utility room that must also accommodate a master water meter
(Metron Spectrum). The application for the backflow device instaltation s must be prepared by a
Licensed New York State Professiorial Engineer and submitted to the Department of Public
Works for review and subsequent final approval by the Westehester County Department of
Health. The floot drain for said room must be adequate to comply with White Plains Department
of Public Works and Westchester County Department of Health requirements.  Please note that
the backflow preventer canmot be installed prior to final approval by WCDOI, however, its
installation(s) must be completed prior to the issuance of a temporary certificate of oceupancy.

The MEP cziculations show a corabined fire and domestic water service but the plans show two
separate services; revise the calculations accordingly. The services must be separate (equelly
sized) and include an equally sized interconnect with valve within the building between the
proposed domestic water and the proposed fire service. Include information on the plans for the
mterconnect. Include a label for the material for domestic water and fire service on the plans.
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24. Flow testing for the proposed fire services must be performed and a signed and sealed report
provided to DPW. Contact CWP-Water at 914-422-1220 for scheduling,

25. Provide a Solid Waste Management form and plan, Include the routing plan, with turning
termplates, for removal of the waste/recycling from the collection point,

26, Upon completion of the proposed development, an as-built drawing, signed and sealed by the
engineer of records, must be submitted detailing all utilities, inclnding the drainage system as
installed and all site drainage features, prior to the issuance of a temporary certificate of
occupancy,

27. The plans must be revised to include the "Department of Public Works Construction Notes for
Subdivisions and Development s" sheet.

28, All construction under the jurisdiction of the Department of Public Works must be in conformance
with the Department’s standards regardless of what may be shown or omitted on the plan,

28. All construction work shall be subject to the City’s Construction Management Protocol, This
protocol includes, among other things, & Construction Management Plan, erosion and
sedimentation control measures, hours of operation, parking, site access, etc.

30. The requirements for the White Plains Construction Management Protocol including a
Construction Management Plan which shall be approved by the Commissioners of Building,
Public Safety, Public Works, Traffic, Planning and the Environmental Officer.

B.  Asper the commumication of the Commissioner of Planning dated August 23, 2017:

1. The Common Council make the requisite finding pursuant to New York State General City Law §
27-a, that the site plan does not provide sufficient land for park and recreation facilities based on
the project’s anticipated generation of more than 840 new city residents, projected firture overall
growth in City population, and evaluation of the City’s present and anticipated future needs for
park and recreation facilities as presented in the Planning Commissioner’s communication to the
Common Council, dated Junuary 4, 2016, regarding the reservation of parldand on all
multi-family site plans or payment of money-in-lien thereof.

2. The Comrron Council assess a fee-in-lien of providing sulficient park and recreation facilities for
the 434 dwelling units proposed on a per residential unit basis ($2,500 per studio unit, $3,000 per
one bedroom unit, and $3,500 per two bedroom and larger unit) amounting to a total fee of
$845,940 to be paid by the applicant to the City and to be used exclusively for park, playpround
and other reereational purposes, including the acquisition of real property. Such fee includes a
partial credit of $513,560 czleulated as a pro-rata share of the additional parkland demand (8,000
square feet) met by the proposed project per New York State Recreation Standards.

3. The $845,940 fee shall be paid by the applicant in two equal installments; $422,970 prior fo the
issuance of the first building permit and $422,970 prior to issuance of a Temporary Certificate of
Occupancy (TCO) by the Commissioner of Building. In the event that no Temporary Certificate
of Oceupancy is required, the second payment shall be made prior to issuance of a Certificate of
Ocenpancy (CO) by the Commissioner of Building,
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10.

11,

12.

The project shall contain a 6% affordzble component for families earning 60% of the Westchester
County Area Median Income, for a total of 27 affordable units comprised of (2) studios, fifteen
(15) one-bedrooms, eight (8) two-bedrooms, and two (2) three-bedrooms.

The dedicated affordable units must remain in perpetuity for the life of the project and be
comprised of the same proportional unit mix as the market rate units with respect to bedroom
count and be no smaller than 80% of the square footage of a comparable bedroom-sized market
rate unit. The location, specific unit bedroom count, and total unit size of each of the 27 affordable
units within the project shall be depicted on the final approved site plan to the satisfaction of the
Commissioner of Planning as Director of the White Plains Affordable Rental Housing Program
pursuant to existing program guidelines.

The final design of the proposed parklet on Martine Avenue should be subject to the approval of
the Commissioners of Planning and Building. 'The parklet should be open to the public during
reasonable hours of day and signed accordingly.

The applicant must provide a cut sheet depicting the light fixtures that are proposed to be installed
on private property at the site to ensure that they comply with Section 4.4.20 of the Zoning
Ordinance.

The applicant must provide verification that the owner of 107 Mamaroneck Avenue agrees to
allow the connection of the proposed lighting wire to his building.

A final landscaping plan should be subject to approval by the Commissioner of Planning. It
should include a narrow planted buffer along the easterly property line abutting 33 Mitchgeli Place,
and show the landscape or pavement treatment of the triangular area abutting the rear yard of 200
West Post Road,

All landscaping shall continue to be maintained in a healthy growing condition throughout the
duration of the "structure” or "use” which it is intended to serve. Any planting not so maintained
shall be replaced with new plants at the beginning of the next growing season,

In connection with the maintenance of the landscaped areas and lighting, some of which is located
within the City’s tight-of-way, a maintenance agreement between the applicant and the City is
needed whereby the applicant shall be required to manage and maintain such areas.

A Construction Management Plan is required for the development of the Proposed Project anda
coordination plan for coordinating construction with other construction in the area, if any,
including City projects which will be going on contemporaneously with this Prgject, The Plan
shall include strict controls on all aspects of the construction, including construction related
mmpacts on adjacent properties and properties within the construction impact area, such. as, but not
limited to, hours of operation of construction vehicles and construction work on the gite, hours of
deliveries to the site, location of deliveries, requirements for loading/unloading and storage of
materials on the Project site, length of time travel lanes can be encumbered, sidewalk closings or
pedestrian diversions to ensure the safety of the pedestrians, contrals on "fugitive dust” and the
impact of run-off from the site on the City storm drain system, such as from the wash down of
delivery vehicles departing the site (all such vehicles must be eleaned on pads located on the site
and all drainage must have proper filtration of the wash-down water), noise, pest control, street
cleaning, sitc security, scheduling of periodic meetings with nearby residents and City staff to
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13.

14.

coordinate project construction and keep residents advised. The Construction Managemen: Plan
shall be subject to the approval of the Commissioners of Ruilding, Public Safety, Public Works,
Traflic, and Planning and the Envirormental Qfficer.

A pre-construction meeting must be held with the applicant, the contractor, the Building Inspector,
the Environmental Officer, and other staff, as needed, to review the construction plan and
time-line, and to detail City requirements and applicant responsibilities during construction.

Prior to issuing a building permit, the Department of Building should ensure that the Applicant has
provided documentation demonstrating the extent to which the project would meet LEED
Certification Silver and New York State Energy Star standards.

15. Curb cuts no longer needed for access to parking should be restored as curbs.

C. As per the communication of the Transportation Commission dated March 22,2017:

L,

2.

6.

The location of any parking contrel gates should be shown on the plans.

A loading dock operation plan showing turning movement diagrams for trucks and cars entering
and leaving the loading dock areas must be provided.

Specify surface treatment proposed drop off area on Mitchell Place.
Provide a "Traflic Management Plan" for special events,
Plan showing circulation of fire vehicles and ambulances.

Counts showing number of parking spaces displaced as a result of proposed project.

D. Asperthe communication of the Parking Department/Traffic Division dated March 22, 2017:

1.

The color for all space, lane use and cross hatch markings (where parking is not allowed in dead
areas) should be shown on the plans. "Compact” spaces should have a line across the entrance to the
space and be signed appropriately. Accessible spaces must be signed with the New York State
Department of Transportation (NYSDOT) standard sign; the passenger loading portion must have a
"No Parking" sign.

There must be plans indicating the parking layout on all levels of parking with charts indicating the
number of the different size/type of spaces ("compact”, "standard", "full" and "accessible™).

The location of any parking control gates and signs for retail parking aceess should be indicated on
the plans, A parking management plan nmust be submitted to describe how the retail parking will be
provided,

There must be a stop sign and stop line for traffic exiting the drop off area on Mitchell Place,

The turning movement diagrams for trucks and cars entering and leaving the loading dock areas
must be provided. A truck loading dock plan which includes contact information for the person
responsible for supervsion of the dociks,
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6. Inthe Traffic Impact Study, intersection capacity caleulations must use CBD as the area type,

7. Theremoval of meters on Mamaroneck Avenue should be minimized. Only the minimum space
required for drop offfpick up should be provided while retaining some meter parking; and

SEOR Findings

WHEREAS, the Environmental Officer has recommended that the Common Council (a) designate
itself to serve as the Lead Agency for the environmental review of the Proposed Action; (b) find the
Proposed Action to be an Unlisted Action; and {c } find that the Proposed Action, when reviewed in regard
to SEQR criteria of potential impacts, will not wifl not have a significant effect on the environment; and

WHEREAS, the Common Couneil has considered the applications, the Proposed Action including
Conditions, reports from the various departments, boards, commissions and interested agencics, and public
comments, which, when considered together, constitute the Environmental Review Record, which serves as
basis for the SEQR determination; now, therefore, be it

RESOLVED, based on the foregoing reasons, that the Common Council hereby designated itself as
Lead Agency for the environmental review of the Proposed Action; and be it further

RESOLVED, based on the foregoing reasons, that the Commen Council finds that the Proposed
Action is an Unlisted Action under SEQR; and be it further

RESOLVED, that the Common Couneil has examined the potential environmental effects of the
Proposed Action and makes the following environmental findings:

(2) The proposal is consistent with the Comprehensive Plan and the White Plains Zoning Ordinance.

The proposed project is consistent with many recommendations of the City’s Comnprehengive Plan
including the 2006 Core Area Vision Statement; “Downtown residential development has become,
and will continue to be, a major economic tool for the city to create a truly livable, walkable urban
environment with 24/7 character...” The profect has been designed with ground floor retail to
activate the streets, and has located the parking structure on the interior of the sife to preserve the
downtown character along street frontages.

Further, the project sitc is located in the City’s downtown core, where there is retail, office, service,
and low-rise residential in the surrounding area. The project has been designed with sensitivity to the
Jow-rise character of the existing buildings on Mamaroneck Avenue, Post Road, and Mitchell Place.
The residential towers have been set back from the street frontages to reduce the massing and preserve
the pedestrian scale of the traditional downtown.

The proposed height is supported in both the zoning of the CB-2 district and in the Comprehensive
Plan, which supports attracting residents to the downtown to revitalize the businesses and activate the
streetscape.

The project is also consistent with the following specific recommendations of the Comprehensive Plan
regarding the downtown core:
- Maintain a maximum building height of 230 feet for mived-use residential (minimum 80%
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residential} and fully residential buildings on development sites greater than 100,000 square
Jeet in the CB-2 districi south of Martine Avenue.

- Maintain the existing height and bulk limitations of the Core Area.

- Limit the amownt of office development to reduce peak period traffic, air quality, and
infrastructure impacts.

= Modjfy the definition of usable open space to require that the open space be at-grade and
publicly accessible and inviting.

Consjstency with Westchester County Resional Planning Polictes

The proposed development is consistent with the Westchester County Plamming Board’s long range
planming policies set forth in Westchester 2025 - Context for County and Municipal Planning and
Policies to Guide County Planning, and ifs recommended strategies set forth in Patterns for
Westchester: The Land and the People, 25 it would direct new development to an existing center
where infrastructure can support growth, where public transportation can be provided efficiently, and
where redevelopment can enhance economic viability.

Affordable Housing

Pursuant to the White Plains Affordable Rental Housing Program Rules and Procedures, dated revised
January 1, 2012, the project qualifies as an Applicable Rental Project which requires a 10% affordable
rental unit set aside by virtue of being located in the CB-2 Core Business Zoning District where a
minimum of 10% of the total units in the development must be affordable to Families at 60% to 100%
of Median Family income, the average of which being no more than 80% of Family Income.

However, the applicant is requesting a reduction of the 10% affordable unit requirement o 6% of total
uunls in accordance with the White Plains Affordable Rental Housing Program Rules and Procedures
which state: “Af the option of the Common Council, the number of affordable rental units may be
established at 0% where all required affordable vental units in a specified ARHP Applicable Rental
Project are affordable to Families at 60% of Median Family Fncome.”

Based on an analysis of the current. White Plains Affordable Rental Housing Program with respect to
exisling unit inventory and housing needs of the community, the Planning Department has
recommended that the Common Council establish a 6% affordable component for this projeet for
families earning 60% of the Wesichester County Area Median Income, for a total of 27 affordable
wnits comprised of two (2} studios, fifteen (15) one-bedrooms, eight (8) two-bedrooms, and two (2)
three-bedrooms as listed and designated in the table below:

Unit Size it Mix Affordable
Units

Studios 33 2

One-Bedrooms 253 15

Two-Bedrooms 127 8

Three-Bedrooms 21 2

Total Units 434 27
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In accordance with the Program guidelines, the affordable units must be comprised of generally the
same proportional unit mix as the rarket rate units with respect to bedroom count and be no smaller
than 80% of the square footage of a comparable bedroom-sized market rate unit. The location, specific
unit bedroom count, and total unit size of each of the 27 affordable units within the project shall be
depicted on the final approved site plan to the satisfaction of the Commissioner of Planning as Direcior
of the White Plains Affordable Rentai Housing Program and pursuant to existing program guidelines.

Open Space and Parkland

The submitted site plan includes the provision of an approximately 8,000 square foot publicly
accessible parklet off Mitchell Place that will help to offset the impact that the projected 840 new
residents of the project would have on existing City park facilities. This additional burden has been
analyzed in context with the projected future overall growth in City population, and evaluation of the
City’s present and anticipated future needs for park and recreation facilities presented io the Common
Couneil in the Planning Commissioner’s communication, dated January 4, 2016, regarding the
reservation of parkland on all multi-family site plans or payment of money-in-lieu thereof.

Under the per unit fee schedule previously established by the Common Couneil, $2,500 per stadio
unit, $3,000 per one bedroom unit, and $3,500 per two bedroom unit or larger, the 434 unit mix
proposed would result in a total fee-in-lieu payment to the City of $1,359,500 to be used exclusively
for park, playground and other recreational purposes, including the acquisition of real property.

However, since the proposed site plan includes 8,000 square feet of publicly accessible land for park
and recreation facilities along Mitchell Place, it is recommended that a partial credit of $513,560 be
given to the applicant calculated as a pro-rata sharc of the additional parkland demand met by the
proposed project per New York State Recreation Standards.  The remaining $845,940 fee shall be
paid by the applicant in two equal installments; $422,970 prior to the issuance of the first building
permit and $422,970 prior to issuance of a Temporary Certificate of Occupancy (TCO) by the
Commissioner of Building. In the event that no Temporary Certificate of Occupancy is required, the
second payment shall be made prior to issuance of a Certificate of Oceupancy (CO) by the
Commissioner of Building.

ZONING COMPLIANCE

The Project Site is comprised of two zoning districts, nearly 64,000 square feet of land area is located
in the CB-2 (Core Business — 2) zoning district, and 27,500 square feet, on Mitchell Place, is located in
the RM-0.35 district.

The project conforms to the respective dimensional regulations of the CB-2 and RM-0.35 districts.

Site Plan Stendards
751  Conformity of all proposals with this Ordinance and with the goals of the "Comprehensive
Plan."

The proposed project is consistent with many recommendations of the City’s
Comprehensive Plan including the 2006 Core Area Vision Statement: “Downtown
residentizl development has become, and will continue to be, a major economic tool for the
city to create a truly livable, walkable urban environment with 24/7 character...” The
project design is consistent with the Plan’s recommendation to promote atiractive
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752

streetscapes in the Core Area and with maintaining existing density and heiglit within the
CB-2 District mapped along Maaroneck Avenue.

Safe, adequate and convenient vehicular and pedestrian traffic circulation both within and
without the site. At least the following aspects of the "site plan™ shall be evaluated to
determine conformity to this standard:

7.5.2.1

7522

7523

7.5.2.4

75.2.5

The effect of the proposed development on traffic conditions on existing
"streets.”

The applicant has submitted a Full Environmental Assessment Form {EAF),
and prepared additional analyses evaluating the potential impact on traffic
associated with this redevelopment. Based on the findings of the applicant’s
EAF, and upon confirmation by the City Traffic Engineer, the proposed site
plan will not have an adverse impact on the existing street network.

The number, locations and dimensions of vehicular and pedestrian entrances,
exits, drives and walkways,

There is one vehicular entrance to the internal parking structure located on
Post Road, and another on Mitchell Place. Loading is only accessed from
Post Road.

Pedestrian access to the residential towers will be from lobbies located at
Mamaroneck. Avenue, Post Road, and Miichell Place. The garage also will
provide direct internal access to the residential buildings, Mamaroneck Place
will provide additional pedestrian circulation around and between the
buildings,

The visibility in both directions at all exit points of the site. The driver of an
automobile exiting the site should have an unobstructed view of the "street”
for that distance necessary to allow safe entrance into the traffic stream,

Visibility into and out of the site is adequate as confirmed by the City's Deputy
Commissioner of Parking.

The location, arrangement and adequacy of off-“street™ "parking lots," which
shall, at a minirmum, meet the requirements of Section 8 of this Ordinance.

The parking requirement is one space per dwelling unit, and 3.3 spaces per
1,000 square fect of retail space. Therefore, the proposed project requires a
total of 460 parking spaces (434 for residents and 26 for retail uses). The
six-story interfor parking structure will contain a total of 448 parking spaces,
and 12 additional parking spaces will be provided in an at-grade parking lot on
Mitchell Place.

Interconnection of "parking lots" via access drives within and between
13



values in the neighboring area.

7.5.3.1

7332

7533

73534

The location, height and materials of walls, fences, hedges and plantings so as
to insure harmony with adjacent development, screen "parking lots" and
"loading spaces," and conceal storage areas, refuse areas, utility installations
and other such features. Such walls, fences, hedges and plantings shall, at a
minimum, meet the requirements of Sections 4.4,16, 4.4.19 and 8.7.5 of this
Ordinance.

All storage, refuse, loading, utility, and other service features of the project are
located internally on the site, No walls or fences are proposed. A hedge row
is proposed along the public parklet o screen the back side of the existing
buildings located at 75 to 91 Mamaroneck Avenue and along the side wall of
33 Mitchell Place. Street trees are provided around the site, There are paved
areas around the buildings with street frontage, which is appropriate in this
urban downtown area.

The prevention of dust and erosion, both during and after construction,
through the planting of ground cover or the installation of other appropriate
ground surfaces.

The City's construction management protocols must be adhered to the
safisfaction of the Commissioner of Public Works.

The preservation of natural features of the site such as wetlands, unique
wildlife habitats, historic "structures,™ major trees and scenic views both from
the site and onto or over the site.

The site is completely built-out. Therefore, there are no natural features,
wetlands or unique wildlife habitat on the site.

The conformity of exterior lighting to the requirements of Section 4.4.20 of
this Ordinance.

The City’s standard decorative pole lights Lumec LED Sidewalk Lighting are
proposed along the sidewalk.  Three wall mounted lights are shown on the
access driveway on Post Road at 15 feet above grade.  Seven 15-foot tall pole
mounted lights are shown in the parklet and at the lobby entrance on Mitchell
Place. Cut sheets showing the specific fixtures should be provided. Seven
“catenary suspended luminaires” are shown above Mamaroneck Place,
These suspended lights will enhance the pedesirian experience and safety.
However, the Applicant must obtain permission from the owner of the
buiiding at 107 Mamaroneck Avenue to connect the suspension wire to that
building,
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There is no lighting shown on the roof of any building or above the retail
podium of Tower L.

7.53.5 The design and arrangement of "buildings," "structures” and accessory
facilities (such as air conditioning systems, public address systems, etc.) so as
to achieve minimum and acceptable noise levels at the property boundaries.

The project has been designed in a manner to minimize noise impacts on the
surrounding neighborhood,

7.53.6 The provision of adequate storm and surface water drainage facilities so as to
properly drain the site while minimizing downstream flooding.

Implementation of the applicant’s SWPFP and the incorporation of “urban
greening” (green roofs and the reclamation of impervious surfaces as
landscape aress) provide an effective strategy for managing stormwater
runoff. The proposed project will reduce the overall impervious area of the
project site, which is almost entirely paved, as confirmed by the Department of
Public Works.

7.5.3.7 Access to sunlight for present and potential solar energy systemns, both on and
off site, as well as "building" siting, orientation and landscaping, meeting st a
minimum the requirements of Section 4.4.21 of this Ordinance.

Solar pansls are not proposed at this time,

7.54 A quality of "building” and overall site design which will enhance and protect the character
and property values of the adjacent neighborhood.

The proposed redevelopment will alter, but enhance the character and property values of
the adjacent downtown neighborhood. The buildings have been designed to preserve the
lower scele character adjacent to the street frontages on all sides by setting back the
residential towers above the second story. This architecturally aftractive development on
a key downtown intersection will attract residents to the downtown, and provide those
residents with high end amenities including two swimming pools, a fitness center, rooftop
terraces, and private roof decks with tables and chairs. The development also incorporates
a publicly accessible parklet of approximately 8,000 square feet on Mitchell Place, which
will be used by existing as well as new residents of the neighborhood.

Special Building Setbacks

The project is subject to a Special Building Setback requirement of 15 feet along Mitcheli Place. The
site plan conforms to this standard.

The Zoning Map adopted with the Zoning Ordinance on June 1, 1981 specitied that no special front
yard setback was required for Project Site along Bast Post Road. There have been no amendments to
the Zoning Ordinance amending or requiring any additional special front yard setback applicable to
the Project Site since 1981. The site plan conforms to and provides a standard 5 foot front yard
setback along Bast Post Road and Mamaroneck Avetue as required for the CB-2 District.
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(b)

The Proposed Action should not cause 2 substantial adverse change in existing sir quality, ground or
surface water quality, trafffc or noise levels, solid waste production levels or potential for erosion,
flooding, leaching or drainage problems.

A "Traffic Study" is contained within this submission and is summarized below:

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

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

Mamaroneck Avenue & Maple Avenue
Mamaroneck Avenue & East Post Road
Mamaroneck Avenne & Quarropas Street
Mamaroneck Avenue & Martine Avenue
East Post Road & Site Driveway A

East Post Road & Waller Avene

East Post Road & South Broadway

South Broadway & Mitchell Place
Mitchell Place & Site Driveway B

Lo NO AR

Traffic counis were performed at the studied intersections in order to quantify and analyze existing
peak hour volumes as well as to establish base conditions for projecting fulure operations. The
counts inchuded pedestrian activities and truck traffic.

Traffic counts were conducted from 7:00 - 9:00 AM and 4:00 - 6:00 PM on Tuesday, November 17,
2015 for all the studied intersections except for the Mamaroneck Avenue and East Post Road
intersection. The Mamaroneck Avenue and East Post Road intersection was counted from 7:00-
9:00AM and 4:00 -6:00 PM on Wednesday, December 14,2016. The peak hour volumes occurred
between 8:00-9:00 AM during the weekday morning and 4:45-5:45 PM during the weekday

- afternoon.

In order to project future traffic increases to the project completion year of 2022, the cxisting
volumes were increased by a general growth rate of 1% per year compounded annually. Based on
discussions with the City's Traffic Depariment, the traffic volumes associated with the Boulevard,
Collection, Esplanade developments as well as the redevelopment of the old Westchester Pavilion
were anticipated in t traffic study. The resulting 2022 no-build volumes represent traffic operations
in 2022 without the redevelopment of the site.

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

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

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

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

The Traffic Analysis Study has been reviewed by the Parking Department, The proposed
redevelopment of the site will not have a significant impact on traffic operations in the study area.

The Stormwater Pollution Plan (SWPPP) submitted by the applicant has been approved by the
Department of Public Works, As the plans are further developed, amendments to the SWPPE, in
accordance with the current ‘NYSDEC SPDES General Permit for Stormwater Discharges from
Construction Activity’, will be required.

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

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

The proposed on-site stormwater runoff from the impervious surfaces including the building
roofiop, driveway, and the parking areas, will be collected and conveyed by drainage inlets to a
network of high density polyethylene (HDPE) drain pipe installed underground . The stormwater
will then discharge into the existing drainape infrastructure in Mitchell Place and Mamaroreck
Avenue. Due to various site constraints, two (2) hydrodynamic separators (CONTECH CDS Units)
will be utilized to provide water quality treatment in accordance with applicable regulations.

The project site does not contain any environmentally sensitive, wetlands, stream, steep slopes, or
rock outcrop features,

The Applicant has submitted a Solid Waste Management and Recycling Plan.
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(c}

(D)

Al construction work should be subject to the City’s Construction Management Protocol. This
Protocol includes, among other things, a Construction Management Plan. The Plan will regulate
potential construction related impacts including, but not limited to, hours of operation of
construction vehicles and construction work on the site, hours of deliveries to the site, location of
deliveries, requirements for loading/unloading and storage of materials on the Project site, length of
time travel lanes can be encumbered, sidewalk closings or pedestrian diversions to ensure the safety
of the pedestrians, controls on "fugitive dust" and the impact of run off from the site on the City
storm drain system, such as from the wash down of delivery vehicles departing the site (all such
vehicles must be cleaned on pads located on the site and all drainage must have proper filtration of
the wash down water), noise, pest control, street cleaning, site security, scheduling of periodic
meetings with nearby residents and City staff to coordinate project construction and keep residents
advised.

A Pedestrian Wind Assessment report has been prepared for this project. No significant impacts
were identified in regard to the design of the project.

No large quantities of vegetation or fauna will be removed by the Proposed Action. No endangered
species of plant or animal should be adversely affected by the Proposed Action. No other significant
adverse impacts to natural resources will result from the Proposed Action.

There are no natural landseape conditions on the site,
The project includes landscape improvements to the parking lot and building at ground level,

The character or quality of important historical, archeological, architectural or aesthetic resources of
the City or any neighborhood will not be adversely affected by the Proposed Action.

The Project Site has street frontage on Mitchell Place to the north, Mamaroneck Avenue 1o the west,
and Post Road to the south. It is occupied by otie- and two-story commercial uses, an auto body
shop, and private parking lots with a total of 209 parking spaces, some of which are tandem, The
existing buildings will be demolished with the proposed project.

Mamaroneck Avenue and East Post Road in the vicinity of the site are mixed use commercial
corridors with street level retail. Mitchell Place also has residential nses.

The plans indicate that new promenade concrete sidewalks are to be installed fronting the property.

Site and Massing
The development is comprised of a single building with three-prongs where each prong matches in

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

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

{g)

(h)

i)

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

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

Shadowing Analysis

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

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

No major change in type or quantity of energy used will result from the Proposed Action.
No hazard to health or human safety will be created.

There is no reason to expect any hazard to human health or safety resulting from this Proposed
Action. All development is subject to the appropriate municipal safety codes and approval by the
Departments of Building, Public Safety, Public Works and Traffic,

The Proposed Action will not create a substantial change in the use, or intensity of use, of land or
other natural resources or the area's capacity to support existing uses. It will not attract a
significantly large number of people to the place, neighborhood or commumnity.

The Proposed Action will not result in the creation of a material demand for other actions which
would resuli in one of the above consequences.

The Proposed Action will not result in changes in two or more elements of the environment, no one
of which has a significant effect on the environment, but which when taken together, result in a
substantial adverse impact on the environment,

The Proposed Action does not represent change in two or more related actions that, when considered
curmulatively, would result in substantial environmental fmpacts,
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(k)  No significant impacts have been identified as a result of the Proposed Action when assessed in
connection to its setting, duration, geography scope, magnitude and number of people affected; and
be it further

RESOLVED, that, based on the foregoing findings, the Common Council determines that the
Proposed Action including the Conditions will not have a significant effect on the environment; and be it
further

RESOLVED, that the Environmental Officer is authorized to distribute the appropriate notice as
required by SEQR.
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