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A. Introduction

This findings statement has been prepared pursuant to and as required by Part 617.9(c) of
NYCRR part 617, Title 6 (the statewide regulations implementing the New York State
Environmental Quality Review Act). This findings statement pertains to The Kensington
project (“the proposed action”) in the Village of Bronxville. Implementation of the proposed
project will require approvals from all necessary local, state and federal agencies as more
fully described in Section F, below. The Lead Agency, the Village of Bronxville Planning
Board, has jurisdiction to grant special permit approval to the project under the proposed
revised zoning code provisions, as well as site plan approval. The Village of Bronxville
Board of Trustees has jurisdiction over the proposed zone text amendments and the contract
for the sale of the Village-owned site to the developer. The Westchester County Department
of Health has jurisdiction over the proposed sewer and water facilities.

The Village of Bronxville Planning Board determined the DEIS to be adequate for
commencing public review on July 13, 2005 and an FEIS was completed by the Planning
Board on April 12, 2006. This findings statement is based upon these documents, which are
on file with the Lead Agency.

Procedural History

The Kensington Road property that is the subject of this application has been recognized
by the Village as an important redevelopment site. In furtherance thereof, the Village issued a
Request for Proposals (RFP) on November 15, 2002, seeking development proposals that
would address the parking concerns described in the community plan and which would also
provide additional and distinctive housing opportunities in the downtown central business
district area.

In response to that RFP, the Village received proposals from Spectrum Kensington LLC
(hereinafter “Spectrum”) and several other developers. Following a review of all proposals,
as well as numerous written and oral submissions made to the Village, on October 14, 2003,
the Village of Bronxville Board of Trustees adopted a resolution selecting Spectrum as the
Preferred Developer of this property. On June 14, 2004, the Village Board approved a
contract with Spectrum, which contract was executed on June 21, 2004. The contract is
executory, and the completion of the sale of the property is conditioned upon SEQRA review
as well as other conditions.

On June 16, 2004, Spectrum submitted an application for site plan approval to the
Planning Board of the Village of Bronxville. On that same date, Spectrum submitted an
application for certain zoning code text amendments to the Bronxville Board of Trustees.

On June 16, 2004, the Planning Board declared its intent to act as Lead Agency with
respect to the environmental review of the proposed project and directed circulation of notice
of said intent to become Lead Agency to all involved agencies. A Lead Agency
determination notice dated June 16, 2004 was circulated to all involved agencies.
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By resolution dated July 12, 2004, the Village Board of Trustees consented to the
Planning Board acting as lead agency and requested that the Planning Board review and issue
a recommendation on the proposed zoning code text amendments.

On September 8, 2004, the Planning Board adopted two resolutions pursuant to which the
Planning Board:

1. Confirmed its status as Lead Agency;

2. Determined that the project is an unlisted action;

3. Issued a positive declaration requiring the preparation of a Draft Environmental
Impact Statement (“DEIS”);,

4. Adopted a notice of intent to prepare a Draft Environmental Impact Statement and
directed circulation of same as required by law;

5. Scheduled a public scoping session to be held on October 13, 2004; and

6. Directed that the draft scope be circulated as required by law.

By notice dated September 8, 2004, the Planning Board forwarded to all interested and
involved agencies a notice of intent to prepare a DEIS, including the date and time for the
public scoping session, together with a proposed draft DEIS scope.

On October 13, 2004, the Planning Board conducted the public scoping session and
adopted a final scoping outline for the DEIS. On November 11, 2004, the Planning Board
circulated to all involved and interested agencies a copy of the final scoping outline for the
proposed project, identifying the issues to be addressed in the DEIS for the proposed action.

The applicant submitted a preliminary DEIS to the Planning Board on April 20, 2005. In
response to the preliminary DEIS, the Planning Board, with the assistance of its professional
consultants, reviewed same and provided specific comments to the completeness thereof at
Planning Board meetings held on May 11, 2005 and June 8, 2005. All of the aforesaid
comments were addressed and the revised preliminary DEIS was submitted to the Planning
Board on June 19, 2005.

By resolution dated July 13, 2005, the Planning Board unanimously accepted the revised
preliminary DEIS as complete with respect to its scope, content and adequacy for the purpose
of commencing public review. The Planning Board adopted a notice of completion with
respect to the DEIS and scheduled a public hearing with respect to the DEIS and the
application for preliminary site plan approval to be held on September 14, 2005. The DEIS
and the notice of completion containing the notice of public hearing were circulated and/or
published as required by law.

The duly noticed public hearing was commenced on September 14, 2005, at which time
all those wishing to be heard were given the opportunity to be heard. The public hearing was
adjourned and continued on September 28, 2005, at which time the hearing was again
adjourned and continued on October 12, 2005. On October 12, 2005, the public hearing with
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respect to the DEIS was closed and the public hearing on the site plan application was
adjourned and has been continuously adjourned from month to month.

Following the close of the written comment period on October 31, 2005, Spectrum
prepared a preliminary Final Environmental Impact Statement (“FEIS”) to address all of the
comments received with respect to the DEIS, both at the public hearing and in writing
thereafter.

A preliminary FEIS was submitted to the Planning Board on January 20, 2006. In
response to the preliminary FEIS, the Planning Board, with the assistance of its professional
consultants, reviewed same and provided specific comments to the completeness thereof at
Planning Board meetings held on February 8, 2006, March 1, 2006, March 8, 2006, and April
12, 2006. All of the aforesaid comments were addressed and revised preliminary FEIS
sections were submitted on February 23, 2006, March 15, 2006 and April 10, 2006.

By resolution dated April 12, 2006, the Planning Board unanimously accepted the revised
preliminary FEIS as complete. The Planning Board adopted a notice of completion with
respect to the FEIS and the notice of completion was circulated and/or published as required
by law.

Site and Area Characteristics

The Kensington development site is located adjacent to the central business district in the
northwest part of the Village of Bronxville, Town of Eastchester, Westchester County, New
York. The 1.63 acre project site is located just north of the intersections of Kensington Road,
Sagamore Road and Pondfield Road. The site is currently used for at-grade parking by the
Village of Bronxville and is developed with 179 spaces in three detached paved parking
areas, designated as the south lot, the middle lot and the north lot. The site is located directly
east of the Metro-North Railroad right of way. Access to the northbound platform of Metro-
North Railroad’s Bronxville Station on the Harlem line is provided from the middle parking
lot.

The site is located within a predominantly multi-family residential neighborhood, which
has a higher density than single-family neighborhoods in the Village of Bronxville; therefore,
the proposed action would be compatible with existing neighborhood development. The
property lies within the Six Story Multiple Residence D Zoning District, which allows age-
restricted residential development as-of-right.

Regional access to the project site is provided via the Bronx River Parkway and Sprain
Brook Parkways, which run west of the Village. The Cross County Parkway and Hutchinson
River Parkway are within one mile of the border of the Village of Bronxville. These
parkways provide access to the New York State Thruway and Saw Mill River Parkway, west
of Bronxville. Metro-North Railroad provides public transportation within the region and
beyond.
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Proposed Action

The proposed action includes 54 age-targeted condominiums in two four-story buildings,

a below grade two-level parking garage, and landscaped open space (“The Kensington”). The
condominiums, by design and pricing, will be marketed to empty nesters from Bronxville
and other surrounding Westchester communities. The project is designed with sensitivity to
its immediate surrounding context.

Based on comments offered by the Board and the residents of the Village of Bronxville in

their review of the DEIS, the Proposed Action has been revised from that described in the
DEIS. The table below presents a comparison of the Proposed Action as it was originally
presented in the DEIS and the Applicant’s Preferred Alternative discussed herein.

Comparison of Original and Revised Proposed Action

Current Proposed
Original Proposal Action (Preferred

Gross Square Feet 110,000 110,000
Number of Units 61 54

Unit Size 1,200 1,500 s.f. 1,300-2,000 s.f.
Open Space per unit 537 square feet 505 square feet
Parking Spaces +/-300 +/- 300
Architectural Style One ,11\"/1111 z(s)lrog Sg e/One Two Mission Style
Building Height 4 Story 4 Story

The Applicant’s Preferred Alternative

The Applicant’s Preferred Alternative will consist of 54 for sale condominiums in
approximately 110,000 gross square feet. The condominiums, by design and pricing, will
be marketed to empty nesters. The condominium residences will range from 1,300 to
approximately 2,000 square feet and will typically feature a large master bedroom suite
and a small second bedroom. Certain units in The Kensington would have a den,
measuring approximately 91/2 x12 feet. Dens would not have doors or closets and would
not be located near bathrooms.

The Applicant’s Preferred Alternative proposes two four-story buildings both designed
in the Mission architectural style, reflective of the surrounding architectural context. A
paved entry court/piazza is proposed between the two buildings. Locating the court yard
across from Christ Church would permit uninterrupted light to flow from the west to the
stained glass windows at the Church.
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The buildings would be connected by a one-story structure set at the western portion of
the entry court. This one-story building would house the concierge services and allow for
a covered connection between the buildings. In addition, The Kensington residents would
park on the lower level of the proposed parking garage and would have access to the
Metro-North Railroad northbound platform via a gate from this one-story concierge
building.

The proposed action is an age-targeted residential condominium development, aimed
at attracting empty nesters. At present the Village of Bronxville does not include a
definition for an Age-Targeted Multiple Residence Facility in its zoning code. The
proposed action seeks more intensive use in terms of site coverage due to the proposed
below grade parking structure, but less overall density in terms of number of units and
building height pursuant to a special permit.

. Parking

The proposed action includes an approximately 295-space parking garage with
approximately 95 of the parking spaces for the condominium units and 200 spaces for use
by the Village to replace the existing 179 off-street parking spaces. The proposed parking
structure would be two levels, located below grade. Due to the topography of the site, a
portion of the fagcade of the parking structure would be visible from the street at the
northern and southern sections of the project site.

Parking for Kensington residents would be provided on the lower level of the parking
garage. No fewer than 95 spaces including approximately 30 tandem spaces and
approximately 65 fully accessible spaces with at least one fully accessible space assigned
to each unit would be provided for residents and their guests. Two elevators would allow
access from the lower level of the parking garage to any level of the proposed residential
buildings. Vehicular access to resident parking would be via a controlled-access gate.

No fewer than 200 spaces for Village and commuter parking would be located on the
upper level of the parking structure and on a portion of the lower level. At least one
elevator with card key access via permit would be provided from the Village/commuter
parking level to the ground floor level of The Kensington for handicapped accessibility.

The number and allocation of Village and project parking spaces in the below grade
parking garage in the Preferred Alternative remains the same as in the original Proposed
Action.

. Metro North Access

Public pedestrian access to the northbound platform of the Metro-North Railroad
Bronxville Station from the Kensington Road sidewalk would be provided by an ADA-
accessible sloped walkway adjacent to but separate from the vehicular entrance. The
walkway would be lighted and separated from the vehicular travel ways by guardrails.
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In addition, The Kensington residents would have access to the lower level of the
proposed parking garage and to the Metro-North railroad northbound platform via a gate
located in the one-story concierge building.

Landscaping/Open Space

The project provides approximately 505 square feet of open space per unit.

As mentioned above, a paved piazza/entry court is proposed between the two
buildings. The Applicant’s Preferred Alternative includes a private landscaped
garden/open space located at the southeast corner of the project site adjacent to One
Pondfield Road. This garden would be for the use of the residents of The Kensington. A
landscaped buffer will be provided at sidewalk level between the sidewalk and the facade
of the garage along Kensington Road.

Two private terraces for use by the residents of The Kensington will be provided on
the west side of the building. In addition to providing an amenity to the residents, these
open spaces serve to break up the mass of the west facade of The Kensington. These
setbacks provide a more varied fagade on the western side of the proposed building,
which provide a positive visual impact and help minimize any sound absorption and
reverberation produced by trains.

Alternatives Considered

The DEIS scope called for, and the DEIS analyzed, a number of alternatives to the proposed
actions. These alternatives are, as follows:

1. No Build

2. No Zoning Text Change

3. Age Restricted Residence

4. Alternative Architectural Designs
5. Alternative Site Plan

These alternatives are discussed in more detail in Section III, Summary of Alternatives.

Required Approvals

The proposed project will require a series of discretionary permits and approvals from local
and state agencies. These are summarized in the table below.

Required Permits, Reviews and Approvals

Agency Permits and Approvals

Village of Bronxville Planning Board Special Permit

SEQRA Review as Lead Agency

Site Plan Approval
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Required Permits, Reviews and Approvals

==

Agency

Permits and Approvals

Village of Bronxville Board of Trustees

Zone Text Amendments
Contract for Sale of Land (PSDA)

Westchester County Department of Health

Sewer and Water Facilities; Remedial Action Plan
for contaminated soils

Village of Bronxville

Blasting Permit, if needed

Westchester County Soil/Water Conservation
District

Referral and Recommendation

Westchester County Department of Planning

Referral and Recommendation

New York State Department of Environmental
Conservation (NYSDEC)

SPDES permit for stormwater discharge
Certificate of Completion; Remedial Action Plan
for contaminated soils.

New York State Department of Parks, Recreation
and Historic Preservation

Cultural Resource Review under SEQRA

Metropolitan Transportation Authority- Metro
North Railroad

Entry Permit

Note: Four easements will also be required as follows:

! MTA and United Water for the relocated water main on MTA property.

2 MTA and Village for relocated storm drain

* Spectrum and MTA for driveway and utility access to sub-station
* Spectrum, MTA and Con Ed for underground service line between road and sub-station, which was recently installed.
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ENVIRONMENTAL FINDINGS

A. Land Use and Zoning

1.

Consistency with Local and Regional Planning

The Village Planning Board finds that the Proposed Action, a 54 unit age-targeted
condominium development is consistent with the Village’s land use and zoning policies.
The Proposed Action includes 54 units on the 1.63 acre site, which has a gross residential
density (GRD) of 33 units/acre. The County’s Patterns report does not discuss age-
targeted housing.

Both the 1997 and the 2002 Village of Bronxville Community Plans identified The
Kensington site as being appropriate for potential redevelopment. To further this
objective, in 2002, the Village studied ways to create additional parking on the site and
concluded “future development of the [Kensington] site should incorporate a Village
parking component to alleviate commuter and shopper parking demand.” The Planning
Board finds that the proposed project not only accommodates project generated parking
demand, but also provides 200 spaces for use by the Village of Bronxville for commuters
and shoppers.

Among its development objectives, the Community Plan specifically identifies
“development of appropriately scaled multi-family residential units adjacent to or within
the CBD, including opportunities for mixed-income and senior citizen housing.” The
Village finds that the project proposes higher density age-targeted housing directly
adjacent to the downtown area, serving an existing and previously defined demand in a
context sensitive manner.

The Community Plan also identified development of The Kensington project site as a
way to help offset anticipated tax increases in the future and add to the commercial tax
base of the Village. The sale of the subject site will put the property back on the Village
tax rolls and create an additional revenue generator.

Consistency with Existing Study Area Land Uses

The Village Planning Board finds that the Proposed Action will allow a modified, yet
previously approved, land use on the subject site. The proposed age-targeted residential
development is consistent with the higher density residential developments within the
land use study area. In addition, the proposed project will replace and augment the
existing municipal parking in a below-grade parking structure on the site.

Temporary Displacement of Parking

The Village of Bronxville has prepared a parking plan to accommodate users of the 179
existing site parking spaces during construction of the proposed project. The plan
includes the following:

The New York State Legislature has approved and the Governor has signed legislation
permitting temporary designation of 125 on-street parking spaces as “permit/reserved”



