CITY PLANNING COMMISSI ON

July 14, 2004/Caendar No. 36 C 040278 PPR

IN THE MATTER OF an gpplication submitted by the Department of Citywide Adminigrative
Services, pursuant to Section 197-c of the New Y ork City Charter, for the disposition of one (1) city-
owned property located on the easterly side of Brielle Avenue, south of Wolcott Avenue (Block 955,
P/O lots 1 and 200), pursuant to zoning, Borough of Staten I1dand, Community Digtrict 2.

The application for the disposition of 15.39 acres (670,345 square feet) of city-owned property was
filed by the Department of Citywide Adminigtrative Services (DCAS) on February 5, 2004.
RELATED ACTIONS

In addition to the disposition of city-owned property which is the subject of this report, the
implementation of the proposed devel opment aso requires actions by the City Planning Commission on

the following gpplications which are being consdered concurrently with this gpplication:

1. N 040277 ZAR  Authorizations pursuant to Section 23-631(h) for Penetration of Height and
Setback Regulations and pursuant to Section 26-26 (a)(1) for Waiver of
Requirements for Developments with Private Roads

2. N 040275 ZAR Authorizations pursuant to Sections 105-421, 105-423, and 105-424 for the
Modification of Topography, Removd of Trees, and Alteration of Other
Natura Features, respectively

3.N 040276 ZCR  Caetification pursuant to Section 105-90 for Future Subdivision.

BACKGROUND


Disclaimer
City Planning Commission (CPC) Reports are written records of actions taken by the CPC.  The reports included in this file  reflect  the determinations of the City Planning Commission with respect to land use applications filed under the Uniform Land Use Review Procedure (ULURP),  zoning text amendments and Section 197-a community-based land use plans. It is important to note, however, that the reports do not  necessarily reflect the final outcome with respect to an application, since most applications are subject to review by the City Council following CPC  approval.  Viewers should therefore go to the City Council website, www.council.nyc.ny.us, to learn the final disposition of an application.  



This gpplication was filed by the Department of Citywide Administrative Services (DCAS) concurrently
with related gpplications filed by the Metropolitan Council on Jewish Poverty (Met Council) and Saint
Francis De Sdes Development Corporation (SFDS), on February 5, 2004, to facilitate development of
515 units of nonprofit housing for the elderly, 6 units of staff housing, acommon building, and accessory
parking on 15.39 acres of city-owned land in an R3-2 zoning digtrict within the Specia Naturdl Area
Digrict NA-1. The project Steislocated on the easterly side of Brielle Avenue, south of Wolcott

Avenue in the Sea View area of Staten Idand.

The gteis city-owned and is part of the Farm Colony - Seaview Hospitd Historic Didtrict. The
Landmarks Preservation Commission designated the areaan historic digtrict in 1985. Seaview Hospitd
was atuberculosis hospital planned and built between 1905 and 1938 and in operation until 1960. In
1960, Seaview merged with the Farm Colony, NY C's "poor farm” built in 1902. Today the Seaview
Hospital Rehabilitation Center and Home is along-term care facility that provides adult day hedth care

programs, rehabilitation therapy, atraumatic brain injury center, and Alzhemer's and related programs.

North of the Steisthe resdential community of Willowbrook which is zoned R3X and R3-1. West of
the siteis the Farm Colony which is mostly wooded. The Farm Colony area directly across from the
dteis developed with baseball fields and an accessory athletic building. The Ste has 252 feet of

frontage on Brielle Avenue to the west.

The steispart of alarger 50-acre Site that was the subject of a*“request for proposals’ issued by the
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New Y ork City Economic Development Corporation (EDC). In July 2000, EDC awarded the project
to Met Council and SFDS. Met Council and SFDS have limited development to 15.39 acres of the
50-acre dite; this parce (the development Site) is the subject of this application. DCAS intends to
transfer the remainder of the 50-acre parcel to the Department of Parks and Recreation (DPR) to be

preserved as public open space.

The development Site is mostly wooded. Approximately 1/3 of the development footprint is located on
land previoudy deveoped with housing for Seaview Hospital saff. All that remains of the hospitd staff
housing are the road system and the former hospitd director’ s home. The Site ranges from an eevation
of 257" a Bridle Avenue to 320" at the southeast corner of the development Ste. Serpentine barrens
cover 17% of the 50-acre site and 0.67% of the development site. Serpentine rock, which runs along
the Appaachian Mountain Range from Canada into the southeast United States, forms overlying soils
of unique chemica compasition that in turn support plant communities of limited diversty that can
tolerate such growing conditions. The distinctive flora and fauna associated with these shdlow soils are
known as a Serpentine barrens community. DCAS will ensure the preservation of the Serpentine
barrens by limiting development to a 15-acre portion of the Ste and trandferring the remainder, including

the serpentine barrens areg, to the Department of Parks and Recresation.

Project Description
Met Council and SFDS propose to develop 515 units of senior housing, to include 144 units of asssted

living and 371 units of independent living, and 6 units of saff housing on private roads. The complex
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would be made up of three multi-story buildings (known as Clugers A, B and C), a Commons Building,
and the former home of the Seaview Hospital Director, which will be restored for staff housing. Each
cluster would have a controlled entrance and common facilitiesincluding adining hal, convenience
gore, TV/music room, computer/game room, library, doctor's office and exam room, exercise rooms,
large screened porch and lounge for the residents. The Commons Building would include an outdoor
swimming pool, alarge meeting hdl/thegter, atrium/lounge, arts-and-crafts room, library, chapd,
music/tv room, card room, exercise room, convenience store, unisex salon, and doctor's office with
exam rooms. Portable lawn furniture would be available throughout the outside common open spaces.
Parking would be provided in ten smdl lots arranged aong the interior road. The totad number of

parking space for employees, vistors and residences would be 234.

LAND USE ACTIONS

C 040278 PPR - Digposition of City-owned Property

DCAS proposes to dispose of Block 955, P/O lots 1 and 200 to EDC which intends to dispose of the
property to Metropolitan Council on Jewish Poverty and Saint Francis De Sdes Devel opment
Corporation. The property would be disposed pursuant to zoning. The disposition Steis 670,345
square feet (15.389 acres) and largely vacant. The arealis zoned R3-2 and is within the NA-1 Specia

Naturd AreaDidtrict. Thelot is surrounded by city-owned land under DCAS jurisdiction.

N 040277 ZAR

The applicants, Met Council and SFDS, request an authorization pursuant to Section 23-631(h) of the
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Zoning Resolution for waiver of height and setback regulaions. The waiver is needed because the
proposed buildings penetrate the height limit of 35' and do not set back after 21" asrequired in an R3-2
digtrict. The development congsts of three resdence buildings ranging from 3- to 6-stories (54' to 69

maximum) in height and a centra Commons building of lower height.

The agpplicants dso request an authorization pursuant to Section 26-26 (8)(1) of the Zoning Resolution
for waiver of requirements for developments with private roads. The rdevant findings are related to
enhanced design qudlity of the development. The development does not provide Sdewaks dong dl
roadsides with a building wall facing the roadway as required by Section 26-24; does not have a
3-wide planting strip with trees between sdewak and roadway, as required by Section 26-23; and
does not have aminimum 5' open space between roadway and building front, as required by Section

26-25.

N 040275 ZAR

105-421 M odification of Topography

The Commission may, pursuant to Section 105-421 of the Zoning Resolution (Specid Natura Area
Didtrict), authorize modification of topography based upon determination that the development is not
feasble without such modifications, that such modification will not disturb the drainage patterns and ol
conditions of the Site, and that the modification of topography has minimal impact on the surrounding

naturd topography of the area and blends harmonioudy with it.
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The topography would be dtered in the footprints of the buildings, parking areas, and private
roadways. Outsde the building footprints the average cut and fill is 4 feet and the greatest cut is 6 feet.
The ste low eevation would remain 257" a Brielle Avenue and the pesk devation would remain 320

at the southeast corner of the development site.

105-423 Removal of Trees

The Commission may, pursuant to Section 105-423 of the Zoning Resolution (Specid Natura Area
Didtrict), authorize remova of trees based upon determination that plant materid is located within 8' of
the building footprint, or driveway, etc., and it is not possible to make minor adjustments to avoid such

plant materid.

The applicants authorization to remove trees within the development footprint and within 8' of the
development footprint. Based on the 670,345 square feet (15.39 acres) of the development site, the
project must preserve or provide a minimum of 670 tree credits. The gpplicants propose to plant 527

trees and to preserve 950 trees, totaling 1,477 trees (2,044 tota tree credits on the Site).

105-424 Alteration of Other Natural Features
The Commission may, pursuant to Section 105-424 of the Zoning Resolution (Specid Natura Area
Didtrict), authorize dteration of other natura features based upon determingation that development is not

feasible without such dteration.
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The applicants request authorization to ater steep dope (> 15% dope) and serpentine barrens.
Approximately 5,000 square feet of steep dope would be dtered. The devel opment was sited on the
ridgeline to avoid disturbing the steep dope area. Serpentine barrens cover 4,500 square feet which

would be disturbed by development.

N 040276 ZCR

The project requires certification pursuant to Section 105-90 of the Zoning Resolution to subdivide the
current Single zoning lot to separate the development site from the larger city-owned zoning lot that
contains the Seaview Home and Hospitd. The resulting zoning lots would be 15.39 acres and 301
acres, repectively. According to the gpplicant, both zoning lots would be compliant with underlying

zoning reguldions.

ENVIRONMENTAL REVIEW

This gpplication (C 040278 PPR ), in conjunction with the gpplications for the related actions (N
040276 ZCR), (N 040275 ZAR) and (N 040277 ZAR), was reviewed pursuant to the New Y ork
State Environmenta Quadity Review Act (SEQRA), and the SEQRA regulations set forth in Volume 6
of the New Y ork Code of Rules and Regulations, Section 617.00 et seg. and the City Environmentd
Quality Review (CEQR) Rules of Procedure of 1991 and Executive Order No. 91 of 1977. The lead
agency isthe Office of the Deputy Mayor for Economic Development and Rebuilding. The designated
CEQR number is 02DMEQOOGR. After review of the Environmenta Assessment Statement (EAS), the

lead agency determined that this proposa could have sgnificant adverse effects on the environment,
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requiring a Draft Environmental Impact Statement (DEIS) be prepared. The lead agency issued a

Pogtive Declaration indicating this determination on May 7, 2002.

It was determined that an environmentd impact statement would be required because the project as
proposed may result in Sgnificant adverse impacts on the following:

» Land use, zoning, and public policy due to project location within Farm Colony- Seaview
Hospita Digtrict, Special Natural AreaDidtrict 1, and NY C coadtal zone.

e Hidoric, urban design, and visua resources due to project location within the Farm
Colony-Seaview Higtoric Didtrict

* Naturd festures due to project location within the Specid Natura AreaDidtrict

e Project sorm-water runoff impacts to on-ste and nearby natural areas

*  Open space resources due to the potentia realignment of Blue Trail and proximity of siteto

the Greenbdlt.

Along with athe issuance of a Positive Declaration, the lead agency issued a Draft Scope of Work for
the DEIS on May 7, 2002 and held a public scoping meeting on the DEIS on June 11, 2002. The
project that was the subject of the public scoping meeting was proposed to cover 15 acres of avacant
50-acre parcd of City-owned land for senior residential housing. A fina scope of work, reflecting
comments made during the scoping and modified development proposd, was issued on August 8,

2002.

The applicant prepared a DEIS, and a Notice of Completion was issued on March 4, 2004. Pursuant

to the SEQRA regulations and the CEQR procedures, ajoint public hearing was held on the DEIS on
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June 9, 2004, in conjunction with the public hearing on the Uniform Land Use Review Procedure
(ULURRP) item (C 040278 PPR). The Find Environmental Impact Statement (FEIS) was completed,
and aNotice of Completion wasissued on June 30, 2004. The Notice of Completion for the FEIS

identified the following significant impacts and proposed the following mitigation measures.

Hazardous Material s/Ashestos Emissions

The renovation of the Nurses Residence may require the remediation of any asbestos and |ead-based
paint found to be located in the 1916 building. No visible evidence of any fue tanks associated with the
Nurses Residence or any of the former structures on the property was found during the Phase 1 Site
ingpection and none were encountered during the soil borings. Due to the presence of serpentine rock
underlying part of the site, which according to NY C Department of Environmenta Protection can have
asbestos leves of 5 to 30 percent, thereis potential for release of asbestos during the disturbance of
this rock during congtruction.

A Site Specific Hedth and Safety Plan to be prepared for the construction period and approved by
NY C Department of Environmenta Protection will address the gppropriate handling, storage, trangport
and disposd of any toxic and hazardous materials and wastes, including serpentine asbestos, dust, and
other hazardous materids (including dightly eevated concentrations of semi-volatile organic
compounds and metdsin soils).  Any aboveground or underground storage tanks found on Site during
congtruction would be properly removed and disposed of in accordance with dl applicable NYS
Department of Environmenta Conservation regulations.

A serpentine asbestos dust mitigation plan will be implemented to ensure that any congtruction activities
in serpentine rock areas do not result in the airborne release of serpentine dust from serpentine rock.
Control of fugitive dusts and possible serpentine asbestos dust due to drilling, grading, or excavation
activities on Ste, including any disturbing of serpentine rock, will be managed through a serpentine
ashestos dust and fugitive dust mitigation plan, to be prepared with and approved by NY CDEP.

Natural Resources

The project as proposed would require the removal of alarge number of trees and some vegetation on
the site, which represents a significant adverse impact to natura resources. The proposed project has
an extensve landscaping plan that mitigates some of thisimpact by providing for new plantings adjacent
to, and on the periphery of, the proposed buildings, aswell as planting 527 new treesin the project
development area, and restoration of portions of the serpentine barrens with indigenous plantings.
While this landscaping does not "diminate’ the adverse impact of tree and plant removal, it does
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provide for new plantings to supplement and support existing vegetation, and would help restore
portions of the serpentine barrens community that have been degraded by many years of dirt bike,
ATV and motorcycle use in that area of the project ste.

Protective measures undertaken to minimize impacts to existing natura festures during construction will
include an erosion control plan, as well as protective fencing and other procedures to protect vegetation
and treesin the vicinity of the project footprint and the construction egress and ingress points.
Additiona project improvements to natura resources are noted below.

The condruction of the project will require the relocation of the portion of the on-ste Blue Trail that
loops through the project footprint. During congtruction, the on-site portion of the Blue Trall will be
redigned and will exit the Ste into the Greenbelt. Except for an approximately two-week period of
time during congtruction, when the on-gite portion of the Blue Trail will be temporarily closed to hikers
for safety reasons, the redligned Blue Trail segment will continue to provide access through the Site to
the Greenbdt. Signswill be posted to indicate these changes and to direct hikersto redigned portions
of the Blue Trall. Following the completion of the project, a portion of the trail will be realigned around
the facility, and the Blue Trail will continue to be accessble through the Site.

Traffic

Vehicular access into the project site would be provided via two entrances off Brielle Avenue: the main
entrance uses the origina roadway into the former Sea View Hospita facilities a the south end of the
dte; a secondary emergency access road would be created on an unpaved road at the north end of the
gte off Bridle Avenue, just west of the St. Elizabeth's Manor. This emergency road will be gated at
Bridle Avenue, in order to limit access to emergency vehicles.

The traffic volumes were distributed throughout the study area, and analyzed for their potentia impact
on locd intersections, in terms of congestion and intersection delays. A comparison between the delays
for the 2006 and 2009 future without and with project traffic conditions at area intersections showed
that increases in delays were no more than 3 to 5 seconds. Therefore the proposed project will not
have a sgnificant adverse impact on traffic conditions in the surrounding area.

The new unsgndized intersection at the entrance to the Sea View Senior Living resdence will operate
with agood leved of service (LOS B and C for the northbound approach). To addressthe traffic at this
new intersection, it is recommended that the project entrance be a"two-way stop” controlled
intersection, with astop sgn.

Community Facilities
Some additiona usage of locd utilities and police and fire protection will aso occur, aswould be

expected with the redevelopment of any vacant Site. However, for the proposed project, these impacts
are expected to be minimdl, at levels well below those that would occur were the Site to be
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redevel oped for non-senior resdential use.  Thisis due to the nature of the senior residence population,
with fewer cars and transportation needs and no impacts on the school system, aswell asto the fact
that the facility will be largely salf-contained, providing on-ste socid support and health services, and
be fully staffed 24-hours a day.

UNIFORM LAND USE REVIEW

This application (C 040278 PPR) was certified as complete by the Department of City Planning on
March 8, 2004, and was duly referred to Community Board 2 and the Borough President, in
accordance with Article 3 of the Uniform Land Use Review Procedure (ULURRP) rules, in conjunction
with the applications for the related actions (N 040276 ZCR), (N 040275 ZAR) and (N 040277
ZAR), which were referred for review and comment to Community Board 2 and the Borough

President.

Community Board Public Hearing
Community Board 2 held a public hearing on this application on April 1, 2004, and on April 20, 2004,
by avote of 32 to 1 with 1 abstentions, adopted a resol ution recommending approva of the

goplication.

Borough Presdent Recommendation
This application was considered by the Borough President, who issued a recommendation approving

the application on May 6, 2004.
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City Planning Commission Public Hearing

On May 26, 2004 (Cdendar No. 28), the City Planning Commission scheduled June 9, 2004, for a
public hearing on this gpplication (C 040278 PPR). The hearing was duly held on June 9, 2004
(Cdlendar No. 14). There were three speakersin favor of the proposa and no speskersin opposition.

All three speakers were representatives of the applicants.

The President of the Metropolitan Council on Jewish Poverty gave a brief history of the project. He
indicated that the Met Council and Saint Francis DeSales Development Corporation, in response to
community concerns, changed the project plans to Site the buildings in an area that included minima
serpentine barrens. He further sated that the project would provide Staten Idand with both desperately
needed senior housing and additional parkland. He noted that the project would draw resdents from

the entire City but that 50% of the units would have alocd area (Staten Idand) preference.

A representative of the New Y ork City Economic Development Corporation (EDC) testified that the
development site was limited to 15 acres of the 50 acres Ste consdered under EDC's RFP. Limiting
the project to 15 acres made the remaining 35 acres available to be transferred to the Department of
Parks and Recreation. He explained that EDC issued arequest for proposas to develop senior housing
on the site and selected the two organizations based on their track records as devel opers and managers

of quality senior housing. The project will create 224 congtruction jobs and 80 full-time jobs.

The architect for the project described how the location of steep dope and serpentine barrens affected
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the gting of the buildings. The buildings were moved to the ridgdine to avoid both sengtive naturd

features.

There were no other speakers and the hearing was closed.

Water front Revitalization Program Consistency Review

This gpplication, in conjunction with the gpplications for the related actions, was reviewed by the
Department of City Planning for consstency with the policies of the New Y ork City Waterfront
Revitdization Program (WRP), adopted by the Board of Estimate on September 30, 1982 (Calendar
No. 17), pursuant to the New Y ork State Waterfront Revitalization and Coastal Resources Act of

1981 (New York State Executive Law, Section 910 &t seq.). The designated WRP number is 04-049.

This action was determined to be consgtent with the palicies of the New Y ork City Waterfront

Revitdizaion Program.

CONSIDERATION

The Commission bdievesthat digpostion of 15 acres of City-owned property and the related
gpplications for authorizations for modification of height and setback regulations and waiver of
requirements for developments with private roads (N 040277 ZAR), Specid Naturd Area Didtrict
authorizations for modification of topography, removal of trees, and dteration of other naturd festures

(N 040275 ZAR), and Special Naturd Area Digtrict Future Subdivison Certification ( N 040276
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ZCR) are appropriate.

The Commission believes that the actions would facilitate gppropriate development and that
development of senior housing, especidly senior housing with support services, would benefit the

community.

Special Natural Area District Authorizationsand Certification (N 040275 ZAR and N 040276
ZCR)

The Commisson supports the granting of certification of future subdivision and authorizations to modify
topography, remove trees, and dter other naturd festures. The Commission finds that the proposed
compact arrangement of buildings on the ridgeline would preserve steep dope and serpentine barrens,
minimize remova of trees, and minimize dteration of topography. Alteration of topography would be
limited to footprints of the buildings, parking areas, and private roadways. Average cut and fill is
minima at 4 feet. The generd topography and drainage patterns would remain the same. The Ste low
elevation would remain 257" & Bridle Avenue and the pesk eevation would remain 320 at the
southeast corner of the development site. Sufficient trees would be planted to meet the Specia Naturd
Area Didtrict requirements. Based on the 670,345 square feet (15.39 acres) of the development site,
the project must preserve or provide a minimum of 670 tree credits. The gpplicants propose to plant
527 trees and to preserve 950 trees for atotal of 1,477 trees (2,044 totd tree credits on the Site). The
Commisson believes that the Site of the buildings maximizes presarvation of steep dope and serpentine

barrens areas.
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Authorization for Penetration of Height and Setback Regulationsand Authorization for
Waiver of Requirementsfor Developmentswith Private Roads (N 040277 ZAR)

The Commission believes that the authorization of penetration if height and setback regulaionsis
warranted. The Commission finds that the superior design of the buildingsis efficient and preservesrare
environmental resources (serpentine barrens) and natura features (trees and steep dope). If the
residence buildings were designed according to the underlying R3-2 zoning digtrict Sandards, significant
additiond open space would be disturbed. The building footprints of shorter, "squatter” buildings would
be approximately 211,000 square feet. This represents an increase of nearly 100,000 square feet over
the proposed footprint of 112,585 square feet. Furthermore, spreading out the bulk of the project
would adversaly impact the rare serpentine barrens habitat and/or require the use of the steeply doping

portions of the Site.

The Commission supports the waiver of private roads requirements. The private roads requirements
were intended for detached or semi-detached resdentid developments, and the proposed site plan
presents a better design for multi-story senior housing than that required by private roads regulations
under the zoning resolution. (1) Limiting the Sdewalk to only one sSde of the entry roadway preserves
more natura festures on the site and provides adequate wakways for pedestrians. (2) The planting
strip between the sdewak and roadway has been removed to provide continuous smooth pavement
rather than pavement and grass to ease access for senior citizens, some of whom will have impaired

mobility. Moreover, dl medians are fully planted and the development will have 527 new tree. (3) The
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porte-cocheres that interrupt the open space between the roadway and buildings will protect the senior

resdents and vigitors from the e ements.

RESOLUTION

RESOL VED, that having condgdered the Find Environmental Impact Statement (FEIS), for which a
Notice of Completion was issued on June 30, 2004, with respect to this application (CEQR No.
02DMEQOO6R), the City Planning Commission finds that the requirements of the New Y ork State
Environmental Qudlity Review Act and regulations, have been met and that, consstent with socid,

economic and other essential congderations:

1 From among the reasonable dternatives thereto, the actions to be gpproved are ones which
minimize or avoid adverse environmenta impacts to the maximum extent practicable; and

2. The adverse environmentd impeacts reveded in the environmenta impact satement will be
minimized or avoided to the maximum extent practicable by incorporating conditions to the

goprova those mitigative measures that were identified as practicable.

The report of the City Planning Commission, together with the FEIS, condtitutes the written statement

of facts, and of social, economic and other factors and standards, that form the basis of the decision,

pursuant to Section 617.11(d) of the SEQRA regulations; and be it further

RESOL VED that the City Planning Commission, in its capacity as the City Coastd Commisson, has
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reviewed the waterfront agpects of this gpplication and finds that the proposed action is consstent with

WRP policies, and be it further

RESOLVED, by the City Planning Commission pursuant to Section 197-c of the New Y ork City
Charter, that based on the environmental determination and the consideration described in this report,
the application for the digpogtion of one (1) city-owned property located on the easterly side of Bridle
Avenue, south of Wolcott Avenue (Block 955, P/O lots 1 and 200), Borough of Staten Idand,
Community Digtrict 2, proposed in an gpplication by the Department of Citywide Administrative

Services, dated February 5, 2004, is approved.

The above resolution (C 040278 PPR), duly adopted by the City Planning Commission on July 14,
2004 (Cdendar No. 36), isfiled with the Office of the Speaker, City Council, and the Borough

President in accordance with the requirements of Section 197-d of the New Y ork City Charter.

AMANDA M. BURDEN, AICP, Char

KENNETH KNUCKLES, ESQ. Vice-Chairman

ANGELA M.BATTAGLIA, IRWIN G. CANTOR, P.E,,
ANGELA R. CAVALUZZI,R.A.,RICHARD W. EADDY,
ALEXANDER GARVIN, JANE D. GOL,

CHRISTOPHER KUI, JOHN MEROLO,

KAREN A. PHILLIPS, DOLLY WILLIAMS Commissioners
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