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1.1 INTRODUCTION   
 

This Technical Memorandum serves to address whether the proposed Authorizations described below 
would alter the findings of the previous Environmental Review conducted for similar previously 
approved projects at the Project Site, as hereinafter defined. The November 20, 2003, EAS, January 
25, 2005, Technical Memorandum and March 6, 2006, Negative Declaration determined that the 

previously approved projects would not result in the potential for significant adverse impacts on the 
environment. As further discussed below, this memorandum compares the Previous Action with the 
current Proposed Action and concludes that the findings of the previous environmental review have 
not changed. This Technical Memorandum follows the 2014 Edition of the CEQR Technical Manual. 
 

1.2 Project Overview  

This Technical Memorandum has been prepared by Equity Environmental Engineering, LLC (Equity) on 

behalf of the Applicant, Grymes Hill Estates, LLC, in support of an application with the City Planning 
Commission (CPC) for Zoning Authorizations pursuant to Sections 119-311 (Development on a Steep 
Slope or Steep Slope Buffer), 119-315 (Modification of height and setback regulations), 119-316 
(Modification of grading controls) and 119-317 (Modification for private streets and driveways) of the 
Zoning Resolution of the City of New York (ZR).  

 
The Project Site, known as Block 615, Tax Lots 34 & 36 (tentative lots 34, 35, 36, and 37) on the New 
York City Tax Map (see Figure 1-3), is located within the Special Hillsides Preservation District 
(“SHPD”) in the Grymes Hill section of Staten Island Community District 1. The site is partially located 
within an R1-1 zoning district and partially within an R2 zoning district (see Figure 2-2) and within a 
Lower Density Growth Management Zone (“LDGMZ”). The Site is currently vacant and undeveloped 
and consists of a 75,346 square foot, irregularly shaped zoning lot with no mapped street frontage. 

The site can be accessed from Howard Avenue via a 30-foot-wide easement running through an 
adjacent zoning lot (tax lot 40). The project site slopes downward from Howard Avenue from an 
elevation of 294 at Howard Avenue to 215 ft at the lowest point. The Project Site is Categorized as a 
Tier II Site with an Average Percent Slope (APS) of 16.5%.  

 
The Proposed Authorizations would facilitate the development of four (4) new single-family detached 
homes on a proposed private road. In total, the four new homes would have a combined floor area of 

38,316 gross square feet (23,836 zoning square feet), an FAR of 0.32, and a total lot coverage of 
8,592 square feet or 12.22% on a single zoning lot.  
 
1.3 Prior Approvals 
 
September 22, 1992: The Board of Standards and Appeals (BSA), under BSA Cal. Nos. 54-92-A 

through 58-92-A, approved a waiver of GCL § 36 for the above referenced Project Site to permit 
development on this zoning lot, which has no frontage onto a mapped street. The GCL § 36 waiver 
approved by BSA permit the proposed development to be accessed from Howard Avenue by a private 
road with a hammerhead turnaround.   
 
April 20, 1994: CPC issued SHPD Authorizations (N 920286 ZAR) under ZR 119-311 (development on 
a steep slope greater than 35%), ZR 119-316 (modification of grading controls), and ZR 119-317 

(modification of requirements for private roads and driveways) for the proposed development of five 
(5) detached single-family homes at Harborlights Court (Block 615, Lots 34 and 36; Proposed Lots 34, 
36, 50 and 551). The homes were proposed to be accessed by a private road at the Project Site and 
included a restrictive declaration. The restrictive declaration was filed to memorialize the site plan, 
establish the zoning lot, and guarantee that an HOA would maintain the utilities and road.  
 
February 11, 1998: The approved development was not constructed. Accordingly, the Applicant 

applied for a renewal for the development approved on April 20, 1994 (N 920286 ZAR) with CPC on 

                                                 
1 Tentative Lots 34, 35, 36 and 37 under the current application  
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February 11, 1998, pursuant to Section 11-43 of the Zoning Resolution. ZR section 11-43 was being 
amended to state that Authorizations and Special Permits would lapse after a four-year period. A 
determination was made that Authorizations granted prior to the Section 11-42 text amendment 
would remain vested and would not be subject to these lapse provisions. CPC Application 

#N980402CMR was subsequently withdrawn.  
 
December 12, 1999: The SHPD text regulations were amended and modified by the CPC. This changed 
the definition of a steep slope (to include slopes of over 25% rather than the previous 35%), as well 
as the method for calculating lot coverage. Under the 1999 text amendment (N 990687 ZRR), the 
method for calculating lot coverage was changed to exclude the areas of a private street, and 7 feet 
around the street. Therefore, the instant application was not vested under the old regulations, and a 

new zoning analysis of the site was required with an authorization pursuant to ZR 119-314.  
 
October 4, 2002: In 2002, the applicant filed an application to develop five (5) homes under the new 
Hillsides rules for the same zoning action as approved in 1994, and an additional CPC authorization ZR 

119-314 (modification of lot coverage controls) pursuant to the new rules. The 2002 application was 
prepared in conjunction with a November 20, 2003, Environmental Assessment Statement (EAS), 

which was based on the then-current version of the CEQR Technical Manual.   
 
December 10, 2003: The Environmental Review and Assessment Division (EARD) of the Department of 
City Planning (DCP), acting as a lead agency, issued a Negative Declaration for the above-mentioned 
project on December 1, 2003. The Negative Declaration and the November 2003 EAS stated that the 

Proposed Action would have no significant adverse environmental impacts.    
 
January 25, 2005: Subsequent to the issuance of the December 1, 2003, Negative Declaration, the 
applicant revised the proposal to include four (4) rather than five (5) detached single family homes. A 

Technical Memorandum dated January 25, 2005, was prepared in conjunction with the modified 
proposal.  

 
March 6, 2006: The EARD, on behalf of the CPC, completed a review of the November 20, 2003, EAS 
and January 25, 2005, Technical Memorandum prepared in connection with the ULURP Application 

(NO20446 ZAR), and issued a revised Negative Declaration dated March 6, 2006.  
 
April 17, 2006: By letter dated April 17, 2006, BSA authorized a modified site plan with a reduction in 
the number of homes permitted under BSA Cal. Nos. 54-92-A through 58-92-A from five to four. The 
roadway design was also changed to end in a 70-ft. wide cul-de-sac turnaround, but the slope of the 
roadway remained as approved initially at 14 percent. 
 

July 26, 2006: The CPC approved (N 020446 ZAR) SHPD Authorizations pursuant to ZR Sections 119 
316 and 119-317 to facilitate four (4) homes fronting a private road on this site:  
 

• Modification of grading controls (119-316) to allow topographic changes beyond private road, 
driveways, and 15 ft of homes  

• Modification of requirements for private roads and driveways (119-317) to allow private road 
grade to exceed 10%  

 
October 17, 2006: The Department of Buildings (DOB) approved the application (N 020446 ZAR) to 

grant authorizations pursuant to ZR 119-316 and 119-317.  
 
August 17, 2007: By letter dated August 17, 2007, FDNY approved the site plan. 
 

July 2009: It was determined during construction that the roadway had to be redesigned, resulting in 
a modified slope of 17 percent. FDNY disapproved the roadway slope by letter dated July 7, 2009, 
citing NYC Fire Code (FC) Section 503.2.7.  
 

http://www.equityenvironmental.com/
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August 18, 2011: After denying a variance request, FDNY issued a final determination on August 18, 
2011, which formed the basis for an appeal under Cal. Nos. 143-11-A through 146-11-A. During that 
appeal to the BSA, the proposed roadway slope was ultimately reduced from 17 percent to 13.59 
percent.  

 
April 29, 2014: BSA granted the appeal, waived the ten percent maximum slope required under FC § 
503.2.7, and approved an alternative slope of 13.59 percent subject to further conditions.2 
 
The site plan and private road grade in the proposed development described in this application differ 
from the project contemplated by the BSA in its approvals. The Applicant reconfigured the site plan to 
better serve the goals of the SHPD. To accommodate the reconfigured site plan, the private road was 

redesigned with a slight decrease in grade from 13.59 to 13.38 percent.  
 
The Board of Standards and Appeals (BSA) issued letters of substantial compliance for BSA Cal. Nos. 
54-92-A through 58-92-A (modified site plan for GCL 36) and 143-11-A through 146-11-A (reduced 
slope from 13.59 to 13.38 percent) in February 2019 due to minor modifications in the current project 
of the prior BSA approvals. The GCL § 36 waiver approved by BSA, pursuant to Cal. Nos. 54-92-A 
through 58-92-A, permits the proposed development to be accessed from Howard Avenue by a private 
road. 
 
The November 2003 EAS, December 2003 Negative Declaration, and 2006 revised negative 
declaration are provided in Appendix A  
 
1.4 Present Application  

 
Purpose and Need  
The CPC-set dated 5/2/19 (Appendix B) reflects the current proposal for CPC authorizations to develop 
four homes at the Site accessible by a 30-ft. wide roadway connecting to Howard Avenue. As 
described further in Section 2.8: Natural Resources, the site plan was modified to decrease the length 
of the roadway to 254 ft. Additionally, the four homes in the modified site plan are clustered closer 
together. The applicant believes that this modification minimizes the amount of disturbance to the Site 

in furtherance of the goals of the SHPD.  These modifications to the site plan would facilitate the 
application for CPC authorization pursuant to ZR §§ 119-311, 119-315, 119-316, and 119-317. 
Without the requested actions, the development of the Project Site would not be permitted. Therefore, 
in the absence of the Proposed Action, the Project Site would remain vacant and undeveloped.  
 
Proposed Development  

The proposed authorizations would allow for the development of four new single-family homes at the 
Site accessible by a 3-ft. wide roadway connecting to Howard Avenue and a 70 ft diameter turnaround 
at the end. The present application involves modification to the site plan compared to the previous 
2006 CPC approved Project: 
 

• The site plan was modified to decrease the length of the roadway from 328 ft. to 254 ft. 
resulting in 5,068 sf in area, inclusive of the 7’ parcel along the area of the roadbed 

(4,671 sf) and the 7’ parcel along the curbs (397 sf), compared to the previously approved 
8,273 sf. The decreased length of the roadway allows a significant reduction in the volume 
of fill from approximately 3,154 cubic yards (in 2006) to approximately 2,047.41 cubic 

yards (see Appendix B, 2019 CPC set - CPC-004.00 for breakdown).  

                                                 
2 The BSA imposed the following conditions: (1) All required CPC approvals will be obtained prior to the issuance of a building 

permit by DOB; (2) The slope of the access road will not exceed 13.59 percent at any point; (3) The access road will have a 

minimum width of 30 feet; (4) A maximum of four homes will be permitted at the Site; (5) All homes will be fully-sprinklered; (6) 

No street parking will be permitted along the access road and “No Parking” signs will be installed in accordance with the Fire Code; 

(7) A minimum of two fire hydrants will be provided along the access road; (8) The access road will be constructed using asphalt 

porous pavement or a similar system, as recommended by DOT, in order to maximize traction; (9) DOT and DOB will review and 
approve a Builders Pavement Plan for the intersection of Harborlights Court and Howard Avenue; (10) The approval is limited to the 

relief granted by the Board in response to specifically cited and filed objection. 
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• The distance between the four homes was reduced to approximately 20 to 22 feet, thus 
minimizing the amount of disturbance to the Site in furtherance of the goals of the SHPD.  

• The private road would have a proposed slope of 13.38%, compared to the previously 
approved slope of 13.59%   

• As requested by the CPC during a December 2017 interdivisional meeting, the private Road 
would contain two fire hydrants; one on the eastern point of the proposed turn around and 
one on the eastern side of Harborlights Court adjacent to Proposed Lot 36. Additionally, all 
homes would be fully sprinklered.  

• As further discussed below, the previously approved 2006 CPC plans measured the maximum 
building height of each residence from the base plane. Under the current proposal, the 
building height is measured from the average base plane around the footprint of the building 

at 10’0 centered to the midpoint of the roof pursuant to ZR Section 119-212.  
• The residences under the previously approved 2006 CPC included pitched roofs; whereas the 

residences under the current proposal have flat roofs.  
 

In total, the Proposed Action would result in the development of 38,316 gross square feet (23,836 
zoning square feet) of residential floor area on the Project Site with a total lot coverage of 8,592 

square feet or 12.22% on a single zoning lot and an FAR of 0.32. Exclusive of the proposed private 
road, 61,686 sf of the Project Site’s lot area would remain as open space, resulting in an Open Space 
Ratio (OSR) of 258 – exceeding the minimum required OSR of 150.   
 

Tentative Tax Lot 34 (25 Harborlights Court): an 18,734 square feet irregularly shaped lot the 
southernmost portion of the project site. Pursuant to the Proposed Action, this lot would be 
developed with a three-story, 6,164 zoning square foot (9,454 gsf) single family detached 

residence (House 25/Unit A). The home would rise to a height of 46’-10”, exceeding the 
maximum permitted height by 10’-10”.  
Tentative Tax Lot 35 (35 Harborlights Court): 13,058 square foot irregularly shaped lot 
directly north of proposed tax lot 36. A 5,754-zoning square foot (8,787 gsf) single family 
detached residence (House 35/Unit B) is proposed on this lot. The home would rise to a height 
of 49’-7”, exceeding the maximum permitted height by 13’-7”. 
Tentative Tax Lot 37 (40 Harborlights Court): 13,888 square foot irregularly shaped lot 

directly north of proposed tax lot 35. A 5,747-zoning square foot (8,787 gsf) single family 
detached residence (House 40/Unit C) is proposed on this lot. The home would rise to a height 
of 47’-7”, exceeding the maximum permitted height by 11’-7”. 
Tentative Tax Lot 36 (20 Harborlights Court): 29,840 square foot irregularly shaped lot to the 
northernmost portion of the Project Site. Pursuant to the Proposed Action, this lot would be 
developed with a 6,164-zoning square foot (11,228 gsf) single family detached residence 

(House 20/Unit D). The home would rise to a height of 42’-11”, exceeding the maximum 
permitted height by 6’-11”. 

 
Table 1 below provides a breakdown of Proposed Development for each proposed tax lot: 

Table 1: Breakdown of Proposed Development by Proposed Tax Lot 
Proposed Tax Lot 34 35 37 36 

House Number 25 35 40 20 

Unit A B C D 

Sub-Cellar Level 0.0 sf 0.0 sf 0.0 sf 1,645 sf 

Cellar Level 1,645 sf 1,377 sf 1,377 sf 1,645 sf 

Basement Level 1,645 sf 1,656 sf 1,656 sf 1,834 sf 

First Floor Level 1,834 sf 1,656 sf 1,656 sf 2,128 sf 

Second Floor Level 2,128 sf 1,956 sf 1,956 sf 2,202 sf 

Third Floor Level  2,202 sf  2,142  2,142 sf 0.0 sf 

Total Zoning Square Feet 6,164 zsf 5,754 zsf 5,754 zsf 6,164 zsf 

Total Gross Square Feet 9,454 gsf 8,787 gsf 8,787 gsf 11,228 gsf  

Base Plane 267.6 263.92 265.8 272.5 

Building Height3 46’-10” 49’-7” 47’-7” 42’-11” 

                                                 
3 Calculated Per ZR 119-212 
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All homes would be fully sprinklered per the BSA condition. Sanitary sewer access is proposed through 
a force main located under the private road. Additionally, Drywells are proposed for stormwater 
collection in locations based on the site contours and the identified drainage pattern. All of the 
drywells would be installed at least two feet above seasonal high groundwater elevation to capture 

stormwater, disperse it slowly, and substantially reduce runoff. The drywells serving the homes have a 
combined total capacity of 1,071.6 cubic feet, and the drywells serving the road, sidewalk and 
driveway would have a total capacity of 1,857.9 cubic feet as follows:   
 

• An 11-tank drywell (168.9 cubic feet of capacity each) with a total capacity of 1,857.9 
cubic feet would serve the road, sidewalk, and driveways.  

• 20 Harborlights Court (Lot 36) would be served by a three-tank drywell (89.3 cubic feet of 

capacity each) with a total capacity of 267.9 cubic feet.  
• 25 Harborlights Court (Lot 34) would be served by a three-tank drywell (89.3 cubic feet of 

capacity each) with a total capacity of 267.9 cubic feet. 
• 35 Harborlights Court (Lot 35) and 40 Harborlights Court (Lot 37) would be served by a 

three-tank drywell (89.3 cubic feet of capacity each) with a total capacity of 535.8 cubic 
feet. 

 
A majority of the Project Site, 42,465 square feet (56%), would be designated as an area of no 
disturbance protected from all types of intrusion. The area of no disturbance is located on the 
easternmost portion of the Project Site. The site plan is configured to minimize the amount of cut and 
fill on the Project Site. The total proposed cut is 3,609 cubic yards and the total proposed fill is 
5,048.34 cubic yards. A breakdown of the proposed cut and fill is as follows:  
 

Table 2: Proposed Cut and Fill  

 Cut in cubic yards Fill in cubic yards 

Front Yards 0 1,021.9 

Driveways 0 1,834.2 

Buildings Footprint 3,609.0 0 

Private Road 0 2,047.41 

15’-0” Around Buildings 0 155.83 

Total 3,609.0 5,048.34 

 
A breakdown of the fill for the private road is as follows:  
 

Table 3: Proposed Private Road Fill  

Area in square feet Amount to be filled 
in feet 

Total in cubic yards 

2,821.55 2 209.0 

3,245.0 4 480.74 

946.96 6 210.43 

612.67 8 181.53 

665.29 10 24.64 

942.48 12 418.88 

663.70 14 344.14 

300.47 16 178.05 

Total 10,201.12  2,047.41 

 

The private road would be developed using porous asphalt pavement in order to maximize traction. A 
2’ binder course would be applied over a minimum of 6’ of clean, graded and compacted stone (no 
slag) followed by a well-drained sub-grade with minimum compaction and 8’ of clean, graded and 
compacted stone (see Appendix B, 2019 CPC Set - CPC-003.00). The applicant proposes to modify 
slopes and provide landscaping treatments that step down from the proposed private road to the 
existing natural grade of the hillside. Retaining walls with guard rails, no parking signs, and two fire 
hydrants would be installed along the private road. 

 
According to the Proposed Tree Schedule and Calculation (see Appendix B, 2019 CPC Set - CPC-
005.00), there are 94 trees of various types and sizes on the Project Site, which equates to 241 
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existing tree credits. 51 percent of the total tree credits on the site equals 123 required tree credits; 
whereas 146 on-site tree credits will be provided pursuant to ZR Section 119-216.  
 
Requested Actions  

The property has not been previously developed and requires the authorizations listed below in order 
to be developed. The four proposed houses would not be fronting on a mapped street and would be 
accessed by a private road that extends beyond the Project Site.  
 
The Applicant is requesting the following authorizations pursuant to the Special Review Provisions 
under Section 119-30: 
 

• 119-311 (authorization of a development, enlargement or site alteration on a steep slope or steep 
slope buffer): Due to the site’s topography, access to the four homes would be provided by an 
opening on a portion of a mapped public easement that must traverse the steepest portion of the 
site, where it fronts Howard Avenue. This portion of the site exceeds a 25% slope; therefore, an 
authorization is required pursuant to ZR 119-311.  
 

As discussed in the Applicant’s Discussion of Findings, prepared by Akerman LLP, access to 
Howard Avenue from the Project Site is necessary and is not feasible without development on the 
steep slope. Approximately 55,388 square feet of the 75,346-square foot zoning lot 
(approximately 74 percent), is considered steep slope with an additional 6,647-square foot area 
defined as steep slope buffer. Moreover, the areas that are not steep slope, a combined 19,958 
square feet (26 percent), are situated throughout the eastern half of the zoning lot with 

intervening areas of steep slope between Howard Avenue, which would require extensive cut and 
fill to reach. Additionally, the areas that are not defined as steep slopes are separate, contain 
steep slope buffer area, and do not have sufficient dimensions or area to allow as-of-right 
development.   
 
Of the total 55,388 sf of steep slope area, 25,716 sf (46%) would be disturbed and 29,672 sf 
(54%) would be preserved. The total area of no disturbance is 42,465 sf, and 55,013 sf of the 

total project site area or approximately 73% would remain impervious.  

 
• 119-315 (modification of height and setback regulations): “For any development or enlargement 

on a Tier II zoning lot, the City Planning Commission may authorize variations in the height and 
setback regulations set forth in Section 119-212. In order to grant such authorizations, the 
Commission shall find that, “the development or enlargement is not feasible without such 
modification, or that the requested modification will permit a development or enlargement that 
satisfies the purposes of this Chapter;.”  

 

The previously approved 2006 CPC plans measured the maximum building height of each 
residence from the base plane. Under these calculations, the proposed buildings were within the 

36’ maximum allowable building height.  

 
The Project Site is a Tier II Site, which is not located on a mapped street. Accordingly, the 
maximum permitted height of 36 feet is measured from the average base plane around the 
footprint of the building at 10’0 centered to the midpoint of the roof pursuant to ZR Section 119-

212; the Proposed Building heights under the current application pursuant to ZR 119-212 are 

listed below (see Appendix B, 2019 CPC Set - CPC 003.00): 

 

Lot 34 (House #25 Unit A): 46’-10” (increment of 10’-10” compared to as-of-right) 

Lot 35 (House #35 Unit B): 49’-7” (increment of 13’-7” compared to as of right) 

Lot 37 (House #40 Unit C): 47’-7” (increment of 11-’7” compared to as-of-right)  

Lot 36 (House #20 Unit D): 42’-11” (increment of 6’-11” compared to as-of-right)  
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As indicated in the Applicant’s Discussion of Findings, the Project Site is unique in that it is located 
on an unmapped street and requires the development of a private road, consisting of a 70' 
diameter cul-de-sac on an area of steep slope. Only the top two stories of the proposed buildings 
would be visible from the proposed private roadway and will, therefore, be similar to the adjacent 

streetscape in both bulk and use.  

 

As discussed further in Section 2.7: Urban Design, the proposed building heights would not impair 
any adjacent viewsheds or impact the character of the surrounding neighborhood. The 
undeveloped area and developed single family lots adjacent to the site are heavily wooded and do 
not allow for a direct line-of-sight to areas below or above the site area. Under the current 
application, the proposed buildings were modified to include a flat roof. Thus, the current 

application involves development that would result in less visual impact than the previously 

approved 2006 CPC application.  

 

Further, The Applicant seeks the additional height not only out of functional purposes described 

above, but to meet the additional requirement of ZR Section 119-115:  
 
“by concentrating permitted floor area in a building or buildings of greater height covering less 
land, the preservation of existing topography and vegetation and the preservation of hillsides 
having aesthetic value to the public will be assured, and that such preservation would not be 
possible by careful siting of lower buildings containing the same permitted floor area and 
covering more land;" 
 

Without the requested height authorization, the proposed development would involve a greater 

area of disturbance by concentrating the permitted floor area over more land. A development with 
compliant height would need an approximately 20-30 percent larger footprint per home to 
maintain the same floor area, which would require a corresponding increase in distance between 
homes. As a result, a development with compliant height would cover more land and create more 
disturbance than the proposed development. Therefore, the proposed building heights are 
necessary to provide a minimum footprint while still providing adequate floor area and preserving 

a sizable percentage of the existing natural topography, steep slopes, and vegetation.   

 

• 119-316 (modification of grading controls): CPC Authorization for Modification of Grading Controls 
In order to preserve hillsides and reduce landslide erosion, an authorization pursuant to ZR 
Section 316 is required to modify grading controls, to permit grading activities beyond private 
roads, driveways, and 15 feet of building foundations.  

 

The Project Site has an average percent of slope of 16.5 percent, qualifying it as a Tier II site 
pursuant to ZR § 119-01. The requested areas of fill outside of the boundary set forth in ZR § 
119-213, are necessary to provide level front yards and driveways, and to blend with the existing 
topography due to the steep slope condition of the Project Site. The modification of grading 
controls pursuant to ZR § 119-316 is necessary to allow 1,021 cubic yards of fill within planted 
areas beyond 15 feet of the building foundations except under driveways and private roads. 

 

As discussed further in the Applicants Discussion of Findings, the proposed modification has 
minimal impact on the existing natural topography and vegetation. No cut is proposed for the 

private road or within 15 feet of the building foundations; cut for the proposed development is 
limited to 3,609 cubic yards within the footprints of the four homes. The total fill for the front 
yards, driveways, private road, and area within 15 feet of the building foundations is 5,048 cubic 
yards. All regrading would occur within 15 feet of the proposed building foundations or within 
driveway and parking areas, with the exception of 5,048.34 cubic yards. The proposed fill in areas 

located beyond 15 feet of the foundations of the homes includes 1,021 cubic yards of fill in the 
front yard areas and areas surrounding 20 Harborlights Court (Lot 36) and 25 Harborlights Court 
(Lot 34), and 1,834 cubic yards of fill in the driveway areas. The requested grading modification 
would permit these areas of fill outside of the boundary set forth in ZR § 119-213, which is 
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necessary to provide level front yards and driveways and ensure that these areas blend with the 
existing topography due to the steep slope condition of the Development Site.  
 
Approximately 73% of the Project Site (55,013 square feet) would remain pervious, and storm 

water runoff would continue to flow eastward downslope over vegetated surfaces and into 
drywells, which are strategically located in accordance to site contours and the identified drainage 
pattern on-site. As such, the requested modification accommodates the proposed clustered site 
plan, which takes advantage of the natural characteristics of the site by clustering the homes 
around the private roadway and designating the 42,465 square feet of the easternmost portion of 
the Project Site as an area of no disturbance.  
 

• 119-317 (Modification of requirements for private streets and driveways): 

 

Because the steepest part of the site is at the street frontage on Howard Avenue, access to the 

site requires a private internal street that exceeds the permitted slope. Therefore, an authorization 

pursuant to ZR 119-317 is required to modify requirements for private streets and driveways. 
While a maximum of 10% is required, the private road; the continuous slope of the centerline of 
the proposed road is 13.38% (320 feet in elevation at its higher point, and 286 feet in elevation at 
his lower point).  The maximum permitted private road width per section 119-214 is 30', while the 
requested private road extension is a 70' diameter cul-de-sac in accordance with the approved 
BSA and Fire Department plans. The requested grade is necessary to decrease the length of the 

proposed private road on the steepest portion of the Project Site, which minimizes cut and fill 
while allowing safe access. The turnaround is required to provide adequate access and 
maneuverability for Fire Department vehicles and equipment. 

 
The 2006 CPC Site Plan and 2019 CPC Site Plan are provided in Appendix B and shown below in Figure 
1-1 and 1-2, respectively.  
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Figure 1-1 2006 CPC Site Plan 
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Figure 1-2 2019 CPC Site Plan 
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Figure 1-3: Site Location Map 
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Figure 1-4: Site Photographs 
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2.0 ENVIRONMENTAL REVIEW 
 
The November 20, 2003 EAS, January 25, 2005 Technical Memorandum and subsequent Revised 
March 6, 2006, Negative Declaration determined that the previous Proposed Action for the Project Site 
would not result in the potential for significant adverse impacts on the environment. This Technical 
Memorandum serves to address whether the current Proposed Action (as described in Section 1.2 
above) would affect the findings of the prior Environmental Review conducted for the previous 
Proposed Action subject to the 2006 CPC Approval (as described in Section 1.3).   
 
Description of the Project Site 

The Project Site, known as Block 615, Tax Lots 34 & 36 (Tentative Lots 34, 35, 36 and 37) on the New 
York City Tax Map, is located within the Special Hillsides Preservation District (“SHPD”) in the Grymes 
Hill section of Staten Island Community District 1. The Project Site is an irregularly shaped zoning lot 
consisting of 75,346 square feet (1.73 acres) zoned R1-1 and R2. The site has no mapped street 
frontage and can be accessed from Howard Avenue via a 30-foot-wide easement running through an 

adjacent zoning lot (tax lot 40). The subject street, Harborlights Court, terminates at a 70’ wide cul-
de-sac, which exceeds the maximum 30’ wide paved width allowed within the SHPD. The project site 

slopes downward from west to east. Howard Avenue has a level grade of approximately 322 feet. the 
high elevation of the Project Site is 294 at the western lot line. The low elevation of the Development 
Site is 214 at the eastern lot line. Construction of the private road began following the 2006 CPC 
authorizations, including grading work and some tree removal. However, the Project Site remains 
unimproved with buildings and is wooded.  
 

The majority of the Project Site, approximately 55,388 square feet (74 percent), has a slope 
exceeding 25 percent, which qualifies as steep slope pursuant to ZR § 119-01. The areas of steep 
slope are concentrated on the western half of the Project Site. The area of steep slope buffer as 

defined by ZR § 119-01 is 6,647 square feet. 
 
The remaining portions of the Project Site, a combined 19,958 square feet (26 percent), have slopes 
between 15.6 and 18 percent. A 5,971 square foot strip with an 18 percent slope is located at the 
southeastern corner of the Project Site. A 10,556 square foot area with a 15.6 percent slope is located 

at the center of the eastern half of the Project Site. A 3,431 area with a 16.4 percent slope is located 
at the northeastern corner of the Project Site. Based on these portions of the Project Site, it has an 
average percent of slope (APS) of 16.5 percent qualifying it as a Tier II site pursuant to ZR § 119-01. 
 
As noted above, the Project Site is a single zoning lot with an area of 75,346 square feet consisting of 
four tax lots, Block 615, Lots 34, 35, 36, and 37. Lot 34 (25 Harborlights Court) is the southernmost 
lot and has a lot area of 18,734 square feet and a base plane of 267.6 feet. Lot 35 (35 Harborlights 

Court) has a lot area of 13,058 square feet and a base plane of 263.92 feet. Lot 36 (20 Harborlights 
Court) is the northernmost lot. It has a lot area of 29,840 square feet and a base plane of 265.8 feet. 
Lot 37 (40 Harborlights Court) has a lot area of 13,888 square feet and a base plane of 272.5 feet. 
 
Description of the Surrounding Area 
As indicated in Figure 2-1, land use in the immediate vicinity consists primarily of detached single-

family residences and vacant land. The prevailing built form is generally consistent with the underlying 
zoning districts. The area to the west of the Project Site fronting Howard Avenue within the underlying 

R1-1 zoning district is developed predominantly with two-and three-story single-family homes on large 
lots. Between Howard Avenue and Van Duzer Street to the north, east and south is unimproved and 
undeveloped land within the SHPD. The eastern portion of the surrounding area is developed with two- 
and three-story single-family homes as well as denser three-and four-story townhomes within an 
underlying C4-1 zoning district mapped on the west side of Van Duzer Street. St. Johns University 

Staten Island Campus is located southwest of the Project Site within an R3-1 zoning district.  
 
The Surrounding Area is within the Special Hillsides Preservation District, which is intended to 
preserve natural terrain and vegetation for aesthetic reasons as well as to reduce erosion and control 
stormwater runoff and landslides. The Special District imposes controls on development related to the 
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average grade of the lot and defines areas of no disturbance where development of staging activities 
is not permitted. Land use in the surrounding area is consistent with conditions under the previously 
approved project.  
 

Analysis Framework 
This technical memorandum will consider the conclusions of the previous environmental review, 
specifically as they relate to the proposed Zoning Authorizations.   
 

Future Without the Proposed Action: In the future without the Proposed Action, it is assumed 
that the Project Site would remain in its current vacant and undeveloped condition. The 
presence of areas of steep slope triggers the need for a Zoning Authorization for any feasible 

development of the site. 
 
Future With the Proposed Action: The Applicant, Grymes Hill Estates, LLC, seeks Zoning 
Authorizations from the City Planning Commission (CPC) pursuant to Sections 119-311 

(Development on a Steep Slope or Steep Slope Buffer), 119-315 (Modification of height and 
setback regulations), 119-316 (Modification of grading controls) and 119-317 (Modification for 
private streets and driveways) of the Zoning Resolution of the City of New York (ZR).  
 
The proposed authorizations would allow for the development of four new single-family homes 
at the Site accessible by a 30-ft. wide roadway connecting to Howard Avenue and a 70 ft 
diameter turnaround at the end. The present application involves modification to the site plan 
compared to the previous 2006 CPC approved Project, as discussed in Section 1.3 above. The 
four homes in the modified site plan are clustered closer together at a distance of 

approximately 20 – 25 feet, thus minimizing the amount of disturbance to the Site compared 
to the previous application, in furtherance of the goals of the SHPD.  The site plan was 
modified to decrease the length of the roadway from 328 ft. to 254 ft. resulting in 5,068 sf in 
area, inclusive of the 7’ parcel along the area of the roadbed (4,671 sf) and the 7’ parcel along 
the curbs (397 sf), compared to the previously approved 8,273 sf. The decreased length of the 
roadway allows a significant reduction in the volume of fill from approximately 3,154 cubic 
yards (in 2006) to approximately 2,047.41 cubic yards (see Appendix B, 2019 CPC set - CPC-
004.00 for breakdown).  The private road would have a proposed slope of 13.38%. The 
private Road would contain two fire hydrants; one on the eastern point of the proposed turn 
around and one on the eastern side of Harborlights Court adjacent to Proposed Lot 36. 
Additionally, the applicant proposes to modify slopes and provide landscaping treatments that 
step down from the proposed private road to the existing natural grade of the hillside.  
 

In total, the Proposed Development would result in the development of 38,316 gross square 
feet (23,836 zoning square feet) of residential floor area on the Project Site with a total lot 
coverage of 8,592 square feet or 12.22% on a single zoning lot and an FAR of 0.32. Exclusive 
of the proposed private road, 61,686 sf of the Project Site’s lot area would remain as open 
space.   

 
Refer to Appendix B for 2006 and current 2019 CPC architectural plans.  
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2.1 LAND USE, ZONING, AND PUBLIC POLICY  
 
This analysis of land use, zoning, and public policy follows the guidelines set forth in the 2014 City 

Environmental Quality Review (CEQR) Technical manual. It characterizes the existing conditions in the 
area surrounding the project site and addresses potential impacts to land use, zoning, and public 
policy that would be associated with the proposed action. 
 
The CEQR Technical Manual suggests that a land use, zoning and public policy Study Area should 
extend 400 feet from the site of the Proposed Action. Existing land use patterns within approximately 
400 feet of the Project Site are presented in Figure 2-1 below.  

 
Land Use  
As indicated below in figure 2-1, land use in the immediate vicinity consists of single-family residential 
dwellings on large wooded lots. The Proposed Action would result in development that is consistent 
with established built form in the area. Land use is consistent with conditions as described in the 
December 2003 EAS and the environmental review which determined that the proposed development 
would not change or alter existing land use within the Project Area.  
 
Zoning  
The New York City Zoning Resolution dictates the use, density, and bulk of developments within New 
York City. The City has three basic zoning district classifications – residential (R), commercial (C), and 
manufacturing (M). These classifications are further divided into low, medium, and high-density 
districts. 

 
Project Site  
The Project Site is located in a split R1-2 and R2 zoning district within the Special Hillsides 
Preservation District. The Proposed Development would comply with the underlying zoning 
district regulations. The majority of the project site is located within the R2 zoning district; 
while a portion of the western side of the Project Site is located within an R1-2 zoning district.  

  

Surrounding Area 
Zoning districts in the surrounding area include the R1-1 and R2 zoning districts mapped at 
the Project Site; an R3-1 zoning district mapped west of Howard Avenue and south of Greta 
Place; a C4-1 mapped within 200 feet of the west side of Van Duzer Street south of Broad 
Street; a C8-1 zoning district mapped within 300 feet of Broad Street from Van Duzer to 
Gordon Street; and an R3-2 zoning district mapped east of Van Duzer and north of Broad 
Street.     

 
Public Policy  
For public policy, the 2014 CEQR Technical Manual stipulates that a preliminary assessment should 
identify and describe any public policies (formal plans, published reports) that pertain to the study 
area, and should determine whether the proposed project could alter or conflict with identified policies. 
If so, a detailed assessment should be conducted. Otherwise, no further assessment is needed.    

 
Public Policy for the Project Site is defined by the NYC Zoning Resolution and its location within the 
Special Hillside Preservation District. Apart from the site’s location within the SHPD, no applicable 
public policies pertaining to the Project Site.  

Special Hillsides Preservation District  
The Special Hillsides Preservation District guides development in the steep slope areas of 
Staten Island’s Serpentine Ridge, an area of approximately 1,900 acres in the northeastern 
part of the Borough. Pursuant to Article XI, Chapter 9 of the New York City Zoning Resolution, 
The Special Hillsides Preservation District was established to:  

 
a) reduce hillside erosion, landslides and excessive stormwater runoff associated with 
development by conserving vegetation and protecting natural terrain;  
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b) to preserve hillsides having unique aesthetic value to the public; 
c) to guide development in areas of outstanding natural beauty in order to protect, 
maintain, and enhance the natural features of such areas; and  
d) to promote the most desirable use of land and to guide future development in 
accordance with a comprehensive development plan, and to protect the neighborhood 
character of the district. 

 
The primary means of regulating development in the district is to control the amount of the lot 
that can be covered by a building. As the Project Site becomes steeper, permitted lot coverage 

decreases although the permissible floor area remains the same. This may result in a taller 
building but less impact on steep slopes and natural features. There are special regulations for 
the removal of trees, grading of land, and construction of driveways and private roads. 
Additionally, the Special Hillsides Preservation District includes special regulations for building 
and setback regulations. For lots mapped in R2 zoning districts and the Special Hillsides 
Preservation District, the maximum building height above the base plane is 36 feet. 

 

Analysis  
 
Future Without the Proposed Action: In the future without the Proposed Action, it is assumed that the 
Project Site would remain in its current condition. The presence of areas of steep slope triggers the 
need for a Zoning Authorization for any feasible development of the site. No changes to zoning, land 
use, or impacts to applicable public policies would occur under no-action conditions.  

 
Future With the Proposed Action: Under the Proposed Action, four new single-family residences would 
be developed at the Project Site. The Proposed Action would result in development that is consistent 
with land use, zoning, and public policy. Development of detached single-family residences would be 
consistent with established built form in the area. The proposed development consists of residences 
designed to fit in the site’s existing contours. The Proposed Development is designed to minimize 
impact on natural topography and native vegetation and would include the provision of dry wells and a 

vegetated retaining wall as a means to mitigate disturbance of the site’s natural drainage pattern.  
 

Conclusion  
This technical memorandum concurs with the previous Environmental Review, leading to the revised 
March 2006 Negative Declaration. The Proposed Action, as compared to the previous approval results 
in a less intensive development in order to avoid site disturbance and impact the intent of the Special 
Hillsides Preservation District. Accordingly. The Proposed Action would not result in significant adverse 

impacts related to Land Use, Zoning, and Public Policy. 
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Figure 2-1 Land Use/Radius Diagram 
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Figure 2-2 Zoning Sectional Map

Project Site 
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2.2 SOCIOECONOMIC CONDITIONS  
 
According to the 2014 CEQR Technical Manual, a socioeconomic assessment should be conducted if a 
project may be reasonably expected to create socioeconomic changes within the area affected by the 

project that would not be expected to occur without the project.  
 
Conclusion  
The Proposed Action would result in the development of four (4) additional dwelling units. This is 
significantly below any of the relevant thresholds identified in Chapter 5 of the CEQR Technical 
Manual. The Proposed Action would not result in direct or indirect residential or business displacement. 
As such, no adverse impacts on socioeconomic conditions in the affected area would occur as a result 

of the Proposed Action. Accordingly, the conclusion of the previous environmental review, which states 
that the Proposed Action does not warrant a socioeconomic assessment, is still valid.  
 
2.3 COMMUNITY FACILITIES AND SERVICES  
 
A community facilities assessment may be necessary if an action could potentially affect the provision 

of services provided by public or publicly funded community facilities such as schools, hospitals, 
libraries, day care/Head Start facilities, and fire and police protection.  Per the screening levels 
established in the CEQR Technical Manual, there are direct and indirect effects.   
 
Preliminary Screening 
 
The Proposed Action would introduce four (4) dwelling units to the Project Site. According to the 

American Community Survey (ACS) 2012-2016 Census data for the subject census tract (33), the 
average owner-occupied household size is 3.3. Accordingly, the Proposed Action would introduce -
approximately 13.2 residents to the Project Site. Based on a preliminary assessment of CEQR 
thresholds for analysis, as shown in Table 6-1 Community Facilities – Thresholds for Detailed Analysis 
of the 2014 CEQR Technical Manual, this project does not trigger a detailed CEQR analysis for 
libraries, health care facilities, Publicly Funded Day Care/Head Start Facilities, Public Schools, or Police 
and Fire Protection services.  

 
Indirect Effects: 
Child Care: The Proposed Action would not generate 20 or more eligible children under the age 
of 6. 
 
Libraries: The Proposed Action would not increase the residential unit-to-branches ratio by 

more than 5%. 
 

Public Schools: The Proposed Action would not result in 50 or more elementary or middle 
school children and would not result in 150 or more high school students. 
 
Health Care and Police/Fire Protection Services: The Proposed Action would not generate a 
sizable new neighborhood.  

 
Direct Effects:  
The project would not directly eliminate or displace any community facility. 

 
Conclusion  
The Proposed Action would not adversely affect community facilities and services. The development of 
four dwelling units is well below the relevant thresholds identified in the CEQR Technical Manual and 

would not significantly affect the demand for community facilities and services, nor would it directly 
impact operations of any community facility.  
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2.4 OPEN SPACE  
 
The CEQR Technical Manual defines the need for an open space assessment if the proposed action 
would have a direct or indirect effect on open space resources.  Direct effects would occur if the 

proposed action would result in the physical loss of a public open space; change of use of an open 
space so that it no longer serves the same user population; limit public access to an open space; or 
cause increased noise or air pollutant emissions, odors, or shadows on public open space that would 
affect its usefulness, whether temporary or permanent.  Indirect effects would occur if the proposed 
action would result in an increase of population would be sufficiently large to noticeably diminish the 
ability of an area’s open space to serve the future population. 
 
Indirect Impacts: The Proposed Project would result in the development of four dwelling units. The 
incremental population would be well below the 200 new residents identified in the CEQR Technical 
Manual as warranting an assessment of indirect impacts on open space. 
 

Direct Impacts: The Proposed Action would not alter any public open space resources, nor would it 
cast shadows that could affect any open space resources. Therefore, the proposed action would not 

result in direct impacts to open space.  
 
Conclusion  
The Proposed Action would not adversely affect any open space resources. The development of eight 
dwelling units is well below the relevant threshold identified in the CEQR Technical Manual as 
warranting an assessment of indirect impacts on open space. Further, the Proposed Development 
would not directly alter or impact any open space resources. Therefore, no further open space analysis 

is warranted. Accordingly, this technical memorandum concurs with the previous Environmental 
Review, which determined that the Proposed Action would not result in adverse impacts to open 
space.  
 
2.5 SHADOWS  
 
The CEQR Technical Manual states that a shadow assessment considers projects that result in new 

shadows long enough to reach a sunlight-sensitive resource. Therefore, a shadow assessment is 
warranted only if the project would either result in (a) new structures (or additions to existing 
structures including the addition of rooftop mechanical equipment) of 50 feet or more; or, (b) be 
located adjacent to, or across the street from, a sunlight-sensitive resource. However, a project 
located adjacent to or across the street from a sunlight-sensitive open space resource (which is not a 
designated New York City Landmark or listed on the State/National Registers of Historic Places, or 

eligible for these programs) may not require a detailed shadow assessment if the project’s height 
increase is ten feet or less. 
 
The Proposed Action would not result in development that is (a) greater than fifty feet in height or (b) 
located adjacent to any sunlight sensitive public open space or historic resource.    
 
Conclusion  

The Proposed Action does not result in conditions that would warrant an assessment of shadow-
related impacts and no impacts to sunlight-sensitive resources would occur as a result of the Proposed 
Action. Therefore, this technical memorandum concurs with the previous Environmental Review, 

leading to the revised March 2006 Negative Declaration.  

 
2.6 HISTORIC AND CULTURAL RESOURCES  
 
An assessment of historic and cultural resources is usually necessary for projects that are located in 

close proximity to historic or landmark structures or districts, or for projects that require in-ground 
disturbance, unless such disturbance occurs in an area that has been formerly excavated, according to 
the CEQR Technical Manual.  
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Architectural Resources 
The LPC was contacted for their initial review of the project’s potential to impact nearby historic and 
cultural resources, and a response was received on May 8, 2018, indicating that the Project Site has 

no architectural significance (See Appendix D).  
 
Archaeological Resources 
As noted, the LPC was contacted for their initial review of the project’s potential to impact nearby 
historic and cultural resources, and a response was received on May 8, 2018 (see Appendix D). LPC 
has indicated that no known archeological resources were identified on the Project Site.  
 

Conclusion  
As indicated in the previous environmental review, the Proposed Action does not have the potential to 
impact historic or cultural resources adversely. Additionally, the Project Site does not contain any 
known archeological resources. Therefore, no further analysis is warranted.   

 
2.7 URBAN DESIGN AND VISUAL RESOURCES  

 
According to the 2014 CEQR Technical Manual, an assessment of urban design is needed when the 
project may alter the arrangement, appearance, and functionality of the built environment from the 
pedestrian’s perspective. A preliminary assessment of urban design may be required when there is the 
potential for a pedestrian to observe from the street level, an enlargement beyond that allowed by 
existing zoning regulations.  
 

Analysis  
 
Future Without the Proposed Action: In the future without the Proposed Action, it is assumed that the 
Project Site would remain in its current condition. The presence of areas of steep slope triggers the 
need for a Zoning Authorization for any feasible development of the site. No changes to urban design 
would occur under no-action conditions.  
 

Future With the Proposed Action:  
The Applicant seeks authorization of a development, enlargement or site alteration on a steep slope or 
steep slope buffer, modification of grading controls and modification of requirements for private roads 
and driveways, as well as minor modification of height requirements  - to facilitate the development of 
four proposed tax lots with single family residences and the construction of a 70’ diameter cul-de-sac 
within the property, providing access from the existing private road easement running from Howard 

Avenue to the site and required frontage, in accordance with General City Law. The additional action, 
not subject to the previous approval ZR 119-315 (modification of height requirements) is addressed 
below as it relates to the determination of significance for Urban Design and Visual Resources. 
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Figure 2-3 Urban Design Study Area
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 Figure 2-4.1: Site Sections 2006 CPC Set4 
 

 
 

 
 
 
 

 

 
 
 

                                                 
4 The previously approved residential structures included pitched roofs, whereas the proposed residences under the current application have flat roofs.  
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Figure 2-4.1: Site Sections 2006 CPC Set (Continued)5 
 

  

 
 

 
 
 
 

                                                 
5 The previously approved residential structures included pitched roofs, whereas the proposed residences under the current application have flat roofs.  
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Figure 2-4.1: Site Sections 2006 CPC Set (Continued)6 
 
 
 

                                                 
6 The previously approved residential structures included pitched roofs, whereas the proposed residences under the current application have flat roofs.  
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Figure 2-4.2: Site Sections 2019 CPC Set 
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Urban Design Assessment  
A preliminary assessment of urban design may be required when there is the potential for a 
pedestrian to observe from the street level, an enlargement beyond that allowed by existing zoning 
regulations.  

 
The previously approved 2006 CPC plans measured the maximum building height of each residence 
from the base plane. Under these calculations, the proposed buildings were within the 36’ maximum 
allowable building height. The current proposal includes flat roofs to minimize visual impact, and is 

analyzed differently in terms of height when compared to the previous project. 

 

The Project Site is a Tier II Site which is not located on a mapped street. Accordingly, the maximum 

permitted height of 36 feet is measured from the base plane at 10’0 centered to the midpoint of the 
roof pursuant to ZR Section 119-212; the Proposed Building heights under the current application 

pursuant to ZR 119-212 are listed below (see Appendix B, 2019 CPC Set – CPC 003.00): 

 

Lot 34 (House #25 Unit A): 46’-10” (increment of 10’-10” compared to as-of-right) 

Lot 35 (House #35 Unit B): 49’-7” (increment of 13’-7” compared to as of right) 

Lot 37 (House #40 Unit C): 47’-7” (increment of 11-’7” compared to as-of-right)  

Lot 36 (House #20 Unit D): 42’-11” (increment of 6’-11” compared to as-of-right)  

 

The proposed residences would be detached structures in a wooded area, setback from the public 

realm and street level by access of a private roadway. To effectuate the Proposed Action, the existing 
unmapped road would have to be extended to the site by means of a proposed 254 ft private road 
with a slope of 13.38%. The undeveloped area and developed single family lots adjacent to the site to 
the north are heavily wooded and do not allow a direct line-of-sight to the Development Site. There 
are single-family homes to the west fronting Howard Avenue at a higher elevation of 322 ft compared 
to 316 ft or lower for the proposed homes, which would prevent a direct line-of-sight to the site area. 

Accordingly, similar to the previously approved 2006 residential development, no portion of the 
proposed buildings would be within direct line-of-sight by motorists or pedestrians along the public 
rights-of-way. Therefore, there would be no potential for significant adverse impacts related to urban 

design as a result of the Proposed Action. 

 

Visual Resources Assessment  
A Visual Resource is any significant natural or built feature that is enjoyed by the public at large, 
including views of the waterfront, public parks, landmarks, or other distinct buildings or natural 
resources.  
 
The Special Hillsides Preservation District is primary composed of private properties and heavily 

wooded area. The Project Site does not offer or impede large scenic vistas of the waterfront, public 
parks, landmarks or other distinct buildings or natural resources.  
 
The proposed development of four single-family homes would not adversely impact any visual 
resources in the surrounding area. The proposed residences would be detached structures on a large 
landscaped and wooded lot and are similar in scale massing and placement on the building lot to 

surrounding development (see Figure 2-3).  
 

Conclusion  
The proposed development type and character will be of the same type and general bulk of adjacent 
residential properties. The Proposed Developments would not be within direct line-of-sight from a 
pedestrian realm due to site topography and intervening vegetation. Accordingly, the Proposed 
Development would not impact any significant viewsheds or visual resources, or adversely affect 

urban design. Further, the proposed residential structures, compared to those previously approved, 
incorporate in their design a reduced building footprint – which results in the preservation of the sites 
steep slopes and surrounding wooded areas. Adjacent properties are utilizing a more significant 
percentage of available FAR and lot coverage than the proposed residential development. Given these 
factors, the project does not significantly alter the arrangement, appearance and functionality of the 

http://www.equityenvironmental.com/


Technical Memorandum          
Harborlights Court Hillside Authorization 

CEQR #03DCP017R  
8/16/2019                        

 

page 37                                                                                        500 International Drive, #150 Mount Olive NJ 07828 

  973-527-7451      973-858-0280 fax

 www.equityenvironmental.com  

built environment from the pedestrian’s perspective – nor is there a potential for a pedestrian to 
observe from the public street level, an enlargement beyond that allowed by existing zoning 
regulations. Accordingly, this technical memorandum concurs with the previous determination that the 
Proposed Action would not result in adverse impacts to urban design or visual resources. 

 
2.8 NATURAL RESOURCES  
 
Pursuant to 2014 CEQR Technical Manual guidelines, a natural resources assessment considers species 
in the context of the surrounding environment, habitat, or ecosystem and examines a project's 
potential to impact those resources. Resources such as groundwater, soils, and geologic features; 
numerous types of natural and human-created aquatic and terrestrial habitats (including wetlands, 

dunes, beaches, grasslands, woodlands, landscaped areas, gardens, parks, and built structures); and 
any areas used by wildlife may be considered, as appropriate, in a natural resources analysis. 
Stormwater runoff may also be considered in a natural resources assessment and evaluated in the 
context of its impact on local ecosystem functions and on the quality of adjacent water bodies.  

 
As further discussed below, the Project Site lies within The Special Hillsides Preservation District, a 
designated natural resource area where protected steep slopes are present and site 
disturbance/alteration would occur. Accordingly, an assessment of the impact of the proposed 
disturbance and alteration on the designated natural resource or areas of steep slope is warranted.  
 
Significant, Sensitive, or designated Natural Resources  
 
Pursuant to Chapter 11, Section 150 of the CEQR Technical Manual, a significant, sensitive, or 

designated natural resource is one that has been recognized by the city, state, or federal government 
as having significant value. New York City has recognized specific areas within the City as possessing 
unique natural features that should be protected. These are designated through special zoning districts 
in the City's Zoning Resolution designed to preserve their natural characteristics.  
 
The Project Site is located within the Special Hillsides Preservation District, a designated natural 
resource area. The “Special Hillsides Preservation District, established in 1987, guides development in 

the steep slope areas of Staten Island’s Serpentine Ridge, an area of approximately 1,900 acres in the 
northeastern part of the borough. The purpose of the district is to reduce hillside erosion, landslides, 
and excessive stormwater runoff by preserving the area’s hilly terrain, trees, and vegetation. The 
primary means of regulating development in the district is to control the amount of the lot that can be 
covered by a building. As the Project Site becomes steeper, permitted lot coverage decreases although 
the permissible floor area remains the same. This may result in a taller building but less impact on 

steep slopes and natural features. There are special regulations for the removal of trees, grading of 
land, and construction of driveways and private roads.”7  
 
Hillsides Preservation District Slope Calculations  
The site survey prepared in conjunction with the previous application calculated an average percent 
slope of 19.5%. The current APS, as indicated in the survey from April 25th, 2019 (Appendix C), is 
16.5 due initial grading activities for the private road that began following the 2006 CPC 

authorizations.  
 
Soils  

Pursuant to Chapter 11, Section 323.4 of the 2014 CEQR Technical Manual, “soils are potentially 
significant in determining a site’s ability to support plant cover, its erosion potential, and its capacity 
for groundwater recharge. Soils are an integral component of any habitat type, as they play a 
significant role in determining the type and quality of the vegetative composition, and the amount and 
nutritive value of vegetation at a site, and they provide habitat for microbes and invertebrates that are 
important food sources for upper trophic level wildlife.” 
 

                                                 
7 https://www1.nyc.gov/site/planning/zoning/districts-tools/special-purpose-districts-staten-island.page 
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Soils on the Project Site consist of TWE or Todthill-Wotalf complex. TWE complex soils are found in 
areas of 35 to 60 percent slope and are very rocky. These soils are variable in texture, non-hydric, 
stratified and composed of sandy loam. TWE soils are well drained with a high runoff class and have a 
depth to water table of more than 80 inches. TWE soils have a frequency of flooding or ponding of 

zero.  
 
Surface Water Hydrology  
Pursuant to the CEQR Technical Manual, an assessment of surface water hydrology should consider 
the potential impacts on water quality, and of changes in flow as it relates to flooding, wetlands and 
water bodies. No pits, ponds, streams or lagoons are located onsite. The closest surface water body is 
Silver Lake Reservoir, located approximately half (.5) a mile northwest of the proposed Project Site. 

From west to east, the project site slopes downward from Howard Avenue at an elevation of 294 to 
215 ft at the lowest point. The site's general drainage patterns and soil conditions would remain 
generally undisturbed. Stormwater runoff would flow downslope over vegetated surfaces and into dry 
wells with approximately 73% of the Project Site to remain impervious.  

 
Drywells are strategically proposed based on the site contours and identified areas of stormwater 

collection and would adequately handle all stormwater on site. An 11-tank drywell with a total capacity 
of 1,857.9 cubic feet would serve the road, sidewalk, and driveways. 20 Harborlights Court (Lot 36) 
would be served by a three-tank drywell (89.3 cubic feet of capacity each) with a total capacity of 
267.9 cubic feet. 25 Harborlights Court (Lot 34) would be served by a three-tank drywell (89.3 cubic 
feet of capacity each) with a total capacity of 267.9 cubic feet. 35 Harborlights Court (Lot 35) and 40 
Harborlights Court (Lot 37) would be served by a three-tank drywell (89.3 cubic feet of capacity each) 
with a total capacity of 535.8 cubic feet. The drywells serving the homes have a combined total 

capacity of 1,071.6 cubic feet. The drywells would be installed at least 2’ above seasonal high water to 
ensure that stormwater is captured and percolated slowly back into the groundwater table, thereby 
substantially reducing runoff.  
 
Vegetation  
There are no aquatic features or rock outcrops on this site, as observed. There is no exposed 
unvegetated soil that could potentially erode in a rain event. Additionally, groundcover would be 

planted to control any potential erosion and runoff. The Proposal minimizes tree removal and 
modifications to the natural slope and includes a partially concealed retaining wall around the private 
road. The site contains varied vegetation throughout. According to the Proposed Tree Schedule and 
Calculation (see Appendix B, 2019 CPC Set - CPC-005.00), there are 94 trees of various types and 
sizes on the Project Site, which equates to 241 existing tree credits. 51 percent of the total tree 
credits on the site equals 123 required tree credits; whereas 146 on-site tree credits will be provided 

pursuant to ZR Section 119-216. The proposed retaining wall would be planted with native vegetation 
that serves the function of controlling erosion, managing runoff, and concealing the retaining wall for 
aesthetic purposes.  
 
Topography  
The project site slopes downward from Howard Avenue from an elevation of 294 at Howard Avenue to 
215 ft at the lowest point. The Project Site is Categorized as a Tier II Site with an Average Percent 

Slope (APS) of 16.5%. The Proposed Development minimizes impact on natural topography. 
Compared to the 2006 CPC plans, the decreased length of the roadway allows a significant reduction 
in the volume of fill from approximately 3,154 cubic yards (in 2006) to approximately 2,047.41 cubic 

yards under the current proposal (see Appendix B, 2019 CPC Set - CPC-004.00 for breakdown).  
 
The proposed modification has minimal impact on the existing natural topography and vegetation. No 
cut is proposed for the private road or within 15 feet of the building foundations; cut for the proposed 

development is limited to 3,609 cubic yards within the footprints of the four homes. The total fill for 
the front yards, driveways, private road, and area within 15 feet of the building foundations is 5,048 
cubic yards. The proposed fill in areas located beyond 15 feet of the foundations of the homes includes 
1,021 cubic yards of fill in the front yard areas and areas surrounding 20 Harborlights Court (Lot 36) 
and 25 Harborlights Court (Lot 34), and 1,834 cubic yards of fill in the driveway areas. The requested 
grading modification would permit these areas of fill outside of the boundary set forth in ZR § 119-
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213, which is necessary to provide level front yards and driveways and ensure that these areas blend 
with the existing topography due to the steep slope condition of the Development Site.  
 
Approximately 73% of the Project Site (55,013 square feet) would remain pervious, and storm water 

runoff would continue to flow eastward downslope over vegetated surfaces and into drywells, which as 
discussed above, are strategically located in accordance to site contours and the identified drainage 
pattern on-site.  
 
Conclusion 
Conditions have not changed since the issuance of the March 2006, Negative Declaration which 
concluded that the Proposed Action would not result in the potential for significant adverse impacts on 

the environment. As discussed above, the present application involves modification to the site plan 
compared to the previous 2006 CPC approved Project. The site plan was modified to decrease the 
length of the roadway to 254 ft. (5,068 sf in area inclusive of the 7’ parcel along curbs) and reduce 
the distance between the four homes to 20 ft., thus minimizing the amount of disturbance to the Site 

in furtherance of the goals of the SHPD. The four homes in the modified site plan are clustered closer 
together to minimize site disturbance. By clustering the homes around the private roadway and 

designating the 42,465 square feet of the easternmost portion of the Project Site as an area of no 
disturbance, the proposed action takes advantage of the natural characteristics of the site in 
furtherance of the overall goals of the SHPD when compared to the previously approved 2006 CPC 
application. The proposed development has been carefully designed to conserve vegetation and 
protect natural terrain, preserve the hillside, enhance the natural features of the area, and protect its 
neighborhood character. These measures are intended to ensure that no impacts to natural resources 
would occur as a result of the proposed development.  
 

2.9 HAZARDOUS MATERIALS  
 
According to the CEQR Technical Manual, the potential for significant impacts from hazardous 
materials can occur when: a) hazardous materials exist on a site, and b) action would increase 
pathways to their exposure; or c) an action would introduce new activities or processes using 
hazardous materials. 

 

The Project Site is located in an area where development is limited to residential and community 
facility uses. Because the Proposed Development would occur on a site and within an area with no 
history of industrial or manufacturing use and the site itself has never experienced development or soil 
disturbance, an investigation of hazardous materials will not be required.  
 
Conclusion  

Pursuant the 2014 CEQR Technical Manual, the Proposed Development does not warrant further 
assessment of Hazardous Materials and no impacts associated with hazardous materials are 
anticipated.  

 

2.10 WATER AND SEWER INFRASTRUCTURE  

 
The purpose of this assessment is to identify whether projects undergoing review may adversely affect 
the City’s water distribution or sewer system and, if so, assess the effects of such projects to 
determine whether their impact is significant. Generally, only projects that increase density or change 

drainage conditions on a large site require an infrastructure analysis. 

 
Conclusion  
The Proposed Action would consist of four single-family detached houses and would have a minimal 
effect on water consumption and wastewater generation, and therefore does not have the potential for 
adverse impacts related to infrastructure. The project is designed to avoid impact to natural drainage 
patterns on the site. On-site stormwater runoff would be addressed through drywells, vegetated 
retaining walls and yard drains.  
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2.11 SOLID WASTE AND SANITATION SERVICES  

 
Pursuant to the 2014 CEQR Technical Manual, a solid waste assessment determines whether a project 
has the potential to cause a substantial increase in solid waste production that may overburden 
available waste management capacity or otherwise be inconsistent with the New York City Solid Waste 

Management Plan (SWMP or Plan) or with state policy related to the City’s integrated solid waste 
management system. The City’s solid waste system includes waste minimization at the point of 
generation, collection, treatment, recycling, composting, transfer, processing, energy recovery, and 
disposal.  
 
Conclusion  
The proposed project would allow the development of four single-family residential houses and would 

not significantly affect the generation of solid waste. Therefore, the Proposed Action does not have the 
potential for adverse impacts related to solid waste and sanitation services. 
 

2.12 ENERGY  
 
Analysis of energy focuses on a project's consumption of energy and, where relevant, potential effects 
on the transmission of energy that may result from the project. The measure of energy used in the 

analysis is British Thermal Units (BTUs) per year. One BTU is the quantity of heat required to raise the 
temperature of one pound of water one degree Fahrenheit.  
 
The Proposed Development of four (4) residential homes would result in the consumption of 
approximately 670,032 BTUs annually pursuant to Table 15-1 of the 2014 CEQR Technical Manual.  
 
Conclusion  
The Proposed Action would not significantly affect energy consumption or the generation and 
distribution of energy.  
 

2.13 TRANSPORTATION  

 
Pursuant to CEQR Technical Manual methodology, a transportation assessment may be necessary 
when a proposed action would alter the transportation network by closing, opening, or realigning an 
element of the transportation system such as a roadway, pedestrian way, or transit route, or if it 
would generate new trips on the transportation network. The objective of the transportation analyses 
is to determine whether a proposed project may have a potentially significant impact on traffic 
operations and mobility, public transportation facilities and services, pedestrian elements and flow, the 
safety of all roadway users (pedestrians, bicyclists, and vehicles), on- and off-street parking, or goods 

movement. 
 
Pursuant to Table 16-1 of the CEQR Technical Manual, a residential development of under 200 
dwelling units is below the relevant development threshold, and no further analysis is warranted.  
 
Transit and Pedestrians 
The proposed development of four single-family detached residential homes is far below the threshold 
level of development for a detailed traffic study and does not require an analysis of transit and 

pedestrian conditions. Therefore, the Proposed Action is considered unlikely to result in adverse 
impacts related to transit and pedestrians.  
 
Conclusion  
The Proposed Action does not meet any of the conditions discussed above. Therefore, transportation-

related impacts are not anticipated as a result of the Proposed Action.  
 
2.14 AIR QUALITY  
 
Mobile Sources 
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According to the CEQR Technical Manual, projects, whether site-specific or generic, may result in 

significant mobile source air quality impacts when they increase or cause a redistribution of traffic; 
create any other mobile sources of pollutants (such as diesel trains, helicopters etc.); or add new uses 
near mobile sources (roadways, garages, parking lots, etc.).  
 

The Proposed Action would not result in operable windows or air intakes within 200 feet of an atypical 
roadway. It would not result in the creation of a covered roadway or affect any covered roadway. Peak 
hour trip generation is far below the 170-car threshold identified in Section 17-210 of the CEQR 
Technical Manual as potentially warranting further assessment. The project would not generate diesel 
traffic. The project would not create a new sensitive receptor adjacent to large parking facilities. The 
project would not result in the creation of a new parking facility. The project would not result in any 
other mobile sources of pollution and would not significantly increase vehicle miles traveled in a large 
area. Therefore, no further assessment of the potential for mobile source air quality impacts is 

warranted. 
 
Stationary Sources 
Compared to the previous 2006 CPC plans, the current proposal clusters the homes closer together to 
minimize site disturbance. Accordingly, a stationary source screening analysis was conducted to 
determine if any of the proposed residential homes could introduce potential HVAC emission impacts 
on each other. The worst-case condition for the proposed residential home with the largest floor area 

and shortest distance between the neighboring property was analyzed. Unit D on Lot 36 is 
approximately 11,228 gross square feet and 20’11” from Unit C on Lot 37.  
 
Impacts from boiler emissions at the Proposed Project Site are a function of fuel oil type, stack height, 
the minimum distance from the source to the nearest building, and square footage of the 
development. The Project stack height and development size were plotted on the graph for residential 

developments provided in the air quality appendices in the CEQR Technical Manual, as shown in Figure 
17-7. This graph indicates the minimum distance between the Proposed Development and buildings of 
a similar or greater height to avoid a potential air quality impact.  
 
As indicated below, this is below the applicable stationary screening threshold warranting further 

assessment. Therefore, no further analysis is required and there is no potential for impacts related to 
stationary source emissions.  

 
Industrial Sources  
There are no manufacturing districts within a 400-foot radius of the Project Site and no large 
emissions sources within a 1,000-foot radius of the Project Site. Therefore, no analysis is required and 
there is no potential for impacts related to industrial emissions.  
 
Conclusion  

Based on the Air Quality screening, this technical memorandum concludes that, as determined by the 
2006 Negative Declaration, the Proposed Action would not result in the potential for significant 
adverse impacts related to Air Quality. 
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2.15 NOISE  

 
The CEQR Technical Manual recommends an analysis of two principal types of noise sources: mobile 
sources; and stationary sources. Both types of noise sources are examined in the following section.  

 
The Proposed Action would not increase existing passenger equivalent values by more than 100 
percent, nor would it be located adjacent to an area of existing high ambient noise levels. No 
unenclosed specific stationary noise sources of concern were observed during the field inspection. As 
the project site is not subject to high ambient noise levels from any nearby stationary source, no 
stationary source noise impacts from surrounding uses are anticipated. Additionally, the proposed 

project would not introduce a new stationary noise source.  
 
Conclusion  
The Proposed Action is not expected to result in increased noise levels. Traffic volumes would not 
double. Therefore no mobile-source noise impacts are anticipated. Additionally, the development of 
four residential homes on a private road would not result in the development of a significant noise 

generator. Therefore, the Proposed Development would not adversely affect noise levels in the area. 
The surrounding area has low ambient noise levels characteristic of a lower-density residential 
community.   
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2.16 NEIGHBORHOOD CHARACTER  
 
According to the 2014 CEQR Technical Manual, a neighborhood character assessment considers how 

elements of the environment combine to create the context and feeling of a neighborhood and how a 
project may affect that context and feeling. Thus, to determine a project’s effects on the neighborhood 
character, the elements that contribute to a neighborhood’s context and feeling are considered 
together. These elements may include land use, zoning, public policy, socioeconomic conditions, open 
space, historic and cultural resources, urban design, visual resources, shadows, transportation, and 
noise.  
 

The analyses presented in other portions of the previously approved EAS conclude that the proposed 
project would have no significant adverse effect on land use, urban design, visual resources, historic 
resources, socioeconomics, traffic, or noise.  
 

Conclusion  
Based on the guidelines presented in the CEQR Technical Manual, the project meets the screening 

thresholds for neighborhood character, and would not result in a significant neighborhood character 
impact.  
 
2.17 PUBLIC HEALTH  
 
Pursuant to 2014 CEQR Technical Manual methodology, for most proposed projects, a public health 
analysis is not necessary. Where no significant unmitigated adverse impact is found in other CEQR 

analysis areas, such as air quality, water quality, hazardous materials, or noise, no public health 
analysis is warranted. If, however, an unmitigated significant adverse impact is identified in other 
CEQR analysis areas, such as air quality, water quality, hazardous materials, or noise, the lead agency 
may determine that a public health assessment is warranted for that specific technical area. 
 
Conclusion  
The Proposed Action does not have the potential for adverse impacts to any of the constituent 

elements related to Public Health.  
 
2.18 CONSTRUCTION  
 
According to the 2014 CEQR Technical Manual, Construction impacts may be analyzed for any project 
that involves construction or could induce construction. For construction activities not related to in-

ground disturbance, short-term construction generally does not warrant a detailed construction 
analysis.  
 
Conclusion  
All construction activities would be temporary and limited in scope, would be completed within 18-24 
months, and would be performed subject to relevant NYC Department of Transporation (“DOT”) and 
Department of Buildings (“DOB”) regulations to ensure minimal construction-related impacts. The 

potential for construction activities to affect site topography and stormwater flow, hazardous 
materials, and historic resources are addressed above. Therefore, the Proposed Action would not have 
the potential for adverse construction-related impacts.  

 
ENVIRONMENTAL REVIEW CONCLUSION  
 
The November 20, 2003 EAS, January 25, 2005 Technical Memorandum and subsequent Revised 

March 6, 2006 Negative Declaration determined that the previous Proposed Action for the Project Site 
would not result in the potential for significant adverse impacts on the environment. This Technical 
Memorandum serves to address whether the current Proposed Action would alter the findings of the 
prior Environmental Review conducted for the previous Proposed Action subject to the 2006 CPC 
Approval.  
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This memorandum concludes that the findings of the previous environmental review have not 
changed. The scope of the proposed project has been revised to result in a less intensive development 
scenario than what was previously assessed and approved.  As such, the 2006 Negative Declaration, 
which concludes that the Proposed Action would not result in the potential for significant adverse 

impacts on the environment, remains valid.  
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Appendix A: 2003 EAS, 2003 Negative Declaration, and Revised 2006 

Negative Declaration  
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ENVIRONMENTAL ASSESSMENT 1VIENT
PART I INFORMATION
1

CEQR REF Eh E B O B D B D AGENCV

N 020446 ZAR
ULURP REFERENCE NO IF APPLICABLE

2a Lead Agency
City PlanninE Commission
NAME OF LEAD AGENCY

Robert Dobruskin
NAMEOF LEAD AGENCYCONTACT PERSON

nn
nrS A 70QL

BSA REFE NO I P ICABLC

lrr
OTHCIt F 1 AP L Ft ti6
G1 11 V1

2b Applicant Information

Joseph J LiBassi
NAMFOP APPLICANT

James Heineman
NAME OT APPLICANTSRCPRESIiNTATIVC OR CONTACT PERSON

22 Reade Street 4 North
ADDRESS

New York NY 10007
CITY STATE ZIP

2127203423 2127203495
1 ELEPIIONE FAX

LMAII ADDRESS

l8 Harrison Street 5
ADDRCSS

New York NY 10013
CITY STATE JIP

2123341962 2123346173
TELEPHONE FAX

jimrmetrocommutecom
EMAIL ADDRESS

Action
3a NnMroFPROposnl Narhnrlights Cnurt

3b DBSCKII3F THL AC IONS AND APPROVALS l3PING SOUGIIIPROM OR UNDLRlAKLN 131 CITY AND II

Description AIPLICA6LE STATL AND FEDERAL AGGNCIGS AND 6RIBFLY DCSCRII3I 1 I II DLVFLOPMFNT OR PROJLC f
SI I Cf VN1ltAl

urlostos zB THAT WOULD RESULIPROM TI IL PROIOSHD AC rIONS AND APPROVALS

The applicant seeks an Authorization pursuant to ZR Sections 119314and 119317 to

modify lot coverage and modify a private drive respectively on a lot within the Special
hillsides Preservation District along with other CPC actions which arc not subject to

CEQR The proposed project would allow the construction of five detached dwellings

C DFSCIZII3F l HPURPOSIi OF AND NFFD PORIIIL ACI IONS AND APPROVALS

The proposal would allow the development ofapreviouslyapproved project in a

mannerthat is consistent with the policies of the Special Hillsides District

Required 4 CIIYPLANNING COMMISSION X Ycs No

ACt10n Or Change m Gty Map 7onmgCenlfmauon Srte Sclecuon Public PacllnyEt
j

Approvals Lomng Map Amcndmcnt X7omng AuthorvaUOn Dlsposlnon Rcal Propel ty rranchlc

Zoning feXt Amcndmcnt Housing Plan IroJecl O UDAAP Revocable Consent Cgnceson
Charter 197aPlan

r

7omng Spcclal Pcrmu spcclfy type
ModllicaUOn of

r r

Renewal of Ty

Other
r

tr
S UNIFORM LAND USf PROCLDURFUIURPYcs X No r

tV r

G ISOARU OP S I ANDARUS ANU APPEALS Ycs X No ri
Spcclal Pcmw Ncw Renewal Lpvauon Datc

O Venancc use 13u16

spcclfy affected secuons of DoingReoluuun

DLIARIMINIOffNVIRONb11NLVIROIGCIION Ole XNo

Iltlc V Paclhty Powcl Gcncrauon Facllrty Mcdllal l1ate IIaunau1auhty



PLEASE NOTE TIIAT

MANV ACTIONS ARE

NOT SUBJECT TO

CEQR SEE SECTION 110

OF TrCIIN ICAI

A1ANU11

8

9 STATE ACTIONSAPPROVALSFUNDING Ycs X No

Ifles Identify

IOFLDERAIACTIONSAPPROVALSFUNDING Yes

IfYcs identify

Action T pC I Ia X Unlisted or Type Ispeedy category sce G NYCRR 617 4 and NYC Executive Order 91 OF 1977 as amended

IIb X Localized action site specific Localized actionchange m regulatory control for small area Genetic action

Analysis Year 12 Identify tlic analysis yearor build year for theproposed action 2M3

Would the proposal be Implemented m asingle phases X Yes No NA

Anticipated penod of construction

Anticipated comnlrnnn la1r Summer2001

1Vould the proposal be Implemented m multiple phases Yes X No NA

Number of phasec
Ucscl Ibe phases and construction schedule

Directly 13aIocnnoN of PRaecr srrE

Affected Arca
INmAi1l OGIR 20 25 35 45 and 55 Harborlights Court
OF PItOAtCrSllr Hk

srRIIrADnRlss
cnusnvDlclGA

1nclFeHF E side ofHoward Avenue atGrymes Hill Road
IVUivux

A II ACIIM F N I S 1 DLSCRIP710N OF PROPFRTBY BOUNDING OR CROSS STRCETS

AR R2 Special Hillside Preservation District 21 D
Mm nrLFSnesl

CISTING ZONING DISTRICT INCLUDING SPECIAL ZONING DISTRICT DESIGNATION IF ANY 7ONING SCCrIONAI MAP NO

131uck 615 Current Lots 34 and 36 Proposed Lots 34 36 50 55 60 Staten Island 1

TAnl OCK AND LOTUAInLRS OROUGiI COMMl1NITV DISTRICT NO

13b IIIYSICAL DIMENSIONS AND SCALIi OF PROJECT

OTHER CITY APPROVALS Yes XNo

Legislation Rulemaking specify agency

Construction of Public Facilities Funding of Construction Speedy

Policy orplan Pcrmns Specify

Other explain

TOLICONI IGUOUS SQUA RF I FITOVNIDOR CONTROLLIUI1V PROTECT SPONSOR 75357 sQ n

PROJFC rSQUARE FELT IO nC UCCLOPLD 12972 square feet

GROSS FLOOR AREA OI YROIICI 17556 square feet

it rillACTION ISEPASION MDICATC PLRCIiKT OFCCPANSION PROPOSED

li1111NU111CR OFEITISQ IT ON OTIICRAPPR01RIATIMIASUR6 601

DIiCSI1NS11ILII7011RGISIPROIOFUSrRUCIURI HCIGIITS VIDTFI 00 LCNGlll

LINT AR I rll OP fR0TGC ALONG A PUnIJC 1110ROUGIIFARC

13C II I I IL AC LION1OULDAIILlTO TIIL1N11RE CITY OR TO AREAS THAT ARE SO EXTENSIVE THAT A SllE

SPLCII4C DCSCRIPTION IS NOT APPROPRIA I E OR PRAC7lCAF1LE DIiSCRIE3E THE AREA LIKELY TO 138

AllrCfrDl31 II IC ACI ION NA

13CI DUES I I II1ROIOSED A I IONINOLliCI IANGIiS IN RBGULAIORI CONIROISI HAT wOULU APIlCI ON1

OR MORI SITES NOl ASSOCIAIIiD1IIII A SICCII IC ULVEIOIMENf Ycs X No

IIICS IDLNIII5 TI IIIOCAIION OI I I IG SIIFS PROVIDING 1I IE WFORb1ATION KGQUIiSIIiD IN 13a ti 136

HOVI

Funding of Programs Specify

X No



PART II SITE AND ACTION DESCRIPTION

SItC GRAPHICS Please attach IaSanbornorother land use map2aonmg map and 3a tae map On each mapclearly show

theboundaries of the directly affected area orareas and indicate a400foot radius drawn from the outer boundaries of theproect

Description site The maps shouldnot exceed 8hx I4 inches m size

EICEPT VHERE
ISE PHYSICAL SETTING both developed and undeveloped areas2O7 HERN

INDICATEDANrR 7oral directly affected area sq ft Z557 Water surface area sq ft
ntEFottowlnc

bwldm and other aved surfacessq QlKoads g P Other desenbe sq It 777rvrindInr

Quesnonswnu
REGARD TO TIIE 3 PRESENT LAND USE
DIRECTLAFtECTFD

ARen rift Dinecn Resldcndal
nPeeci ED nRE Total no of dwelling umis n No oflowtomoderate income units D

CONSISTS OFTIIF
Noostones n Gross Moor area sq ft iA

PROJECT 517 E AM1D

IlIr AREASUa16CT TO Describe type of residential structures NA

ANCINNCE IV

RECUEATOev Commercial NONE
cony Rots

Retnil No of bldgs Gross floorareaoeach buildingsy t

Oflice No of bldg s Gross floor area of each building sq t

Other No of bldgs Gross floor area of each bwldmg sq ft

Specify types No of stonesand height of eachbuilding

ManufactunnPIndustrial NONE

No of bldgs Gross floorareaocach building sq ft

No of stones and heightoeachbuilding
type of uses Open storage mca sq it

IIany mtenclosed acuvmes speedy

Communnv facilny NONE

type of commumiy acilny
No of bldgs Gross floor area of each budduig sy ft

No of stones and height of each bwldmg

Vacant land

Is thcic any vacant land m the directly affected aiea 1es No

If yes desenbe badly The project site is currently vacant and undeveloped

Iubhcly accessible open space

Is there any existing publicly accessible open space m the ducetly affected areas Yes X No

Ifyes describe bneily

Does the du cctly affected area mcludc any mapped Oty State or federal parkland Ycs No

Ifyes desci ibc bnely

Does the duectly affected area mcludc any mapped orotherwise knoiactland O Ycs No

II yesdesenbe bneily

5

Other land use

NO O SIOri CS

Iype of use

4 EXISTINGiARKING

Gai secs

No of public spaces

Opciaung hours

Lots

No of pubbe spaces

Opci sung hours

Other including sUCet pailmg

Gloss Moor area sq ft

NONE

No of accesxn y space
Attended ornonauendal

No of accsunyspaces
Attended ornonaucndcd

please speclly and piovidesame data as for lots and gauges as appmpnate

EXIS1LGSTORAGET4FS

Gas of scricestaoons O 1cv No

II cs spent
Numbci uni svc of tanAs

Locauon and depth of ianls

Od stoiagc laulny 1cs No Othci Ycs A Nu

last Nl1D mspecuon date

3



6 CURRFNTUSERS NONE

No of residents No and type ofbusinesses

No and type ofworkers by businesses No and typeofnonresidents who are nor workers

srr crQn 1i1S1ORICRESOURCES ARCIIITECTl1ItAL ANU ARCIIAEOIAGICAI RESOURCES
TrciiICAIAiAPIIAI

ainrrrnw t Answer the following two questions with regard to the directly affected area lots abutting that area lots along the same

ursioitlc ntsounces blockfront ordirectly across the street from thesame blockGont and where the directly affected area Includes acomer lot lots

which front on the samestreet intersection

Do any of the areas fisted above contain any improvement mtenor landscape feature aggregate of landscape features or

arehacologreal resource that

a has been designated or is calendared forconsideration as a New York City Landmark Interior Landmark orScenic

Landmark
b Is within adesignated New York Gty Histonc Dlstnct

c has been fisted on ordetermined chgible for the New York State orNanonal Register of Histonc Places

d rs nthin a Ncw York State orNational Register Histonc Dlstnct or

e has been recommended by the NcwYork State 13oard for fisting on theNew York State orNanonal Register of I hstonc Places

Idcnufyanyresowce NONE

Do any of the areas hsicd m the Introductory paragraph above contain any historic orarchaeological resource other than those

fisted m response to the previousquesuon Identify any resource

NON F

S ATERFKONT REITALI7ATION PROGIiA1

Is any part of the directly affected area Hnhm the QtysWaterfront Revnalvanon Program boundanes O Yes X No

A mapof the boundaries canbe obtained at the Department of Qty Planning bookstore
ser crQlt

affected area as n relates to such boundaries A map requested mother parts of thisw the directlhII drtcuPlcIainnuI ing yyes appen amap s o

cnnrlram 1 loam play be used
YrlRh HOPI

raocni 9 COSTRlICT10

Vill the action result m demolmon of orslgmficant physical altciation to any Impsoaemcnt Yes X No

If yes describe briefly

Project hll theawon Involve enha abovegroundconstlucuon resulting m any ground disturbance ormglound consuucunn Yes C No

UCSCPI1tI011 II ves dun Ibe bncih Fncdetached residences wuld be constructed

I urs nrerul I suoul u

IaruILnl

c owLrt i uorvu
IROPOSFD14DIISE1 O

noun cnos

IPLpmJPiI II I ItlSldCiln81
orl Lno

Ioral no of ehvcllmg units 5 No of lowtomoderate income umis Cross Ilnor area sq It 1 i75e6
IrIIIF hl OI

urunctnnll No of stonca Dcscnbe type of residential structures singleamih detached

ux nosy

Convnciclal NONE

Road No of bides Gross Moor area of each building sq it

OIOce No of bldgs Gloss floor area of each bmidmg sq tt

Olhei No of bldgs Gloss Door arcs of each bwldmg sq li

lpmily types

Nll 111 511111 C 811d hlIght OI laCh bwldmg

talllllactw 111LIlldllsll lal tNE

NU UI hldgs Grus tlOOr arCJ OI CUCh bWldltlg Sq fl

Nll ill 1InIIC1alld helihl nl eacll bnlldlllg
Ipe of uses Open stotaee afro sq I V It any unenelosedacuvmes speedy

Comnunuty laaht OE

lypu of cnnununnv tacllny

No of bldus Gross loon mca of each bwldmg sq ft

NU 01 4011u allIhlhlOt Calhblllld lllg

VJCalit Idlld

k Ihueany eacun land m the ducctly allceted wea O Yu Nn

II vc dcsu lbc hnelly



Publicly accessible openspace

Is there any existing publicly accessible open space m thedlrcctly affected area Yes X No

Ifyes describe briefly

Does the dlrcctly affected area mclude any mapped Caty State orFederal parkland O Yes No

Ifyesdescnbebnefly

Does the directly affected area mclude any mapped orotherwise known wetland O Yes XNo

Ifyes descnbe bnefly

Other land use

Gross floor area sq fl No of stones Type of use

1 PROPOSED PARKING

Gara acs

No ofpublic spaces

Opcianng hours

Iois

No of public spaces

Operating hours

NO of accessory spaces rarh hnucr hac a nnerarnaryorl

Attended ornonattcnded

No ofaccessory spaces
Attended ornonattcnded

Other including street parkingplease specify and provide same data as forlots and garages as appropriate
No and location of proposed curb cuts Development eould he served by asingle curb cut on Iloward Avenue

1 21ROIOSED STORAGE TANKS

Gas orservice stations O Yes No OII storage facdity O Yes X No Olhei O Ycs X No

If yesspecrty
Sireof tanks Iocauon and depth of tanks

3 PROPOSED USERS

No of icsidents 5 families No and type ofbusnesscs

No and type of workers by businesses

No and qpe ofnonresidents who arc not workers

14 HISTORIC RESOURCES ARCHITECTURAL AND ARCHAEOLOGICAL RESOl1RCES

1ilI the action affect any architectural orarchaeological resource identified m response to euhei of the two questions at number

arecttlx 7 m the Sne Description sectionotheform Yes X No
ircmicAl siAnuvt

cusri ex ui x II yes descnbe biidly
1U10FCOOCllc

COPDITIOS I5 DIRECTDISILACF1fENT

Vill the action directly displace specific business m affordable andorlow incomeresidenuul unns 1es No
tinectpx

itclFUOSI aisnvu Ifyesdescnbe bnefly
cusriru ui c

coannanruui

ntsaseuvicts 16 CODIIUNITY FACILITIES

Will the action directly eliminate displace oralter public orpublicly funded eonvnunuy facilities such as educational IJClh lll

Toning hbianes hospitals and other health care facibucs day care centers police stations or the stntions Ycs No

I1f01n78f10D If yes descnbe bnefly

AVhaf is the inning classificationsof the dvecdy affected area RIIand R2

I S Vhat is themainwmamount of Iloor al ca that canbe developed m thedvectly allccted aiea under the picxnt coning
Describe m terms of bulk for each use 0 5 EARoResidenlial or Communih Facilih development up to 1 1FV2 of

Conununih Facility by Special Permit

9 AAhatis the proposed onmg of the dlrcctly affcctcd aiea RlIand IZ

Nhat is the mavimumamount of floor arcs that could be developed m theduectly affcctcd area undci the proposed onmg
Desciibc m terms ofhulk for each use The proposed Authorisation would remit in a total FAR on the coning lot of 9

Z I llihat me the predominant land uses and coningclassdications wnhm aIJ mile iaduu of the pngxncd aunm

The sunoundin area is predominantly lourdemih residrntial oncd RI and R



Additional 22 Attach any additional Information as maybe needed to describe theaction Ifyour action Involves change in regulatory

Information controls hat affect one ormoresites not associated with aspecific development n is generally appropriate to include here one

ormore reasonable development scenarios for such sites and to theextent possible to provide information about such

scenariossimilar to that requested m the Protect DcscnpUon questions 9 through I G

Analyses 23 Attach analyses for each of the impact categories listed below or indicate where an impact category is not applicable

a LAND USE ZONING ANU PU6LIC POLICY

b SOCIOCCONOMIC CONDITIONS

c COMMUNITY EACILITIISAND SERVICES

d OPEN SPACE
e SIiAUOWS
f HISTORIC RESOURCES

g URDAN DESIGNV ISUAI RESOURCES

h NEIGI II30RH000 CIIARACIER

i NAIURAL RESOURCES

i I1A7ARDOUS MATERIALS

k VAlERFRONTRIMTALIATIONPROGRAM

I INPRASITZUCfURL
m SOLID NASTEAND SANITATION SERVICES

n ENERGY

o 1 RAEEIC AND PARKING

p TRANSIT AND PEDESTRIANS

q AIR QUALITY
r NOIS1

s CONS ITZUCIION IMIACPS

tIU13LIC IIEALIll

See CEQR Technical Manual Chapter III A

See CEQR Technical Manual Chapter III R

Sec CEQR Technical Manual Chapter III C

See CEQR Techncal Manual Chapter III U

Sce CEQR Technical Manual Chapter III E

See CEQR Technical Manual Chapter III P

Sec CEQR Technical Manual Chapter III G

See CEQR technical Manual Chapter III H

Sec CEQR T echnical Manual Chapter III I

Sec CEQR Technical Manual Chapter III J

Sec CEQR Technical Manual Chapter 111 K

See CEQRlechnical Manual Chapter III L

Sce CEQR technical Manual Chapter III M

See CEQR Technical Manual Chapter III N

Sec CEQR Technical Manual Chapter III O

Sce CEQR Technical Manual Chapter III P

See CEQR Technical Manual Chapter III Q
See CEQR Technical Manual Chapter III R

See CEQR Technical Manual Chapter 111 S

Scc CfQR technical Manual Chapter III I

lhe CEQR Technical Manual sets forth methodologies developed by theCrty to be used m analysts prepared for the above

hstcd categories Othci mcthodologics developed or approved by thelead agency may also be utilized Ifadifereni methodol

ogy Is contemplated n may be advisable to consult wnh the Mayors Office of Environmental Coordination You should also

attach any other necessary analyses or information relevant to thedetermination whether theaction may have a significant
unpact on the envuonmcnt including where appropriatemorntation on combined orcumulative mtpacts as might occur for

cample where actions arc Interdependent oroccw wuhm adiscrete geographical area ortime frame

Applicant q amec1Fineman t rrnnnidec Heineman Ascnciates

CertlflCatlOn PRCPRLR NAMi PRINCIPAL

Vice President James Heineman

PRIPARRTITI1 NA1L01 PRINCIIAIRLPRCSIN7ATM

Vice President
pY

P 2IR

SILNAITURI 1 r f

TIT OC PRIIJrIIAIRCPRCCNTATIr

pAli SIG AI RIOrPRINCIPAL RCPRISrNTATI1

Urr4 y 7 tz
nArr

NO I C Any person who knowutgly nmkes a lalsc statement of vt ho knowingly lalsilics any statement on thrs form orallows any

such atatemcnt t0 be fuliedshall be guilty of an oltense pun uhable by fine of imprisonment orboth pw suant to Section

10Idof the Ncr 1 011 Cny Adnunnuaur c Code and may he liable under applicable laws



Impact PART III ENVIRONMENTAL ASSESSMENT AND DETERMINATION

Significance T08ECOMPLETED BY TIfE LEAD AGENCY

fhe lead agency should complete this Part after Parts 1 and 11 havebeen completed In completing this fart the lead agency should

consult G NYCRR G17 7 which contains the State Department of Bnvironmental Conservationscriteria for determining stgmficance

Ilclead agency should ensure the creation of a record sufficient to support the dctermmation m this Part lhe record may be based

upon analyses submitted by the applicant dany with Part IIotheGAS The CEQR Technical Manual sets forth methodologtes
developed by the Ctty to be used m analyses prepared for the listed categories Altcmatrvc oradditional methodologtes may be

uu67ed by the lead agency

For each of the Impact categories fisted below consider whether the achon may have a sigm leant effect on theenvironment

with respect to the impact category Ifit may answeryes

LAND USE ZONING ANDPULICPOLICY

SOCIOECONOMIC CONDITIONS
COMMUNITY FACILITIES AND SERVICES

OPEN SPACE

SHADOWS

HISiORIC RESOURCES

URnANDESIGNVISUALRESOURCES

NLIGIi60RIi00D CHARACTER

NATURAL RESOURCES

HAIARUOUSMAfERIALS

WATERFRONT REVITALIZATION PROGRAM

INFRASi RUCTURG

SOLIDRASTE AND SANfIAPIONSLRVICES

LNERGY

TRAFFIC AND PARKING

I RANSI I AND PEDISI RIANS

AIR QUALIIY
NOISF

CONS I RUCTION IMPACTS

PU131IC HEAhIli

2 Ale there any aspects of the action relevant to the deter nunation whether the action may ha ea gmlieantimpact on the

environment such as combined of cumulative impacts that were not fully covered by other responses and suppa7mg matenals It
there arc such unpacts ecplam them and state where as a result of them the action may have asigndicant Impact nn the
em aon nxxnt

If the lead agency has deter mined m its answers to questions I and 2 of this Pal t that theaction will have no slgmficant impact
on the environment anegative declaration is appropriate The lead agency may m its dnciction further elaborate here upon the
reasons for Isttiance of a negative declaration

Ifthe Icad agency has determined m its answers to questions I and 2 of this pail that the action may have asgmticam unpact
on the environment a conditional negative declaration CND may be appropriatedtheie is aryivate applicant tot the action

and the action is notlype I A CND Is only appropriate when condmons imposed by the Icad agency will noddy theproposed
action so that no slgmficant adverse environmental impacts will result If aCND is appropriate the Icad agency should descnbc

here theconditions to theaction that will be undertaken and how they will mmgate potential sign ficantmpacts

5 II the Icad agency has detcnnmcd that the action may have asigndicant Impact on the cnvuonncntand ifa conditional

negauae dcclaranon is nut appiopi late then the Icad agency should issue a posurve delal alion Vhereappupnate the Icad

agency may m its disci euon fw thei elaborate here upon the reasons lot Issuance afa posmvc declai alion In pal neural it

suppoi lingnatenak do not malcclear the basis for aposttlve declaration the Icad agency should descnbc briefly the impaetsi
n has identilicd that may constitute asigndicant Impact on theenvironment

Lead Agenc
Pkl NAkrkAVI KAAtCOI LCADAGCNCI kl PRLSCNTATIr

Certification

Ikk PARER TIRC TITLC OFIFAU AEINC1 RLPkLtiF TATII

1RI1RIRtiIGAI URL SIGN I IJRI OI I IADAGIYRLfRRC14I I I

UIC UATC



Harborlights

Harborlights Court

EAS Section F Analyses

A Introduction and Protect Description

Page l

The applicant Joseph J Libassi seeks a Zoning Authorization pursuant to ZRsections 119311

development with slope of greater than 25 119314modification of lot coverage 119316

modification of grading controls and 1 19317 modification ofprivate streets driveways

The action would permit the construction of five detached singlefanuly homes on a parcel
located at 205Harborlights Court in the Grymes Hill section of Staten Island Community
District 1 The parcel is zoned R2 and is within the Special Hillside Preservation District

The proposed action would permit the construction of a project originally approved by the City
Planning Commission on April 20 1994 N920286 ZAR This approval was for authorizations

pursuant to ZRsections 119311 119316 and 1 19317 Because this approval was granted
prior to the amendment ofZRSection 1 142 it was not subject to that sections fouryear time

limit on AuthonzaUOns and Special Permits

Due to the sites topography access to the five homes would be provided by opening a portion of

a mapped public easement that must traverse the steepest portion ofthe site where it fronts on

Howard Avenue Because this portion of the site exceeds a 25 slope an authorization pursuant
to ZR 1 1931 1 is required

Due to a 1999 text amendment the method for calculating lot coverage was changed to exclude
the areas of a private street and 7 feet around the street Using this new method the previously
approved project would exceed the allowable lot coverage Therefore an authorization pursuant
to ZR 1 19314 is required to modify lot coverage controls

horder to preserve hillsides and reduce landslide erosion an authorization pursuant toZR119

316 is required to modify grading controls to permit grading activities beyond 15 feet from a

building foundation

Because the steepest part of the site is at the street frontage on Howard Avenue access to the silt

requnes a private internal street that exceeds the pernitted slope Therefore an authorization

pursuant to ZR119317 is requned to modify requirements for prvate streets and driveways

There would be no adverse impacts to the environment resulting from the proposed project

Lemonides Ileineman Associates September 2002



Harborlights

B Land Use Zoning and Public Policy

Page 2

Existing Conditions The affected area consists of five tax lots comprising a single zoning lot

The affected area has an area of75357 square feet and is located on the east side of Howard

Avenue opposite Grymes Hill Road Access to the site is via an easement which traverses a

separate parcel Block 615 Lot 40 which has frontage on Howard Avenue

The subject site is undeveloped and wooded and contains steep slopes It is zoned Rl1and R2
and is a Tier II site as defined by the Special Hillside Preservation District A Tier II site is

defined as having an average percent of slope equal to or greater than 10 percent An easement

providing access to the site is mapped across the adjoining Lots 40 and 30 as illustrated in the

attached tax map

R2 permits only singlefamily detached residences with a Floor Area Ratio FAR of05 on lots

with a minimum width of 40 feet and a minimum size of3800 square feet Rl1 permits only
singlefamily detached residences with an FAR of05 on lots with a minimum width of 100 feet

and a minimum size of900 square Ccet

The affected area is within the Special Hillside Preservation District This Special District is

intended to preserve natural terrain and vegetation for aesthetic reasons and to reduce erosion
and control landslides and to maintain the areas natural features and neighborhood character

The Special District imposes controls on development related to the average grade of the lot
defines areas of no disturbance where development or staging activities are not permitted
except under specific circumstances and subject to City Planning approval and requires a City
Planning Commission Authorization for development of a commercial use or of a group

parking facility for more than thirty vehicles

An authorization allowing a development proposal identical in all regards to the subject
application was approved by the City Planning Commission on April 20 1997 This approval
is no longer valid because an amendment to the zoning text adopted in 1999 changed the

definition of steep slope to include slopes of over 25 rather than the previous 35 and

altered the method for calculating lot coverage to exclude area used for private streets and the
area within 7 feet of the private street Because the site includes areas with slope of over 25
where the access road would be consnucted and because the altered method of lot coverage
calculation resulted in a lot coverage in excess of the 125permitted in a Tier II

development a new application is required to permit this previouslyapproved project

Land use in the project vicinity is limited to lowerdensity residences many of which are on

large wooded lots

Lemonides Fleineman Associates September 2002



Harborlights Page 3

Future Without the Proposed Action No changes to land use or zoning are anticipated in

the future without the proposed action

Future With the Proposed Action Under the proposed action five singlefamily residences

would be constructed In order to provide access to these houses a portion of an existing
access easement would be constructed connecting to Howard Avenue Because this drive

would be constructed within a steep slope area slope exceeding 25 an Authorization

pursuant to ZR119311 and ZR119317 is required The proposal to open only a portion
of the easement and orient the buildings around aculdesac at the center of the site would

minimize the encroachment into the steep slope area as compared to a site plan which would

involve construction of the entire easement with houses oriented toward the easement Due to

the sites topography the only way to provide access to the site is by traversing the steep slope
area

In order to allow a site plan in which buildings are set in to the sites slope and blend well

with existing natural features and to avoid erosion hazard and control site drainage a

modification of grading controls is sought pursuant to ZR119316 to allow grading activity
beyond 15 feet from the building footprints

Due to modifications in the way lot coverage is calculated and Authorization is sought
pursuant to ZR119314 to exceed the 125lot coverage permitted on a zoning lot
or portion of a zoning lot with a steep slope When originally approved this project did not

require this authorization since its lot coverage did not exceed 125 A 1999 text

amendment mandated that areas of the private street and seven feet around the private street

are deducted from the lot area when calculating lot coverage Under this new method of

calculation the lot coverage would be 175

The proposed action would be consistent with land use zoning and public policy The City
Planning Commission previously approved an identical proposal but due to modifications to

the text of the Special District the present application is required The proposed development
consists of singlefamily residences designed to fit in with the sites existing contours It

leaves the steepest portions of the site undisturbed and avoids steep slopes except where

necessary to provide street access The buildings are clustered around aculdesac to

minimize impact on natural topography especially in the steep rear of the site and would not

disturb the sites natural drainage pattern

C Socioecononuc Conditions

The proposed action would not adversely affect socioeconomic conduions in the affected area

Based on the criteria identified m Section 3B200 of the CEQR Technical Mmural the

Lemonades Heineman Associates September 2002
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proposed action does not exceed any of the criteria which may warrant a socioeconomic

assessment Specifically the proposed action

1 would not directly displace residential population

2 would not directly displace substantial numbers of businesses or employees

3 would not result in development of over 200 residential units

4 would not affect conditions in the real estate market in a larger area

5 would not adversely affect economic conditions in a specific industry

Therefore the proposed action would not result in adverse impacts related to

socioeconomic conditions

D Community Facilities and Services

The proposed action would not adversely affect community facilities and services The

development of five singlefamily houses would not affect the demand for community facilities

and services nor would it directly affect the operations of any community facility The

proposed access drive would meet City standards ensuring that adequate fire protection could

be provided to the proposed residences

E Open Space

Indirect Impacts The proposed project would result in the development of five detached

residences The incremental population would be well below the 200 new residents identified

in the CEQR Technical Manual as warranting an assessment of indirect impacts on open space

Direct Impacts The proposed project would not alter any public open space resources nor

would it cast shadows that could affect any open space resource Therefore the proposed
action would not result in direct impacts to open spaces

F Shadows

The proposed action would not result in adverse impacts related to shadows The proposed
residences would be less than fifty feet in height and would not be adjacent to any sunl fight

Lemonades Heineman Associates September 2002
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sensitive public open space or historic resource and therefore no impacts are foreseen

G Cultural Resources

The proposed action would not result in adverse impacts to cultural resources There are no

historic resources in the vicinity that could be affected by construction of the proposed project
An inquiry has been made to the Landmarks Preservation Commission to determine the sites

potential archaeological sensitivity Pending LPCs review it is unlikely that the site is

sensitive for archaeological resources and therefore the proposed action des not have the

potential to adversely affect archaeological resources

H Urban DesignVisual Resources

The proposed action would not adversely affect urban design or visual resources in the

surrounding area The proposed residences would be detached structures on a large
landscaped and wooded lot and are similar in scale massing and placement on the building
lot to surrounding development By avoiding the development sites steep slopes to the

maximum extent practicable the project would respect the aesthetic value of the Hillside

Districts unique topography in keeping with the policy intent of the Special District

Therefore the proposed project would not adversely affect urban design or visual resources

1 Neighborhood Character

The CEQR Technical Manadefines neighborhood character as an amalgam of the various

elements that give neighborhoods their distinct personality These can include land use

urban design visual resources historic resources socioeconomics traffic and noise or

neighborhood character CEQR considers how these elements combine to create the context

and feeling of a neighborhood and how an action would affect that context CEQR generally
requires an assessment of neighborhood character when one of these categories is significantly
impacted by a proposed action or when a combination of these categories is moderately
affected by a proposed action

The analyses presented in other portions of this document conclude that the proposed project
would have no significant adverse effect on land use urban design visual resources historic

resources socioeconomics traffic or noise Therefore based on the guidelines presented in

the CEQR TecmicaManua the project meets the screening thresholds for neighborhood
character and would not result in a significant neighborhood character impact

As demonstrated u the traffic air quality and noise sections the project meets the screening

Lemonides Heineman Associates September 2002
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criteria which indicate that there would be no impact relating to increased vehicle trips and

vehicular exhaust fumes from trips associated with the project

The proposed construction of five detached singlefamily residences on a large landscaped and

wooded lot would be consistent with the character of the surrounding neighborhood The

project has been designed to preserve the areas steep topography and to blend harmoniously
with nearby development

J Hazardous Materials

The proposed action would result in the construction of five houses in an area where

development is limited to singlefamily detached houses The site of the proposed
development has not been previously developed

The CEQR Teclviical Manual identifies the following criteria to determine whether an

assessment is necessary

Rezoning of a manufacturing or C8 district to residential or commercial or new

development in or adjacent to a manufacturing district or adjacent to certain existing
manufacturing or commercial uses

Development on a site where there is reason to suspect illegal dumping where

underground andoraboveground storage tanks are on or adjacent to the site or

affecting a site on which asbestoscontaining materials or transformers possibly
containing PCBs are present

Development adjacent to a former municipal incinerator or a solid waste landfill site
inactive hazardous waste site power generatingtransmitting facility or railroad tracks

or railroad rightofway

None of these conditions would occur as a result of the proposed action and therefore there is

no potential for adverse impacts associated with hazardous materials

K Natural Resources

The proposed action would not adversely affect natural resources Given the small size of the

affected area and its location in an area which is largely built up for residential use it is

unlikely that the site provides significant habitat The project would affect a173acre site
most of which would remain undisturbed by construction or grading activity The area which

Lemonides 1leineman Associates September 2002
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would be developed avoids steep slopes except where necessary to provide site access and

preserves most of the sites existing topography and vegetation The project consists of the

proposed private road whose path is designed to minimize encroachment on areas of steep

slopes and the five houses which would be built on a relatively flat portion of the site The

site plan is designed to avoid intrusion into the steeply sloping areas of the site

Therefore the proposed project does not have the potential for adverse impacts related to

Natural Resources

L Waterfront Revitalization Program

The affected area is not within the Coastal Zone and therefore no assessment is required and

no impacts would result

M Infrastructure

The proposed action would consist of five singlefamily houses and would have a minimal

effect on water consumption and wastewater generation and therefore does not have the

potential for adverse impacts related to infrastructure The project is designed to avoid areas

of steep slope thereby avoiding the potential for soil erosion related to stormwater runoff

Grading activity would be used where necessary to avoid erosion on the site

N Solid Waste and Sanitation Services

The proposed project would allow the development of five singlefamily residences and would

not significantly affect generation of solid waste or provision of sanitation services and

therefore does not have the potential for adverse impacts related to solid waste and sanitation

services

O Energy

The proposed action would not significantly affect energy consumption or the generation and

distribution of energy

Lemonides Fleineman Associates September 2002
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The proposed action would permit the construction of five singlefamily houses This is well

below the threshold identified in the CEQR Technical Manual as warranting a traffic study
Each of the five houses would have a garage for onsite parking Therefore the proposed
action does not have the potential for adverse impacts related to traffic and parking

Q Transit and Pedestrians

The proposed action is below the threshold for a detailed traffic study and doe s not require an

analysis for transit and pedestrian conditions and is considered unlikely to result in adverse

impacts

R Air Quality

As described in Traffic and Parking above the proposed project does not meet the minimum

threshold requiring a traffic study and therefore would not raise any concerns regarding mobile

source air quality Due to the projects small size it does not raise any concerns regarding
HVAC emissions based on a screening analysis using Figure 3Q3of the CEQR Technical

Manual The proposed project would be located in slowerdensity residential area so there

are no surrounding uses that could be emissions sources of concern

S Noise

The proposed project is not expected to result in increased noise levels There could be a

minimal increase in vehicular traffic as indicated above but traffic volumes would not double
so no mobilesource noise impacts are anticipated The proposed action would not result in

the development of a significant noise generator Therefore the proposed project would not

adversely affect noise levels in the area The surrounding area has the low ambient noise

levels characteristic ofslowerdensity residential community Therefore there are no potential
impacts related to noise

T Construction Impacts

Construction of the proposed project would involve a single phase and would take up to nine

months to complete Expansion of the building would not result ut any significant environmental

impacts All construction unpacts would be temporary in nature and lmuted in scope

Lemonades Heineman Associates September 2002
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The proposed action does not have the potential for adverse impacts related to public health It

would not increase emissions ofair pollutants increase exposure to heavy metals or other

contaminants attract vermin or pest populations create noise or odors or otherwise meet any of

the cntena identified in SectionT200 of the CFQR Techracal Mmual

Lemonides Ileineman Associates September 2002
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CITY PLANNING COMMISSION
CITY OF NEW YORK

OFFICE OF THE CHAIR

NEGATIVE DECLARATION
December 1 2003

Project Identification Lead Agency

CEQR No 03DCP017R City PlammgCommission

ULURP No N020446 ZAR 22 Reade Street

SEQRA Classification Unlisted New York NY 10007

Contact Robert Dobruskm

2127203423

Name Description and Location of Proposal

Harborlihts Court

The proposal involves an application by Joseph J LiBassi for the following Crty Planning
Commissiur approvals on a zoning lot within the Special HtllsdesPreservation District SHPD

1 authorization of adevelopment enlargement or site alteration on a zoning lot or portion ofa

zoning lot having a steep slope or steep slope buffer Section 119311 of the Zomng Resolution

2 authorization for the modification of lot coverage controls Section 119314 ofthe Zoning
Resolution

3 authorization for the modification ofgrading controls Section 119316 of the Zoning
Resolution and

4 authorization for the modification of requirements for private streets and driveways Section
119317 ofthe Zomng Resolution

The proposed authorization would facilitate a proposal by the applicant to construct five

detached singlefamily homes on asite located at 20 25 35 45 and 55 Harborhghts Court

Block 615 proposed Lots 34 36 50 55 and 60 within the Special Hillside Preservation

District of Staten Island Commumty District No 1 The project site is partially located wrthm an

Rl zomng distract and partially within an R2 zomng district

Amanda M Burden AICP Char
22 Reade Street New York N Y 100071216
2127203200 FAX2127203219

nycgovplanning



Negative Declaration

Harborhghts Court

CEQRNo 03DCP017R

Page 2

The project site is currently vacant and undeveloped Absent the proposed actions existing
conditions at the stte would remain The anticipated completion date for the proposed homes

would be the Summer of 2004

The proposed project was the subject of a previous application N920286 ZAR approved by the

City Planning Commission on Apri120 1994 That application involved a request for

authorizations pursuant to Section 119311 of the Zoning Resolution for development with slope
of greater than25 Section 119316 ofthe Zoning Resolution for modification of grading
controls and Section 119317 ofthe Zoning Resolution for modifications ofprivate streets and

driveways Although approved the development was not constructed In 1999 the City
Planning Commission adopted changes to the Special Hillside Preservation District text which

changed the definition of steep slope as well as the method for calculating lot coverage As a

result the previous approvals became invalid and new authorizations pursuant to the modified

test are needed to allow the development ofthe proposal

Statement ofNoSgntficant Effect

The Environmental Assessment and Review Drvtston of the Department ofCtty Planning on

behalfof the Crty Planning Commission has completed rts technical review ofthe

Environmental Assessment Statement dated November 20 2003 prepared m connection with the

C1LUPPApplication N020446 ZSR The City Planning Commission has determined that the

proposed action will have no significant effect on the quality of the environment

Supporting Statement

The above determination is based on an environmental assessment which finds that no significant
effects on the environment which would require an Environmental Impact Statement are

foreseeable This Negative Declaration has been prepared m accordance with Article 8 ofthe

Environmental Conservation Law 6NYCRR part 617

J

Should you have any questions pertaining to this Negative Declaration you may contact Carla

Sisler at 212 7203321
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aD
J es P Meram RA Deputy Director

Environmental Assessment Review Division

Department of City Planning

Annanda M Bw den AICP Chanr

City Plannmg Commnssion

Date J 2 0 3

Date 12



APR 1 5 2u06
CITY PLANNING COMMISSION

CITY OF NEW YORK OFFKOF

OFFICE OF THE CHAIR

March 6 2006

REVISED NEGATIVE DECLARATION

Supercedes Negative Declaration issued on December O1 2003

Project Identification

CEQR No 03DCP017R

ULURP No N020446 ZAR

SEQRA Classification Unlisted

Name Description and Location of Proposal

Lead Agency
City Planning Commission

22 Reade Street

New York NY 10007

Contact Robert Dobruskin

212 7203423

Harborlights Court

The proposal involves an application by Joseph J LiBassi to modify the private streets and

driveways regulations pursuant to Section 119317 of the Zoning Resolution to facilitate the

construction offour detachedsinglefamilyhomes atHarborlights Court Block 615 proposed Lots

34 36 50 and 55 within the Special Hillside Preservation District of Staten Island Community
District 1 The project srte is partially located within anR1 zoning district and partially within an

R2 zoning district It is currently vacant and undeveloped Absent the proposed action the

existing conditions at the srte would remain

previous applicationN 920286 ZAR was approved b the City Planning Commission on April
20 1994 for authorizations pursuant to Section 119311 ofthe Zoning Resolution for development
on a slope of greater than 25 Section 119316 of the Zoning Resolution for modification of

grading controls and Section 119317of the ZoningResolution for modificationsofprivate streets

and driveways to facilitate the construction of five detached singlefamily homes Block 615
proposed Lots 34 36 50 55 and 60 Although approved the development was not constructed

In 1999 the City Planning Commission adopted changes to the Special Hillside Preservation

Ditnct tetit which c ged the definition ofsteep sYe as aill as the method for calculating lot

coverage As a result the previous approvals became invalid On October 4 2002 the applicant
submitted a revised application N 020446 ZAR for new authorizations pursuant to the modified

text Underthe new regulations an authorizationtomodify the gradingcontrols Section 119316
was not needed A Negative Declaration for the revised application was issued on December 10
2003 Subsequent to the issuance of the Negative Declaration the applicant revised the proposal

Amanda M Burden AICP Chair
22 Reade Street New York N Y 100071216

212 7203200 FAX 212 7203219

nyc govlplannmg
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The changes to the application include reducing the number ofdetached singlefamilyhomes from

five to four avoiding any infringement on the steep slope and eliminating the need for an

authorization todevelop on the steep slope Section 119311 Accordingly only an authorization

to modify the private streets and driveways regulations Section 119317 ofthe Zoning Resolution

is now being sought

Statement of No Significant Effect

The Environmental Assessment and Review Division of the Department of City Planning on

behalf of the City Planning Commission has completed rts review of the Environmental

Assessment Statement dated November 20 2003 and technical memorandum dated January 25

2005 prepared m connection with the ULURP Application N020446 ZAR The City Planning

Commission has determined that the proposed action will have no significant effect on the quality
of the environment

Supporting Statement

The above determination is based on an environmental assessment which finds that no significant

effects on the environment which would require an Environmental Impact Statement are

foreseeable This Negative Declaration has been prepared m accordance with Article 8 of the

Environmental Conservation Law 6NYCRR part 617

Should you have any questions pertaining to this Negative Declaration you may contact James

Meram at 212 7203628

Re c SK Date March 3 2006

Robert Dobruskm Director

Environmental Assessment Review Division

Department of City Planning

I Date March 6 2006

Amanda M Burden AICP Chair

Crty Planning Commission
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