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City Environmental Quality Review 
ENVIRONMENTAL ASSESSMENT STATEMENT (EAS) SHORT FORM  
FOR UNLISTED ACTIONS ONLY    Please fill out and submit to the appropriate agency (see instructions) 

Part I: GENERAL INFORMATION 
1.  Does the Action Exceed Any Type I Threshold in 6 NYCRR Part 617.4 or 43 RCNY §6-15(A) (Executive Order 91 of 
1977, as amended)?                    YES                               NO             

If “yes,” STOP and complete the FULL EAS FORM. 

2.  Project Name  125 Edgewater Street 
3.  Reference Numbers 
CEQR REFERENCE NUMBER (to be assigned by lead agency) 
 17DCP069R 

BSA REFERENCE NUMBER (if applicable) 
      

ULURP REFERENCE NUMBER (if applicable) 
150402 ZMR, N150401 ZRR, N150403ZAR, N150404ZCR 

OTHER REFERENCE NUMBER(S) (if applicable)  
(e.g., legislative intro, CAPA)        

4a.  Lead Agency Information 
NAME OF LEAD AGENCY 
New York City Department of City Planning 

4b.  Applicant Information 
NAME OF APPLICANT 
Pier 21 Development LLC 

NAME OF LEAD AGENCY CONTACT PERSON 
Robert Dobruskin, AICP, Director, EARD 

NAME OF APPLICANT’S REPRESENTATIVE OR CONTACT PERSON 
Caroline G. Harris 

ADDRESS   120 Broadway, 31st Floor ADDRESS   475 Park Avenue South, Suite 2803 
CITY  New York STATE  NY ZIP  10271 CITY  New York STATE  NY ZIP  10016 
TELEPHONE  212-720-3423 EMAIL  

rdobrus@planning.nyc.gov 
TELEPHONE  212-835-
2651 

EMAIL  
charris@goldmanharris.com 

5.  Project Description 
see Attachment 1, "Project Description" 
Project Location 

BOROUGH  Staten Island COMMUNITY DISTRICT(S)  1 STREET ADDRESS  1 Edgewater Street and 125 Edgewater 
Street 

TAX BLOCK(S) AND LOT(S)  Block 2820; Lots 90, 95, and portions of 
Lots 105 and 110 

ZIP CODE  10305 

DESCRIPTION OF PROPERTY BY BOUNDING OR CROSS STREETS  Bounded by Edgewater Street to the southwest, the pierhead line to 
the northeast, Greenfield Avenue to the northwest, and approximately the midblock between Sylvaton Terrace and 
Lynhurst Avenue to the southeast 
EXISTING ZONING DISTRICT, INCLUDING SPECIAL ZONING DISTRICT DESIGNATION, IF ANY   M2-1 ZONING SECTIONAL MAP NUMBER  21d 
6.  Required Actions or Approvals (check all that apply) 
City Planning Commission:   YES              NO   UNIFORM LAND USE REVIEW PROCEDURE (ULURP) 

  CITY MAP AMENDMENT                                ZONING CERTIFICATION        CONCESSION 
  ZONING MAP AMENDMENT                         ZONING AUTHORIZATION                                    UDAAP 
  ZONING TEXT AMENDMENT                         ACQUISITION—REAL PROPERTY                        REVOCABLE CONSENT 
  SITE SELECTION—PUBLIC FACILITY              DISPOSITION—REAL PROPERTY                        FRANCHISE 
  HOUSING PLAN & PROJECT                      OTHER, explain:         
  SPECIAL PERMIT (if appropriate, specify type:  modification;    renewal;    other);  EXPIRATION DATE:                   

SPECIFY AFFECTED SECTIONS OF THE ZONING RESOLUTION  62-811(b), 62-822(c), Article XI, Chapter 6 (116-00), Appendix F 
Board of Standards and Appeals:    YES              NO 

  VARIANCE (use) 
  VARIANCE (bulk) 
  SPECIAL PERMIT (if appropriate, specify type:  modification;    renewal;    other);  EXPIRATION DATE:        

SPECIFY AFFECTED SECTIONS OF THE ZONING RESOLUTION        
Department of Environmental Protection:    YES              NO           If “yes,” specify:        
Other City Approvals Subject to CEQR (check all that apply) 



EAS SHORT FORM PAGE 2 
 

  LEGISLATION   FUNDING OF CONSTRUCTION, specify:        
  RULEMAKING   POLICY OR PLAN, specify:        
  CONSTRUCTION OF PUBLIC FACILITIES     FUNDING OF PROGRAMS, specify:        
  384(b)(4) APPROVAL   PERMITS, specify:        
  OTHER, explain:         

Other City Approvals Not Subject to CEQR (check all that apply) 
  PERMITS FROM DOT’S OFFICE OF CONSTRUCTION MITIGATION AND 

COORDINATION (OCMC) 
  LANDMARKS PRESERVATION COMMISSION APPROVAL 
  OTHER, explain:        

State or Federal Actions/Approvals/Funding:    YES              NO            If “yes,” specify:  NYSDEC Tidal Wetlands Permit 
7. Site Description:  The directly affected area consists of the project site and the area subject to any change in regulatory controls. Except 
where otherwise indicated, provide the following information with regard to the directly affected area.  
Graphics:  The following graphics must be attached and each box must be checked off before the EAS is complete.  Each map must clearly depict 
the boundaries of the directly affected area or areas and indicate a 400-foot radius drawn from the outer boundaries of the project site.  Maps may 
not exceed 11 x 17 inches in size and, for paper filings, must be folded to 8.5 x 11 inches. 

  SITE LOCATION MAP    ZONING MAP   SANBORN OR OTHER LAND USE MAP 
  TAX MAP    FOR LARGE AREAS OR MULTIPLE SITES, A GIS SHAPE FILE THAT DEFINES THE PROJECT SITE(S) 
  PHOTOGRAPHS OF THE PROJECT SITE TAKEN WITHIN 6 MONTHS OF EAS SUBMISSION AND KEYED TO THE SITE LOCATION MAP 

Physical Setting (both developed and undeveloped areas) 
Total directly affected area (sq. ft.):  Project Area - 1,592,073 
(includes waterbody area); Development Site - 795,590 (The 
Seaward lot is 428,755 sf. in area and begins at the U.S. 
Bulkhead Line and extends to the U.S. Pierhead Line. The 
Upland Lot begins at the U.S. Bulkhead line and extends, in its 
southern portion 572 feet to Edgewater Street.  On its 
northern portion it extends approximately 582 feet to its 
boundary with Lot 95. This Upland Lot has an area of 366,835 
sf. Only a portion of this Upland Lot is above water. This 
portion of land is 144,258 SF in area)  

Waterbody area (sq. ft) and type:  Development Site - 
651,332 

Roads, buildings, and other paved surfaces (sq. ft.):  Development Site - 
144,258    

Other, describe (sq. ft.):        

8. Physical Dimensions and Scale of Project (if the project affects multiple sites, provide the total development facilitated by the action) 
SIZE OF PROJECT TO BE DEVELOPED (gross square feet):  480,966   
NUMBER OF BUILDINGS: 3 GROSS FLOOR AREA OF EACH BUILDING (sq. ft.): Building A - 212,964; 

Building B - 228,800; Building C - 36,930 
HEIGHT OF EACH BUILDING (ft.): Building A - 130 Feet; 
Building B - 120 Feet; Building C - 62 Feet 

NUMBER OF STORIES OF EACH BUILDING: Building A - 13 stories; 
Building B - 12 stories; Building C - 6 stories 

Does the proposed project involve changes in zoning on one or more sites?    YES              NO               
If “yes,” specify:  The total square feet owned or controlled by the applicant:  795,590 (includes waterbody area) 
                               The total square feet not owned or controlled by the applicant:  806,483 (includes waterbody area)   
Does the proposed project involve in-ground excavation or subsurface disturbance, including, but not limited to foundation work, pilings, utility 

lines, or grading?     YES              NO               
If “yes,” indicate the estimated area and volume dimensions of subsurface permanent and temporary disturbance (if known): 
AREA OF TEMPORARY DISTURBANCE:  144,258 sq. ft. (width x length) VOLUME OF DISTURBANCE:        cubic ft. (width x length x depth) 
AREA OF PERMANENT DISTURBANCE:  144,258 sq. ft. (width x length)  

Description of Proposed Uses (please complete the following information as appropriate) 
 Residential Commercial Community Facility Industrial/Manufacturing 
Size (in gross sq. ft.) 351,567 (RWCDS 1) 

or 375,608 (RWCDS 
2) 

24,173 (RWCDS 1) or 
0 (RWCDS 2) 

            

Type (e.g., retail, office, 
school) 

371 (RWCDS 1) or 
396 (RWCDS 2) units 

Retail             

Does the proposed project increase the population of residents and/or on-site workers?     YES              NO               
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!!! Project Area

400-Foot Radius

Figure

1
Site Location125 Edgewater Street

Staten Island, New York
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Tax Block and Lot

Figure

2
Tax Map125 Edgewater Street

Staten Island, New York
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400-Foot Land Use Study Area Radius

Land Use
One & Two Family Buildings

MultiFamily Walkup Buildings

MultiFamily Elevator Buildings

Mixed Commercial/Residential Buildings

Commercial/Office Buildings

Industrial/Manufacturing

Transportation/Utility

Public Facilities & Institutions

Open Space

Parking Facilities

Vacant Land

Figure

3
Land Use125 Edgewater Street

Staten Island, New York
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Existing Proposed 

Map 1: Special Stapleton Waterfront 
District, Subareas and Public Spaces

125 Edgewater Street
Staten Island, New York

Figure

6
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EAS SHORT FORM PAGE 3 
 
If “yes,” please specify:               NUMBER OF ADDITIONAL RESIDENTS:  983 

(RWCDS 1) or 1049 (RWCDS 2)                   
NUMBER OF ADDITIONAL WORKERS:  96 
(RWCDS 1) or 24 (RWCDS 2) 

Provide a brief explanation of how these numbers were determined:  Population based on 2.65 residents per household from 2010 
Census Tract 6, 8, and 27 Average Household Size (NYC Department of city Planning); Worker Population based on 1 
employee per 25 dwelling units, 1 employee per 50 parking spaces,  and 1 employee per 333 sf of retail uses. 
Does the proposed project create new open space?    YES            NO          If “yes,” specify size of project-created open space: 44,754 sq. 
ft. 
Has a No-Action scenario been defined for this project that differs from the existing condition?     YES            NO  
If “yes,” see Chapter 2, “Establishing the Analysis Framework” and describe briefly:                 
9. Analysis Year  CEQR Technical Manual Chapter 2  
ANTICIPATED BUILD YEAR (date the project would be completed and operational):  2019   
ANTICIPATED PERIOD OF CONSTRUCTION IN MONTHS:  26 
WOULD THE PROJECT BE IMPLEMENTED IN A SINGLE PHASE?    YES           NO           IF MULTIPLE PHASES, HOW MANY? 3 
BRIEFLY DESCRIBE PHASES AND CONSTRUCTION SCHEDULE:  Construction would begin in the third quarter of 2017. It is assumed 
that development across the site would occur in phases and, based on a feasible development timeline, the full build out 
on the project area would be completed by the end of 2019.  Altogether, it is projected that construction activities 
would occur on the site over a period of two and a quarter years. Construction would begin in mid-2017 with 
demolition, excavation, and foundation work in the area of Building A. Construction of Building A would continue with 
superstructure work beginning in the first quarter of 2018. Building A superstructure work would continue through mid-
2018, with the enclosure of the building starting in the second quarter of 2018 and overlapping with the completion of 
the superstructure construction. Enclosure of the building would continue into the fourth quarter of 2018. Interior 
buildout would start in mid-2018 and would continue into the second quarter of 2019. Overall, construction of Building 
A, and the shore public walkway in this portion of the site, would take 20 months. Construction of Buildings B and C 
would follow the same pattern as Building A. Building B would take the longest to construct (21 months). Building C 
would take 12 months to complete. Construction of all three buildings would overlap for approximately 7 months 
between the start of the fourth quarter of 2018 and the end of the third quarter of 2019.      
10. Predominant Land Use in the Vicinity of the Project (check all that apply)  

  RESIDENTIAL         MANUFACTURING       COMMERCIAL            PARK/FOREST/OPEN SPACE       OTHER, specify:  
Transportation and Utility 
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Part II: TECHNICAL ANALYSIS 
INSTRUCTIONS: For each of the analysis categories listed in this section, assess the proposed project’s impacts based on the thresholds and 
criteria presented in the CEQR Technical Manual.  Check each box that applies. 

If the proposed project can be demonstrated not to meet or exceed the threshold, check the “no” box. 

If the proposed project will meet or exceed the threshold, or if this cannot be determined, check the “yes” box. 

For each “yes” response, provide additional analyses (and, if needed, attach supporting information) based on guidance in the CEQR 
Technical Manual to determine whether the potential for significant impacts exists.  Please note that a “yes” answer does not mean that 
an EIS must be prepared—it means that more information may be required for the lead agency to make a determination of significance. 

The lead agency, upon reviewing Part II, may require an applicant to provide additional information to support the Short EAS Form.  For 
example, if a question is answered “no,” an agency may request a short explanation for this response. 

 

 YES NO 
1. LAND USE, ZONING, AND PUBLIC POLICY:  CEQR Technical Manual Chapter 4 

(a) Would the proposed project result in a change in land use different from surrounding land uses?   
(b) Would the proposed project result in a change in zoning different from surrounding zoning?    
(c) Is there the potential to affect an applicable public policy?   
(d) If “yes,” to (a), (b), and/or (c), complete a preliminary assessment and attach.        
(e) Is the project a large, publicly sponsored project?    

o If “yes,” complete a PlaNYC assessment and attach.        

(f) Is any part of the directly affected area within the City’s Waterfront Revitalization Program boundaries?   
o If “yes,” complete the Consistency Assessment Form.        

2. SOCIOECONOMIC CONDITIONS:  CEQR Technical Manual Chapter 5 
(a) Would the proposed project: 

o Generate a net increase of 200 or more residential units?   
o Generate a net increase of 200,000 or more square feet of commercial space?   
o Directly displace more than 500 residents?   
o Directly displace more than 100 employees?   
o Affect conditions in a specific industry?   

3. COMMUNITY FACILITIES: CEQR Technical Manual Chapter 6 
(a) Direct Effects 

o Would the project directly eliminate, displace, or alter public or publicly funded community facilities such as educational 
facilities, libraries, hospitals and other health care facilities, day care centers, police stations, or fire stations?   

(b) Indirect Effects 
o Child Care Centers: Would the project result in 20 or more eligible children under age 6, based on the number of low or 

low/moderate income residential units? (See Table 6-1 in Chapter 6)    
o Libraries: Would the project result in a 5 percent or more increase in the ratio of residential units to library branches?  

(See Table 6-1 in Chapter 6)   
o Public Schools: Would the project result in 50 or more elementary or middle school students, or 150 or more high school 

students based on number of residential units? (See Table 6-1 in Chapter 6)   
o Health Care Facilities and Fire/Police Protection: Would the project result in the introduction of a sizeable new 

neighborhood?   

4. OPEN SPACE: CEQR Technical Manual Chapter 7 
(a) Would the proposed project change or eliminate existing open space?   
(b) Is the project located within an under-served area in the Bronx, Brooklyn, Manhattan, Queens, or Staten Island?   

o If “yes,” would the proposed project generate more than 50 additional residents or 125 additional employees?   
(c) Is the project located within a well-served area in the Bronx, Brooklyn, Manhattan, Queens, or Staten Island?   

o If “yes,” would the proposed project generate more than 350 additional residents or 750 additional employees?   
(d) If the project in located an area that is neither under-served nor well-served, would it generate more than 200 additional 

residents or 500 additional employees?   
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 YES NO 
5. SHADOWS: CEQR Technical Manual Chapter 8 

(a) Would the proposed project result in a net height increase of any structure of 50 feet or more?   
(b) Would the proposed project result in any increase in structure height and be located adjacent to or across the street from a 

sunlight-sensitive resource?   

6. HISTORIC AND CULTURAL RESOURCES: CEQR Technical Manual Chapter 9 
(a) Does the proposed project site or an adjacent site contain any architectural and/or archaeological resource that is eligible 

for or has been designated (or is calendared for consideration) as a New York City Landmark, Interior Landmark or Scenic 
Landmark; that is listed or eligible for listing on the New York State or National Register of Historic Places; or that is within a 
designated or eligible New York City, New York State or National Register Historic District? (See the GIS System for 
Archaeology and National Register to confirm) 

  

(b) Would the proposed project involve construction resulting in in-ground disturbance to an area not previously excavated?   
(c) If “yes” to either of the above, list any identified architectural and/or archaeological resources and attach supporting information on 

whether the proposed project would potentially affect any architectural or archeological resources.        
7. URBAN DESIGN AND VISUAL RESOURCES: CEQR Technical Manual Chapter 10 

(a) Would the proposed project introduce a new building, a new building height, or result in any substantial physical alteration 
to the streetscape or public space in the vicinity of the proposed project that is not currently allowed by existing zoning?    

(b) Would the proposed project result in obstruction of publicly accessible views to visual resources not currently allowed by 
existing zoning?   

8. NATURAL RESOURCES: CEQR Technical Manual Chapter 11 
(a) Does the proposed project site or a site adjacent to the project contain natural resources as defined in Section 100 of 

Chapter 11?   

o If “yes,” list the resources and attach supporting information on whether the proposed project would affect any of these resources. 

(b) Is any part of the directly affected area within the Jamaica Bay Watershed?   
o If “yes,” complete the Jamaica Bay Watershed Form, and submit according to its instructions.        

9. HAZARDOUS MATERIALS: CEQR Technical Manual Chapter 12 
(a) Would the proposed project allow commercial or residential uses in an area that is currently, or was historically, a 

manufacturing area that involved hazardous materials?   
(b) Does the proposed project site have existing institutional controls (e.g., (E) designation or Restrictive Declaration) relating to 

hazardous materials that preclude the potential for significant adverse impacts?   
(c) Would the project require soil disturbance in a manufacturing area or any development on or near a manufacturing area or 

existing/historic facilities listed in Appendix 1 (including nonconforming uses)?   
(d) Would the project result in the development of a site where there is reason to suspect the presence of hazardous materials, 

contamination, illegal dumping or fill, or fill material of unknown origin?   
(e) Would the project result in development on or near a site that has or had underground and/or aboveground storage tanks 

(e.g., gas stations, oil storage facilities, heating oil storage)?   
(f) Would the project result in renovation of interior existing space on a site with the potential for compromised air quality; 

vapor intrusion from either on-site or off-site sources; or the presence of asbestos, PCBs, mercury or lead-based paint?   
(g) Would the project result in development on or near a site with potential hazardous materials issues such as government-

listed voluntary cleanup/brownfield site, current or former power generation/transmission facilities, coal gasification or gas 
storage sites, railroad tracks or rights-of-way, or municipal incinerators? 

  

(h) Has a Phase I Environmental Site Assessment been performed for the site?   
o If “yes,” were Recognized Environmental Conditions (RECs) identified?  Briefly identify:          

10. WATER AND SEWER INFRASTRUCTURE: CEQR Technical Manual Chapter 13 
(a) Would the project result in water demand of more than one million gallons per day?   
(b) If the proposed project located in a combined sewer area, would it result in at least 1,000 residential units or 250,000 

square feet or more of commercial space in Manhattan, or at least 400 residential units or 150,000 square feet or more of 
commercial space in the Bronx, Brooklyn, Staten Island, or Queens? 

  

(c) If the proposed project located in a separately sewered area, would it result in the same or greater development than the 
amounts listed in Table 13-1 in Chapter 13?   

(d) Would the proposed project involve development on a site that is 5 acres or larger where the amount of impervious surface 
would increase?   

(e) If the project is located within the Jamaica Bay Watershed or in certain specific drainage areas, including Bronx River, Coney 
Island Creek, Flushing Bay and Creek, Gowanus Canal, Hutchinson River, Newtown Creek, or Westchester Creek, would it 
involve development on a site that is 1 acre or larger where the amount of impervious surface would increase? 
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 YES NO 

(f) Would the proposed project be located in an area that is partially sewered or currently unsewered?   
(g) Is the project proposing an industrial facility or activity that would contribute industrial discharges to a Wastewater 

Treatment Plant and/or generate contaminated stormwater in a separate storm sewer system?   

(h) Would the project involve construction of a new stormwater outfall that requires federal and/or state permits?   
11. SOLID WASTE AND SANITATION SERVICES: CEQR Technical Manual Chapter 14 

(a) Using Table 14-1 in Chapter 14, the project’s projected operational solid waste generation is estimated to be (pounds per week):  25,777 
o Would the proposed project have the potential to generate 100,000 pounds (50 tons) or more of solid waste per week?   

(b) Would the proposed project involve a reduction in capacity at a solid waste management facility used for refuse or 
recyclables generated within the City?   

12. ENERGY: CEQR Technical Manual Chapter 15 
(a) Using energy modeling or Table 15-1 in Chapter 15, the project’s projected energy use is estimated to be (annual BTUs):  

49,772,158,800 
(b) Would the proposed project affect the transmission or generation of energy?   

13. TRANSPORTATION: CEQR Technical Manual Chapter 16 
(a) Would the proposed project exceed any threshold identified in Table 16-1 in Chapter 16?   
(b) If “yes,” conduct the screening analyses, attach appropriate back up data as needed for each stage and answer the following questions: 

o Would the proposed project result in 50 or more Passenger Car Equivalents (PCEs) per project peak hour?   

 
If “yes,” would the proposed project result in 50 or more vehicle trips per project peak hour at any given intersection? 
**It should be noted that the lead agency may require further analysis of intersections of concern even when a project 
generates fewer than 50 vehicles in the peak hour.  See Subsection 313 of Chapter 16 for more information. 

  

o Would the proposed project result in more than 200 subway/rail or bus trips per project peak hour?   

 If “yes,” would the proposed project result, per project peak hour, in 50 or more bus trips on a single line (in one 
direction) or 200 subway trips per station or line?   

o Would the proposed project result in more than 200 pedestrian trips per project peak hour?   

 If “yes,” would the proposed project result in more than 200 pedestrian trips per project peak hour to any given 
pedestrian or transit element, crosswalk, subway stair, or bus stop?   

14. AIR QUALITY: CEQR Technical Manual Chapter 17 
(a) Mobile Sources: Would the proposed project result in the conditions outlined in Section 210 in Chapter 17?   
(b) Stationary Sources: Would the proposed project result in the conditions outlined in Section 220 in Chapter 17?   

o If “yes,” would the proposed project exceed the thresholds in Figure 17-3, Stationary Source Screen Graph in Chapter 17?  
(Attach graph as needed)          

(c) Does the proposed project involve multiple buildings on the project site?   
(d) Does the proposed project require federal approvals, support, licensing, or permits subject to conformity requirements?   
(e) Does the proposed project site have existing institutional controls (e.g., (E) designation or Restrictive Declaration) relating to 

air quality that preclude the potential for significant adverse impacts?   

15. GREENHOUSE GAS EMISSIONS: CEQR Technical Manual Chapter 18 
(a) Is the proposed project a city capital project or a power generation plant?   
(b) Would the proposed project fundamentally change the City’s solid waste management system?   
(c) If “yes” to any of the above, would the project require a GHG emissions assessment based on the guidance in Chapter 18?   

16. NOISE: CEQR Technical Manual Chapter 19 
(a) Would the proposed project generate or reroute vehicular traffic?   
(b) Would the proposed project introduce new or additional receptors (see Section 124 in Chapter 19) near heavily trafficked 

roadways, within one horizontal mile of an existing or proposed flight path, or within 1,500 feet of an existing or proposed 
rail line with a direct line of site to that rail line? 

  

(c) Would the proposed project cause a stationary noise source to operate within 1,500 feet of a receptor with a direct line of 
sight to that receptor or introduce receptors into an area with high ambient stationary noise?   

(d) Does the proposed project site have existing institutional controls (e.g., (E) designation or Restrictive Declaration) relating to 
noise that preclude the potential for significant adverse impacts?   

17. PUBLIC HEALTH: CEQR Technical Manual Chapter 20 
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ATTACHMENT 1: 
Project Description 

Chapter 1.1: Introduction 
The Applicant, Pier 21 Development LLC, is seeking a series of land use approvals (the “proposed 
actions”) to facilitate a mixed-use development with a waterfront public access area (the “proposed 
project”) on a property located at 125 Edgewater Street (Block 2820, Lot 90; the “development site”) in 
the Rosebank neighborhood in Staten Island, Community District 1. The affected area (Block 2820, Lot 
95, and parts of Lots 105 and 110, the “project area”) is currently zoned M2-1 and is bounded by 
Edgewater Street to the southwest, the pierhead line to the northeast, Greenfield Avenue to the 
northwest, and approximately the midblock between Sylvaton Terrace and Lynhurst Avenue to the 
southeast. (see EAS Figures 1 through 3, 6a through 6h). 
 
As described in more detail below, the discretionary land use actions include: 

Zoning Map Amendments (see EAS Figure 4 and 5):  

o To extend the Special Stapleton Waterfront District (SW) to include the project area; 

o To change a portion of an existing M2-1 district to an M2-1(SW), R6(SW), and R6/C2-2 
(SW) zoning district;  

Zoning Text Amendments (see Appendix A): 

o To establish two new subareas ("Subareas D” and “Subarea E") of the Special Stapleton 
Waterfront District coterminous with the project area and to establish regulations for 
these subareas (see EAS Figure 6); 

o To amend the Stapleton Waterfront District Plan Appendix Maps 1-5 to include the 
project area;  

o To amend Appendix F to establish a Mandatory Inclusionary Housing (MIH) area 
coterminous with Subarea E; 

A Zoning Authorization from the New York City Planning Commission (CPC) pursuant to ZR 
Section 62-822(c) for the phased development of waterfront public access areas; and, 

A Zoning Certification from the Chairperson of the CPC pursuant to ZR Section 62-811(b), Waterfront 
public access and visual corridors. This is a ministerial action not subject to environmental review 
(together the above are the “proposed actions”).

In addition, a tidal wetland permit approval, a State action, by the New York State Department of 
Environmental Conservation (NYSDEC) would be required. The Applicant expects to seek this 
approval at a later date. A coordinated environmental review, which is not required for these unlisted 
actions, will not be conducted.   

The proposed actions would create two new subareas (Subareas D and E) in the Special Stapleton 
Waterfront District. Subarea E would cover the Applicant’s property (Block 2820, Lot 90) and would 
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be rezoned from M2-1 to R-6 and R-6/C2-2. Subarea D would cover Block 2820, Lot 95 which is not 
under the Applicant’s control and would remain zoned M2-1. 

The discretionary land use actions are subject to review and approval by the CPC and the City Council; 
these actions are subject to the City Environmental Quality Review (CEQR) process. The New York 
City Department of City Planning (DCP) is the lead agency for the environmental review. A complete 
description of the proposed project is provided below. The development site is the only site expected 
to be redeveloped as a result of the proposed actions. The proposed actions would facilitate the 
development of three mixed use buildings at the development site, Buildings “A”, “B”, and “C” (see 
Figures 1-1 through 1-3). In total the development would consist of 371 dwelling units comprising a 
total residential floor area of 351,567 gross square feet (gsf); 24,173 gsf of commercial space (5,073 gsf 
of physical and cultural establishment space, 6,450 gsf of eating or drinking establishment space, and 
12,650 of retail space); and 346 parking spaces on the property located at 125 Edgewater Street.1 The 
property is currently developed with a vacant one- to two-story masonry structure and a one-story 
steel shed; and is occupied on a short term basis for open storage. 

The proposed project would provide affordable housing pursuant to the Mandatory Inclusionary 
Housing program and is seeking: Option 1, which requires 25 percent of units be reserved for 
households with incomes at or below 60 percent of the Area Median Income (AMI), Option 2, which 
requires 30 percent of units be reserved for households with incomes at or below 80 percent of the AMI, 
or the Workforce Option which requires 30 percent of units be reserved for households with incomes 
at or below 115 percent of the AMI. Which of the MIH options would be available in the proposed MIH 
area (Subarea E) will not be finalized until the conclusion of the public review process.3 In addition, the 
proposed project would create new open space totaling approximately one acre (44,754 sf) of which 
approximately 0.84 acres (36,481 sf) would be qualifying waterfront public access area comprised of an 
upland connection/visual corridor and shore public walkway (see Figure 1-4). The upland connection 
and visual corridor would extend to the waterfront from the termination of Lynhurst Avenue at 
Edgewater Street.  

The build year for the proposed project is 2019, with the estimated completion of the first phase of the 
project in the second quarter of 2019 and the second and third phase in the fourth quarter of 2019. 

Chapter 1.2: Project Area 
The project area consists of Block 2820, Lots 90 and 95 and portions of Lots  105 and 110 in the Rosebank 
neighborhood of Staten Island. The project area encompasses the entirety of Lots 90 and 95 but only 
small portions of Lots 105 and 110 and is zoned entirely M2-1. All of the tax lots extend out to the 
pierhead line and consist of both lands above water and under water; all of the lots have frontage on 
Edgewater Street and Lot 105 has frontage on Front Street. 

The development site, Block 2820, Lot 90 (125 Edgewater Street), is a waterfront lot comprising 144,258 

1  The number of dwelling units is based on an assumption of an average unit size of 947 sf. This reflects a conservative assumption 
as compared to the New Stapleton Waterfront Development Plan FEIS (CEQR # 06DME0014, September 2016) which assumes an 
average dwelling unit size of 1,094 sf. 

3  For the purposes of analysis, it is assumed that 20 percent of units would be affordable to incomes of on average of 80 percent of 
the Area Median Income (AMI). 
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sf of upland (dry) land area and 651,332 sf of land area located under water. The remaining portions of 
the project area are not under the Applicant’s control. The lot has approximately 200 feet of frontage 
on Edgewater Street and is predominantly vacant. In 2001 the Metropolitan Transit Authority (MTA) 
issued a Request for Proposals (RFP) for the disposition of the development site, which was awarded 
to the Applicant in 2002, at which time the Applicant signed a contract. The actual real estate closing 
and transfer of the Site to the Applicant was in 2007. Lot 90 is the only lot within the project area that 
is projected for development as a result of the proposed actions. 
 
The site is developed with two small buildings and is occupied on a short term basis by two business 
for open storage. The buildings consist of a vacant one to two-story masonry structure of approximately 
8,948 gross sf at the north end of the site and a one-story steel shed with approximately 5,247 gross sf 
of area at the south end of the site. The development site has an existing FAR of 0.02. A 70-foot-wide 
New York City Department of Environmental Protection (DEP) sewer easement extends through the 
development site from Edgewater Street and Lynhurst Avenue to the shore line. A 34-foot wide 
vehicular and pedestrian easement extends from Willow Avenue at its intersection with Edgewater 
Street through Lot 95 to the development site.  
 
Lot 95 (1 Edgewater Street) is improved with a seven-story approximately 256,000 gsf office building 
and a parking lot. The office building (Pouch Terminal Building) is tenanted with doctors’ offices, the 
New York Police Department Staten Island Property Clerk’s office, the Richmond County Board of 
Elections, and the offices of Community District 1. Lot 105 is a city-owned lot used for open storage of 
transportation and utility realted supplies and materials; and Lot 110 (181 Edgewater Street) is 
developed with a vacant two-story 33,100 sf manufacturing building. A small narrow triangular 
portion of these lots (Lots 1 and 105 to the north and Lot 110 to the south) extending from Edgewater 
Street towards the pierhead line fall within the project area (see EAS Figure 2).  

Surrounding Area 

The surrounding area consists of the area generally within 400-feet of the project area. There are a mix 
of land uses and building types in the surrounding area. These land uses include industrial types of 
uses along the waterfront, some open uses such as parking or storage, some retail, utility, and 
residential uses. The zoning of the surrounding area is primarily designated manufacturing along the 
waterfront with an M2-1 district encompassing the area from the waterfront to Bay Street and from 
Sylvaton Terrace to the prolongation of Greenfield Avenue. To the west of Bay Street the area is 
primarily R3A with C1-2 overlays along Bay Street to a point midblock between Lynhurst and Willow 
Avenues. The R3A is a lower density residential district and the commercial overlay typically permits 
ground floor commercial uses. The R3A area was part of a DCP rezoning in 2001. The area north of the 
R3A changes to M3-1. M3 districts are the only districts that allow the uses found in Use Group 18, uses 
which may involve industrial processes with danger of fire, explosion or other hazards to the public or 
generate a great deal of pedestrian or freight traffic. An M3-1 district permits a maximum FAR of 2.0. 
North of the Project Area, and to the east of Front Street is the existing Special Stapleton Waterfront 
District, which was part of a rezoning to C4-2A in 2006. 
 
Immediately south of the Project Area on Block 2820, Lot 110, the abutting use is currently vacant 
industrial and manufacturing buildings of two and three stories and open areas used for boat storage. 
Immediately south of that on Lot 119 there are two, two-story buildings with institutional uses that 
surround on three sides a marina used for pleasure craft. South of that on Lot 132 is a seven-story 
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industrial manufacturing building. This Lot was granted a variance (146-04-BZ) on September 12, 2006 
that permitted conversion of the seven-story building to residential use. For the 12 years prior to the 
granting of the variance the building had been vacant. In approving the application the BSA noted that 
with the change in use and the location of the site on a waterfront block a shore public walkway, upland 
connection and visual corridor would be required to be developed on the site. 
 
Across Edgewater St. on Block 2825, starting at the corner of Edgewater Street and Sylvaton Terrace 
(now Lot 4) there is a vacant industrial building. West of current Lot 4 is Lot 1. These two lots had 
previously been one lot, denoted as Lot 1. This original Lot 1 was granted a variance (324-01-BZ) on 
February 4, 2003 allowing development of a mixed-use project that was to have two mixed-use 
buildings joined together by a parking structure. The variance was needed since the property was in 
an M2-1 zoning district that did not allow residential use. One building on the east side of the lot was 
to be a new five-story plus cellar building with commercial uses in the cellar and 40 residential units in 
the floors above. A second building was to be an alteration of an existing shell with five-stories of office 
use. The buildings were to be linked together by a three-story parking structure with 163 parking 
spaces. In late 2005 a reopening and amendment to the above approval was requested in order to 
modify the proposed five-story office building to allow the three upper floors of the five-story building 
to be used for residential use instead of office use. This amendment was granted on July 25, 2006. Next 
to it, on Lot 16 there is a telephone company building with open parking. The Power Authority of New 
York occupies the remainder of the frontage, to Lynhurst Avenue. The facility located here is a small 
natural gas powered generating plant. There are six of these types of generating plants in New York 
City. North of Lynhurst Avenue to Willow Street, on Block 2823, there is an industrial building, a 
former residential building now commercially occupied, a vacant lot and then a row of commercial 
stores in a single building with parking oriented to Willow Street. North of Willow Street to Camden 
Street (Block 2822) there is a gas station. On the small triangular block (Block 2822) from Camden Street 
to where Edgewater Street and Bay Street merge the use is parking.  
 
North of the Project Area on Block 2820, Lot 105 there is vacant land owned by NYC along the shoreline 
east of Edgewater St., then, on Lot 1, land owned by the New York Transit Authority with a very large 
shed-like building (one story) used for the Staten Island Railroad (SIR). Just to the west of this building, 
on Lot 30 are the tracks of the SIR. Across Bay Street from this, between Vanderbilt Avenue to 
Greenfield Avenue, bounded on the west, the uses are predominantly one and two family houses of 
two to three stories. The exceptions to this are retail and service uses on the western frontage of Bay 
Street from Vanderbilt Avenue to Townsend Avenue. On the irregular shaped Block 2841 between 
Greenfield Avenue and Willow Avenue there is a mix of utility uses, industrial uses, the SIR rail line 
and on Greenfield Avenue near Tompkins Avenue a row of six one and two-family houses. On the 
south side of Willow Avenue (on Block 2842) there is a two-story office building and utility use. 
Exclusive of the Bay Street frontage, the remainder of the area within six hundred feet of the Project 
Area to Virginia Avenue is predominantly residential, one and two-family houses with a few small 
multifamily buildings, scattered vacant lots and a church. Along the west side of Bay Street the uses 
are predominantly commercial, with a mix of office, retail and service use and residential. 
 
The major thoroughfare in the surrounding area is Bay Street, which is the main route between the 
Verrazano-Narrows Bridge, the Stapleton area and the St. George neighborhood and ferry terminal. 
The street has two-way traffic with one parking lane and one travel lane in each direction. Mass transit 
is provided to the project area by both bus and the SIR. Two bus routes service the area, the #S51 that 
provides full time service and the #S81 route that provides part time service. Both routes go from the 
ferry terminal in St. George to the Midland beach area. The SIR provides service from the ferry terminal 
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in St. George all the way to Tottenville at the southern tip of the Island. The nearest station to the Project 
Area is the Clifton Station at the north end of the Surrounding Area, a distance of approximately 1,000 
feet from the Development Site and 400 feet from the edge of the Project Area. 
 
There are no schools, parks or other significant city facilities in the surrounding area or any hospitals, 
landmarks, etc. The major feature of the area is the waterfront, which is largely inaccessible to the 
public. 

Chapter 1.3: Purpose and Need 
This section describes the purpose and need for the proposed actions, without which the proposed 
project could not be developed.  

The underlying zoning of project area (M2-1) restricts the use of the development site to only 
commercial uses (excluding Use Group 5 (hotel) and Use Group 15 (commercial amusement)) and 
medium manufacturing Use Group 17 and limits the development FAR to 2.00. The proposed actions 
would modify these restrictions in order to facilitate a mixed use development with new affordable 
housing units and local retail uses.  

A zoning map amendment is also needed to rezone the development site from M2-1 to R6 and to 
establish a C2-2 commercial overlay district over a small, upland portion of the development site. The 
Applicant believes that the R6 zoning is needed to develop an economically feasible project that 
produces a substantial amount of affordable and market rate housing on the site. The proposed R6 
zoning would be consistent with zoning map amendments, establishing new C4-2A districts, proposed 
by the earlier Stapleton Waterfront Development Plan (CEQR No. 06DME001R, ULURP Nos. 060471, 
060293, 060468, 060469, and 060470). The proposed retail overlay district would facilitate the 
introduction of a new retail use on the development site that responds to community needs and takes 
advantage of the development site’s proximity to the Clifton station.  

A zoning text amendment is needed to extend the boundary of the Special Stapleton District and create 
Subarea D and Subarea E, to further enhance the bulk and use provisions of the underlying waterfront 
zoning applicable to the development site, to foster and promote to cohesive urban design with the 
existing special district and promote public engagement, safety, and access to the waterfront and 
waterfront uses. As a condition of the proposed rezoning, a zoning text amendment will also be 
proposed to establish a mandatory inclusionary housing area, coterminous with Subarea E, to ensure 
the inclusion of affordable units in perpetuity-consistent with the larger mayoral mission for increased 
affordable units in the City. 

In addition, a zoning authorization is needed to allow the development of the proposed project in 
phases. Due to the size and scope of the proposed project, a phased development would allow a portion 
of the proposed development to be constructed, providing that a proportionate portion of the public 
access area and shore public walkway are also developed. The phased construction of the proposed 
project enables a greater construction financing and allows the project to be “shovel ready.” If this 
zoning authorization is not granted, the time to produce the financing to start the project in its entirety 
would add increased delay to the final build year of the proposed project. 

Lastly, and ministerial in nature, a zoning certification is required to ensure that the proposed public 
access areas and shore public walk ways comply with the waterfront regulations and the proposed text 
amendments pertaining to the proposed Subarea E. 
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Overall, the purpose and need of the proposed actions is to facilitate the transformation of the 
development site from, in the Applicant’s opinion, an underutilized property that detracts from the 
surrounding area into a mixed use development with much-needed affordable and market rate 
housing and retail uses that are better suited to the needs of the neighborhood. The existing structures 
and open uses on the development site will most likely remain if these actions are not approved, 
thereby stagnating the development within the surrounding area and precluding access to a large area 
of waterfront. Without the proposed actions, the project as proposed, could not be developed. 

Chapter 1.4: Proposed Actions 
The Applicant is proposing a series of land use actions to activate a site along the Stapleton Waterfront 
with a new mixed use development which would include market-rate and affordable housing, 
commercial retail space, and public open space. These actions are described in detail below (see 
Appendix A for the Proposed Text Amendments). 

Zoning Map Amendment 

The discretionary Zoning Map Amendment would extend the existing Special Stapleton Waterfront 
District to encompass the project area thus making the properties subject to the special district 
regulations; in addition, the Zoning Map Amendment would change the zoning district designation of 
the southern portion of the project area (consisting of Lot 90 and a portion of Lot 110; Subarea E) from 
the existing M2-1 district, which permits manufacturing and commercial uses but not residential use, 
to an R6 and an R6/C2-2 district. The northern portion of the project area (Subarea D) would remain 
zoned M2-1. The proposed zoning of Subarea E would be consistent with the basic zoning of the Special 
District, C4-2A, which is equivalent to the R6A residential district. The proposed R6/C2-2 zoning 
district permits Use Groups 1-9 and 14, allows for a residential FAR up to 2.43, a commercial FAR up 
to 2.0 and community facility FAR up to 4.8. The C2-2 commercial overlay would be mapped to a 
distance of 200-feet south of Lynhurst Avenue and 215-feet deep onto the development site. The 
Stapleton Waterfront District provides for mixed buildings with ground floor retail uses on the 
waterfront. The district includes controls on streetwall provisions and building height.  

Zoning Text Amendment 

The discretionary Zoning Text Amendments consist of modification to the Special Stapleton Waterfront 
District Text (Section 116-00) and to Appendix F, “Mandatory Inclusionary Housing Areas,” of the 
Zoning Resolution.  

These changes described below are intended to create two new Subareas (‘D’ and ‘E’) of the Special 
Stapleton Waterfront District and to modify various portions of the Special Regulations Applying in 
the Waterfront Area (Section 62-00 Et. Seq.) in Subarea E to reflect the unusual shape and dimensions 
of the development site (Subarea E) and to also apply the regulations to the adjoining property (Subarea 
D), which would be included in the Special District but remain zoned M2-1, consistent with the seven-
story office building on that property. Among the changes to the special district are:  
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Text Map Modifications 
 

Changes to the Special Stapleton Waterfront District maps in the Appendix to the chapter. Map 
1 would be modified to show the additional subareas being created and the overall boundaries 
of the Special District. Map 2 is modified to show the new boundaries of the Special District. 
Map 3 is modified to show the new boundaries of the Special District. Map 4 is modified to 
show the new boundaries of the Special District. Map 5 is modified to show the new boundaries 
of the district and the location of upland connections and visual corridors (including the new 
upland connection and visual corridor in Subarea E). The required visual corridor begins at 
Edgewater Street and ends at the Pierhead line. The visual corridor begins south of the 
prolongation of Lynhurst Avenue and is 60’ wide. These changes delineate the areas in which 
the new regulations of the text apply; 
 

Changes to Use Regulations 
 

Special use regulations in Subarea E to allow ground floor parking within 30 feet of a street 
wall. This change affects all three buildings since they have street walls that front on either an 
upland connection or shore public walkway or both and have parking occupying most of the 
ground floors. The development site is in the flood plain and is subject to flooding. Without 
this change some other use would have to be provided in these area that would require dry 
flood proofing, substantially raising the project’s cost. Additionally, required parking would 
then have to occupy a part of a third level of the buildings either causing a reduction in the 
number of units being provided or a request to increase the height of the building; 

Regulations to allow Waterfront Enhancing Uses to be located anywhere within an enlarged 
building provided that no commercial use is located above a dwelling unit. Section 62-29 (d) 
requires that commercial uses be located below the level of the first story ceiling of a building. 
Building ‘C’ is proposed to have an eating or drinking establishment of approximately 6,450 sf 
on its second floor. Therefore, this provision allows 6,450 sf of retail that would otherwise not 
be permitted at this location; 

Permitting physical culture or health establishments as-of-right; which would have to conform 
to parking requirement category PRC-B. Physical Culture or Health Establishments are 
typically not permitted as-of-right. Under current regulations establishment of a Physical 
Culture or Health Establishment use requires the granting of special permit by the Board of 
Standards and Appeals, pursuant to ZR Section 73-36. Pursuant to the proposed text change 
the Applicant would be able to provide as-of-right a facility in the building is equipped and 
arranged to provide instruction, services or activities which improve a person’s physical 
condition by physical exercise or massage. Physical exercise programs include aerobics, 
martial arts or the use of exercise equipment. This facility would be located in Building ‘B’; 

 
Changes to Bulk Regulations 
 

Special bulk regulations are being established by Section 116-621 (Required Yards) modifying 
Section 62-332 (Rear Yards and Waterfront Yards) concerning waterfront yards that allows up 
to a five-foot reduction (normally 40 feet) of the depth of a waterfront yard when the lot 
dimension measured perpendicular along the landward edge of the stabilized shore, bulkhead 
or natural shore is less than 150 feet; As with the change described in the following section it 
would apply along the frontage of Building ‘B’ on the shore public walkway. 
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Establishment of Section 116-632 (Waterfront Public Access Area) modifying Section 62-52 
(Applicability of Waterfront Public Access Area Requirements). This modification serves two 
purposes: it allows at various point along the shore public walkway a reduction in the width 
of the walkway from 40 feet to 35 feet at various locations where Building ‘B’ fronts on the 
shore public walkway; It also requires that where there is an existing building to remain that 
the shore public walkway occupy the entire distance between the existing building and 
shoreline be used for a shore public walkway with a required 8-foot-wide circulation path. 

Changes in the height and setback regulations, including initial setback distance, measurement 
of height (setting the base plane), minimum/maximum base height, maximum height of 
buildings and floor plate sizes at varying elevations, street wall articulation facing a shore 
public walkway, streetscape requirements relative to lobbies and special requirements for 
garage walls screening them from the street and waterfront public access areas. The initial 
setback distance required in Section 62-341 is reduced on portions of the zoning lot where the 
distance between the landward edge of the stabilized shore and the landward zoning lot line 
is less than 150 feet may be reduced to 5 feet provided that at least 40 percent of the width of 
each story is no less than 10 feet from the shore public walkway. Rather than using the 
procedures specified in Section 62-341(a)(3) for determining base plane the new text specifies 
that the base plane is 16.8 above Richmond Datum. The new text specifies that rather than a 
maximum base height of 60 feet in the R6 district that the maximum base height is reduced to 
55 feet and a minimum of base height of 2-stories or 25 feet whichever is less is required and 
that building portions that exceed 55 feet or five stories whichever is less shall be considered a 
tower. Buildings with tower portions fronting on Edgewater Street (Building ‘A’) are limited 
to 120 feet or 12-stories above the base plane, whichever is less while any other building with 
tower portions is limited to 11-stories or 110 feet above the base plane (Building ‘B’). The 
proposed text also specifies requirements for street wall articulation specifying the dimensions 
and locational requirements for recesses. The garage wall requirement ensures that the vehicles 
on the ground level are appropriately screened from the shore public walkway by partially 
opaque street walls and plantings and trees. 

 
Modifications of the Design Requirements for Waterfront Public Access 

 
Reducing the minimum amount of required waterfront public access area and modifying the 
regulations for an upland connection. These proposed regulations specify the specific location, 
dimensions and orientation of the visual corridor so that it conforms to the previously required 
visual corridor. Other changes include allow decreasing the width of the shore public walkway 
from the 40 feet required by existing regulations to a minimum of 35 feet and modifying the 
upland connection regulations by reducing the 10-foot minimum width requirement for the 
area abutting a turnaround for a Type 2 upland connection. 



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement

Page 1-9 

Mandatory Inclusionary Housing Area 

A zoning text amendment to Appendix F of the Zoning Resolution, “Mandatory Inclusionary 
Housing Areas,” would establish a Mandatory Inclusionary Housing Area that is coterminous 
with the Subarea E (see Appendix A).4 

Zoning Authorization 

The third requested action is for approval of a Zoning Authorization pursuant to ZR Section 62-822(c) 
(Zoning Authorization for phased development of waterfront public access areas). This discretionary 
action is needed since the Applicant would be developing the overall project in three different phases. 
The Applicant needs permission to develop the required waterfront public access area in separate 
phases consistent with the development. It is the intent of the Applicant to provide the required 
waterfront public access areas proportionate to the lot area being developed in each phase. The 
proposed phasing of development of the lot and the waterfront public access areas. 

Certification 

The fourth and final action is the Chairperson’s Zoning Certification pursuant to ZR Section 62-811(b) 
that a site plan has been provided showing compliance with the provisions of ZR Sections 62-50 and 
62-60 and additional text amendments made as part of this application, a ministerial action. The 
proposed project would incorporate waterfront public open space, visual corridors, and upland 
connections which would be subject to certification by the CPC Chairperson. 

Chapter 1.5: Proposed Project 
The development site is the only portion of the project area projected to be developed as a result of the 
proposed actions. The remainder of the project area would remain as per existing conditions. The 
proposed project consists of two new buildings (Buildings ‘A’ and ‘B’) and the substantial enlargement 
of a third building (Building ‘C’) to create a mixed residential/commercial development with accessory 
parking. The proposed zoning for the project site permits a maximum residential FAR of 2.43, 
commercial of 2.0, and community facility of 4.8. The proposed zoning permits a maximum height of 
120 feet above the based plane for tower portions of buildings fronting on Edgewater Street and a 
maximum height of 110 feet above the base plane for any other building with tower portions. The 
maximum base height within the study area is 55 feet or five stories above the base plane, whichever 
is less. The base plane is defined as 16.8 feet above Richmond County datum. 
 
The proposed project would result in the development of 478,694 gsf of floor area at an FAR of 
approximately 1.02 (Residential FAR of approximately 0.96 and commercial FAR of approximately 
0.07). 24,173 gsf of floor area would be commercial use (5,073 gsf of physical and cultural establishment 
space, 6,450 gsf of eating or drinking establishment, and 12,650 of retail space), 351,567 gsf would be 

4  For the purposes of analysis, it is assumed that 20 percent of units would be affordable to incomes of on average of 80 percent of 
the Area Median Income (AMI). At this time, it has not been determined which of the MIH options would be applicable to the 
Subarea E. The option will be determined through the public review process.  



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement

Page 1-10 

residential use, and 102,954 gsf would be parking floor area. The proposed project would have 
approximately 371 dwelling units and 346 parking spaces. At this time, it has not been determined 
which of the MIH options would be applicable to the proposed project. The option will be determined 
through the public review process. However, for analysis purposes it is assumed that 20 percent of 
units would be affordable to household with incomes of 80 percent of AMI. As part of the development 
a visual corridor, upland connection, shore public walkway and a public access area would be 
provided. The existing building at the north end of the development site would be enlarged (Building 
C), while the steel shed at the south end of the development site would be demolished. 
 
Building ‘A’ 
 
Building ‘A’ would be located at the southern end of the development site and would be oriented 
perpendicular to the shoreline. The building would be 13-stories (130 feet) in height (119 feet as 
measured from the base plane).5 The portion of the building facing the shoreline and along Edgewater 
Street would have three setbacks. The building would be 212,964 gsf in area with 144,592 gsf of 
residential space; 12,650 gsf of commercial space; and 55,722 gsf of parking space. On the lowest floor 
would be 87 parking spaces. The second floor (the first floor above the base plane) would contain 64 
parking spaces, 12,650 sf of retail and eating or drinking establishment uses. The building would have 
approximately 163 dwelling units and would provide 151 total parking spaces.  
 
Building ‘B’ 
 
Building ‘B’ would be located in the middle of the development site, extending along the shore public 
walkway and parallel to the shoreline. The building would be 12-stories (120 feet) in height (110 feet as 
measured from the base plane) in the form of a base with two residential towers with the base rising 7-
stories. The building would have a total of 228,800 gsf of floor area consisting of 182,615 gsf of 
residential space, 5,073 gsf of commercial space, and 41,112 gsf of parking space. One of the commercial 
uses planned for the building is a physical culture establishment. It is expected that the first floor of the 
building would contain 106 parking spaces and separate residential and commercial lobbies. The 
second floor of the building would contain 34 parking spaces, commercial space, lobby space, and 
residential space. The remaining floors in the building would be all residential space. There would be 
a total of 184 dwelling units and 140 total parking spaces provided. 
 
Building ‘C’ 
 
Building ‘C’ would be located at the northern end of the development site, and would be an 
enlargement of the small existing building at this location. Currently, the half of the building closest to 
the shoreline is two-stories (22 feet) in height while the remaining portion of the building is partly one 
story and partly a building shell with no roof. The enlarged building would be a rectangular building 
with its narrower side facing the shoreline. The building’s height would be six-stories (62 feet) in height 
(52 feet as measured from the base plane). The building would have a total of 36,930 gsf of floor area 
which 24,360 gsf would be residential space, 6,450 would be commercial space, and 6,120 would be 
parking space. There would be 24 dwelling units and 38 total parking spaces provided. 
 
 
 

5 Heights are actual physical heights unless otherwise noted (such as heights measured from the base plane).
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Vehicular Access and Parking 
 
Vehicular access to the development site would be provided from Edgewater Street at three locations. 
The first location begins approximately 23 feet north of the southern property line. At this location 
there is a 22-foot wide curb cut that provides access to the parking areas in Building ‘A’. The next access 
is approximately 130-feet further north along Edgewater Street and is located partly in the prolongation 
of Lynhurst Avenue. This 24-foot-wide curb cut would be located in the proposed visual corridor and 
extends from Edgewater Street to the shore public walk. From this access both the lobbies and the 
parking areas in both Buildings ‘A’ and ‘B’ can be accessed. A third access is provided 377-feet north 
on Edgewater Street and is a prolongation of Willow Avenue. This access to the development site is 
provided across Lot 95 and is permitted through a previously established easement agreement with 
the owner of Lot 95. It begins at a 28-foot wide curb cut at Edgewater Street, traverses Lot 95 at a width 
of 34 feet (the width of the easement including a six-foot sidewalk) and terminates at the open, 
publically accessible area between Buildings ‘B’ and ‘C’ from which garages in both buildings can be 
reached. All access-ways provide entry and exit-ways to the parking areas in each building. In total the 
three garages and on street parking on the private driveway would provide 346 parking spaces. 186 
Bicycle parking spaces would also be provided. 
 
Site Improvements 
 
Site improvements consist of a visual corridor, an upland connection, a shore public walkway shore 
public walkway, and a public access area. A 23,114.5 sf shore public walkway and a 13,366.6 sf upland 
connection would be provided as part of the proposed project resulting in a total of 36,481 sf of 
qualifying waterfront public access area. In addition, 8,273 sf of open space would also be provided as 
a public access area. 
 
The visual corridor begins at Edgewater Street and traverses the site out to and past the shoreline. The 
visual corridor is 60 feet in width and aligns with a point just south of the termination of Lynhurst 
Avenue. Most of the visual corridor traverses the private driveway that provides site access from 
Edgewater Street. The corridor is bounded on both its south and north sides by elements of the upland 
connection and then by Building ‘A’ to its south and Lot 95 and then Building ‘B’ to the north. 
 
The upland connection is a Type 2 upland connection with elements on both sides of the private 
driveway, whose alignment it follows. On the south side of the private driveway the connection is a 
total of 20 feet in width. The upland connection includes a required 70-foot-wide turnaround for the 
Fire Department, located just before the shore public walkway. This area also provides access to the 
parking in Building “B”. 
 
The shore public walkway begins at the southern end of the development site (a gate is provided at 
this location to access a potential continuation of a shore public walkway on the adjacent property to 
the south). The shore public walkway terminates at the north end of the Site, also with a gate provided 
to access a potential continuation of a shore public walkway on the property to the north. The shore 
public walkway varies in width. From its southern beginning to the northern boundary of the upland 
connection the width is 40 feet. It is then reduced in width to 35 feet since the width of the zoning lot 
is narrowed in this area. It continues at this width until reaching Building ‘C’, the existing building to 
remain, where it is further narrows to 13’. The shore public walkway contains a continuous 12-foot-
wide walkway from one end of the Site to the other end and would be developed with plantings 
consisting of grasses, shrubs, and trees; benches; moveable chairs; benches with tables and trash 
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receptacles; and lighting. 
 
In between Building ‘B’ and Building ‘C’ there is a 91-foot-wide public access area that while accessible 
to the public is not part of the waterfront public access area. Because of its limited size and the uses to 
which it is devoted the area is not designed to meet the requirements of a waterfront public access area. 
It lacks the required seating and the required plantings. This public access area is at the termination of 
an existing vehicular and pedestrian easement that traverses the adjacent property and ends at 
Edgewater Street. This easement area provides both vehicular and pedestrian access to the open area, 
from which the garages in Buildings ‘B’ and ‘C’ are reached. The public access area also provides space 
for a required Fire Department turn around. Neither the public access area nor the easement area 
leading to Edgewater Street is a required visual corridor or upland connection. The public access area 
is bounded on its south side by the shore public walkway and provides access to it. 

Chapter 1.6: Analysis Framework 

Build Year 

Assuming that the proposed actions are effective in 2017, the build year for the proposed project is 
2019. Redevelopment of the development site is expected to commence by mid-2017 and be completed 
by the fourth quarter of 2019. 

Future No-Action Condition

Absent the proposed actions, it is assumed that the development site would not be redeveloped. The 
project would remain zoned M2-1 and no new as-of-right development would occur as the zoning 
controls preclude residential or community facility uses on the site. Market conditions in the area are 
not supportive of new manufacturing or ‘free-standing’ (without the development of residential uses) 
commercial uses at this location. Therefore, the future No-Action condition considers the project area 
in the 2019 build year in its current condition, vacant and undeveloped with the existing zoning 
remaining in place.  

Future With-Action Condition 

As noted above the Applicant-owned property, Lot 90 (the development site), is the only lot within the 
rezoning area projected to be developed under the future With-Action condition. Lot 95 (1 Edgewater 
Street) is fully developed with an occupied, seven-story approximately 256,000 gsf office building and 
a parking lot and would remain zoned M2-1.6 Only very small portions of the remaining lots (Lots 105 
and 110) are located within the rezoning area. As such, the development site is the only site expected to 
be redeveloped as a result of the proposed actions. 

The proposed actions would set the parameters of the proposed project. However, the proposed actions 
would not tie development to any particular program. As such, both a mixed use building and a fully-

6  An informational meeting was held with DCP concerning the possible redevelopment of Lot 95. 
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residential building could be developed at the proposed development site. In order to fully address the 
environmental impact of the proposed project, two scenarios, RWCDS 1 and 2, were identified for the 
future With-Action condition and are analyzed in Attachment 2, “Supplemental Analyses.” The first 
scenario is the proposed project as described above. The second scenario assumes an entirely 
residential program but is identical to the proposed project in all other ways.  

The overall development program under the No-Action and With-Action conditions for both RWCDS 
is shown in Table 1-1, below. 

Table 1-1: Reasonable Worst-Case Development Scenarios 

Land Use No-Action
Condition

With-Action 
Condition 

 (RWCDS 1) 

With-Action 
Condition

(RWCDS 2) 
Increment 
(RWCDS 1) 

Increment 
(RWCDS 2) 

Residential 

Residential 0 DU 351,567 sf 
(371 DU) 

375,608 sf 
(396 DU) 

+ 351,567 sf 
(371 DU) 

+ 375,608 sf 
(396 DU) 

Commercial 
Retail 0 sf 12,650 sf 0 sf + 12,650 sf + 0 sf 
Eating or Drinking 
Establishments 0 sf 6,450 sf 0 sf + 6,450 sf + 0 sf 

Physical and Cultural 
Establishment 0 sf 5,073 sf 0 sf + 5,073 sf + 0 sf 

Commercial 0 sf 24,173 sf 0 sf + 24,173 sf + 0 sf 
Other Uses 

Open Space 0 acres 1.03 acres 1.03 + 1.03 acres + 1.03 acres 
Vacant 3.31 acres 0 acres 0 acres - 3.31 acres - 3.31 acres 

Parking 
Parking Spaces  0 spaces 346 spaces 346 spaces + 346 spaces + 346 spaces 

Population  
Residents 0 983 1,049 + 983 + 1,049 
Workers 0 95 23 + 95 + 23 
Notes:  
1 Population based on 2.65 residents per household from 2010 Census Tract 6, 8, and 27 Average Household Size (NYC 

Department of City Planning); Worker Population based on 1 worker per 25 dwelling units, 1 employee per 50 parking 
spaces, and 1 employee per 333 sf of retail uses. 

2 The number of dwelling units is based on an assumption of an average unit size of 947 sf. This reflects a conservative 
assumption as compared to the New Stapleton Waterfront Development Plan FEIS (CEQR # 06DME0014, September 2016) 
which assumes an average dwelling unit size of 1,094 sf.

 

The EAS will analyze the proposed actions for each technical area of concern. In order to assess the 
possible effects of the proposed actions, both RWCDS (represented in Table 1-1) will be used to 
determine the potential for environmental impacts from the rezoning. For the purposes of conservative 
analysis, the RWCDS that could result in the greater environmental impact will be analyzed where 
appropriate (e.g., for the analysis of community facilities, the RWCDS that results in the greater number 
of residential units will be analyzed). For assessments in which there is no objectively greater impact, 
both RWCDSs would be analyzed. In some cases, there would be no distinction between the impacts 
associated with either RWCDS, in these instances the proposed project will be described as the future 
With-Action condition. 
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ATTACHMENT 2: 
Supplemental Analyses 

Chapter 2.1: Land Use, Zoning, and Public Policy 

2.1.1 Introduction 

This chapter considers the potential for the proposed project to result in significant adverse impacts to 
land use, zoning, and public policy. Under the guidelines of the CEQR Technical Manual, this analysis 
evaluates the uses in the area that may be affected by the proposed project and determines whether the 
proposed project is compatible with those uses or may otherwise affect them. The analysis also 
considers the proposed project’s compatibility with zoning regulations and other applicable public 
policies in the area, including the City’s Waterfront Revitalization Program (WRP). 

As discussed in detail below, the proposed actions consist of: a) a Zoning Map Amendment to extend 
the Special Stapleton Waterfront District (SW) to include the project area, and to change an existing 
M2-1 Zoning District to an M2-1(SW), R6(SW) and R6/C2-2 (SW) Zoning Districts; b) Zoning Text 
Amendments to establish two new subareas ("Subareas D” and “Subarea E") of the Special Stapleton 
Waterfront District coterminous with the project area, to modify portions of the Special District 
regulations for these subareas, and to establish a Mandatory Inclusionary Housing (MIH) area 
coterminous with the Subarea E; c) a Zoning Authorization from the CPC for the phased development 
of waterfront public access areas; and d) a Zoning Certification from the CPC Chairperson’s pursuant 
to ZR Section 62-811(B), Waterfront public access and visual corridors, a ministerial action (see 
Appendix A).  

The proposed project would consist of three buildings developed with a mix of uses including 
residential, commercial, and parking uses; in addition, the proposed project would result in the 
development of the waterfront with an upland connection, visual corridor, and public access area. Two 
Reasonable Worst Case Development Scenarios (RWCDS) have been established to provide a 
conservative analysis for the proposed project. As described in Attachment A, “Project Description,” 
the proposed project (RWCDS 1) would result in the development of 371 residential dwelling units and 
24,173 gsf of commercial space. RWCDS 2 would be entirely residential consisting of 396 dwelling 
units. Under both RWCDSs 1.03 acres of open space and 346 parking spaces would be provided and 
20 percent of units would be reserve as affordable to incomes averaging 80 percent of area median 
income (AMI). 

2.1.2 Methodology 

This preliminary analysis of land use, zoning, and public policy follows the guidelines set forth in the 
2014 CEQR Technical Manual for a preliminary assessment (Section 320). According to the CEQR 
Technical Manual, a preliminary land use and zoning assessment includes a basic description of existing 
and future land uses and zoning information, and describes any changes in zoning that could cause 
changes in land use. It also characterizes the land use development trends in the area surrounding the 
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project area that might be affected by the proposed action, and determines whether the proposed 
project is compatible with those trends or may alter them. 

The CEQR Technical Manual stipulates that a preliminary assessment of public policy 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 conform or conflict with the identified policies. 
If so, a detailed assessment should be conducted; otherwise, no further assessment is needed. 

The following land use, zoning, and public policy assessment follows this guidance and provides a 
description of the Existing Conditions of the development site and the surrounding area. This is 
followed by an assessment of the future No-Action condition and With-Action condition, and a 
conclusion that no further analysis is needed. 

The land use study area is typically defined as the area within 400-feet of the project area, which for 
this project is generally bounded to the north by Townsend Avenue, to the south by Sylvaton Terrace, 
to the west by Bay Street, and to the east by the waters of Upper New York Bay (see EAS Figure 3). 

2.1.3 Preliminary Assessment 

Land Use

Existing Conditions 

Development Site 

The development site is identified as 125 Edgewater Street (Tax Block 2820, Lot 90) located between 
Edgewater Street and the pierhead line and between Greenfield Avenue and a point approximately 
175 feet south of Lynhurst Avenue at its intersection with Bay Street. The site totals 795,590 sf in area 
and is comprised of 144,258 sf of upland/dry land area and 651,332 sf of land under water. The site has 
660 feet of frontage along the shoreline and 200 feet of frontage along Edgewater Street. 

The development site is currently developed with a vacant one- to two-story masonry structure 
containing approximately 8,948 gsf of floor area and one vacant one-story steel shed containing 
approximately 5,246 gsf of floor area and is occupied on a short term basis for open storage. The 
remainder of the site is paved with asphalt. The property was formerly utilized by the MTA as a bus 
depot for the parking of buses. 

Project Area 

The project area is located between Edgewater Street and the pierhead line and between the eastern 
prolongation of Greenfield Avenue to the north and a point approximately 175 feet south of Lynhurst 
Avenue at its intersection with Edgewater Street to the south. There are no streets that bound the project 
area to the north or south. The prolongations of Willow Avenue and Lynhurst Avenue intersect the 
project area. The project area is on Block 2820 and consists of the entirety of Lots 90 and 95 and portions 
of Lots 105 and 110. Lot 90 is the only portion of the development site under the Applicant’s control. 
All of the tax lots extend out to their pierhead lines and consist of both lands above water and under 



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement 

Page 2.1-3 
 

water portions. The lands above water constitute between a quarter and a third of the lot areas. There 
are no piers within the project area.  

1 Edgewater Street (Block 2820, Lot 95) – This lot totals 795,385 sf in area with 23,455 sf within 
the project area. It is an irregular shaped lot with its longest frontage on Edgewater Street and a 
shorter frontage along the pierhead line. The lot is developed with one seven-story, 256,000 
square foot office building and parking lot.  

Murray Hulbert Avenue (Block 2820, Lot 105) – This lot totals 859,800 sf in area with 30,533 sf 
within the project area. It is an irregular shaped lot with frontage along Murray Hulbert Avenue 
and Front Street. The portion of Lot 105 in the project area is a long, narrow triangle extending 
from Edgewater Street to the Pierhead Line, located north of Lot 95. The parcel is a City-owned 
lot used for open storage of transportation and utility related supplies and materials.  

181 Edgewater Street (Block 2820, Lot 110) – This lot totals 100,941 sf in area with 4,134 sf within 
the project area. It is an irregular L-shaped lot with 353 feet of frontage along Edgewater Street. 
The portion of Lot 110 in the project area is a long, narrow triangle just south of Lot 90. The lot 
is developed with a one two-story, 33,100 sf manufacturing building. 

Study Area 

The study area consists of a mixture of commercial, light industrial, and transportation and utility uses, 
parking, and vacant land as well as the waters of Upper New York Bay. Two 1-story transportation 
and utility buildings border the development site immediately to the south. The remainder of the 
waterfront is generally used for parking or industrial uses; many of the lots on the waterfront are vacant 
and underutilized. A New York City Power Authority building with associated parking is located 
across Edgewater Street from the development to the west. Buildings with frontage on Edgewater 
Street and Bay Street are generally local retail and service establishments such as restaurants, banks, 
and supermarkets but also include uses such as car washes and gas stations. North of Willow Avenue 
the Staten Island Railway curves to the north where it meets the Clifton Station which is improved on 
Front Street. 

Nearly all other land uses within land use study area consist of residential uses, parking, and vacant 
land. Residential neighborhoods are located west of Bay Street and south of Willow Avenue or west of 
Bay Street and north of Greenfield Avenue. 

Future No-Action Condition 

Absent the proposed action for the project build year of 2019, it is assumed that the development site 
would remain in its existing vacant and unutilized condition (with the possible exception of temporary 
storage uses such as those currently located on the property). No additional development is anticipated 
to occur within the project area.  
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The entire first phase (Phase I) of the Stapleton Waterfront Development Plan (CEQR # 06DME001R) 
will be completed by the project build year. Phase I development would occur just outside of the 400-
foot study area and would result in the development of 30,323 gsf of commercial retail space and 950 
dwelling units (comprising 581,319 gsf of residential floor area) and 6.9 acres of open space (of which 
2.13 acres is already existing and open) along the Stapleton Waterfront.1 Phase II and III would be 
completed between 2020 and 2024 respectively. The Stapleton Waterfront Development Plan would 
result in the development of new mixed use buildings and open space on vacant land and lots occupied 
by marginal commercial and industrial/manufacturing uses. Additionally, the development would 
enhance the Stapleton neighborhood by linking the upland neighborhood to the Stapleton waterfront 
and would reactivate Bay Street through the introduction of ground-floor retail activity, mixed-use 
development, and open space. While the development is outside the 400-foot study area, it is included 
in the below and subsequent analyses as it will substantially affect land uses surrounding the project 
area. 

Other than development associated with the Stapleton Waterfront Development Plan, surrounding 
land uses within the immediate study area are expected to remain largely unchanged by the project 
build year of 2019. 

Future With-Action Condition 

The development site is the only portion of the project area projected to be redeveloped as a result of 
the proposed actions. The proposed project would redevelop the currently vacant site primarily for 
residential purposes with accessory retail space and accessory parking to serve project residents and 
other persons in the surrounding community. As compared to the future No-Action Scenario, both 
RWCDS 1 and RWCDS 2 would result in a substantial increase in residential units (including affordable 
housing), parking spaces, and publicly-accessible open space. RWCDS 1 would result in mixed use 
building while RWCDS 2 would result in entirely residential buildings with a slightly greater number 
of units as compared to RWCDS 1. 

Both RWCDS 1 and RWCDS 2 would be consistent with the mixed-use character of the surrounding 
study area and planned development as part of the Stapleton Waterfront Development Plan. Both 
RWCDS 1 and 2 would connect upland neighborhoods with the waterfront. RWCDS 1 would activate 
Edgewater Street and the waterfront with new retail uses. The retail uses would provide local services 
for the surrounding community and the open space would help foster and active and revitalized 
waterfront. The inclusion of affordable housing in both RWCDSs would contribute to the City’s goal 
of fostering economically diverse neighborhoods and affirmatively furthering fair housing. The 
medium-density residential uses associated with the proposed project would be compatible with the 
study area (which is developed with a large amount of open space proximate to the development site). 
The Stapleton Waterfront Development Plan Phase I by the 2019 build year will have created a trend 
towards a more active waterfront with residential uses and local retail along Bay Street. While the 
proposed project would not establish connectivity along the waterfront, the rezoning would put in 
place a mechanism such that the open space created by the proposed project and the open space 
associated with the Stapleton Waterfront Development Plan could be joined at a later date.  

Both RWCDSs would contribute to the development of the Bay Street and Edgewater Street as a vibrant 
mixed use corridor and the Stapleton Waterfront as an active and attractive open space. Both RWCDSs 

                                                           
1  The environmental review for the Stapleton Waterfront Development Plan analyzed a total unit count of 1,050 dwelling units for Phase 1. The developer is 

only constructing a total of 907 units, however, for the purposes of conservative analysis a total of 950 units will be analyzed as part of the environmental 
review. 
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would be consistent with the Stapleton Waterfront Development Plan rezoning and would enhance 
the pedestrian experience along Edgewater Street.  

The proposed project would solely facilitate development on the development site and would not 
result in any other land use changes in the project area. The study area would continue to have a mix 
of uses and an on-going trend of mixed use development. As described above both the proposed project 
and the RWCDS 2 would be compatible with the land use character of the surrounding area. In 
addition, new publicly-accessible open space and affordable housing would provide important 
benefits to the surrounding community. Overall the proposed project would be consistent with and 
supportive of land uses in the surrounding area and would not result in significant adverse land use 
impacts. 

Zoning

Existing Conditions 

Development Site and Project Area 

The development site and project area are zoned M2-1. For zoning calculation purposes, the zoning lot 
is 366,835 square feet in size. Because the dry land portion of the property is smaller than the area 
generating floor area, there are physical limitations to accommodating the FAR generated by the lot.  

The M2-1 district is primarily mapped in older manufacturing areas of the City. M2 districts occupy 
the middle ground between light and heavy industrial uses and are designed for manufacturing and 
related activities that can meet a medium level of performance standards. The district permits general 
industrial uses and most commercial uses with the exception of certain retail uses which are prohibited 
or limited to developments of 10,000 square feet or less. Residential and community facility uses are 
not permitted in this zone. The M2-1 zone has an allowable commercial or manufacturing FAR of 2.0. 

Study Area 

Most of the study area surrounding the site is zoned M2-1. Other zoning districts within the study area 
include an M3-1 zone to the south and a second area zoned M3-1 to the west. Small portions of the area 
to the west of the project area are zoned R3A and R4 and a small portion of the R3A district is mapped 
with a C1-2 commercial overlay. Other zoning designations mapped within the study area include the 
Lower Density Growth Management Areas and the City’s Food Retail Expansion to Support Health 
(FRESH) program. The Special Stapleton Waterfront District is located north of the project area. The 
underlying zoning district of the special district is a C4-2A commercial district (R6A residential 
equivalent). 

M3 districts are for heavy industries that generate noise, traffic, or pollutants. Typical uses include 
power plants, solid waste transfer facilities and recycling plants, and fuel supply depots. M3 districts 
are usually located near the waterfront and are buffered from residential uses. Only manufacturing 
and commercial uses are permitted within this district. Uses with potential nuisance effects in M3 
districts are required to conform to minimum performance standards. The M3-1 district permits a 
maximum commercial or manufacturing FAR of 2.0. The district permits a maximum building height 
of 60 feet.         
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The R3A zoning district allows detached one- and two-family dwellings and community facility uses. 
It is the lowest density district to allow zero lot line buildings, and is mapped in many older 
neighborhoods in the city. The minimum lot area requirement is 2,375 square feet and the minimum 
lot width is 25 feet. The maximum residential FAR is 0.5 plus a 20 percent allowance for attic space, 
and one parking space is required per unit. The maximum community facility FAR is 1.0. 

The R4 zoning district is a low density zone permitting multiple dwellings. A variety of housing types, 
including garden apartments and rowhouses, are common in this district. The R4 zone permits a 
maximum residential FAR of 0.75 with an attic allowance of up to 0.15 for a total FAR of 0.9, a maximum 
45 percent lot coverage, and a maximum building height of 35 feet resulting in buildings generally no 
taller than three stories, and requires one parking space per dwelling unit. The maximum community 
facility FAR is 2.0. Lots sizes are a minimum of 3,800 square feet for detached one- and two-family 
houses and 1,700 square feet for all other types of units.   

C1 overlay districts accommodate the retail and personal service shops needed in residential 
neighborhoods, and are generally mapped along major avenues. The maximum commercial FAR for 
C1 overlays in R3A zones is 1.0. Residential uses are permitted within these overlays with residential 
bulk being governed by the provisions of the surrounding residential zone. Parking requirements vary 
by use within the C1 zone with one parking space required for each 300 square feet of general retail 
floor area.  

A Lower Density Growth Management Area (LDGMA) is mapped to the west of the development site 
over the area zoned R3A. In the LDGMA, special zoning controls aim to match future development to 
the capacity of supporting services and infrastructure in parts of the city experiencing rapid growth. 
Residentially zoned portions of Community District 1 in Staten Island in which the project area is 
located are designated as a Lower Density Growth Management Areas. Within an LDGMA, special 
regulations apply to any development in an R1, R2, R3, R4-1, R4A, or C3A district; any development 
accessed by a private road in a R1, R2, R3, R4, R5; or C3A district, and C1, C2, and C4 districts in the 
borough of Staten Island. 

The development site and the study area are located within the boundaries of the City’s Food Retail 
Expansion to Support Health (FRESH) program. The City has established the FRESH program in 
response to the issues raised in neighborhoods that are underserved by grocery stores. FRESH provides 
zoning and financial incentives to promote the establishment and retention of neighborhood grocery 
stores in underserved communities throughout the five boroughs. The FRESH program is open to 
grocery store operators renovating existing retail space or developers seeking to construct or renovate 
retail space that will be leased by a full-line grocery store operator. The project area and the study area 
are eligible for various tax incentives related to grocery store development and operation.   

The Special Stapleton Waterfront District (SW) located just north of the project area, on the north 
shore of Staten Island, is part of a comprehensive plan to develop the former U.S. Navy homeport 
into a 12-acre waterfront esplanade with a mixed extension to the Stapleton town center. Special 
commercial district regulations provide for mixed buildings with ground floor retail uses, such 
as waterfront restaurants and other water-related uses, in a walkable neighborhood. Design 
controls, including street wall provisions and a low building height to frame the public park, 
respect the character and scale of the upland portions of Stapleton. To encourage similar 
development on key streets linking the town center to the waterfront, space used for  non-
residential uses on the ground floor of buildings containing residential uses will not count as floor 



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement 

Page 2.1-7 
 

area. Although not subject to waterfront design rules, pedestrian connections to the waterfront 
esplanade and unobstructed visual corridors are required at regular intervals as extensions of the 
streets of the Stapleton town center. 

Waterfront Zoning 

In 1993, to support the Comprehensive Waterfront Plan and the Waterfront Revitalization Program 
(WRP), the City adopted the Waterfront Zoning Regulations (NYC Zoning Resolution, Article VI, 
Chapter 2), which were amended in 2016. The Regulations have the following stated purposes: 

To maintain and reestablish physical and visual public access to and along the waterfront; 

To promote a greater mix of uses in waterfront developments in order to attract the public 
and enliven the waterfront; 

To encourage water-dependent uses along the City's waterfront; 

To create a desirable relationship between waterfront development and the water's edge, 
public access areas and adjoining upland communities; 

To preserve historic resources along the City’s waterfront; and 

To protect natural resources in environmentally sensitive areas along the shore. 

The waterfront zoning regulations apply to properties within waterfront blocks, which are blocks 
adjacent to or intersected by the shoreline. All residential and commercial developments are required 
to provide a waterfront yard that is 30 to 40 feet wide, depending on the district, along the entire 
shoreline of the zoning lot. For the project site, the waterfront yard depth requirement is 40 feet. 

In all districts, with few exceptions, residential, commercial, and community facility developments on 
waterfront zoning lots are required to provide and maintain public open space at the water’s edge with 
pedestrian links to upland communities. In districts allowing a FAR of 4.0 or less where development 
would require public access, a minimum of 15 percent of the lot area must be improved or maintained 
for this purpose; a minimum of 20 percent is required in districts permitting an FAR greater than 4.0. 
Waterfront public access includes shore public walkways, upland connections, and supplemental 
public access areas, as needed to fulfill the minimum square footage requirement for public access. The 
waterfront zoning regulations stipulate certain design requirements related to seating, planting, 
signage and other design elements. Waterfront zoning also requires visual corridors, which are open 
areas that provide an unobstructed view from upland streets through a waterfront zoning lot to the 
shoreline. 

Waterfront zoning bulk regulations apply to developments within waterfront blocks in all zoning 
districts. In low-density residence districts and medium and high-density contextual districts, 
waterfront development generally follows the same bulk rules as upland development with slight 
modifications that tailor the regulations to waterfront sites. For instance, to maintain an open area along 
the shoreline, waterfront yards substitute for rear yards. 

In non-contextual medium- and high-density districts, taller buildings are permitted, but a sense of 
openness at the water’s edge is ensured by rules controlling height, the length of buildings parallel to 
the shoreline and the footprint of towers. To create a varied skyline at the water’s edge, additional 
floors are allowed if the building top is set back along all sides of the building. To prevent excessive 
density and bulk generated by portions of land under water on a waterfront zoning lot, lot area 
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seaward of the bulkhead line may not be used to generate floor area. Piers and platforms, however, 
may transfer floor area to the landward portion of the zoning lot. 

For most developments on waterfront blocks, the Chairperson of the CPC must certify that the 
proposed project complies with requirements for public access and visual corridors. Once certified, a 
maintenance and operation agreement with the DPR must be filed and recorded before a building 
permit can be issued by the Department of Buildings (DOB). The review procedure helps the city 
enforce maintenance obligations and the public’s right of access to these areas during required hours 
of operation and, for planning purposes, track the progress of waterfront development throughout the 
city. 

Future No-Action Condition 

In the 2019 build year absent the proposed actions the development site and project area would 
continue to be governed by the provisions of the existing M2-1 zoning district.  

No rezoning actions are presently being contemplated by the NYC Department of City Planning (DCP) 
for the study area by the final project build year of 2019 Therefore, the R3A, R4, and C1-2 commercial 
overlay districts as well as the Special Stapleton Waterfront District, the Lower Density Growth 
Management Areas, and the FRESH program areas are anticipated to remain as they currently exist.      

Future With-Action Condition 

Development Site and Project Area 

The proposed actions (discussed further below) would increase the permitted density of the project 
area and allow new commercial, community facility, and residential uses. As described above, the 
proposed mix of uses and density that would result from the proposed actions would be compatible 
with surrounding uses. Furthermore, zoning controls would constrain the proposed project to the 
appropriate form for waterfront development. Compared to the future No-Action condition, the 
proposed project would provide substantial benefits to the surrounding community including 
affordable housing, new publicly-accessible open space, and improvements to the streetscape. 

As described in Chapter 1, “Project Description,” the proposed actions include the following zoning 
changes. 

The proposed actions would extend the existing Special Stapleton Waterfront District (SW) to 
encompass the project area thus making the properties subject to the special district regulations and 
would create two new subareas (Subareas D and E) in the SW district. Subarea E would cover the 
Applicant’s property (Block 2820, Lot 90) and would be rezoned from M2-1 zoning district to R-6 and 
R-6/C2-2. Subarea D would cover Block 2820, Lot 95 and would remain zoned M2-1. The proposed 
zoning for Subarea E would be consistent with the basic zoning of the Special District, C4-2A, which is 
equivalent to the R6A residential district. The proposed R6/C2-2 zoning district permits Use Groups 1-
9 and 14, allows for a residential FAR up to 2.43, a commercial FAR up to 2.0 and community facility 
FAR up to 4.8. The C2-2 commercial overlay would be mapped to a distance of 200-feet south of 
Lynhurst Avenue and 215-feet deep onto the development site. The Stapleton Waterfront District 
provides for mixed buildings with ground floor retail uses on the waterfront. The district includes 
controls on streetwall provisions and building height.  
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The Zoning Text Amendments consist of modification to the Special Stapleton Waterfront District Text 
(Section 116-00) and to Appendix F, “Inclusionary Housing Designated Areas and Mandatory 
Inclusionary Housing Areas,” of the Zoning Resolution.  

These changes described below are intended to modify various portions of the Special Regulations 
Applying in the Waterfront Area (Section 62-00 Et. Seq.) in Subarea E to reflect the unusual shape and 
dimensions of the development site (Subarea E) and to apply the regulations to the adjoining property 
(Subarea D), which would be included in the Special District but remain zoned M2-1, consistent with 
the seven-story office building on that property (see Appendix A). Among the changes to the special 
district are:  

Text Map Modifications 

Changes to the Special Stapleton Waterfront District maps in the Appendix to the chapter. Map 
1 would be modified to show the additional subareas being created and the overall boundaries 
of the Special District. Map 2 is modified to show the new boundaries of the Special District. 
Map 3 is modified to show the new boundaries of the Special District. Map 4 is modified to 
show the new boundaries of the Special District. Map 5 is modified to show the new boundaries 
of the district and the location of upland connections and visual corridors (including the new 
upland connection and visual corridor in subarea E). The required visual corridor begins at 
Edgewater Street and ends at the Pierhead line. The visual corridor begins south of the 
prolongation of Lynhurst Avenue and is 60’ wide. These changes delineate the areas in which 
the new regulations of the text apply; 

Changes to Use Regulations 

Special use regulations in Subarea E to allow ground floor parking within 30 feet of a street 
wall. This change affects all three buildings since they have street walls that front on either an 
upland connection or shore public walkway or both and have parking occupying most of the 
ground floors. The development site is in the flood plain and is subject to flooding. Without 
this change some other use would have to be provided in these area that would require dry 
flood proofing, substantially raising the project’s cost. Additionally, required parking would 
then have to occupy a part of a third level of the buildings either causing a reduction in the 
number of units being provided or a request to increase the height of the building; 

Regulations to allow Waterfront Enhancing Uses to be located anywhere within an enlarged 
building provided that no commercial use is located above a dwelling unit. Section 62-29 (d) 
requires that commercial uses be located below the level of the first story ceiling of a building. 
Building ‘C’ is proposed to have an eating or drinking establishment of approximately 6,450 sf 
on its second floor. Therefore, this provision allows 6,450 sf of retail that would otherwise not 
be permitted at this location; 

Permitting physical culture or health establishments as-of-right; which would have to conform 
to parking requirement category PRC-B. Physical Culture or Health Establishments are 
typically not permitted as-of-right. Under current regulations establishment of a Physical 
Culture or Health Establishment use requires the granting of special permit by the Board of 
Standards and Appeals, pursuant to Section 73-36. Pursuant to the proposed text change the 
Applicant would be able to provide as-of-right a facility in the building is equipped and 
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arranged to provide instruction, services or activities which improve a person’s physical 
condition by physical exercise or massage. Physical exercise programs include aerobics, 
martial arts or the use of exercise equipment. This facility would be located in Building ‘B’; 

Changes to Bulk Regulations 

Special bulk regulations are being established by Section 116-621 (Required Yards) modifying 
Section 62-332 (Rear Yards and Waterfront Yards) concerning waterfront yards that allows up 
to a five-foot reduction (normally 40 feet) of the depth of a waterfront yard when the lot 
dimension measured perpendicular along the landward edge of the stabilized shore, bulkhead 
or natural shore is less than 150 feet; As with the change described in the following section it 
would apply along the frontage of Building ‘B’ on the shore public walkway. 

Establishment of Section 116-632 (Waterfront Public Access Area) modifying Section 62-52 
(Applicability of Waterfront Public Access Area Requirements). This modification serves two 
purposes: it allows at various point along the shore public walkway a reduction in the width 
of the walkway from 40 feet to 35 feet at various locations where Building ‘B’ fronts on the 
shore public walkway; It also requires that where there is an existing building to remain that 
the shore public walkway occupy the entire distance between the existing building and 
shoreline be used for a shore public walkway with a required 8-foot-wide circulation path. 

Changes in the height and setback regulations, including initial setback distance, measurement 
of height (setting the base plane), minimum/maximum base height, maximum height of 
buildings and floor plate sizes at varying elevations, street wall articulation facing a shore 
public walkway, streetscape requirements relative to lobbies and special requirements for 
garage walls screening them from the street and waterfront public access areas. The initial 
setback distance required in Section 62-341 is reduced on portions of the zoning lot where the 
distance between the landward edge of the stabilized shore and the landward zoning lot line 
is less than 150 feet may be reduced to 5 feet provided that at least 40 percent of the width of 
each story is no less than 10 feet from the shore public walkway. Rather than using the 
procedures specified in Section 62-341(a)(3) for determining base plane the new text specifies 
that the base plane is 16.8 above Richmond Datum. The new text specifies that rather than a 
maximum base height of 60 feet in the R6 district that the maximum base height is reduced to 
55 feet and a minimum of base height of 2-stories or 25 feet whichever is less is required and 
that building portions that exceed 55 feet or five stories whichever is less shall be considered a 
tower. Buildings with tower portions fronting on Edgewater Street (Building ‘A’) are limited 
to 120 feet or 12-stories above the base plane, whichever is less while any other building with 
tower portions is limited to 11-stories or 110 feet above the base plane (Building ‘B’). The 
proposed text also specifies requirements for street wall articulation specifying the dimensions 
and locational requirements for recesses. The garage wall requirement ensures that the vehicles 
on the ground level are appropriately screened from the shore public walkway by partially 
opaque street walls and plantings and trees. 

Modifications of the Design Requirements for Waterfront Public Access 

Reducing the minimum amount of required waterfront public access area and modifying the 
regulations for an upland connection. These proposed regulations specify the specific location, 
dimensions and orientation of the visual corridor so that it conforms to the previously required 
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visual corridor. Other changes include allow decreasing the width of the shore public walkway 
from the 40 feet required by existing regulations to a minimum of 35 feet and modifying the 
upland connection regulations by reducing the 10-foot minimum width requirement for the 
area abutting a turnaround for a Type 2 upland connection. 

Mandatory Inclusionary Housing Area 

A zoning text amendment to Appendix F of the Zoning Resolution, “Mandatory Inclusionary 
Housing Areas,” would establish a Mandatory Inclusionary Housing area that is coterminous 
with the Subarea E (see Appendix A). Which of the MIH options would be available in the 
proposed MIH area (Subarea E) will not be finalized until the conclusion of the public review 
process.2 

Study Area 

The proposed residential and commercial development would be in conformance with the use and 
bulk provisions of the proposed zoning. The proposed actions have been designed to accommodate 
the proposed uses and bulk of the project.   

No significant impacts to zoning patterns in the study area would be expected. The mapping of the 
proposed R6, R6/C2-2, and special district zoning on the project area would be appropriate for its 
waterfront location and would not be inconsistent with the mixture of R3-2, R3X, and R4 zoning 
districts mapped within the study area.  

The proposed actions would permit a new development that would be compatible with and beneficial 
to the surrounding residential, commercial, and other uses. Given the character and development of 
the immediate vicinity, the most appropriate contextual scenario for the project area would be the 
proposed residential, commercial overlay, and Special Stapleton Waterfront District zoning and the 
associated development project.  

The proposed actions would therefore not have a significant impact on the extent of conformity with 
the current zoning in the surrounding area, and would not adversely affect the viability of conforming 
uses on nearby properties.  

Based on the above analyses, it has been determined that no potentially significant adverse impacts 
related to zoning are expected to occur as a result of the proposed actions. Therefore, further analysis 
of zoning is not warranted.  

Public Policy

Existing Conditions 

Beyond zoning, many other public policies can affect land use and development. The public policies 
applicable to the proposed project are OneNYC; Vision 2020: New York City’s Comprehensive 
Waterfront Plan; Housing New York: A Five-Borough, Ten-Year Plan; Vision 2020: New York City’s 
Comprehensive Waterfront Plan; and the Waterfront Revitalization Program.

                                                           
2   For the purposes of analysis, it is assumed that 20 percent of units would be affordable to incomes of on average of 80 percent of the Area Median Income 

(AMI). 
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OneNYC 

In April 2007, the Mayor’s Office of Long Term Planning and Sustainability released PlaNYC: A 
Greener, Greater New York (PlaNYC). Since that time, updates to PlaNYC have been issued that build 
upon the goals set forth in 2007 and provide new objectives and strategies. In 2015, One New York: The 
Plan for a Strong and Just City (OneNYC) was released by the Mayor's Office of Sustainability and the 
Mayor’s Office of Recovery and Resiliency. OneNYC builds upon the sustainability goals established 
by PlaNYC and focuses on growth, equity, sustainability, and resiliency. Goals outlined in the report 
include those related to housing (ensuring access to affordable, high-quality housing) and thriving 
neighborhoods (ensuring that neighborhoods will be well-served). 

Growth: To meet the needs of a growing population at a time of rising housing costs, the City 
will create and preserve 200,000 affordable housing units and support the creation of 160,000 
additional new housing units by 2024, and support the creation of at least 250,000 to 300,000 
additional housing units by 2040. The City will also foster job growth, spurring the creation of 
more than 4.9 million jobs by 2040, and invest in transportation infrastructure, to ensure that 
average New Yorkers can reach 1.8 million jobs by transit within 45 minutes by 2040. 

Equity: The City aims to lift 800,000 New Yorkers out of poverty or near poverty by 2025 by 
raising the minimum wage and launching high-impact initiatives to support education and job 
growth. The City also seeks to reduce premature mortality by 25 percent by ensuring that all 
New Yorkers have access to physical and mental healthcare services and by addressing 
hazards in homes. 

Sustainability: The City’s sustainability goals include reducing greenhouse gas emissions by 
80 percent by 2050 (relative to 2005 levels), sending zero waste to landfills by 2030, having the 
best air quality among all large U.S. cities by 2030, and reducing the risk of stormwater flooding 
in most affected communities. Contaminated land will be cleaned up to address 
disproportionately high exposures in low-income communities and convert land to safe and 
beneficial use, and major investments will be made to ensure that underserved New Yorkers 
have more access to parks. 

Resiliency: The City seeks to eliminate long-term displacement from homes and jobs after 
shock events by 2050. City neighborhoods will be made safer by: strengthening community, 
social, and economic resiliency; upgrading private and public buildings to be more energy 
efficient and resilient to the impacts of climate change; adapting infrastructure systems to 
withstand severe weather events; and strengthening coastal defenses against flooding and sea 
level rise. 

Housing New York: A Five-Borough, Ten-Year Plan 

On May 5, 2014, the de Blasio administration released Housing New York: A Five-Borough, Ten-Year 
Housing Plan (“Housing New York”), a plan to build or preserve 200,000 affordable residential units. 
To achieve this goal, the plan aims to double the New York City Department of Housing Preservation 
and Development (HPD)’s capital budget, target vacant and underused land for new development, 
protect tenants in rent-regulated apartments, streamline rules and processes to unlock new 
development opportunities, contain costs, and accelerate affordable construction. The plan details the 
key policies and programs for implementation, including developing affordable housing on underused 
public and private sites. 
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Vision 2020: New York City’s Comprehensive Waterfront Plan 

The Comprehensive Waterfront Plan presented a 10-year plan to expand the use of the waterfront for 
parks, housing and economic development, and the use of waterways for transportation, recreation, 
and natural habitats.  The Comprehensive Waterfront Plan, issued in 2011 and building on the original 
1992 plan, identifies eight goals for the New York City Waterfront: to expand public access to the 
waterfront and waterways on public and private property for all New Yorkers and visitors alike; 
enliven the waterfront with a range of attractive uses integrated with adjacent upland communities; 
support economic development and activity on the working waterfront; improve water quality 
through measures that benefit natural habitats, support public recreation, and enhance waterfront and 
upland communities; restore degraded natural waterfront areas, and protect wetland and shorefront 
habitats; enhance the public experience of the waterways that surround New York; improve 
government regulation, coordination, and oversight of the waterfront and waterways; and identify and 
pursue strategies to increase the City’s resilience to climate change and sea level rise. The plan identifies 
strategies and projects to achieve these goals. The citywide strategies presented in Vision 2020 will 
affect every stretch of waterfront in the city. But because New York’s 520 miles of shoreline are 
incredibly diverse, a local strategy was identified for each area as well. The Comprehensive Waterfront 
Plan of 1992 divided the city’s waterfront into 22 segments, or reaches (a nautical term for a continuous 
expanse of water). The project area falls within Reach 18 - Staten Island North Shore. Strategy 6 for the 
Edgewater/Rosebank include to, “Support creation of public access to extend the North Shore 
Promenade as redevelopment occurs;” and to “Consider rezoning for residential development 
incorporated with public access.”  

Waterfront Revitalization Program 

The project area is located in the City’s Coastal Zone, as designated by New York State and City, and 
is therefore subject to the Coastal Zone management policies of both the City and the State. The WRP 
is the City’s principal coastal zone management tool. As originally adopted in 1982 and revised in 2016, 
it establishes the City’s policies for development and use of the waterfront. Revisions to the WRP were 
adopted by the City Council in 2013, and were then approved by the New York State Secretary of State 
in February, 2016. The WRP contains 10 major policies, each with several objectives focused on: 
improving public access to the waterfront; reducing damage from flooding and other water-related 
disasters; protecting water quality, sensitive habitats (such as wetlands), and the aquatic ecosystem; 
reusing abandoned waterfront structures; and promoting development with appropriate land uses. All 
proposed actions subject to CEQR, Uniform Land Use Review Procedure (ULURP), or other local, state, 
or federal agency discretionary actions that are situated within New York City’s designated Coastal 
Zone Boundary must be reviewed and assessed for their consistency with the WRP. 

Future No-Action Condition 

There are no changes to public policy expected in the study area in the future No-Action condition. 
Existing public policies are expected to remain in effect. 
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Future With-Action Condition 

OneNYC 

The proposed project would be consistent with the City’s sustainability goals outlined in OneNYC. In 
particular, the proposed project would support OneNYC’s land use goals of creating substantial new 
housing opportunities at a range of incomes, including permanently affordable housing; fostering job 
growth; redeveloping underutilized sites along the waterfront with active uses (including recreational 
space); focusing development in areas that are served by mass transit; and fostering walkable retail 
destinations. Additionally, the proposed project would involve the clean-up of potentially 
contaminated land and would provide greater access to open space for the Rosebank community. As 
described below, the proposed project would be consistent with WRP policies. Overall, the proposed 
actions would be supportive of the applicable goals and objectives of OneNYC. 

Housing New York: A Five-Borough, Ten-Year Plan 

The proposed project would be consistent with the Housing New York plan and would result in a 
substantial amount of new permanently affordable housing. As noted in Chapter 1, “Project 
Description,” the creation of housing, including much-needed affordable housing, is a key goal of the 
proposed project. The number of affordable units has not yet been determined; however, for analysis 
purposes RWCDS 1 would create 74 dwelling units affordable to incomes at 80 percent AMI and 
RWCDS 2 would create 79 dwelling units affordable to incomes at 80 percent AMI. Therefore, the 
proposed actions would be supportive of this key public policy goal. 

Vision 2020: New York City’s Comprehensive Waterfront Plan 

The proposed project would result in the redevelopment of vacant and degraded land along the 
Stapleton waterfront with new housing, commercial space, and publicly-accessible open space. As 
described above, the project area falls within Reach 18 - Staten Island North Shore. The proposed 
project would be consistent with and supportive of neighborhood strategies (specifically strategy 6) 
identified for the Edgewater/Rosebank. The proposed project would result in the activation of the 
waterfront with upland connections to a new waterfront open space and would expand the Stapleton 
Development Plan. Clear visual and pedestrian access to the waterfront open space would be provided 
through the project area in accordance with waterfront zoning. The proposed project would 
incorporate any hazardous material remediation deemed necessary at the project area. Overall, the 
proposed project would be supportive of and consistent with the goals and objectives of the Vision 2020. 

Waterfront Revitalization Program 

As noted above, the project area is located within the City’s Coastal Zone and, therefore, the proposed 
project is subject to DCP review for consistency with the policies of the WRP. The WRP includes policies 
designed to maximize the benefits derived from economic development, environmental preservation, 
and public use of the waterfront while minimizing the conflicts among those objectives. The WRP 
Consistency Form (see Appendix B) lists the WRP policies and indicates whether the proposed project 
would promote or hinder that policy, or if that policy would not be applicable. This section provides 
additional information for the policies that have been checked “promote” or “hinder” in the WRP 
Consistency Assessment Form. 
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Policy 1.1: Encourage commercial and residential redevelopment in appropriate Coastal Zone areas. 

The proposed project would transform a vacant site on the Stapleton waterfront with 341,455 sf of 
residential space, 24,173 sf of commercial space, and 1.03 acres of publicly-accessible open space. 
Approximately 20 percent of the proposed project’s residential units would be permanently affordable. 
The proposed project would be located in and proximate to areas that are transitioning away from their 
industrial past due to new mixed-use development as a result of the Stapleton Waterfront Development 
Plan. Therefore, the proposed project would be consistent with this policy. 

Policy 1.2: Encourage non-industrial development with uses and design features that enliven the waterfront and attract the 
public. 

The project area is a prominent location near the waterfront and its redevelopment would contribute 
to enlivening the waterfront and improving the visual character of the area. The proposed project 
would provide new publicly-accessible open space, and retail space for the community. Active second-
floor retail uses would enhance the pedestrian experience, as would the creation of waterfront open 
space and upland connections. The proposed project is expected to enliven the project area with new 
residents, workers, and visitors; a 24-hour population would be located to this currently vacant site. 
Further, the proposed project would result in the development of a waterfront open space. Therefore, 
the proposed project would be consistent with this policy. 

Policy 1.3: Encourage redevelopment in the Coastal Zone where public facilities and infrastructure are adequate or will be 
developed.

As described above, the project area is located in an area with connections to public mass transportation 
and roadways. The surrounding community is developed with community facilities within the 
neighborhoods of both Rosebank and Clifton. Bayley Seton Hospital is located in Clifton and schools 
are located in surrounding neighborhoods. Therefore, the proposed project would be consistent with 
this policy. 

Policy 1.5: Integrate consideration of climate change and sea level rise into the planning and design of waterfront residential
and commercial development, pursuant to WRP Policy 6.2. 

See response to WRP policy 6.2. 

Policy 5.1:  Manage direct or indirect discharges to waterbodies 

Stormwater generated on-site would be directed to water quality settling chambers prior to discharge 
to the existing storm sewer on site. The storm sewer discharges into the Upper Bay. With the removal 
of sediments, there would be no harmful effect on the waters of New York Harbor. 

Policy 6.1: Minimize losses from flooding and erosion by employing non-structural and structural management measures 
appropriate to the site, the use of the property to be protected, and the surrounding area. 

See response to WRP policy 6.2, below. 
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Policy 6.2: Integrate consideration of the latest New York City projections of climate change and sea level rise (as published 
in New York City Panel on Climate Change 2015 Report, Chapter 2: Sea Level Rise and Coastal Storms) into the planning 
and design of projects in the City’s Coastal Zone 

The project area is located within the 100-year floodplain (area with a one percent chance of flooding 
each year) (see Figure 2.1-1). As shown in Figure 2.1-1, Buildings A, B, and C are all entirely located in 
Flood Zone AE. Additionally, the majority of Building A and the entirety of Buildings B and C are 
located within the limit of moderate wave action during hundred-year storm events.  

The proposed project would be designed to accommodate flood levels projected for the year 2100 for 
all critical infrastructure and residential and commercial uses. This would account for the New York 
City Panel on Climate Change’s (NPCC) “High Estimate” level of +30 inches for the 2050s and +75 
inches for the end of the century (2100). In terms of the absolute elevations, the design would account 
for potential future “100-year” flood levels; for a portion of Building A and the entirety of Buildings B 
and C this would be 19.3 feet (NAVD88); for the other portion of Building A this would be 18.3 feet 
(NAVD88). 

The elevation at grade for all three buildings would be 8.9 feet (NAVD88), the greatest base flood 
elevation would be consistent for all three buildings at 18.9 feet (NAVD88), and the design flood 
elevation for all three buildings would be 20.9 feet (NAVD88). The proposed project would not include 
any below-grade space. The first floor of all three buildings would be used exclusively for parking 
spaces and lobby areas (9.9 feet NAVD88); the second floor levels of Buildings A and B would be 
developed with parking spaces and commercial space and the second floor level of Building C would 
be developed with entirely commercial space (20.9 feet NAVD88).3 Residential floor area would be 
located above the second floor in all three buildings. All first floor lobby and parking areas within the 
three buildings would be wet flood-proofed. The second floor would be located above the base flood 
elevation, as such, no flood-proofing measures would be required. 

All critical infrastructure, including but not limited to electricity connections, generators and fuel, 
communications, and elevators would be designed to withstand flooding up to the design flood 
elevation (20.9 feet NAVD88). Buildings A, B, and C, would all have critical systems elevated. Elevators 
at the first floor lobby of all three buildings would be dry flood-proofed.  

Any plantings in at-grade open spaces would be water- and salt-tolerant species to the extent 
practicable. The proposed project would include coastal protection measures that would mitigate 
potential flood events. The proposed project would not substantially affect flood levels in the 
surrounding area. Based on the above review and design commitments, the proposed project would 
be consistent with New York City policies regarding adaptation to climate change, and the proposed 
actions would be consistent with this policy. 

The proposed project would comply with applicable flood mitigation requirements. 

Policy 7.1: Manage solid waste material, hazardous wastes, toxic pollutants, substances hazardous to the environment, and 
the unenclosed storage of industrial materials to protect public health, control pollution and prevent degradation of coastal 
ecosystems. 

As described in Chapter 2.12, “Hazardous Materials,” given the presence of former and surrounding 
industrial land uses, there is a potential for to have impacted the subsurface soil and groundwater 
quality beneath the project area and for impacted fill materials to be present at the site. As part of the 

                                                           
3 Building heights given are measured from grade (thus the first floor is one foot above grade). 
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proposed project an “E” designation for hazardous materials would be placed on the development site. 
Therefore, any hazardous materials conditions found at the project area would be mitigated prior to 
the development of the proposed project. Therefore, the proposed project would be consistent with this 
policy. 

Policy 8.1: Preserve, protect, maintain, and enhance physical, visual and recreational access to the waterfront. 

See response to WRP Policy 8.2. 

Policy 8.2: Incorporate public access into new public and private development where compatible with proposed land use and 
coastal location. 

The proposed project would incorporate the development of a new waterfront open space, visual 
corridors, and upland connections. A 23,114.5 sf shore public walkway and a 13,366.6 sf upland 
connection would comprise the qualifying waterfront public access areas on-site; in addition, 8,273 sf 
of public access area would also be provided as part of the proposed project. Therefore, the proposed 
actions would be consistent with this policy.  

Policy 8.3: Provide Visual access to the waterfront where physically practical. 

As described in Policy 8.2, the proposed project would incorporate upland connections and visual 
corridors along the prolongation of Lynhurst Avenue. The newly created open space would be publicly 
accessible. Therefore, the proposed actions would be consistent with this policy. 

Policy 8.6: Design waterfront public spaces to encourage the waterfront’s identity and encourage stewardship. 

The design of publicly-accessible open space and of parkland would be tailored to ensure access to the 
site, provide opportunities for the public to get the water’s edge, make open space and upland 
connections inviting, and provide access to amenities. Further, the proposed project would install 
lighting, sea rails, views of water, and incorporate the appropriate balance of both sunny and shaded 
space. Where possible, landscaping elements would incorporate water- and salt-tolerant plantings in 
areas subject to flooding and salt spray, maximize water-absorption functions of planted areas, 
preserve and enhance natural shoreline edges, and be designed in such a way as to anticipate climate 
change. Therefore, the proposed actions would be consistent with this policy. 

Policy 9.1: Protect and improve visual quality associated with New York City’s urban context and historic and working 
waterfront. 

The proposed project, particularly in comparison to the future No-Action condition, would result in an 
improved visual quality and urban context surrounding the waterfront. The proposed project would 
add interest to existing scenic elements and result in the development of a vacant and blighted former 
industrial site. Therefore, the proposed actions would be consistent with this policy. 

Policy 9.2: Protect and enhance scenic values associated with natural resources. 

See Policy 9.1. 
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2.1.4 Conclusion 

Overall, the proposed project would not result in significant adverse impacts to land use, zoning, and 
public policy. 
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Chapter 2.2: Socioeconomic Conditions 

2.2.1 Introduction 

This chapter assesses whether the proposed project would result in significant adverse impacts to the 
socioeconomic character of the area within and surrounding the project area. As described in the 2014 
CEQR Technical Manual, the socioeconomic character of an area includes its population, housing, and 
economic activities. Socioeconomic changes may occur when a project directly or indirectly changes 
any of these elements. Although some socioeconomic changes may not result in impacts under CEQR, 
they are disclosed if they would affect land use patterns, low-income populations, the availability of 
goods and services, or economic investment in a way that changes the socioeconomic character of the 
area. In some cases, these changes may be substantial but not adverse. The objective of the CEQR 
analysis is to disclose whether any changes created by the action would have a significant adverse 
impact compared to what would happen in the future without the proposed action.  

The proposed project would consist of three buildings developed with a mix of uses including 
residential, commercial, and parking uses; in addition, the proposed project would result in the 
development of the waterfront with an upland connection, visual corridor, and public access areas. 
Two Reasonable Worst Case Development Scenarios (RWCDS) have been established to provide a 
conservative analysis for the proposed project. As described in Attachment A, “Project Description,” 
the proposed project (RWCDS 1) would result in the development of 371 residential dwelling units and 
24,173 gsf of commercial space. RWCDS 2 would be entirely residential consisting of 396 dwelling 
units. Under both RWCDSs 20 percent of units would be reserve as affordable to incomes averaging 80 
percent of area median income (AMI). As such under RWCDS 1, 74 dwelling units would be reserved 
as affordable pursuant to MIH and under RWCDS 2, 79 dwelling units would be reserved as affordable 
pursuant to MIH. 

The threshold of development which triggers an analysis of direct residential population displacement 
is 500 residents. As described in Chapter 1.0, “Project Description,” in the existing condition the 
development site is not, and under the No-Action condition the development site would not, be 
developed with residential uses. Therefore, no residents would be directly displaced as a result of the 
proposed actions and no analysis of direct residential displacement is warranted.  

The threshold of development which triggers an analysis of direct business displacement is 100 
employees. Absent the proposed action for the project build year of 2019, it is assumed that the 
development site would remain in its existing vacant and underutilized condition (with the possible 
exception of temporary storage uses such as those currently located on the property). No businesses 
now operate on the project site, which is a former MTA bus depot. Two off-site companies are currently 
using the site for storage purposes, but no employees are based on the site, the use of the site is not 
vital to the operation of either business, and the use is on a temporary basis, subject to termination on 
90 days’ notice. Therefore, no employees would be directly displaced as a result of the proposed actions 
and no analysis of direct business displacement is warranted.  

The proposed action would not introduce new development that is markedly different from existing 
uses, development, and activities in the study area. The proposed project would result in the creation 
of 24,173 gsf of commercial space relative to the future No-Action condition. The threshold of 
development which triggers an analysis of indirect business displacement due to increased rents is 
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200,000 gsf of commercial space; additionally, the threshold for an indirect business displacement 
analysis due to retail market saturation is 200,000 gsf. Therefore, an analysis of indirect business 
displacement due to increased rents or retail market saturation is not warranted and no further analysis 
is necessary. 

A significant adverse impact on a specific industry would generally occur only in the case of a 
regulatory change affecting the city as a whole, but it can also occur in the case of a local action that 
affects an area in which a substantial portion of that sector is concentrated, relative to the city as a 
whole. The proposed action would not affect citywide policy or regulatory mechanisms, and no 
economic sector is concentrated in the vicinity of the project site. The proposed action would not have 
a significant adverse impact on any of the city’s economic sectors. 

The threshold for indirect residential displacement is 500 residents. RWCDS 2 would result in the 
creation of 396 dwelling units accommodating an estimated 1,092 residents, as such, an analysis of the 
potential for displacement is provided below. The CEQR Technical Manual specifies that the objective 
of the indirect residential displacement analysis is to determine whether the proposed action may 
either introduce a trend or accelerate a trend of changing socioeconomic conditions that may 
potentially displace a vulnerable population. Such an impact could occur if (1) the proposed project 
would introduce new market rate housing into a predominantly low and moderate income area; (2) 
the number of new action-generated residents would exceed 5 percent of the future No-Action study 
area population, indicating the potential for changes in demographic and real estate market conditions; 
and (3) a substantial number of households (more than 5 percent of the households in the study area) 
are at risk of involuntary displacement because they have incomes sufficiently low to be vulnerable to 
sharp rent increases and live in unprotected rental housing units (i.e., rental units that are not reserved 
for low or moderate income families and are not protected by rent control, rent stabilization, or other 
government regulations restricting rent increases).  

The preliminary analysis concludes that the study area is predominantly a moderate income area and 
that the number of market rate housing units to be constructed as a result of the proposed project is 
expected to exceed 5 percent of the number of existing households in the study area. Further analysis, 
however, concludes that few if any study area renter households would be at risk of displacement, 
because they do not live in locations that are likely to experience substantial market changes as a result 
of the proposed project. The proposed project would not be expected to cause a significant adverse 
socioeconomic impact related to indirect residential displacement. 

2.2.2 Methodology 

Data Sources 

The principal data sources for this analysis consist of the decennial Census Bureau enumeration of 
population and housing and the American Community Survey information provided by the 
Department of City Planning for the Stapleton-Rosebank Neighborhood Tabulation Area. Local 
realtors were also consulted about local market conditions. 
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Study Area Definitions 

The CEQR Technical Manual suggests that: 

“A project that would result in a relatively large increase in population may be expected to affect a 
larger study area. Therefore, a 0.5-mile study area is appropriate for projects that would increase 
population by 5 percent compared to the expected No-Action population in a quarter-mile (0.25 mile) 
study area. When the percent increase will not be known until after a preliminary analysis is conducted, 
the applicant may begin with a 0.25-mile study area for the preliminary analysis and then increase it to 
a 0.5-mile study area if the analysis reveals that the increase in population would exceed 5 percent in 
the 0.25-mile study area.” 

Accordingly, this analysis uses a quarter-mile study area for the preliminary assessment but, since the 
preliminary assessment of the potential for indirect residential displacement reveals that the proposed 
action is expected to increase the population of that study area by more than the 5 percent threshold, a 
half-mile study area is used for the detailed assessment of indirect residential displacement.  

The study areas were adjusted to coincide with census tract boundaries. If at least half of a tract’s area 
is within the quarter-mile or half-mile radius, it is included; if less than half of the tract is within the 
radius, it is excluded. The majority of only one census tract, Richmond County tract 8, is located within 
a quarter-mile radius of the project site. Three census tracts (Tract 6, Tract 8, and Tract 27) are located 
within a half-mile radius of the site. 

The Census Bureau collects only basic demographic and housing data as part of its decennial 
enumerations. It collects socioeconomic information through its ongoing American Community 
Survey (ACS) and each year releases estimates based on one to five years’ surveys. The five-year 
estimates are most useful for small geographical areas because they are based on the largest number of 
responses, but even these are based on information from too small a percentage of total households for 
the estimates to be sufficiently accurate (that is, within an acceptable margin of error) at the census tract 
level.1 Consequently, the New York City Department of City Planning (DCP) provides socioeconomic 
estimates for identified neighborhood tabulation areas (NTAs). Income levels and other socioeconomic 
information for the quarter-mile and half-mile study areas are those for the Stapleton-Rosebank NTA.  

Figures 2.2-1 through 2.2-3 show the quarter-mile and half-mile study areas and the boundaries of the 
Stapleton-Rosebank NTA. 

2.2.3 Preliminary Assessment 

Indirect Residential Displacement

The objective of the indirect residential displacement preliminary assessment is to determine whether 
the proposed project would introduce or accelerate a trend of changing real estate market conditions 
that might displace a vulnerable population to the extent that the socioeconomic character of a 

                                                           
1  Previously, this was not the case. Through the year 2000, the Census Bureau collected such information as part of the decennial census by sending “long 

forms” rather than “short forms” to approximately one in six households, providing large enough sample sizes for the estimates to be reliable at the tract level. 
The number of households contacted annually through the ACS is increasing, but the ratio of sample size to total population is not yet as large as under the 
former system. 
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neighborhood would change. The CEQR Technical Manual outlines a three-step analysis for this 
assessment: 

Step 1: Determine if the proposed project would add new population with higher average incomes 
compared to the average incomes of the existing populations and any new population expected to 
reside in the study area without the project. If so, move on to Step 2. 

Step 2: Determine if the proposed project’s increase in population is large enough relative to the 
size of the population expected to reside in the study area without the project to affect real estate 
market conditions in the study area. An increase equal to at least 5 percent of the study area’s no-
action population would be considered substantial. If the increase would be between 5 and 10 
percent, move on to Step 3. If the increase would be greater than 10 percent, skip Step 3, and move 
on to a detailed analysis. 

Step 3: Consider whether the study area has already experienced a readily observable trend toward 
increasing rents and the likely effect of the action on such trends. 

To answer the question in Step 1, income data from the 2008-2012 American Community Survey (ACS) 
5-Year Estimates for the Stapleton-Rosebank Neighborhood Tabulation (NTA), in which the project 
area is located, were compared with that for Staten Island and the city as a whole and with the 2015 
New York City income limits for low and moderate income households. Since this assessment is based 
on the assumption that only 20 percent of the proposed floor area (i.e., 20 percent of the proposed 
housing units) would be reserved for low income households, the assumption is that 80 percent of the 
new households would need incomes high enough to afford newly developed unsubsidized, market 
rate housing. For the purposes of the assessment, it is assumed that their average incomes would be 
higher than those in a low to moderate income area. 

To answer the question in Step 2, the current study area population was determined from the 2010 
Census. The number of action-generated new residents was then estimated by multiplying the 
projected number of new housing units by the occupancy rate and average household size for the study 
area as of the 2010 Census, and this number was divided by the estimated future No-Action study area 
population to determine whether it would exceed the threshold of 5 percent of that population. 

If the analysis shows that the proposed project would be located in an area with a substantial low 
income population and if the action would introduce a “substantial” new population (equaling more 
than 5 percent of the population in the study area without the proposed action) with higher incomes 
than are prevalent in the area, then a detailed analysis is warranted. The detailed analysis must assess 
the number of households at risk of involuntary displacement and assess its significance according to 
CEQR Technical Manual guidelines. Only households occupying unprotected rental units who would 
be vulnerable to involuntary displacement as a result of considerations related to income, the nature of 
the housing, and geography would be considered at risk. According to the CEQR Technical Manual, if 
the detailed assessment identifies a vulnerable population potentially subject to indirect displacement 
that exceeds 5 percent of the study area, it may substantially affect the socioeconomic character of the 
study area and a significant adverse impact may occur. 

Income Level and Poverty Rate within Quarter-mile Study Area 

Table 2.2-1 provides income range distributions and (where available) median household incomes, as 
of the 2008-2012 ACS 5-Year Estimates for the Stapleton-Rosebank NTA, the borough, and the city.2 As 

                                                           
2  Incomes from the four earlier survey years were converted to 2012 dollars. 
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the table shows, study area income levels were low relative to Staten Island, with higher percentages 
of its households in all income levels below $50,000 and lower percentages of its households in all 
income levels above $50,000. Median household income is not reported for the NTA, but 48.2 percent 
of its households had incomes of under $50,000, so it can be ascertained that the median household 
income is not much above $50,000, which is substantially lower than the $73,496 median for the 
borough as a whole. The study area’s median household income is quite similar to the City’s, which 
was $51,865 for the period, and the distribution of its income levels is also similar to that in the City as 
a whole. In Stapleton-Rosebank and in the City, 27 or 28 percent of households reported incomes under 
$25,000, 20 or 21 percent incomes from $25,000 to $49,999, 27 percent incomes from $50,000 to $99,999, 
and 25 percent incomes of $100,000 or more. 

 

Table 2.2-1 
2008-2012 Income Levels
Households Earning: Stapleton-Rosebank NTA Staten Island New York City 
   Total households 9,115 100.0% 163,675 100.0% 3,063,393 100.0% 

   Less than $10,000 977 10.7% 10,360 6.3% 323,004 10.5% 

   $10,000 to $14,999 521 5.7% 6,523 4.0% 187,795 6.1% 

   $15,000 to $24,999 1,078 11.8% 12,210 7.5% 325,271 10.6% 

   $25,000 to $34,999 758 8.3% 11,848 7.2% 287,430 9.4% 

   $35,000 to $49,999 1,067 11.7% 16,632 10.2% 364,781 11.9% 

   $50,000 to $74,999 1,193 13.1% 25,836 15.8% 489,426 16.0% 

   $75,000 to $99,999 1,249 13.7% 24,012 14.7% 331,359 10.8% 

   $100,000 to $149,999 1,490 16.3% 30,585 18.7% 378,540 12.4% 

   $150,000 to $199,999 526 5.8% 14,733 9.0% 164,074 5.4% 

   $200,000 or more 256 2.8% 10,936 6.7% 211,713 6.9% 

Median household income N/A $73,496 $51,865

Source: DP03: Selected Economic Characteristics, 2008-20012 American Community Survey 5-Year Estimates, New York 
City and Boroughs and Neighborhood Tabulation Areas 

 

It is also useful to compare the Stapleton-Rosebank income levels with New York City’s maximum 
permitted income levels for households considered to be in the very low, low, and moderate income 
ranges for purposes of eligibility for income-restricted housing. The income limits vary by household 
size, and the average household size in the Stapleton-Rosebank NTA during the years 2008 through 
2012 was 2.7. As listed on the New York City Department of Housing Preservation and Development 
(HPD) and the New York City Housing Development Corporation (HDC) websites, the 2015 income 
limits for the very low income category are $34,550 for a two-person household and $38,850 for a three-
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person household, those for the low income category are $41,460 for a two-person household and 
$46,620 for a three-person household, and those for the moderate income category are $58,735 for a 
two-person household and $66,045 for a three-person household. The area’s presumed median 
household income during the 2008-2012 survey period was above the income ranges for two- and three-
person low income households but within the ranges for two- and three-person moderate income 
households.  

The quarter-mile study area is within a moderate income area. It is assumed that the residents of the 
new market rate housing would have higher average incomes than most existing study area 
households. 

Percent Change in Study Area Population as a Result of the Proposed Project 

The quarter-mile study area consists entirely of Census Tract 8, which is bounded by Bay Street, Mosel 
Avenue, Tompkins Avenue, and North Road. As of the 2010 Census, 5,583 people lived in the tract, all 
of them in households rather than group quarters.  

Under the RWCDS, construction of 317 market rate housing units is anticipated. 

Applying Census Tract 8’s 2010 housing unit occupancy rate of 93.4 percent, it is estimated that 296 of 
the units would be occupied. Applying the tract’s 2010 average household size of 2.97 persons, it is 
estimated that the 296 households would contain 879 residents. That would be equal to 15.7 percent of 
the existing study area population. 

The number of action-induced residents in market rate housing would be substantial relative to the 
study area population (exceeding the CEQR Technical Manual 5 and 10 percent thresholds). A detailed 
assessment is required. 

2.2.4 Detailed Assessment of the Potential for Indirect 
Residential Displacement 

Introduction

Because the proposed action would introduce new market rate housing into a moderate income area 
and the number of new action-generated residents would exceed 10 percent of the existing study area 
population, indicating the potential for changes in demographic and real estate market conditions, a 
detailed analysis was performed. The purpose of the detailed analysis is to determine whether the 
study area contains a population at risk of indirect displacement resulting from rent increases due to 
changes in the real estate market caused by the new population. At-risk households are renter 
households who live in housing units that are not reserved for low or moderate income families or 
disadvantaged populations and are not protected by rent regulations from precipitous rent increases, 
who have incomes sufficiently low to be vulnerable to sharp rent increases, and who live in locations 
that could be affected by market changes caused by the proposed action. An at-risk population equal 
to at least 5 percent of the total study area population would be considered substantial. 

In accordance with guidance in the CEQR Technical Manual, the analysis was performed for the half-
mile study area shown in Figure 2.2-3 rather than for the quarter-mile study area addressed in the 
preliminary assessment. 
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Existing Conditions 

Population 

Table 2.2-2 shows the population and the number of households in the study area, the borough, and 
the City, in 2000 and in 2010. As of 2010, the study area was home to 10,208 residents. There were 3,578 
households, and the average household size was 2.65. 

Between 2000 and 2010, the study area’s population increased by 11.6 percent, and the number of 
households increased by 9.8 percent. Over the decade, the growth rate for the area was higher than it 
was for the borough as a whole, which was itself higher than the population growth rate for the City 
as a whole. 

Housing 

The 2010 census enumerated 3,850 housing units in the study area, of which 92.9 percent were occupied 
and 7.1 percent were vacant. The occupied units were about equally divided between owner and renter 
occupancy: 1,775 owner-occupied units and 1,803 renter-occupied units. 

The study area’s occupancy rate was close to those of the borough and the City, but the study area 
differed from both in terms of tenure. The percentage of renter-occupied units in the area (50.4 percent) 
was substantially higher than that in Staten Island as a whole (35.9 percent) but substantially lower 
than in the entire City (69.0 Percent). 

  

2000 2010 2000 2010
Tract 6 2,534 2,408 -126 -5.0% 1,165 1,236 71 6.1% 1.93
Tract 8 4,822 5,583 761 15.8% 1,740 1,877 137 7.9% 2.97
Tract 27 1,788 2,217 429 24.0% 354 465 111 31.4% 3.28
Study area 9,144 10,208 1,064 11.6% 3,259 3,578 319 9.8% 2.65

Staten Island 443,728 468,730 25,002 5.6% 156,341 165,516 9,175 5.9% 2.78
New York City 8,008,278 8,175,133 166,855 2.1% 3,021,588 3,109,784 88,196 2.9% 2.57
Source: Table PL-P1 NYC: Total Population, New York City and Boroughs, 2000 and 2010; Table SF1 P-5: Total
Households, New York City, Boroughs and Census Tracts, 2000 and 2010

Table 2.2-2 
Residents and Households in 2000 and 2010

126
Change

71
Change 010

Population 
010
Households Avg. Household 

Size 2010
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Table 2.2-3 
Housing Units and Tenure in 2010 

Housing
Units 

Occupied Housing 
Units

Owner-Occupied
Units

Renter-Occupied 
Units

Vacant Housing 
Units

Tract 6 1,336 1,236 92.5% 508 41.1% 728 58.9% 100 7.5% 

Tract 8 2,009 1,877 93.4% 1,156 61.6% 721 38.4% 132 6.6% 

Tract 27 505 465 92.1% 111 23.9% 354 76.1% 40 7.9% 

Study area  3,850 3,578 92.9% 1,775 49.6% 1,803 50.4% 272 7.1%

Staten Island 176,656 165,516 93.7% 106,135 64.1% 59,381 35.9% 11,140 6.3% 

New York City 3,371,062 3,109,784 92.2% 962,892 31.0% 2,146,892 69.0% 261,278 7.8% 

Source: Table SF-H1: Total Housing Units by Occupancy Status and Tenure, New York City and Boroughs and Census Tracts, 2010 

Rents 

Census Bureau information about rents is not available at the tract level, so the only information 
available for the area is that for the Stapleton-Rosebank NTA, which is considerably larger than the 
study area. The available information is for gross rents, which includes both the contract rent and the 
cost of utilities (gas and electric). Table 2.2-4 shows 2008-2012 gross rents within Stapleton-Rosebank, 
Staten Island, and New York City.  

Within Stapleton-Rosebank, approximately 40 percent of rental households paid under $1,000 a month 
in shelter costs, approximately a third paid at least $1,000 but less than $1,500, and slightly more than 
a quarter paid at least $1,500. Within the borough as a whole, approximately 36 percent of rental 
households paid under $1,000 a month, approximately 39 percent paid at least $1,000 but less than 
$1,500, and 25 percent paid at least $1,500. Within all of New York City, approximately 37 percent of 
rental households paid under $1,000 a month, approximately 34 percent paid at least $1,000 but less 
than $1,500, and 29 percent paid at least $1,500. 

Whereas rent levels in the area do not diverge substantially from those that prevail throughout the 
borough and the City, a higher percentage of the area’s rental households are burdened by the rents 
they pay. Sixty percent of the area’s rental households pay at least 30 percent of their income for rent 
and utilities, compared with 54 percent of the borough’s rental households and 53 percent of the City’s. 
A majority (53 percent) of Stapleton-Rosebank rental households pay at least 35 percent of their income 
for gross rent, compared with 46 percent on Staten Island and 44 percent within the city as a whole. 
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Table 2.2-4 
Gross Rents 2008-2012 

Stapleton-Rosebank 
NTA Staten Island New York City 

GROSS RENT 

Occupied units paying rent 4,420 100.0% 47,625 100.0% 2,020,636 100.0% 

   Less than $200 148 3.3% 786 1.7% 26,280 1.3% 

   $200 to $299 349 7.9% 2,142 4.5% 96,491 4.8% 

   $300 to $499 275 6.2% 2,879 6.0% 117,638 5.8% 

   $500 to $749 413 9.3% 4,077 8.6% 199,061 9.9% 

   $750 to $999 604 13.7% 7,405 15.5% 312,463 15.5% 

   $1,000 to $1,499 1,457 33.0% 18,443 38.7% 682,378 33.8% 

   $1,500 or more 1,174 26.6% 11,893 25.0% 586,325 29.0% 

GROSS RENT AS A PERCENTAGE OF HOUESHOLD INCOME 

Units paying rent for which the percentage can be 
computed 4,321 100.0% 46,424 100.0% 1,973,649 100.0% 

   Less than 15.0 percent 449 10.4% 5,370 11.6% 266,852 13.5% 

   15.0 to 19.9 percent 415 9.6% 6,032 13.0% 220,010 11.1% 

   20.0 to 24.9 percent 447 10.3% 5,366 11.6% 224,379 11.4% 

   25.0 to 29.9 percent 409 9.5% 4,474 9.6% 218,088 11.0% 

   30.0 to 34.9 percent 312 7.2% 3,750 8.1% 179,887 9.1% 

   35.0 percent or more 2,289 53.0% 21,432 46.2% 864,433 43.8% 

Source: DP04: Selected Housing Characteristics, Neighborhood tabulation areas, New York City and Boroughs, 2008-2012
ACS 5-Year Estimates 

 

There is little sold information about rents for newly available market rate apartments within the study 
area. Although approximately half of the study area’s housing is rental, there appears to be rather little 
turnover. There are few listings for rentals, considerably fewer than there are for for-sale homes and 
condominiums, and real estate brokers claim to be less familiar with the rental market in Rosebank 
than they are with the sales market. Most of the available rental units are in small buildings and 
attached to owner-occupied units: portions of two-family homes or apartments carved out of single-
family homes. Such units generally rent for between $1,300 and $1,700 a month if they are two-bedroom 
apartments, more if they are three-bedrooms and less if they are one-bedrooms. 
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Future No-Action Condition 

Absent the proposed action, it is assumed that the project site would remain in its existing vacant and 
unutilized condition (with the possible exception of temporary storage uses such as those currently 
located on the property). No new as-of-right development would occur on the property as the 
property’s existing M2-1 zoning precludes the development of any residential uses on the site and 
market conditions in the area are not supportive of the development of new manufacturing or free-
standing commercial uses at this location.  

The entire first phase of the Stapleton Waterfront Development Plan will be completed by the 2019 
build year. Phase 1 is located just outside of the half-mile study area; however, Phase II (which would 
be completed after the project build year) is located within the socioeconomic study area. As such, for 
the purposes of conservative analysis it is considered in this analysis. Phase I would result in the 
development of 30,323 gsf of commercial retail space and 950 dwelling units (comprising 581,319 gsf 
of residential floor area) along the Stapleton Waterfront.  

Applying the study area’s average household size (2.65) to the 950 anticipated housing units, it is 
estimated that the Stapleton development will be home to 2,518 residents. Added to an existing 
population of 10,208 persons and existing inventory of 3,578 occupied housing units, the Stapleton 
development would bring the future No-Action condition study area population and housing 
inventory to 12,726 persons and 4,528 occupied housing units. 

Future With-Action Condition 

RWCDS 2 would result in a greater number of dwelling units than the RWCDS 1, as such RWCDS 2 is 
the more conservative assumption for the socioeconomic analysis and is analyzed below. The proposed 
project would result in the development of 396 dwelling units of which 20 percent (79) of the units 
would be reserved as permanently affordable to incomes averaging 80 percent AMI. For assessment 
purposes it is conservatively assumed that 80 percent (317) of the units would be market rate. 

It is assumed that the the average household size would reflect 2010 census data for the study area: 
2.65 persons per household. There would thus be an estimated containing 1,049 residents.  
As such the proposed project would include be 79 low income households occupied by 209 residents 
and 317 market rate households tenanted by 840 residents.  

The construction of this housing would bring the total within the study area to 13,775 residents and 
4,924 households.  

Assessment of Impact Potential 

Since it has been determined that the proposed project would add substantial new population with 
potentially different socioeconomic characteristics compared to the size and character of the existing 
population in the study area, and thus could lead to displacement pressures on low and moderate 
income at-risk households in the study area, analyses are needed to quantify the size of the at-risk 
population and determine whether it constitutes more than 5 percent of the population in the study 
area. At-risk households are renter households who live in housing units that are not reserved for low 
or moderate income families or disadvantaged populations and are not protected by rent regulations 
from precipitous rent increases, who have incomes sufficiently low to be vulnerable to sharp rent 
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increases, and who live in locations that could be affected by market changes caused by the proposed 
action. 

This assessment starts with the last of those characteristics – that households are at risk only if they live 
in locations where market conditions could reasonably be expected to change as a result of the 
proposed project. 

Census tract 27 is located to the northwest of the project site (See Figure 2.2-3). It is bounded by 
Vanderbilt Avenue on the south, Bay Street on the east, Canal Street on the north, and Tompkins 
Avenue on the west. Its southern portion is occupied by the Bayley Seton Campus of Richmond 
University Medical Center, which separates the residential area to the north from the project site. That 
residential area is directly across Bay Street from the large Stapleton Homeport development, which is 
underway. Market conditions in Census Tract 27 may be affected by the Homeport development but 
not by the proposed project. 

Census Tract 6 is bounded by Canal Street on the north, Bay Street on the west, North Road on the 
south, and the bay on the east. Tract 8 is adjacent to tract 6 on its western side, bounded by Bay Street 
on the east, a line continuing from the end of North Road on the south, Tompkins Avenue on the west, 
and Greenfield Avenue on the north. The two tracts are located mainly to the south and southwest of 
the project site. Blocks of industrial properties to the south and west of the site separate the site from 
the nearest residential properties.  

Although Census Tract 6 contains a mix of land uses, it cannot be characterized as a mixed-use area 
because the uses are geographically separated from each other; rather, the tract is a patchwork of 
distinct areas with their own characters. The southern part of the tract, between Nautilus Street and 
North Road, is a distinct neighborhood known as Shore Acres, historically more upscale than the 
Rosebank neighborhood to the north. A large-scale land use, consisting of Coast Guard housing, 
separates Shore Acres from the part of Rosebank within the tract. Market conditions in the southern 
part of the tract could not reasonably be expected to change as a result of the proposed project. The 
central part of the tract contains a few elevator apartment buildings, blocks of small-scale housing, and 
Alice Austen Park. To the north is an area with a number of industrial properties between Edgewater 
and Bay Streets and industrial and commercial properties along the eastern side of Edgewater Street. 
Unlike the Homeport site redevelopment in Stapleton, which will completely alter an entire lengthy 
stretch of the waterfront, the proposed project would alter only one lot with 200 feet of street frontage. 
The residential neighborhood to the south would continue to face an old industrial landscape, which 
cannot be redeveloped without separate discretionary actions, since these blocks would continue to be 
zoned M2-1 and M3-1. Overall, the proposed project would not be likely to have a significant impact 
on market conditions in the established residential portions of Census Tract 6. 

Finally, it should be stressed that the proposed project would be a distinctive development, 
geographically at the northeastern corner of the Rosebank neighborhood, consisting of a type of 
housing quite different from what is found in most of the well-established Rosebank neighborhood, 
with waterfront amenities and views that cannot be replicated inland. In contrast, Census Tract 8 is 
part of a low scale residential neighborhood. The tract contains hardly any multi-family walkup 
buildings and no elevator apartment buildings, and the low density residential zoning ensures that this 
will not change. None of the residential properties in Census Tract 8 has direct waterfront access. 
Because of the distinctive nature of the proposed development, it would not be likely to have a 
significant impact on property values or rental costs in the low-scale residential neighborhood to the 
west. Although the proposed project would provide a shorefront public walkway accessible via an 
upland connection from the public street, this new amenity would not be likely to increase property 
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values because waterfront access is already available at Alice Austen Park. For these reasons, the 
proposed development is not likely to cause significant market changes in Census Tract 8. 

2.2.5 Conclusion 

In summary, few if any study area renter households, even those who live in housing units that are not 
reserved for low or moderate income families or disadvantaged populations and are not protected by 
rent regulations from precipitous rent increases, and who have incomes sufficiently low to be 
vulnerable to sharp rent increases, would be at risk of displacement, because they do not live in 
locations that are likely to experience substantial market changes as a result of the proposed action. 
The proposed action would not be expected to cause a significant adverse socioeconomic impact related 
to indirect residential displacement. 
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Chapter 2.3: Community Facilities and Services 

2.3.1 Introduction 

This chapter assesses the potential impacts of the proposed actions on community facilities and services. 
The 2014 City Environmental Quality Review (CEQR) Technical Manual defines community facilities as 
public or publicly-funded facilities including schools, libraries, child care centers, health care facilities, 
and fire and police protection services. CEQR methodology focuses on direct impacts on community 
facilities and services and on increased demand for community facilities and services generated by 
increases in population.  

Two Reasonable Worst Case Development Scenarios (RWCDS) have been established to provide a 
conservative analysis for the proposed project. As described in Attachment A, “Project Description,” the 
proposed project (RWCDS 1) would result in the development of 371 residential dwelling units and 
24,173 gsf of commercial space. RWCDS 2 would be entirely residential consisting of 396 dwelling units. 
Under both RWCDSs 20 percent of units would be reserve as affordable to incomes averaging 80 percent 
of area median income (AMI). As such under RWCDS 1, 74 dwelling units would be reserved as 
affordable pursuant to MIH and under RWCDS 2, 79 dwelling units would be reserved as affordable 
pursuant to MIH. 

The analysis of community facilities and services has been conducted in accordance with the guidelines 
established in the CEQR Technical Manual and the latest data and guidance from agencies such as the 
New York City Department of Education (DOE), the New York City Administration for Children’s 
Services (ACS), the New York Public Library (NYPL), the New York City School Construction Authority 
(SCA), and the New York City Department of City Planning (DCP). 

Direct Effects 

The proposed action would not physically displace or affect any existing community facilities, and 
would therefore have no direct impact on any community facilities or services. Therefore, further 
assessment of direct impacts is not warranted. 

Indirect Effects 

The CEQR Technical Manual provides a set of thresholds to use in determining whether detailed studies 
of potentially significant adverse indirect impacts related to community facilities and services are 
warranted. RWCDS 1 under the proposed action includes the development of 371 dwelling units (20 
percent affordable/80 percent market rate based on FAR) of housing on the project site while RWCDS 2 
includes the development of 396 dwelling units (20 percent affordable/80 percent market rate). The No-
Action RWCDS does not include any new development on the property. Therefore, the proposed action 
would result in the development of a net increase of between 371 and 396 dwelling units on the site. As 
396 dwelling units would result in potentially greater impacts to community facilities, 396 units will be 
used for the remainder of the analysis.  
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Other Community Facilities 

Based on CEQR Technical Manual criteria (Table 6-1), the development of 396 dwelling units of housing 
on the project site would not be anticipated to exceed the thresholds of concern for any community 
facilities or services other than public elementary and middle schools. A day care analysis is required 
for projects in Staten Island containing at least 217 low- to moderate-income dwelling units. As the 
project would include at most only 79 affordable units, a day care analysis is not required. Therefore, 
based on the CEQR Technical Manual, the proposed action would have no adverse impacts to public high 
schools, libraries, child care centers, health care facilities, or fire and police protection. 

Public Schools 

Based on CEQR Technical Manual criteria (Table 6-1), the development of 396 dwelling units would 
exceed the minimum threshold of 165 dwelling units which triggers a detailed analysis of impacts to 
public elementary and middle schools in the Borough of Staten Island. Based on the factors contained 
in CEQR Table 6-1a, the 396 new dwelling units resulting from RWCDS 2 would be anticipated to 
generate a total of 119 public school students consisting of 83 elementary school and 36 middle school 
pupils. The 396 dwelling units would be anticipated to generate a total of 55 public high school students, 
which would fall below the threshold of concern of 150 high school level pupils. A detailed analysis of 
public elementary and intermediate schools is provided below.   

2.3.2 Methodology 

This analysis assesses the potential effects of the proposed actions on public elementary and 
intermediate schools serving the project area. According to the guidelines presented in the CEQR 
Technical Manual, the study area for the analysis of elementary and intermediate schools is the school 
district’s “sub-district” (also known as “regions” or “school planning zones”) in which the project is 
located. The project area is located in Sub-district 4 of CSD 31 (see Figure 2.3-1).  

An analysis of schools focuses only on potential impacts on public schools operated by the DOE. 
Therefore, private and parochial education facilities are excluded from the analysis of schools. Charter 
schools are excluded from the quantitative analysis presented in this chapter.  

An analysis of public schools presents the most recent DOE data on school capacity, enrollment, and 
utilization rates for elementary, intermediate, and high schools and the SCA projections of future 
enrollment in the respective study areas. The existing conditions analysis uses data provided in the 
DOE’s Utilization Profiles: Enrollment/Capacity/Utilization, 2015-2016 edition. Future conditions are 
predicted based on SCA enrollment projections and data obtained from the SCA’s Capital Planning 
Division on the number of new housing units and students expected at the sub-district and borough 
levels.  The future utilization rate for school facilities is calculated by adding the estimated enrollment 
from proposed and planned residential projects in the study area to DOE’s project enrollment, and then 
comparing that number with projected school capacity. DOE’s enrollment projections for years 2015-
2024, the most recent data currently available, was provided by DCP. These enrollment projections are 
based on broad demographic trends and do not explicitly account for discrete new residential projects 
planned for the study area. Therefore, the estimated student population from the other new projects 
expected to be completed within the study area have been obtained from SCA’s Capital Planning 
Division and are added to the projected enrollment to ensure a more conservative prediction of future 
enrollment and utilization. In addition, new capacity from any new school projects identified in the DOE 
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Five Year Capital Plan are included if construction has begun or if deemed appropriate to include in the 
analysis by the lead agency and SCA. 

The effect of the new students introduced by the proposed project on the capacity of schools within the 
study areas is then evaluated. According to the CEQR Technical Manual, a significant adverse impact 
may occur if the proposed project would result in both: (1) a collective utilization rate of elementary 
schools or intermediate schools in the sub-district study area equal to or greater than 100 percent in the 
future With-Action condition; and (2) an increase of five percent or more in the collective utilization rate 
between the future No-Action and the future With-Action conditions.  

2.3.3 Assessment 

Existing Conditions

As shown in Figure 2.3-1, the project area is located in Staten Island Community School District (CSD) 
31, Sub-district 4. CSD 31, Sub-district 4 is considered to be the primary study area for the analysis of 
elementary and intermediate schools. Within CSD 31, Sub-district 4, there are 20 elementary schools, 5 
intermediate level schools, and one school which serves both elementary and intermediate school 
students. Figure 2.3-1, Public Elementary and Intermediate Schools Within CSD 31, Sub-district 4, 
illustrates the locations of these public elementary and intermediate schools. The zoned primary school 
for the project area is P.S. 13 at 191 Vermont Avenue (Map ID. 2) and the zoned intermediate school is 
I.S. 49 at 101 Warren Street (Map ID. C). 

Table 2.3-1 below provides a listing of the elementary and intermediate schools within CSD 31, Sub-
district 4. The table identifies the schools by school number/name, address, and grades served, and 
includes the latest available enrollment and school capacity numbers. 

Elementary Schools 

Table 2.3-1 indicates that the elementary schools within CSD 31, Sub-district 4 are generally over 
capacity with a total enrollment of 12,020 students relative to a target capacity of 10,056 seats resulting 
in a shortfall of 1,964 seats and an overall utilization rate of approximately 119.5 percent.  

Intermediate Schools 

Table 2.3-1 indicates that the intermediate level schools in CSD 31, Sub-district 4 have substantial excess 
capacity with a total enrollment of 4,619 students relative to a target capacity of 5,624 seats resulting in 
1,005 available seats and an overall utilization rate of 82.1 percent.  
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Table 2.3-1: Elementary and Intermediate Schools Serving CSD 31, Sub-district 4 
Enrollment, Capacity, and Utilization Data, 2015-2016 School Year1

Map
ID.2

School Number  
(Building ID) Address Grades 

Served Enrollment Capacity Available 
Seats

Utilization 
(%)

ELEMENTARY SCHOOLS

1
FORT HILL 
COLLABORATIVE 
ELEMENTARY SCHOOL3

80 MONROE AVENUE PK-5 95 -- -95 -- 

2 P.S. 13 191 VERMONT AVENUE PK-5 853 550 -303 155.1 
3 P.S. 16 80 MONROE AVENUE PK-5 617 621 4 99.4 
4 P.S. 18 221 BROADWAY PK-5 622 582 -40 106.9 
5 P.S. 19 780 POST AVENUE PK-5 557 513 -44 108.6 
6 P.S. 19 - Transportable4 780 POST AVENUE PK-5 100 -- -100 --
7 P.S. 20 161 PARK AVENUE PK-5 492 265 -227 185.7 
8 P.S. 21 168 HOOKER PLACE PK-5 405 348 -57 116.4 
9 P.S. 22 1860 FOREST AVENUE PK-5 1042 913 -129 114.1 
10 P.S. 29 1581 VICTORY BLVD PK-5 701 454 -247 154.4 
11 P.S. 30 200 WARDWELL AVE PK-5 786 660 -126 119.1 
12 P.S. 31 55 LAYTON AVENUE PK-5 465 528 63 88.1 
13 P.S. 35 60 FOOTE AVENUE PK-5 373 186 -187 200.5 
14 P.S. 44 80 MAPLE PARKWAY PK-5 970 758 -212 128.0 
15 P.S. 45 58 LAWRENCE AVENUE PK-5 900 701 -199 128.4 
16 P.S. 57 140 PALMA DRIVE PK-5 704 773 69 91.1 

17 THE HARBOR VIEW 
SCHOOL 300 RICHMOND TERRACE PK-5 189 475 286 39.8 

18 P.S. 65 98 GRANT STREET PK-5 396 324 -72 122.2 
19 P.S. 74 211 DANIEL LOW TERRACE PK-5 312 245 -67 127.3 
20 P.S. 078 100 TOMPKINS AVENUE PK-5 845 708 -137 119.4 
21 P.S. 861 280 REGIS DRIVE PK-85 596 452 -144 131.9 

Sub-district 4 of CSD 31 Totals 12,020 10,056 -1,964 119.5 
INTERMEDIATE SCHOOLS 

A I.S. 27 11 CLOVE LAKE PLACE 6-8 1,038 1,421 383 73 

B
THE EAGLE ACADEMY FOR 
YOUNG MEN OF STATEN 
ISLAND

101 WARREN STREET 6-8 127 157 30 80.9 

C I.S. 49 101 WARREN STREET 6-8 775 938 163 82.6 
D I.S. 51 20 HOUSTON STREET 6-8 1,264 1,299 35 97.3 
E I.S. 61 445 CASTLETON AVENUE 6-8 1,118 1,584 466 70.6 
F P.S. 861 280 REGIS DRIVE PK-85 297 225 -72 132 

Sub-district 4 of CSD 31 Totals 4,619 5,624 1,005 82.1 
Source: DOE Utilization Profiles: Enrollment/Capacity/Utilization, 2015-2016. 
Notes:  
1 Excludes all Re-Start Program Data; PS/IS schools broken down by school percentages provided in DOE profiles 
2 See Figure 2.3-1. 
3 Fort Hill Collaborative Elementary School is a new school; as such, its capacity is not available. Further information is provided below. 
4 Transportable classrooms are included for enrollment purposes but are excluded for capacity purposes 
5 66.74 percent PS; 33.26 percent IS (SCA) 

Future No-Action Condition

Projected Capacity Changes 

Projected capacity changes were determined for the future 2019 No-Action condition. 

Elementary Schools 

DOE’s FY 2015-2019 Five Year Capital Plan - Proposed November 2016 proposes for Community School 
District 31, Sub-district 4: a new 90-seat pre-kindergarten center at the Forest Avenue Community 



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement 

 

Page 2.3-5 
 

Education Complex at 1625 Forest Avenue (Project #DSF0000800050) and a new 108-seat pre-
kindergarten center at 120 Stuyvesant Place (Project #DSF0000800256). Both pre-kindergarten centers 
are projected to be completed by the 2015 school year. As such the additional 198 elementary school seat 
capacity is included in the sub-district level analysis of elementary schools in the future No-Action 
condition.  

On October 11, 2013 the Panel for Education Policy approved the opening and co-location of a new 
district elementary school (subsequently named “Fort Hill Collaborative Elementary School”) for CSD 
31 in Sub-district 4 within the existing P.S. 16 building. The 330 seat school will be fully utilized by the 
2019 school year per The Educational Impact Statement: The Proposed Opening and Co-location of New District 
Elementary School 31R010 with Existing School P.S. 16 John J. Driscoll (31R016) in Building R016 Beginning 
in 2014-2015. In response, P.S. 19 (31R016), which is located on the same site, will reduce its enrollment 
and capacity to 516 seats by the 2019 school year. The colocation would result in a combined capacity of 
846 seats for the two schools. However, the methodology for calculating target capacity has changed 
since the publication of the original Educational Impact Statement. As such, for the purposes of 
conservative analysis a capacity of 621 seats for both schools is assumed based on the most recent DOE 
Utilization Profile (2015-2016). 

There are no other elementary school capacity changes anticipated within CSD 31, Sub-district 4 by 2019 
in the No-Action condition.  

Intermediate Schools 

DOE’s FY 2015-2019 Five Year Capital Plan - Proposed November 2016 proposes for Community School 
District 31, Sub-district 4: a new 309-seat intermediate school (Project #DSF0000798214; I.S. 82) to be 
located at 104 Gordon Street. The new intermediate school is expected to be completed by September 
2017. As such the additional 309 intermediate school seat capacity is included in the sub-district level 
analysis of intermediate schools in the future No-Action condition.  

There are no other intermediate school capacity changes anticipated within CSD 31, Sub-district 4 by 
2019 in the future No-Action condition. 

Enrollment Projections 

The latest available DOE enrollment projections for CSD 31, Sub-district 4 estimate the expected growth 
in elementary and intermediate school enrollment through 2024 at the district level. 2019 data provides 
a breakdown of enrollment at the sub-district level for each district.1 These enrollment projections form 
the baseline projected enrollment in the future No-Action condition, shown in Table 2.3-2 below. 
Additional increases in enrollment derived from the SCA’s, Projected New Housing Starts data are shown 
under “Students Introduced by Residential Projects in the Future Without the Proposed Actions” in the 
table. Together the projected enrollment and the Projected New Housing Starts data form the total future 
No-Action enrollment projections.2 

                                                           
1  DOE Enrollment Projections (Projected 2015-2024). 
2  Per CEQR guidance public school enrollment projections do not include No-Build projects. These projects are assumed to be included 

in the DOE’s enrollment projections and the Projected New Housing Starts data. 
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Elementary Schools 

As shown in Table 2.3-2, elementary schools in CSD 31, Sub-district 4 would operate over capacity (127.0 
percent utilization) with a deficit of 2,766 seats in the future No-Action condition.  

Intermediate Schools 

As shown in Table 2.3-2, intermediate schools in CSD 31, Sub-district 4 would operate under capacity 
(86.0 percent utilization) with a surplus of 830 seats in the future No-Action condition.  

Table 2.3-2 
Future No-Action Condition: Estimated Enrollment, Capacity, and Utilization 

School Level 
2019

Projected 
Enrollment 

Students Introduced 
by Residential Projects 
in the Future Without 
the Proposed Actions 

Total Future 
Enrollment Capacity Available 

Seats 
Utilization

(%) 

Elementary Schools 

Sub-district 4 12,615 405 13,020 10,254 -2,766 127.0

Intermediate Schools 

Sub-district 4 4,900 203 5,103 5,933 830 86.0 
Source: DOE Enrollment Projections: Projected 2015-2024.

Future With-Action Condition

The demand for community facilities and services is directly related to the type and size of the new 
population generated by development resulting from the proposed actions. Based on the rates given in 
CEQR Technical Manual Table 6-1a, the proposed actions would result in the additional introduction of 
approximately 83 elementary and 36 intermediate school students as compared to future No-Action 
condition.  

A significant adverse impact may occur on elementary, intermediate, or high schools if an action would 
result in both of the following conditions: (1) a utilization rate of the elementary schools in the sub-
district study area that is equal to or greater than 100 percent in the future With-Action condition; and 
(2) an increase of five percentage points or more in the collective utilization rate between the future No-
Action and With-Action conditions. 

Elementary Schools 

In the future With-Action Condition, there would be a shortfall of 2,849 elementary school seats in CSD 
31, Sub-district 4. As shown in Table 2.3-3, the addition of 83 elementary school students generated by 
the proposed actions would increase the utilization of elementary schools in Sub-district 4 from 127.0 
percent to 127.8 percent (0.8 percentage point increase) from the future No-Action to With-Action 
condition. CSD 31, Sub-district 4 elementary schools would experience a utilization rate that is greater 
than 100 percent in the future With-Action condition. However, the proposed project would not increase 
utilization more than 5 percentage points as compared to the No-Action condition; therefore, the 
proposed actions would not result in a significant adverse impact on elementary schools within CSD 31, 
Sub-district 4. 
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Intermediate Schools 

In the future With-Action Condition, there would be a surplus of 794 intermediate school seats in CSD 
31, Sub-district 4. As shown in Table 2.3-3, the addition of 36 intermediate school students generated by 
the proposed actions would increase the utilization of intermediate schools in Sub-district 4 from 86.0 
percent to 86.6 percent (0.6 percentage point increase) from the future No-Action to With-Action 
condition. CSD 31, Sub-district 4 intermediate schools would experience a utilization rate less than 100 
percent in the future With-Action condition and the proposed project would not increase utilization 
more than 5 percentage points as compared to the No-Action condition; therefore, the proposed actions 
would not result in a significant adverse impact on intermediate schools within CSD 31, Sub-district 4. 

Table 2.3-3 
Future With-Action Condition: Estimated Public School Enrollment, Capacity, and Utilization 

School Level No-Action
Enrollment 

Students 
Introduced by 
the Proposed 

Actions 

Total
Future 

Enrollment 
Capacity Available 

Seats 
Utilization
Rate (%) 

Increase 
in

Utilization
(%) from 

No-Action
Condition 

Elementary Schools 
Sub-district 4 13,020 83 13,103 10,254 -2,849 127.8 0.8

Intermediate Schools 
Sub-district 4 5,103 36 5,139 5,933 794 86.6 0.6

2.3.4 Conclusion 

According to the CEQR Technical Manual, a significant impact on schools may occur if the following two 
conditions are met. A significant impact may occur if the project results in a collective utilization rate of 
the elementary and/or intermediate schools in the Sub-district study area that is equal to or greater than 
100 percent in the With-Action Condition, and if the project results in an increase of five percent or more 
in the collective utilization rate between the No-Action and With-Action conditions. With the proposed 
action, the intermediate schools in Sub-district 4 would remain below 100 percent utilization while the 
elementary schools would be substantially more than 100 percent utilized. However, the difference 
between the No-Action and With-Action utilization rate of the elementary schools within Sub-district 4 
would be 0.8 percent. Therefore, the proposed project would not be expected to result in a significant 
adverse impact on elementary or intermediate schools. No further analysis of the proposed action on 
public schools is therefore required.  
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Chapter 2.4: Open Space 

2.4.1 Introduction 

This chapter assesses the potential impacts of the proposed actions on open space. The 2014 City 
Environmental Quality Review (CEQR) Technical Manual defines open space as publicly or privately 
owned land that is publicly accessible and operates, functions, or is available for leisure, play, or sport, 
or set aside for the protection and/or enhancement of the natural environment. Open space that is used 
for sports, exercise, or active play is classified as active, while open space that is used for relaxation, 
such as sitting or strolling, is classified as passive. According to the CEQR Technical Manual, an analysis 
of open space is conducted to determine whether a proposed action would have a direct impact 
resulting from the elimination or alteration of open space and/or an indirect impact resulting from 
overtaxing available open space.  

The proposed project would consist of three buildings developed with a mix of uses including 
residential, commercial, and parking uses; in addition, the proposed project would result in the 
development of the waterfront with an upland connection, visual corridor, and public access areas. 
Two Reasonable Worst Case Development Scenarios (RWCDS) have been established to provide a 
conservative analysis for the proposed project. As described in Attachment A, “Project Description,” 
the proposed project (RWCDS 1) would result in the development of 371 residential dwelling units and 
24,173 gsf of commercial space. RWCDS 2 would be entirely residential consisting of 396 dwelling 
units. Under both RWCDSs 1.03 acres (44,754 sf) of open space (of which 0.84 acres [36,481 sf] would 
be qualifying waterfront public access areas) and 346 parking spaces would be provided.  

2.4.2 Methodology 

Direct Effects 

The proposed project would not result in any direct impacts to open space resources. The project would 
not eliminate or reduce the size of any existing open space facilities, would not limit access to any open 
spaces, and would not alter any open space areas so that they no longer serve the same user population. 
The proposed project would not directly affect any open space resources by causing substantial noise, 
odors, air pollutant emissions, or other nuisances that would interfere with the public’s ability to enjoy 
the open space. In addition, the project area is not located near any open space areas and the proposed 
project would not directly affect open space through the creation of new shadows or other impacts.  

Indirect Effects 

Per guidance in the CEQR Technical Manual, an open space analysis is generally conducted if a proposed 
project would generate more than 200 new residents or 500 new employees. However, the need for an 
analysis varies in certain areas of the City that have been identified as either well-served or 
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underserved by open space.1 If a project is located in an underserved area, the threshold for an open 
space analysis is 50 new residents or 125 new employees. If a project is located in a well-served area, 
the threshold for an open space analysis is 350 new residents or 750 new employees. The project area 
is located in an area that is neither underserved nor well-served by open space. Compared to the future 
No-Action scenario, both RWCDS 1 and RWCDS 2 would result in a net increase in the number of 
employees and residents. RWCDS 1 would generate a greater number of employees than RWCDS 2, 
however neither scenario would result in more than 200 employees. As such a nonresidential open 
space analysis is not warranted. RWCDS 2 would result in a greater number of residents than RWCDS 
1, as such a residential open space analysis is presented below; this analysis considers RWCDS 2 as the 
future With-Action scenario. The proposed project would result in an increase in residential population 
but would not occur in an area (the 0.5-mile study area) with a substantial nonresidential population. 
As such a nonresidential open space ratio is not presented below. 

The open space analysis was conducted in accordance with the methodology outlined in the CEQR 
Technical Manual. The purpose of the analysis was to provide an evaluation of the study area’s existing 
open space conditions relative to the open space needs of the study area’s open space users, and to 
predict and compare open space conditions relative to open space needs in the future No-Action and 
With-Action scenarios. Since the proposed project would introduce additional residents to the area, 
which would place demands on the study area’s open space resources, the analysis examined the 
amount of open space available in the future No-Action and With-Action scenarios in order to quantify 
the potential for a project-related impact.  

An initial quantitative open space assessment involves a determination of an area’s open space ratio 
based on the population of the study area and the acreage of all publicly accessible open space 
resources within this study area. If an area’s open space ratio decreases significantly as a result of a 
proposed project or if an area has a very low open space ratio, a more detailed assessment may be 
required.  

Based on the calculation of the ratio of publicly accessible open space acres to the study area population, 
a determination of the adequacy of open space resources in the study area was quantified. The resultant 
computation for the study area was then compared with the median ratio for New York City, which is 
1.5 acres per 1,000 residents, and with the planning benchmark of 2.5 acres per 1,000 population 
established by the DCP.  

The CEQR Technical Manual considers an action to result in significant impacts to open space resources 
if it would decrease the open space ratio substantially, thereby reducing the availability of open spaces 
for an area’s population. A decrease in the open space ratio of 5 percent or more is generally considered 
to be a significant adverse impact on open space resources. If the existing open space ratio is low even 
an open space ratio change of less than 1 percent may result in potential significant open space impacts. 
However, the closer the ratio is to 2.5 acres per 1,000 residents, or when the open space in the area 
exceeds this ratio, a greater percentage of change (more than 5 percent) may be tolerated.  

The CEQR Technical Manual states that residential users typically travel as far as 0.5-miles to use local 
active and passive open space areas. Therefore, in order to analyze the indirect open space impacts of 
the proposed project, a half-mile radius was drawn around the development site. In accordance with 
CEQR Technical Manual criteria, the population of potential users of the available open space resources 
was determined for the census tracts that are at least 50 percent within the half-mile study area and the 

                                                           
1  The CEQR Technical Manual defines underserved areas as areas of high population density in the city that are generally the greatest distance from parkland, 

where the amount of open space per 1,000 residents is currently less than 2.5 acres. Well-served areas are defined as having an open space ratio above 2.5 
accounting for existing parks that contain developed recreational resources, or are located within 1/4-mile (i.e., approximately a 10-minute walk) from developed 
and publicly accessible portions of regional parks. 
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open space ratio was computed based on open space with at least 50 percent of its area within the half-
mile study area (See Figure 2.4-1). 

2.4.3 Assessment 

Existing Conditions 

The study area population was estimated using data from the 2010 U.S. Census of Population and 
Housing for the census tracts located fully or at least 50 percent within the half-mile study area. As 
shown in Table 2.4-1, in 2010 the study area contained a total of 10,208 residents within the three 
relevant census tracts.  

Table 2.4-1 
Study Area Population 

Census 
Tract 

Total Population 
(2010)

6 2,408
8 5,583

27 2,217
Study Area Total 10,208

 

The half-mile open space study area is generally bounded by Canal Street to the north, School Road to 
the south, Tomkins Avenue to the west, and the waters of Upper New York Bay to the east. There are 
four publicly accessible open spaces within the study area, as listed in Table 2.4-2 and shown on Figure 
2.4-1. In addition, a portion of the open space being developed as part of Phase I of the Stapleton 
Waterfront Development Plan was completed in 2016 and is therefore considered part of the existing 
condition.  

These facilities in total provide 33.53 acres of open space for use by the surrounding community.  

Table 2.4-2 
Inventory of Open Space Resources 

Map Key Open Space Resource Size (ac) 
A Alice Austen Park 15.52
B Kaltenmeier Playground 1.02
C White Playground 0.92
D Von Briesen Park 13.94

E1 Stapleton Waterfront  2.13
Total 33.53

1 This portion of the open space associated with Phase 1 of the Stapleton Waterfront 
Development was completed in 2016. Additional open space associated with Phase 
1, the Cove, a neighborhood park, will be completed by 2017 and is therefore 
considered as part of the No-Action condition.

Assessment of Open Space Adequacy 

The open space ratio was calculated based on the study area population shown in Table 2.4-1 and the 
total open space acreage shown in Table 2.4-2. The resultant ratio is approximately 3.285 acres per 1,000 
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residents. This ratio exceeds the citywide average of 1.5 acres and the DCP benchmark of 2.5 acres per 
1,000 residents, indicating that the area has an above average amount of public open space resources. 

Future No-Action Condition

The 2010 census population of the half mile open space study area was 10,208 persons. As described in 
Chapter 2.1, “Land Use, Zoning, and Public Policy,” 950 new residential dwelling units associated with 
Phase I of the Stapleton Waterfront Development Plan are expected to be developed by the 2019 build 
year. While these units are located just outside the half-mile open space study area, the population is 
included in the No Action condition for purposes of a conservative analysis since residents of Stapleton 
Phase I are expected to use the 2.13 acres of Stapleton waterfront open space that has been completed 
as well as the additional Stapleton Phase I open space that will be completed in 2017. This space—the 
Cove—will be a neighborhood waterfront park totaling 4.8 acres of space.  

As described in Chapter 2.2, “Socioeconomic Conditions,” the average household size within the half-
mile study area is 2.65 persons. Therefore, by the 2019 build year, 2,518 new residents and 4.8 acres of 
new open space will be introduced to the study area resulting in a total population in the future No-
Action scenario of 12,726 residents and a total open space acreage of 38.33. As such, the open space 
ratio in the future No-Action scenario would be 3.009 acres per 1,000 residents. 

Future With-Action Condition

Based on the average household size within the half-mile study area, the proposed project is expected 
to generate approximately 1,050 new residents resulting in a total study area population of 13,776. 
Additionally, the proposed project would result in the creation of 1.03 acres of publicly accessible open 
space resulting in a total open space inventory of 39.36 acres. 

Table 2.4-3 shows the calculation of open space ratios for the existing, the future No-Action, and the 
future With-Action conditions. 

Table 2.4-3 
Future No-Action and With-Action Open Space Ratios 

Existing
Conditions 

No-Action 
Scenario

With-Action 
Scenario 

Publicly Accessible Open Space 
(acres) 33.53 38.33 39.36 

Study Area Population 10,208 12,726 13,776
Open Space Ratio  

(acres/1,000 residents) 3.285 3.009 2.855 

 

The open space ratio in future With-Action scenario would be 2.855 acres per 1,000 residents compared 
with a ratio of 3.009 acres per 1,000 residents in the future No-Action scenario. This represents a 
decrease of approximately 0.154 acres or a 5.12 percent decrease in the open space ratio as compared 
to the future No-Action scenario. Despite this decrease, the study area would continue to have an open 
space ratio well above the median ratio for New York City, which is 1.5 acres per 1,000 residents, and 
above the planning benchmark of 2.5 acres per 1,000 population established by the DCP.  
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As noted above, a decrease in the open space ratio of 5 percent or more may generally considered to be 
a significant adverse impact on open space resources; however, the closer the ratio is to 2.5 acres per 
1,000 residents, or when the open space in the area exceeds this ratio, a greater percentage of change 
(more than 5 percent) may be tolerated. Because the study area would continue to be well served in 
terms of open space with a ratio above 2.5 acres per 1,000 residents, the proposed project would not 
result in significant adverse impacts on open space. The proposed project would satisfy a significant 
portion of its passive open space needs on site by providing approximately 1.03 acres of open space 
along the entire waterfront frontage of the site and an upland connection and public access area. The 
1.03 acres of open space to be provided on the development site would be publicly accessible to the 
surrounding community.  

2.4.4 Conclusion 

The project would not displace or encroach upon existing open space resources and would therefore 
have no direct impact upon open space resources.  

The project would introduce approximately 1.03 acres of open space along the entire waterfront 
frontage of the site and an upland connection and public access area as well as a new residential 
population. The open space ratio in future With-Action scenario would be 2.85 acres per 1,000 residents 
compared with a ratio of 3.009 acres per 1,000 residents in the future No-Action scenario, a decrease of 
approximately 0.154 acres or a 5.12 percent decrease in the open space ratio as compared to the future 
No-Action scenario. However, because the study area would continue to be well served in terms of 
open space with a ratio above 2.5 acres per 1,000 residents, the proposed project would not result in 
significant adverse impacts on open space.  
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Chapter 2.5: Shadows 

2.5.1 Introduction

This chapter examines whether the proposed actions would result in new shadows on any 
sunlight-sensitive publicly accessible resources or other resources of concern, and assesses the 
potential for the proposed actions to result in significant adverse shadows. According to the 2014 
City Environmental Quality Review (CEQR) Technical Manual, resources of concern include public 
open space, sunlight-dependent features of historic architectural resources, and natural resources 
that depend on sunlight. 

According to the CEQR Technical Manual, a shadows assessment is required if a project would 
result in structures (or additions to existing structures) of 50 feet or more, or would be located 
adjacent to or across the street from a sunlight-sensitive resource. As discussed in Chapter 1, 
“Project Description,” the reasonable worst-case development scenario (RWCDS) for the 
proposed actions (both RWCDS 1 and RWCDS 2) would allow for the development of three new 
buildings totaling 130 feet, 120 feet, and 62 feet in height. Therefore, a shadows analysis is 
warranted. 

2.5.2 Methodology

According to the CEQR Technical Manual, the longest shadow a structure will cast in New York 
City is 4.3 times its height. For actions resulting in structures less than 50 feet high, a shadows 
assessment is generally not necessary unless the site is adjacent to a park, historic resource, or 
important sunlight dependent natural feature.   

First, a preliminary screening assessment must be conducted to ascertain whether shadows 
resulting from a project could reach any sunlight-sensitive resource at any time of year. The 
CEQR Technical Manual defines sunlight-sensitive resources as those resources that depend on 
sunlight or for which direct sunlight is necessary to maintain the resource’s usability or 
architectural integrity. The following are considered to be sunlight-sensitive resources: 

Public open space (e.g., parks, beaches, playgrounds, plazas, schoolyards, greenways, 
landscaped medians with seating). Planted areas within unused portions of roadbeds that 
are part of the Greenstreets program are also considered sunlight-sensitive resources. 

Features of architectural resources that depend on sunlight for their enjoyment by the public. Such 
sunlight-sensitive features might include: design elements that depend on the contrast 
between light and dark (e.g., recessed balconies, arcades, deep window reveals); 
elaborate, highly carved ornamentation; stained glass windows; historic landscapes and 
scenic landmarks; and features for which the effect of direct sunlight is described as 
playing a significant role in the structure’s importance as a historic landmark. Only the 
sunlight-sensitive features need be considered, as opposed to the entire resource. 
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Natural resources where the introduction of shadows could alter the resource’s condition 
or microclimate. Such resources could include surface water bodies, wetlands, or 
designated resources such as coastal fish and wildlife habitats. 

The preliminary screening assessment consists of three tiers of analysis. The first tier determines a 
simple radius around the proposed buildings representing the longest shadow that could be cast. 
If there are sunlight-sensitive resources within the radius, the analysis proceeds to the second tier, 
which reduces the area that could be affected by project-generated shadows by accounting for a 
specific range of angles that can never receive shade in New York City due to the path of the sun 
in the northern hemisphere.  

If the second tier of analysis does not eliminate the possibility of new shadows on sunlight-
sensitive resources, a third tier of screening analysis further refines the area that could be reached 
by new shadows by looking at specific representative days of the year and determining the 
maximum extent of shadow over the course of each representative day. 

If the third tier of analysis does not eliminate the possibility of new shadows on sunlight-sensitive 
resources, a detailed shadow analysis may be warranted to determine the extent and duration of 
the incremental shadow resulting from the project. The detailed analysis provides the data 
needed to assess the shadow impacts. The effects of the new shadows on the sunlight-sensitive 
resources are described, and their degree of significance is considered. The results of the analysis 
and assessment are documented with graphics, a table of incremental shadow durations, and 
narrative text. 

2.5.3 Preliminary Assessment 

A base map was developed showing the location of the project area and the surrounding street 
layout (see Figure 2.5-1). In coordination with the information regarding open space, historic, and 
cultural resources presented in other sections of this Environmental Assessment Statement, 
potential sunlight-sensitive resources were identified and shown on the map. In addition, the 
analysis accounts for the waters of the Upper New York Harbor, which is considered a natural 
resource. As shown in Figure 2.5-1, there are no existing open space or historic and cultural 
resources within the area of potential shadow effects. In the future No Action condition, new 
open space will be developed as part of the Stapleton development to the north of the project area 
(the future Stapleton Waterfront Esplanade). Therefore, this analysis focuses on the potential 
shadow increments on the future Stapleton Waterfront Esplanade and on the waters of the Upper 
New York Harbor adjacent to the site, since this is a natural resource (surface water) within the 
study area.  

Tier 1 Screening Assessment 

For the Tier 1 assessment, the longest shadow that would be cast by new buildings resulting from 
the proposed actions is calculated, and, using this length as the radius, a perimeter is drawn 
around the proposed footprint. Anything outside this perimeter representing the longest possible 
shadow could never be affected by project-generated shadow, while anything inside the 
perimeter needs additional assessment. 
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According to the CEQR Technical Manual, the longest shadow that a structure can cast at the 
latitude of New York City occurs on December 21, the winter solstice, at the very start of the 
analysis day at 8:51 AM, and is equal to 4.3 times the height of the structure. 

As described Chapter 1, “Project Description,” the proposed actions would allow for the 
development of three new buildings on the project site: Building A would be 13 stories in height 
(130 feet); Building B would be 12 stories (120 feet) in height; and Building C would be 6 stories 
(62 feet) in height. For the purposes of this analysis, it is assumed the proposed building’s 
bulkhead would rise an additional 9 feet, bringing the maximum building height to 139 feet.  
Therefore, the proposed project is anticipated to have a maximum shadow radius of 598 feet. 
Using this length as the radius, a perimeter was drawn around the project site (see Figure 2.5-1).  

There is one potential sunlight-sensitive resource within the maximum potential shadow radius 
of the proposed project: the future Stapleton Waterfront Esplanade and the waters of the Upper 
New York Harbor. Therefore, a Tier 2 screening assessment was undertaken.  

Tier 2 Screening Assessment 

Because of the path that the sun travels across the sky in the northern hemisphere, no shadow can 
be cast in a triangle area south of any given project area. In New York City, this area lies between  
-108 and +108 degrees from true north. Therefore, sunlight-sensitive resources located in the area 
to the south of the project site (where no project shadows could fall) are excluded from further 
assessment.   

Figure 2.5-1 illustrates this triangular area south of the project site. The complementing area to the 
north within the longest shadow study area represents the remaining area that could potentially 
experience new project generated shadows. As illustrated in the figure, the waters of Upper New 
York Harbor and the future Stapleton Waterfront Esplanade fall within the area that could be 
affected by the proposed project. As such, a Tier 3 analysis was undertaken for this resource. 

Tier 3 Screening Assessment 

In accordance with the CEQR Technical Manual, a Tier 3 screening assessment was performed 
because the Tier 1 and Tier 2 assessments identified resources of concern within the area of the 
longest shadow for the proposed project.  

As the sun travels across the sky during the day, shadows fall in a curve on the ground opposite 
the sun. When the sun rises, shadows fall to the west. Because the sun rises in the east and travels 
across the southern part of the sky throughout the day to set in the west, a project’s earliest 
shadows would be cast almost entirely westward. Throughout the day, shadows would shift 
clockwise, until sunset, when they would fall east. Midday shadows are always shorter than those 
at other times of the day because the sun is highest in the sky at that time. Further, because of the 
tilt of the earth’s axis, the angle at which the sun’s rays strike the earth varies throughout the year, 
so that during the summer, the sun is higher in the sky and shadows are shorter than during the 
winter. Winter shadows, although the longest, move the most quickly along their paths and do 
not affect the growing season of outdoor trees and plants.  

The Tier 3 screening assessment was performed for the four representative days of the year set 
forth in the CEQR Technical Manual: December 21, the winter solstice and shortest day of the year; 
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March 21 / September 21, the equinoxes; May 6 / August 6, the midpoints between the summer 
solstice and the equinoxes; and June 21, the summer solstice and the longest day of the year. The 
CEQR Technical Manual defines the temporal limits of a shadow analysis period to fall from an 
hour and a half after sunrise to an hour and a half before sunset.  A three-dimensional computer 
model was developed in Sketchup to represent the proposed project. In accordance with the 
CEQR Technical Manual, surrounding buildings are not included in the Tier 3 shadow assessment 
model. The results of the Tier 3 shadow assessment for the proposed project are illustrated in 
Figures 2.5-2a through 2.5-2d.  

As illustrated in the figures, projected shadows from the proposed development would fall on 
portions of the waters of Upper New York Bay during the identified analysis periods. Because the 
tallest portions of the proposed development would be located at the very southern portion of the 
site (Building A), and only a 71-foot tall building in the northern most portions of the 
development site (Building C), project-generated shadows would not reach the future Stapleton 
Waterfront Esplanade.  

Table 2.5-1 describes the duration of shadows on the Upper New York Harbor.  

Table 2.5-1: Tier 3 Screening Shadow Duration from Proposed Project on Identified Resources 
Analysis Day/ 

Timeframe Window 
December 21 

8:51 AM - 2:53 PM 
March 21 / Sept. 21 
7:36 AM - 4:29 PM 

May 6 / August 6 
6:27 AM - 5:18 PM 

June 21 
5:57 AM - 6:01 PM 

Waters of Upper New York Harbor 
Shadow Enter – 

Exit Times 9:06 AM - 2:53 PM 11:42 AM - 4:29 PM 12:59 PM - 5:18 PM 1:49 PM - 
6:01 PM 

Shadow Duration 5 Hours, 
47 Minutes 

4 Hours, 
47 Minutes 

4 Hours, 
19 Minutes 

4 hours, 
12 Minutes 

Notes: (1) Daylight savings time not used; times shown are eastern standard time (EST) 
            (2) All times are approximate

 

Shadows would be cast on the Upper New York Harbor to varying degrees during all four 
analysis periods (see Figures 2.5-2a through 2.5-2d), for varying durations (see Table 2.5-1). In the 
beginning of all analysis days, incremental shadow would cover small portions of the water 
adjacent to the shoreline, then stretch farther as the sun moves to the west. Shadow cast by the 
proposed buildings would move over the course of the day such that only very small portions of 
the water would be cast in shadow for the full shadow duration.  

In the September 2006 New Stapleton Waterfront Development Plan Final Environmental Impact 
Statement (2006 FEIS), similar shadows increments on the waters of the harbor were analyzed in 
connection with the Stapleton development to the north of the development site. That analysis 
concluded that any reduction in light within the shadow footprint would have a negligible impact 
on phytoplankton populations. The 2006 FEIS further noted that the phytoplankton communities 
would be carried by tidal currents and would be exposed to the shadows for a relatively short 
period, moving through the area in shadow to areas outside the shadow exposure. The 2006 FEIS 
concluded that there would be no significant adverse shadows impacts on the harbor.  

Typically, if a Tier 3 screening assessment indicates that a project has the potential to result in 
shadow increments on identified resources of concern, a detailed analysis is undertaken to 
determine the extent and duration of the incremental shadows and to assess their potential 
effects. The detailed analysis considers existing and planned buildings in the vicinity of the 
project site in the three-dimensional model so that shadows cast by existing (or future) buildings 



SYLVA LANE

BAY STREET

GREENFIELD
AVENUE

MERIVALE
LANE

D RIVEWAY
DRIVEWAY

WIMAN PLACE

ANDERSON
STREET

TILSON

PLACE

CAMDEN

STR
EET

W
IMAN

PLACE
MERIVALE
LANE

CLIFTON AVENUE

TO
WNSEND

AVENUE

WILLOW AVENUE

CHESTNUT

AVENUE

ORMOND PLACE

ST MARYS AVENUE

KALTENMEIER

LANE

CHESTNUT AVENUE

BUTLER PLACE

FR
ONT S

TR
EET

LYNHURST AVENUE

EDGEWATER STREETCHURCH LANE

SYLVATON TERRACE

LANGERE

PLACE

Figure

BAYY STREET

GREENFIELD
AVENUE

MERIVAVV
LE

LLANE

CAMDEN

STR
EET

MERIVALE
LLANE

TO
WNSEND

AVENUE

WILLLOW AAVENUE

FR
ONT STR

EET

URST AAVENUE

7:36A
8:30A

9:30A
10:30A

11:30A 12:30P
1:30P

2:30P
3:30P
4:29P

Tier 3 March 21 Shadow Screening

Entry time: 11:42AM
Exit time: N/A

2.5-2a

598 feet

125 Edgewater Street
Staten Island, New York

Shadow Study Area No-Action Open Space

Date: 11/3/2016

0 500 1,000
Feet

¯
Future Stapleton 

Waterfront Esplanade

1. Upper New
York Harbor

Bldg
 A

Bldg B

Bldg
 C



SYLVA LANE

BAY STREET

GREENFIELD
AVENUE

MERIVALE
LANE

D RIVEWAY
DRIVEWAY

WIMAN PLACE

ANDERSON
STREET

TILSON

PLACE

CAMDEN

STR
EET

W
IMAN

PLACE
MERIVALE
LANE

CLIFTON AVENUE

TO
WNSEND

AVENUE

WILLOW AVENUE

CHESTNUT

AVENUE

ORMOND PLACE

ST MARYS AVENUE

KALTENMEIER

LANE

CHESTNUT AVENUE

BUTLER PLACE

FR
ONT S

TR
EET

LYNHURST AVENUE

EDGEWATER STREETCHURCH LANE

SYLVATON TERRACE

LANGERE

PLACE

Figure

BAYY STREET

GREENFIELD
AVENUE

MERIVAVV
LE

LLANE

CAMDEN

STR
EEET

MERIVALE
LLANE

TO
WNSEND

AVENUE

WILLLOW AAVENUE

FR
ONT STR

EET

URST AAVENUE

6:27A
7:30A

8:30A
9:30A
10:30A

11:30A
12:30P

1:30P
2:30P
3:30P

4:30P
5:18P

Tier 3 May 06 Shadow Screening

Entry time: 12:59PM
Exit time: N/A

2.5-2b

598 feet

125 Edgewater Street
Staten Island, New York

Shadow Study Area No-Action Open Space

Date: 11/3/2016

0 500 1,000
Feet

¯
Future Stapleton 

Waterfront Esplanade

1. Upper New
York Harbor

Bldg
 A

Bldg B

Bldg
 C



SYLVA LANE

BAY STREET

GREENFIELD
AVENUE

MERIVALE
LANE

D RIVEWAY
DRIVEWAY

WIMAN PLACE

ANDERSON
STREET

TILSON

PLACE

CAMDEN

STR
EET

W
IMAN

PLACE
MERIVALE
LANE

CLIFTON AVENUE

TO
WNSEND

AVENUE

WILLOW AVENUE

CHESTNUT

AVENUE

ORMOND PLACE

ST MARYS AVENUE

KALTENMEIER

LANE

CHESTNUT AVENUE

BUTLER PLACE

FR
ONT S

TR
EET

LYNHURST AVENUE

EDGEWATER STREETCHURCH LANE

SYLVATON TERRACE

LANGERE

PLACE

Figure

BBBBBBBAAAAAYY STREET

GREENFIELD
AVENUE

MERIVAVV
LE

LLANE

CAMDEN

STR
EET

MERIVALE
LLANE

TO
WNSEND

AVENUE

WILLLOW AAVENUE

FR
ONT STR

EET

URST AAVENUE

5:57A

7A
8A

9A 10A11A 12P1P
2P
3P

4P
5P 6:01P

Tier 3 June 21 Shadow Screening

Entry time: 1:49PM
Exit time: N/A

2.5-2c

598 feet

125 Edgewater Street
Staten Island, New York

Shadow Study Area No-Action Open Space

Date: 11/3/2016

0 500 1,000
Feet

¯
Future Stapleton 

Waterfront Esplanade

1. Upper New
York Harbor

Bldg
 A

Bldg B

Bldg
 C



SYLVA LANE

BAY STREET

GREENFIELD
AVENUE

MERIVALE
LANE

D RIVEWAY
DRIVEWAY

WIMAN PLACE

ANDERSON
STREET

TILSON

PLACE

CAMDEN

STR
EET

W
IMAN

PLACE
MERIVALE
LANE

CLIFTON AVENUE

TO
WNSEND

AVENUE

WILLOW AVENUE

CHESTNUT

AVENUE

ORMOND PLACE

ST MARYS AVENUE

KALTENMEIER

LANE

CHESTNUT AVENUE

BUTLER PLACE

FR
ONT S

TR
EET

LYNHURST AVENUE

EDGEWATER STREETCHURCH LANE

SYLVATON TERRACE

LANGERE

PLACE

Figure

BAYY STREET

GREENFIELD
AVENUE

MERIVAVV
LE

LLANE

CAMDEN

STR
EET

MERIVALE
LLANE

TO
WNSEND

AVENUE

WILLLOW AAVENUE

FR
ONT STR

EET

8:51A 10A
11A

12P 1P 2P 2:53P

Tier 2 December 21 Shadow Screening

Entry time: 9:06AM
Exit time: N/A

2.5-2d

598 feet

125 Edgewater Street
Staten Island, New York

Shadow Study Area No-Action Open Space

Date: 11/3/2016

0 500 1,000
Feet

¯
Future Stapleton 

Waterfront Esplanade

1. Upper New
York Harbor

Bldg
 A

Bldg B

Bldg
 C



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement 

 

Page 2.5-5 

are accounted for. For the 125 Edgewater project, a detailed analysis was not undertaken since the 
Tier 3 analysis undertaken above is sufficient to demonstrate that the proposed project would not 
result in significant adverse impacts on the waters of the Upper New York Harbor.  
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Chapter 2.6: Historic and Cultural Resources 
Pursuant to the 2014 CEQR Technical Manual, an assessment of historic and cultural resources is
warranted if there is the potential to affect either archaeological or architectural resources.
Archaeological resources usually need to be assessed for projects that would result in any in ground
disturbance. An in ground disturbance is any disturbance to an area not previously excavated,
including new excavation that is deeper and/or wider than previous excavation on site. The proposed
project would result in new in ground disturbance. The New York City Landmarks Preservation
Commission (LPC) found that the development site has no archaeological significance (see Appendix
C). Therefore, the proposed project would not result in a significant adverse impact on archaeological
resources.

Generally, architectural resources should be surveyed and assessed if the proposed project would
result in any of the following, whether or not any known historic resources are located near the project
site: new construction, demolition, or significant physical alteration to any building, structure, or object;
a change in scale, visual prominence, or visual context of any building, structure, or object or landscape
feature; construction, including but not limited to, excavating vibration, subsidence, dewatering, and
the possibility of falling objects; additions to or significant removal, grading, or replanting of significant
historic landscape features; screening or elimination of publicly accessible views; introduction of
significant new shadows or significant lengthening of the duration of existing shadows on a historic
landscape or on a historic structure if the features that make the structure significant depending on
sunlight. The project area is not located on or adjacent to a site containing any architectural resource
that is eligible or has been designated (or is been calendared for consideration) as a New York City
Landmark, Interior Landmark, or Scenic Landmark; listed or eligible for listing on the New York State
or National Register of Historic Places; or within a designated or eligible New York City, New York
State, or National Register Historic District. LPC found that the development site has no architectural
significance (see Appendix C). As the development site has no architectural significance and is not
located adjacent to the any architectural resources; the proposed project would not result in a
significant adverse impact on architectural resources and no further analyses are warranted.
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Chapter 2.7: Urban Design and Visual Resources

2.7.1 Introduction

An assessment of urban design is needed when a project may have effects on any of the elements that 
contribute to the pedestrian experience of public space. A preliminary assessment is appropriate when 
there is the potential for a pedestrian to observe, from the street level, a physical alteration beyond that 
allowed by existing zoning, including the following: 

1. Projects that permit the modification of yard, height, and setback requirements; 

2. Projects that result in an increase in built floor area beyond what would be allowed as-of-right 
or in the future without the proposed project. 

The proposed project would consist of three buildings developed with a mix of uses including 
residential, commercial, and parking uses; in addition, the proposed project would result in the 
development of the waterfront with an upland connection, visual corridor, and public access area. Two 
Reasonable Worst Case Development Scenarios (RWCDS) have been established to provide a 
conservative analysis for the proposed project. The RWCDSs would result in the same urban design 
elements, the major differences between the two being internal programming. Under both RWCDSs 
1.03 acres of open space and 346 parking spaces would be provided. As such, RWCDS 1 is analyzed 
below. 

The proposed actions would introduce new urban design provisions, including a new upland 
connection and visual corridor through the proposed development site, and a maximum building 
height of 120 feet above the base plane. The actions proposed as a part of this project would also permit 
the modification of the existing yard, height, and setback requirements relevant to the property, and a 
preliminary urban design assessment is therefore warranted. 

2.7.2 Methodology

In accordance with the 2014 CEQR Technical Manual guidelines, the following preliminary urban design 
and visual resources assessment considers a 400-foot radius study area where the proposed action 
would be most likely to influence the built environment. As stipulated in the CEQR Technical Manual, 
since the purpose of the preliminary assessment is to determine whether any physical changes 
proposed by the project would significantly impact elements of urban design and visual resources, the 
following information, if known, is included in a preliminary assessment: 

A concise narrative of the existing project area, and conditions under the future No-Action and 
With-Action conditions; 

An aerial photograph of the study area and ground-level photographs of the site area with 
immediate context; 

Zoning and floor area calculations of the existing and future With-Action conditions; 
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Lot and tower coverage, and building heights; and 

A three-dimensional representation of the future With-Action and No-Action (if relevant) 
condition streetscape.  

If the preliminary assessment determines that a change to the pedestrian experience is minimal and 
unlikely to disturb the vitality, walkability or the visual character of the area, then no further 
assessment is necessary. However, if it shows that changes to the pedestrian environment and/or visual 
resources are significant enough to require greater explanation and further study, then a detailed 
analysis may be appropriate.  

The following preliminary urban design and visual resources assessment follows these guidelines and 
provides a characterization of existing conditions followed by a description of urban design and visual 
resources under the future No-Action and With-Action conditions, and an analysis determining the 
extent to which physical changes resulting from the proposed action would alter the pedestrian 
experience. 

2.7.3 Assessment 

Existing Conditions 

Urban Design 

Project Area 

The project area consists of Block 2820, Lots 90 and 95 and portions of Lots 105 and 110 in the Rosebank 
neighborhood of Staten Island. The project area encompasses the entirety of Lots 90 and 95 but only 
small portions of Lots 105 and 110 and is zoned entirely M2-1.  

The development site, Block 2820, Lot 90 (125 Edgewater Street), is a waterfront lot comprising 144,258 
sf of upland (dry) land area and 651,332 sf of land area located under water. The lot has approximately 
200 feet of frontage on Edgewater Street and is predominantly vacant. The site is developed with two 
small buildings and is occupied on a short term basis by two business for open storage. The buildings 
consist of a vacant one to two-story masonry structure of approximately 8,948 gross sf at the north end 
of the site and a one-story steel shed with approximately 5,247 gross sf of area at the south end of the 
site. The development site has an existing FAR of 0.018. A 70-foot-wide New York City Department of 
Environmental Protection (DEP) sewer easement extends through the development site from 
Edgewater Street and Lynhurst Avenue to the shore line. A 34-foot wide vehicular and pedestrian 
easement extends from Willow Avenue at its intersection with Edgewater Street through Lot 95 to the 
development site and is current accessible up to the development site boundary. An aerial image of the 
site and photographs of the site and the surrounding project area are provided in Figure 2.7-1 through 
2.7-3. 

With an FAR of 2.0 permitted in M2-1 zoning districts and an Upland Lot Area of 366,835 square feet, 
the zoning floor area capacity of the 795,590 square feet proposed development site is approximately 
733,670 square feet of manufacturing and/or commercial space.  



Date: 10/28/2016

Figure

2.7-1
Aerial Photograph of Development Site125 Edgewater Street
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Along the Edgewater Street frontage of the site, a chain link fence provides a physical barrier between 
the development site and the street. As shown in Photo 1, the chain link fence forms a continuous 
barrier around the upland portions of the site, and there is no requirement for public access to portions 
of the site. The site is open to the water at the waterfront edge; Photo 2 shows the current shoreline 
conditions.  

In the vicinity of the development site, Edgewater Street is a 50 foot-width final mapped street with 
two-way traffic. Edgewater Street is built to a width of approximately 30 feet along the street frontage 
of the development site and is mapped to be widened. There are no sidewalks or street trees currently 
provided along the Edgewater Street frontage of the development site. 

Study Area 

The study area predominately consists of a mixture of commercial, light industrial, transportation and 
utility uses, parking, and vacant land as well as the waters of Upper New York Bay. One 7-story 
commercial office building is located on the site that borders the site directly to the north, as shown in 
Photo 3. A 1-story transportation and utility building is located on the site that borders the 
development site immediately to the south (181 Edgewater Street). The waters of Upper New York Bay 
border the development site to its east and Edgewater Street borders a portion of the development to 
its west. A utility use with at-grade parking is located across Edgewater Street from the development 
site to the west. Nearly all other land uses within the study area consist of commercial, light industrial, 
and transportation and utility uses, parking, and vacant land. Two single/two-family residences and 
five mixed-use residential/commercial buildings are located along the extreme western edge of the 400-
foot radius project study area.  

While sidewalks are provided on the western side of Edgewater Street, there are currently no publicly 
accessible sidewalks on the eastern side of the street. There are few street trees provided along the 
length of Edgewater Street. Existing street conditions are shown in Photos 4 through 8.  

Bay Street is the principal corridor through the area and provides connections between St. George, 
Tompkinsville, Stapleton, Clifton, Rosebank, and the Verrazano Bridge. As such, Bay Street has its own 
urban design character separate from that of adjacent streets within the urban design study area, which 
are predominately manufacturing/industrial in nature and include sites such as the Sandy Hook Pilots, 
Edgewater Plaza, and the New York Power Authority Pouch Terminal. 

Visual Resources 

The open waters of Upper New York Bay are the sole visual resource within the study area. Partial 
views of the Bay are available through the site from Edgewater Street as well as along the prolongation 
of Willow Street across the adjacent Lot 95 and the proposed development site. 

It should be noted that views are available from the proposed development site to locations outside the 
urban design study area (beyond 400 feet), including the Manhattan skyline, Verrazano Bridge, 
Stapleton Waterfront Esplanade, and Shore Park and Parkway are available from the proposed 
development site. Partial views of the Manhattan skyline, Shore Park (Brooklyn), and New York 
Harbor are also available from Edgewater Street through the site. 
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Future No-Action Condition 

Under the No-Action condition, it is assumed that the development site would remain in its existing 
vacant and underutilized condition (with the possible exception of temporary storage uses such as 
those currently located on the property). No new as-of-right development would occur on the property. 
No formal parking spaces would be developed on the property. 

No changes would result in the urban design and visual character of the property. The existing vacant 
masonry building and steel shed on the asphalt paved property would remain as they are currently. 
The existing chain link fence around the majority of the site would remain, and the 
industrial/manufacturing character of the surrounding project study area would not change 
significantly. Designated street widening would remain on the proposed development site. Partial 
views of New York Harbor would continue to be available from Edgewater Street through the site, 
however, public access would continue to be precluded to the site. 

Beyond the urban design study area, in the No-Action condition, the Stapleton Waterfront Esplanade 
would be developed pursuant to the Stapleton Waterfront Redevelopment Plan, which would result 
in a new visual resource from the development site. Urban design details of future phases of the 
Stapleton Waterfront Esplanade, including those nearest to the proposed development site, have not 
yet been announced, and therefore the urban design components of the proposed Shore Public 
Walkway would not be inconsistent with the urban design components of the Stapleton Waterfront 
Esplanade. 

Future With-Action Condition 

The proposed actions would facilitate the development of three mixed-use residential/commercial 
buildings as described in Table 2.7-1 below. The development site is the only portion of the project area 
projected to be redeveloped as a result of the proposed actions.  

Table 2.7-1: Development Program by Proposed Building (RWCDS 1) 
Building A Building B Building C Total 

Gross Floor Area (sqft) 212,964.0 228,799.7 36,930.0 478,693.7 
Zoning Floor Area (sqft) 157,242 187,688.2 30,810 375,740.2 
Residential DUs 163 184 24 371 
Commercial (sqft) 12,650 5,073.3 6,450 24,173.3 
Parking Spaces 168 (151 inside) 140 38 346 
Building Footprint (sqft) 36,000 29,829 7,200 71,971 
Tower Footprint (sqft) 10,000 7,300 (each) N/A -
Stories 13 12 6 -

 

The future With-Action Development Scenario would result in taller and denser site compared to the 
future No-Action condition. The With-Action Scenario (RWCDS) would entail the following 
development on the proposed development site: 
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The existing vacant structures on the development site would be demolished, including the 1-
story steel structure located within the existing 70 feet sewer easement, the 1-to-2-story 
buildings located at the very northern end of the site, and the existing chain link fence. 

In areas of the site mapped for street widening, the proposed development would be set back 
to the existing street widening line located at the Edgewater Street frontage. 

The proposed development would be designed around and located outside both the existing 
80-foot-wide sewer easement located on the site and the proposed new 60-foot-wide upland 
connection and visual corridor. 

The proposed buildings would be separated by a minimum of 90 feet pursuant to ZR 23-711, 
and the proposed building separation would allow for new pedestrian and visual connections 
to the New York Harbor. 

A 660 feet long Shore Public Walkway with a footprint of approximately 23,114.5 square feet 
would be provided along the entire waterfront frontage of the site, which would vary in width 
between 13 feet and 40 feet. Urban design elements such as trash receptacles, pole lighting, 
benches, chairs, tables, bike racks, signage, fences, gates, and bollards would be incorporated 
into the Shore Public Walkway design.  

Two 70 feet radius turnarounds would be provided on the site to accommodate FDNY vehicles.  

Vehicular access to the site would be provided from Edgewater Street at three locations: 

a. The first location would be located approximately 23 feet north of the southern property 
line along the Edgewater Street frontage. At this location there would be a 22-foot wide 
curb cut that would provide access to the parking areas in Building A.  

b. The second access would be approximately 130 feet further north along Edgewater Street. 
This access would be located within the proposed visual corridor and extend from 
Edgewater Street to the shore public walkway. This curb cut would be 24 feet wide and 
located partially within the prolongation of Lynhurst Avenue. The curb cut would be offset 
approximately 20-feet to the south of Lynhurst Avenue. Both the lobbies and the parking 
areas in both Buildings A and B would be able to be reached directly from this vehicular 
accessway.  

c. A third vehicular access would be provided 377 feet further north on Edgewater Street 
where there is an existing curb cut and easement across Lot 95 to the proposed 
development site. The existing 28-foot wide curb cut at Edgewater Street and 34 feet wide 
easement would be used to allow vehicles to traverse Lot 95 and access the parking garages 
in proposed Buildings B and C. 

The proposed development has been designed with the local context in mind, in that: 

a. Building A has been designed to “step up” from Edgewater Street, with up to a seven story 
streetwall up against Edgewater Street, and taller building portions designed to be located 
beyond 100 feet of Edgewater Street, where lower building heights prevail. 

b. All of the proposed buildings have been designed to extend along the proposed shore 
public walkway for a distance less than 130 feet, except for Building B, which has been 
designed with a recess to comply with the provisions of the special district. 
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c. A total of 137 new trees are proposed to be distributed throughout the site, including 97 
trees within the publicly accessible Shore Public Walkway. 

d. The proposed features within the Shore Public Walkway, including lighting, public 
seating, ADA access features, guardrails, paving and plantings have been designed to 
comply with the provisions of ZR Article 6 Chapter 2.     

Site plans and renderings of the proposed development’s building envelopes are shown in Figures 1-1 
through 1-4 and Figures 2.7-4 through 2.7-8. 

As described above, the proposed project would result in a positive impact relative to the visual 
resources in the vicinity of the development site. Under the existing and Future No-Action conditions, 
partial views to the open waters of Upper New York Bay are available from the streets and publicly 
accessible areas bordering the Proposed Development Site, but public access is not available through 
the site to the waterfront. The With-Action condition would ensure a visual corridor, unobstructed 
from the ground to the sky, is provided from Edgewater Street through the Site to the Upper New York 
Bay. The proposed project would also include a publicly accessible Shore Public Walkway along the 
entire waterfront frontage of the Site, which would provide a significant new publicly accessible 
passive open space to the surrounding community with views of visual resources beyond the 400 feet 
study area, including the Manhattan skyline, Shore Park (along the Brooklyn foreshore), the Verrazano 
Bridge, and the future improvements to the Stapleton Waterfront Esplanade.  

Zoning calculations of future With-Action conditions on the Site, including floor area calculations, lot 
coverage, and building heights, are shown in Table 2.7-2 below.  

Table 2.7-2: Zoning Calculations Relevant to Urban Design Analysis  
Item Existing Condition No-Action Condition With-Action Condition 

Uses 
1 vacant masonry building; 1 
vacant steel shed; open 
storage uses; asphalt paving 

1 vacant masonry building; 1 
vacant steel shed; open 
storage uses; asphalt paving 

3 buildings with 371 DUs, 
24,173.3 square feet retail 
(divided between 3 bldgs), 346 
parking spaces 

Base 
Permissible 
FAR 

2.0 2.0 2.43 

Permissible 
Zoning Floor 
Area (sqft) 

733,670 733,670 891,409 

Zoning Floor 
Area 14,194 square feet 14,194 square feet 

375,740.2square feet 
351,567.2 residential 
24,173 commercial 

Built Floor Area 
Ratio 0.04 0.04 1.02 

Lot Coverage 9,720 sf (6.7%) 9,720 sf (6.7%) 46,125 sf (12.6%) 

Building Heights 
(above base 
plane) 

1-2 stories, 30 feet 1-2 stories, 30 feet 
One 13-story, feet 
120 feet bldg; one 12-story, 
feet 109 feet-8” bldg; one 6-
story, 51 feet-8” bldg 
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2.7.4 Conclusion

The proposed development site is located in an area primarily characterized by a mixture of 
commercial, light industrial, transportation and utility uses, parking, vacant land and the waters of 
Upper New York Bay. The site currently consists of two small vacant buildings, storage uses and 
asphalt pavement, and the proposed project would improve the site with a mixed residential and local 
retail project with accessory parking, new roadways/driveways, publicly accessible walkways, 
extensive new landscaping and public amenities, and a visual corridor. The proposed development 
would be a substantial improvement in terms of urban design as the project would convert the 
development site from its current underutilized and poorly maintained condition into a vibrant new 
mixed-use development with three new buildings of between six- and thirteen-stories in height.  

The proposed development would result in a substantial positive urban design impact to both the 
underutilized and poorly maintained development site and the surrounding area, as it would provide 
a residential presence on the waterfront and would link the development site with the residential areas 
further to the west through the provision of publicly accessible walkways, new landscaping and public 
amenities, and a visual corridor through the Site. Given the character and development of the 
surrounding area including the residential neighborhoods further to the west and the Site’s location 
along the waterfront, the proposed development (and associated proposed zoning) is appropriate for 
the surrounding context, and consistent with other more recent developments along Staten Island’s 
North Shore. 

The With-Action Development Scenario would also result in a positive effect and would provide views 
of the Upper New York Bay water that are currently only partial views through the provision of a 
publicly accessible Shore Public Walkway and a visual corridor through the site. The With-Action 
scenario would also add new locations to view other, more distant visual resources. 

No significant adverse impacts to urban design or visual resources would occur as a result of the 
proposed action and a detailed urban design analysis would not be required.  
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Chapter 2.8: Natural Resources 

2.8.1 Introduction 

This chapter examines the potential impacts from the proposed actions on terrestrial and aquatic
natural resources and floodplains near the project area. According 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.

The proposed project would consist of three buildings developed with a mix of uses residential,
commercial, and parking uses; in addition, the proposed project would result in the development of
the waterfront with an upland connection, visual corridor, and public access areas. No other
development within the project area is expected as a result of the proposed actions.

2.8.2 Methodology 

As defined in Section 200 of the Natural Resources section of the CEQR Technical Manual, the project
area is substantially devoid of natural resources. However, the project area adjoins the open waters of
Upper New York Bay to the east which is part of New York Harbor. New York Harbor is a tidally
influenced estuary subject to the mixing of salt water from the ocean with fresh water primarily from
the Hudson River. It is divided at the Verrazano Narrows into Upper and Lower New York Bays.

Regulatory Context 

The following sections identify the federal and state legislation and regulatory programs that pertain
to coastal areas, surface waters, floodplains, wetlands, and protected species that would apply to the
proposed actions.

Federal 

Clean Water Act (33 U.S. Code [USC] §§ 1251 1387)

The objective of the Clean Water Act, also known as the Federal Water Pollution Control Act, is to
restore and maintain the chemical, physical, and biological integrity of the waters of the United States.
It regulates point sources of water pollution, such as discharges of municipal sewage, industrial
wastewater, and stormwater runoff; the discharge of dredged or fill material into navigable waters and
other waters; and non point source pollution (e.g., runoff from streets, construction sites, etc.) that enter
water bodies from sources other than the end of a pipe. Applicants for discharges to navigable waters
in New York must obtain a Water Quality Certificate from the NYSDEC.

Rivers and Harbors Act of 1899

Section 10 of the Rivers and Harbors Act of 1899 requires authorization from the Secretary of the Army,
acting through the U.S. Army Corps of Engineers (USACE), for the construction of any structure in or
over any navigable water of the United States, the excavation from or deposition of material in these
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waters, or any obstruction or alteration in navigable waters of the United States. The purpose of this
Act is to protect navigation and navigable channels. Any structures placed in or over navigable waters,
such as pilings, piers, or bridge abutments up to the mean high water line, are regulated pursuant to
this Act.

Endangered Species Act of 1973 (16 USC §§ 1531 1544)

The Endangered Species Act of 1973 recognizes that endangered species of wildlife and plants are of
aesthetic, ecological, educational, historical, recreational, and scientific value to the nation and its
people. The Act provides for the protection of critical habitats on which endangered or threatened
species depend for survival. The Act also prohibits the importation, exportation, taking, possession,
and other activities involving illegally taken species covered under the Act, and interstate or foreign
commercial activities. Species protected under the Act have the potential to occur in the study area.

National Flood Insurance Act of 1968 (44 Committee of the Federal Register [CFR] § 59) and Floodplain
Management Executive Order 11988 (42 Federal Register [FR] 26951)

Development in floodplains defined by the Federal Emergency Management Agency (FEMA) mapping
is regulated at the Federal level by the Floodplain Management Executive Order 11988 and National
Flood Insurance Act of 1968 (44 CFR § 59). Executive Order 11988 requires Federal agencies to avoid to
the extent possible the long and short term adverse impacts associated with the occupancy and
modification of floodplains and to avoid direct and indirect support of floodplain development
wherever there is a practicable alternative.

Magnuson Stevens Act (16 USC §§ 1801 TO 1883)

Section 305(b)(2) (4) of the Magnuson Stevens Act outlines the process for the National Marine
Fisheries Service (NMFS) and the Regional Fishery Management Councils (in this case, the Mid
Atlantic Fishery Management Council) to comment on activities proposed by federal agencies (issuing
permits or funding projects) that may adversely impact areas designated as Essential Fish Habitat
(EFH). EFH is defined as those waters and substrate necessary to fish for spawning, breeding, feeding,
or growth to maturity (16 USC §1802(10)).

Adverse impacts on EFH, as defined in 50 CFR 600.910(A), include any impact that reduces the quality
and/or quantity of EFH. Adverse impacts may include:

Direct impacts, such as physical disruption or the release of contaminants;

Indirect impacts, such as the loss of prey or reduction in the fecundity (number of offspring
produced) of a managed species; and

Site specific or habitat wide impacts that may include individual, cumulative, or synergetic
consequences of a federal action.

State

Tidal Wetlands Act, Article 25, ECL, Implementing Regulations 6 NYCRR § 661.

Tidal wetlands regulations apply anywhere tidal inundation occurs on a daily, monthly, or intermittent
basis. In New York, tidal wetlands occur along the tidal waters of the Hudson River up to the salt line
and along the saltwater shore, bays, inlets, canals, and estuaries of Long Island, New York City, and
Westchester County. NYSDEC administers the tidal wetlands regulatory program and the mapping of
the State’s tidal wetlands. A permit is required for almost any activity that would alter wetlands or the
adjacent areas (up to 300 feet inland from the wetland boundary or up to 150 feet inland within New
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York City). NYSDEC regulated tidal wetland adjacent areas may exist along the New York Harbor
shoreline within the project area.

Endangered and Threatened Species of Fish and Wildlife; Species of Special Concern (ECL, Sections 11 0535[1]
[2], 11 0536[2], [4], Implementing Regulations 6 NYCRR § 182)

The Endangered and Threatened Species of Fish and Wildlife, Species of Special Concern Regulations
prohibit the taking, import, transport, possession, or selling of any endangered or threatened species
of fish or wildlife, or any hide, or other part of these species as listed in 6 NYCRR §182.6. Under these
regulations, adverse modification of occupied habitat of endangered or threatened species is prohibited
without authorization from NYSDEC.

State Pollutant Discharge Elimination System (SPDES) (N.Y. Environmental Conservation Law [ECL] Article
3, Title 3; Article 15; Article 17, Titles 3, 5, 7, and 8; Article 21; Article 70, Title 1; Article 71, Title 19;
Implementing Regulations 6 New York Codes, Rules and Regulations [NYCRR] Articles 2 and 3)

Title 8 of Article 17, ECL, Water Pollution Control, authorized the creation of the SPDES to regulate
discharges to New York State’s waters. Activities requiring a SPDES permit include point source
discharges of wastewater into surface or groundwater of the state, including the intake and discharge
of water for cooling purposes, constructing or operating a disposal system (sewage treatment plant),
discharge of stormwater, and construction activities that disturb one or more acres. The proposed
actions would require the management of stormwater and would involve construction on a site over
one acre in size. Soil disturbing activities resulting from the proposed actions would be conducted in
accordance with the NYSDEC SPDES General Permit for Stormwater Discharges from Construction
Activity (GP 0 10 001). To obtain coverage under this permit, a Storm Water Pollution Prevention Plan
(SWPPP) would be prepared and a Notice of Intent (NOI) would be submitted to the NYSDEC. The
SWPPP would comply with all of the requirements of GP 0 10 001, NYSDEC’s technical standard for
erosion and sediment control, presented in “New York Standards and Specifications for Erosion and
Sediment Control,” and NYSDEC’s technical standard for post construction stormwater control
practices presented in the New York State Stormwater Management Design Manual.

Local 

New York City Street Tree Zoning Amendment and Local Law 3 of 2010

The City of New York passed a zoning text amendment that requires trees to be planted along the curb
of City streets following the construction of new buildings and certain types of alterations citywide.
All applicants must apply to the New York City Department of Parks and Recreation (DPR) for street
tree planting permits. The current zoning requires all new buildings and all enlargements exceeding
20 percent of the floor area to have one tree for every 25 feet of road frontage, including existing trees.
Like other zoning rules, these requirements must be satisfied in order for the builder to obtain a
Certificate of Occupancy. Species shall be selected from the list of approved street trees for New York
City. The methodology used to determine the number and size of trees to be replanted (e.g., caliper
replacement method) is determined in consultation with DPR in accordance with this zoning
amendment and local law and Chapter 5 Title 56 of the Rules of the City of New York (RCNY).
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2.8.3 Assessment 

Existing Conditions 

The project area contains no built resource that is known to contain or may be used as a habitat by a
protected species as defined in the Federal Endangered Species Act (50 CFR 17) or the State s
Environmental Conservation Law (6 NYCRR Parts 182 and 193). Stormwater generated on the
development site currently discharges into an existing storm sewer on site which discharges into the
Upper Bay. A rip rap shoreline is developed along the waterfront. The project area contains no
subsurface conditions the disruption of which might affect the function or value of an adjacent or
nearby natural resource.

Future No-Action Condition

Under the future No Action condition the project area would remain as per existing conditions. The
rip rap shoreline which fronts on the waterfront would remain as per existing conditions. Storm water
generated on site would continue to be discharged to the existing storm sewer on site.

Future With-Action Condition

The shoreline of the development site is lined with rip rap fronting the waters of New York Bay which
would remain and would not be altered for the proposed project. There are no freshwater wetlands
adjacent to or near the development site. There is no tidal wetlands vegetation along the rip rap facing
the Upper Bay.

As part of the proposed project an SWPPP would be filed with the NYS Department of Environmental
Conservation (NYSDEC). The SWPPP would comply with all of the requirements of GP 0 10 001,
NYSDEC’s technical standard for erosion and sediment control, presented in “New York Standards
and Specifications for Erosion and Sediment Control,” and NYSDEC’s technical standard for post
construction stormwater control practices presented in the New York State Stormwater Management
Design Manual. Under the With Action scenario stormwater generated on the development site would
be directed to water quality settling chambers prior to discharge to the existing storm sewer on site
which discharges into the Upper Bay. With the removal of sediments, there would be no harmful effect
on the waters of Upper Bay.

As discussed in Section 2.1, “Land Use, Zoning, and Public Policy,” the proposed project would be
developed within the 100 year flood plain. The proposed project would be designed to accommodate
flood levels projected for the year 2100 for all critical infrastructure and residential and commercial
uses. This would account for the New York City Panel on Climate Change’s (NPCC) “High Estimate”
level of +30 inches for the 2050s and +75 inches for the end of the century (2100). In terms of the absolute
elevations, the design would account for potential future “100 year” flood levels; for a portion of
Building A and the entirety of Buildings B and C this would be 19.3 feet (NAVD88); for the other
portion of Building A this would be 18.3 feet (NAVD88).

The elevation at grade for all three buildings would be 8.9 feet (NAVD88), the greatest base flood
elevation would be consistent for all three buildings at 18.9 feet (NAVD88), and the design flood
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elevation for all three buildings would be 20.9 feet (NAVD88). The proposed project would not include
any below grade space. The first floor of all three buildings would be used exclusively for parking
spaces and lobby areas (9.9 feet NAVD88); the second floor levels of Buildings A and B would be
developed with parking spaces and commercial space and the second floor level of Building C would
be developed with entirely commercial space (20.9 feet NAVD88).1 Residential floor area would be
located above the second floor in all three buildings. All first floor lobby and parking areas within the
three buildings would be wet flood proofed. The second floor would be located above the base flood
elevation, as such, no flood proofing measures would be required.

All critical infrastructure, including but not limited to electricity connections, generators and fuel,
communications, and elevators would be designed to withstand flooding up to the design flood
elevation (20.9 feet NAVD88). Buildings A, B, and C, would all have critical systems elevated. Elevators
at the first floor lobby of all three buildings would be dry flood proofed.

As discussed in Section 2.5, “Shadows,” the proposed project would result in new shadow increments
on the Upper New York Harbor to varying degrees during all seasons. Shadow cast by the proposed
buildings would move over the course of the day such that only very small portions of the water would
be cast in shadow for the full shadow duration. The impacts of shadows cast by the proposed project
on the waters of Upper New York Bay would primarily be of concern as related to vegetation located
in the area to be in shadow. As noted above, there are no freshwater wetlands adjacent to or near the
development site, and there is no tidal wetlands vegetation along the rip rap on the development site
facing the Upper Bay. The reduction in light within the shadow footprint would not adversely affect
the Harbor’s phytoplankton communities, which are carried by tidal currents, and would only be
exposed to the shadows for a relatively short period as they move through the area in shadow to areas
outside the shadow exposure. Overall, shadows from the proposed project would not result in
significant adverse impacts on natural resources.

As the duration of shadows cast by the project would be relatively modest at less than four hours
during the warmer months of the year, there would be more than the minimum of four hours a day of
sunlight available to plants in the growing season which is the minimum sunlight requirement noted
in the CEQR Technical Manual. No adverse impacts to plant life in the adjacent waters of Upper New
York Bay would therefore be anticipated.

The Upper Bay of New York Harbor is a very busy waterway affected by lights, noise, and activities
occurring within and adjacent to the Harbor including noise generated by the nearby Staten Island
Railway and traffic along Bay and Edgewater Streets. The proposed project is a residential project
which would produce a much lower noise level than would be permitted by developments allowed
under the existing M2 1 of the development site. The proposed buildings would also provide a barrier
between the Upper Bay and existing noise. Proposed lighting for the project would be typical lighting
for a residential development and it would not be directed at the Harbor but rather at the walkways of
the development and the entrances to the proposed buildings. The transient wildlife of sea gulls and
waterfowl which occasionally rest on the waters adjacent to the development site would not be
significantly affected by this development.

1 Building heights given are measured from grade (thus the first floor is one foot above grade).
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2.8.4 Conclusion 

Due to the absence of significant natural resources in the project area and as the proposed project would
not disturb the adjacent waters of Upper New York Bay, no adverse impacts to natural resources would
occur, and further assessment of natural resources is not warranted.
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Chapter 2.9: Hazardous Materials 

2.9.1 Introduction 

This chapter assesses the potential hazardous materials impacts of the proposed actions and identifies
potential issues of concern that could pose a hazard to workers, the community, and/or the
environment during or after development of the proposed actions.

The project area consists of Block 2820, Lots 90 and 95 and portions of Lots 105 and 110 in the Rosebank
neighborhood of Staten Island. The development site consists of Block 2820, Lot 90 (125 Edgewater
Street). The proposed project would consist of the redevelopment of Lot 90 with three buildings with
a mix of uses including residential, commercial, and parking uses; in addition, the proposed project
would result in the development of the waterfront with an upland connection, visual corridor, and
public access areas.

As indicated in the 2014 CEQR Technical Manual, the goal of a hazardous materials assessment is to
determine whether the proposed project would lead to a potential increased exposure of hazardous
materials to people or the environment, or whether the increased exposure would lead to significant
public health impacts or environmental damage.

2.9.2 Methodology 

The potential for hazardous materials was evaluated based on the following reports:

Phase I ESA, dated May 12, 2015, prepared by Permanent Engineering P.C. (2015 Phase I).

Additionally, the 2015 Phase I references the Phase II and associated soil and groundwater remediation
conducted by URS Corporation in 2005 and the Phase I ESA conducted by Giorgio Engineering
International, P.C. in 2007.

The 2015 Phase I was prepared in accordance with the American Society for Testing and Materials
(ASTM) in accordance with ASTM E 1527 05, recognized environmental conditions (RECs) in
connection with the site with regard to hazardous materials as defined by the Comprehensive
Environmental Response, Compensation and Liability Act (CERCLA), and petroleum products.
Additionally, several ASTM “Non Scope” items, including asbestos containing materials, lead based
paints, and radon, are also discussed. The purpose of a Phase I ESA is to identify RECs that may
adversely affect the subsurface conditions (i.e., soil, groundwater and/or soil vapor) at the project site.
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2.9.3 Assessment 

Existing Conditions 

Site Description and Surroundings 

The development site is located on the east side of Edgewater Street between Willow Avenue and
Lynhurst Avenue (Staten Island Block 2820, Lot 90). The site is an L shaped waterfront property. The
lot area is 8.2 acres. Two buildings are located on the site; both buildings were constructed circa 1970.
The first is commercial in use with a one story metal storage and the second is a two story vacant
building with a cellar. There are three commercial spaces, partially paved parking areas, no residential
units and no medical offices. At the time of inspection, the commercial spaces were occupied as follows:

• CAC Construction co.

• Tudor Perini

• Top One Road Markings

The immediate neighbors to the development site include a seven story commercial building with
paved parking areas to the north (Pouch Terminal Building), a two story commercial building to the
south, the Brooklyn Staten Island Upper Bay to the east, and Edgewater Street and a New York Power
Authority power generation plant to the west.

The development site is located in a commercial area. All areas around the site are fully developed.
The site is surrounded by other buildings, roads, sidewalks, and parking lots. Abutting the
development site are commercial buildings on the north and south. There are no gasoline stations, auto
body repair shops, dry cleaners or similar types of properties within the surrounding area that could
influence the environmental stability of the site.

Site and Surrounding Area History 

Research into the history of the subject property based on Sanborn maps shows that the site was
developed with six 1 story buildings and storage in 1922; five 1 story storage, a one story metal
storage, and two story offices in 1937; three one story storage, a metal shed, and two story offices in
1977; two story offices/garage, a one story storage shed, and bus parking in 1981. Based on the most
recent 2007 Sanborn maps and a site visit, conditions on the site remain as they were in 1981.

As shown on Sanborn maps, adjacent properties to the north, south, east, and west were developed as
follows:

1922 – north: one story commercial space, south: commercial building, east: Brooklyn Staten
Island Narrow steel/wood pier, west: Edgewater Street;

1937 – north: one story commercial space, south: two story storage building, east: Brooklyn
Staten Island Narrow steel/wood pier, west: seven story commercial offices;

1981 – north: one story commercial space, south: one story warehouse, east: Brooklyn Staten
Island Narrow steel/wood pier, west: seven story commercial offices;
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1993 – north: paved parking, south: one story warehouse, east: Brooklyn Staten Island
Narrow steel/wood pier, west: seven story commercial offices.

Based on the most recent 2007 Sanborn maps and a site visit, conditions on the adjacent properties
remain as they were in 1981.

Current Site Operations and Hazardous Materials 

Description of Site 

Based on site reconnaissance, the building/site is presently being used for commercial use. No medical
care facility, doctor s office, dentist s office or laboratory was located in the building/on the site. There
is no evidence of bio hazardous waste being generated in the building/on the site.

Hazardous Substances Usage/Storage 

Refrigerant, lubricant (machine oil), algicide and cleaning products are neither stored nor used
regularly in the building/on the site. These are hazardous materials but commonly used as institutional
chemicals. These materials are stored in either 55 gallon drums or 5 gallon containers. No stained or
improperly disposed materials were observed.

Petroleum Products Usage/Storage 

The only occupied building at the site is heated by electric and gas fired heating systems located in
each commercial space. The site does not have a Petroleum Bulk Storage tank registered with the New
York State Department of Environmental Conservation (NYSDEC). There is no emergency electric
system. No fuel storage tanks associated with this type of equipment are located at the site. There are
no gasoline storage tanks in the garage.

Underground and Aboveground Storage Tanks 

There are no other buried storage tanks on the site. An aboveground storage tank, approximately 500
gallon is located in the cellar of the two story vacant building. The building was flooded during Super
storm Sandy; at the time of the site inspection there was approximately one foot of water in the cellar
of the building where the storage tank is located. The content of the storage tank could not be identified.

PCBs Usage 

Polychlorinated Biphenyls (PCBs) were widely used in electrical equipment until the U.S.
Environmental Protection Agency (EPA) banned manufacture of PCBs in 1979. Transformers often
contain dielectric liquid for the primary purpose of increasing resistance of the unit to arcing and acting
as a heat transfer media, helping cool the coils. The majority of transformers are filled with mineral oil,
but a small percentage of these liquid filled transformers contain PCB Askarel coolant liquid. The term
Askarel is a generic term used to a group of nonflammable synthetic chlorinated hydrocarbons. All

types of Askarels sold prior to 1979 contained 60 to 100 percent PCBs and are generally used in
hazardous locations where flammability is of concern.

There are three EPA categories of transformers:
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PCB Transformers: Any transformer containing 500 ppm PCBs or greater.

PCB Contaminated Transformer: Any transformer containing 40 499 ppm PCBs. These
transformers are not subject to parts of the regulations such as marking requirements or, if
drained of liquid, to the disposal requirements. Any liquid drained from these transformers
must be stored and disposed of in accordance with the regulations.

Non PCB Transformer: Any transformer containing less than 50 ppm PCBs.

Two suspect PCB Transformers are located in the cellar of the two story vacant building. The third
transformer is believed to be a dry type transformer.

Stains, Corrosion, Stained Vegetation

All areas outside the building appeared to be well maintained. At the time of inspection, there was no
evidence that hazardous chemicals or petroleum products were stored outside the building. Strong,
pungent or noxious odors were not identified. Stains or chemical leaks were noticeable outside the
building. The stains covered small areas and on the surface soil.

Surrounding areas (establishments and hazardous facilities within a 0.25 mile radius) were also
evaluated for any obvious waste or hazardous materials which might affect the subsurface quality (soil
and/or groundwater quality) of the subject property. No interactions with surrounding areas were
found to be environmentally harmful to this property. To the extent visually or physically observed,
stressed vegetation was not found.

Solid Waste Disposal

Waste from the commercial spaces is carted by private haulers.

Waste water and Sewage

Waste water and sewage from the building is collected in the sewer system maintained by the City of
New York.

Wells

The building is provided with drinking water from the New York City Municipal System. There have
never been, nor were there any at the time of inspection, any monitoring wells, or groundwater supply
wells on the site.

Drains and Sumps

Storm water drains are collected in the sewer system maintained by the City of New York. There are
no sumps on the site.

Pits Ponds and Lagoons

There are no pits, ponds or lagoons on the site.
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Asbestos

All accessible areas of the building were inspected including the cellar and roof. The EPA identifies
three categories of asbestos containing material, (ACM), used in building materials:

Surfacing Materials ACM sprayed or troweled on surfaces (walls, ceilings, structural members)
for acoustical, decorative, or fireproofing purposes. This includes plaster and fireproofing
insulation.

Thermal System lnsulation lnsulation used to inhibit heat transfer or prevent condensation on
pipes, boiler, tanks, ducts, and various other components of hot and cold water systems and
heating, ventilation, and air conditioning (HVAC) systems. This includes pipe lagging, pipe wrap;
block, batt, and blanket insulation; cements and muds ; and a variety of other products such as
gaskets and ropes.

Miscellaneous Materials Other, largely non friable products and materials such as floor tile,
ceiling tile, roofing felt, concrete pipe, outdoor siding, and fabrics.

The inspection revealed the following:

No Surfacing Material was used as a building material.

No damaged, friable asbestos containing Thermal System Insulation was found at the site.

Miscellaneous Materials in the form of 9 x 9 floor tiles were noted on the first floor of the vacant
two story building.

Lead Paint

Lead based paint is commonly found in a building of this age. No apparent peeling or cracking on
painted surface was observed. The presence of lead based paint in the building can be determined only
by testing.

Mold

Mold can produce compounds that become airborne along with the mold spores. A toxic substance
called mycotoxin and other substances may be found within spores. Mold growth can originate where
there is high humidity, mild temperature and an organic surface to grow on. Excessive mold growth
in a building could become an indoor air quality problem, even though the environmental hazard is
not encompassed by CERCLA s appropriate inquiry responsibilities, accessible areas of the building
were inspected during the site visit No areas of mold growth or conditions for mold growth were
observed.

Other Issues of Concern

Generally, formaldehyde and other hazards are commonly found in this type of building.
Formaldehyde may be emitted from certain types of foam insulation. This type of wall insulation was
not observed in the building. According to the Building Superintendent, no record of eye irritation or
odor complaint was noted by the personnel or tenants in the building.
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Regulatory Agency Database Information 

Project Site 

A review was conducted of Federal, State, local and tribal records pertaining to past or present potential
REC at the subject property. The property is not shown on any Federal, State, local or tribal records
lists with the following exception.

There are two NYSDEC reported spill incidents listed at the subject property as follows:

Spill #8910576 was reported to NYSDEC on February 5, 1990 due to an unknown oil sheen on the
surface water of the Upper New York Bay. The case was closed on February 7, 1990.

Spill #0130008 was reported to NYSDEC on September 14, 1993 due to groundwater contamination
at the site. The case was close on November 30, 2004.

Surrounding Area 

A review was conducted of Federal, State, local and tribal records pertaining to past or present potential
REC within the surrounding area. The surrounding area is shown on the following Federal, State, local
and tribal records lists.

Federal Database Lists  

Two sites were identified on the CERC NFRAP database list within 0.5 miles of the project site. Two
sites were identified on the RCRA Large Generator database list within 0.25 miles of the project site.
Seven sites were identified on the RCRA Small Generator database list within 0.25 miles of the project
site. The 2015 Phase I determined that these sites do not represent significant environmental conditions.

State and Local Database Lists  

Three sites were identified on the State Hazardous Waste Sites database list within 1.0 mile of the
project site. One site was identified on the State Landfill database list within 0.5 miles of the project
site. Eleven sites were identified on the State Leaking AST & UST Storage Tanks database list within
0.5 miles of the project site. Seven sites were identified on the State UST (PBS) database list within 0.25
miles of the project site. Five sites were identified on the State AST database list within 0.25 miles of
the project site. One site was identified on the CBS AST database list within 0.25 miles of the project
site. Two sites were identified on the MOSF AST database list within 0.5 miles of the project site. One
site was identified on the NY Brownfields database list within 0.5 miles of the project site. Twenty one
sites were identified on the SPILLS (PBS, CBS) database list within 0.125 miles of the project site. The
2015 Phase I determined that these sites do not represent significant environmental conditions.

Data Gaps  

Based on the site inspection and review of available data the following data gap was observed:

The site has been listed by USEPA in its Facility Index System (FINDS). An Air Program permit
was issued for the site by USEPA; USEPA Registry ID #110019832225. Details of the activities at the
site are not known. Currently there are no activities at the site that would require air quality permit.
Past activity at the site could have been related to use of a pier that existed at the site at one time.
Currently no pier was observed at the site. No violations were found. The recognized data gap in
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the available information is significant and is considered as a Historical Recognized Environmental
Condition (HREC).

Future No-Action Condition

Absent the proposed actions, it is assumed that the project site would remain vacant and underutilized.
Therefore, the future No Action condition considers the project site in the 2019 build year in its current
condition with the existing zoning remaining in place. In the future without the proposed actions, a
hazardous materials (E) Designation would not be placed on the development site to ensure that
appropriate testing and measures to protect human health are taken. As such, any potential impacts
would remain in place and go unmitigated.

Future With-Action Scenario

The New York City Department of Environmental Protection (DEP) has reviewed the proposed project.
In a letter dated October 23, 2015m DEP recommended that a hazardous materials (E) designation
would be placed on Block 2820; Lots 90, 95, 105, and 110 to ensure that appropriate testing and
measures to protect human health and the environment are incorporated into future development (see
Appendix C). Prior to development, the future developer would be required to ensure that testing and
mitigation would be provided as necessary. Further hazardous materials assessments would be
directed through the New York City Office of Environmental Remediation (OER).

The (E) designation text (E 401) related to hazardous materials is as follows:

Task 1

The applicant submits to OER, for review and approval, a Phase I ESA of the site along with a
soil and groundwater testing protocol (a.k.a. Remedial Investigation Work Plan [RIWP] along
with a site specific Health and Safety Plan (HASP), including a description of methods and a
project site map with all sampling locations clearly and precisely represented.

If site sampling is required, no sampling should begin until written approval of a protocol is
received from OER. The number and location of sample sites should be selected to adequately
characterize the site, the specific source of suspected contamination (i.e., petroleum based
contamination and non petroleum based contamination), and the remainder of the site’s
condition. The characterization should be complete enough to determine what remediation
strategy (if any) is necessary after review of sampling data. Guidelines and criteria for selecting
sampling locations and collecting samples are provided by OER upon request.

Task 2

A written report with findings and a summary of the data must be submitted to OER after
completion of the testing phase and laboratory analysis for review and approval. After receiving
such results, a determination is made by OER if the results indicate that remediation is
necessary. If OER determines that no remediation is necessary, written notice shall be given by
OER.
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If remediation is indicated from the test results, a proposed RAP must be submitted to OER for
review and approval. The applicant must complete such remediation as determined necessary
by OER in accordance with the approved RAWP. The applicant should then provide proper
documentation that remedial action has been satisfactorily completed.

An OER approved CHASP would be implemented during evacuation and construction and
activities to protect workers and the community from potentially significant adverse impacts
associated with contaminated soil and/or groundwater. This plan would be submitted to OER
for review and approval prior to implementation.

All demolition or rehabilitation would be conducted in accordance with applicable
requirements for disturbance, handling and disposal of suspect lead paint and asbestos
containing materials.

2.9.4 Conclusion 

With the implementation of the (E) designation (E 401), no significant adverse impacts related to
hazardous materials would occur.
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Chapter 2.10: Water and Sewer Infrastructure 

2.10.1 Introduction 

This chapter evaluates the potential for the proposed actions to result in significant adverse impacts to 
the City’s water supply, as well as its wastewater and stormwater conveyance and treatment 
infrastructure. As shown on “NYC’s Drainage and Sewer Systems” map included in the Water and 
Sewer Infrastructure chapter of the CEQR Technical Manual, the development site is located in an area 
identified as “Other.” Therefore, a discussion is provided below of the potential impacts of the 
proposed project on water supply, waste water, and storm water infrastructure. As RWCDS 2 would 
generate a greater amount of sanitary sewage than RWCDS 1, RWCDS 2 is analyzed.1 

2.10.2 Assessment 

Water Supply 

The proposed project does not require an analysis of impacts to water supply as it would not result in 
an exceptionally large demand for water (i.e., more than one million gallons per day) and the project 
area is not located in an area that experiences low water pressure (such as areas at the end of the water 
supply distribution system).  

Sanitary Sewage 

Based on the sewage generation rate factors shown in Table 13-2 of the Water and Sewer Infrastructure 
chapter of the CEQR Technical Manual, the proposed project (RWCDS 2) would generate 104,900 gallons 
per day (gpd) of sanitary sewage as shown in the table below. 

Table 2.10-1 
Project Sanitary Sewage Generation 

Use Rate Persons Sewage Generation Amount 
(gallons per day) 

Residential 100
gpd/person1 1,0492 104,900

Notes: 
1. CEQR Technical Manual Table 13-2 
2. Population based on 2.65 residents per household from 2010 Census Tract 6, 8, 
and 27 Average Household Size (NYC Department of City Planning) 

 
The sanitary flows from each of the three proposed buildings would be directed through 8-inch on-site 
sanitary connections to several existing sanitary sewer lines in Edgewater Street (see Figure 2.10-1).  

                                                           
1  Based on a generation rate of 100 gallons per person per day for residential uses and 0.24 gallons per day per square foot for 

commercial uses per CEQR Technical Manual Table 13-2. 
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Storm water 

Storm water flows generated by the proposed project would be less than current flows as the 
development site is currently totally covered with impervious surfaces for buildings, pavement, etc. 
The proposed project would create additional unpaved and landscaped areas on the development site 
relative to current conditions and therefore storm water flows off-site would decrease. In addition, the 
developed site storm water runoff would be directed into two storm water detention systems to be 
built on-site. The storm water will be discharged from each system at the NYC Department of 
Environmental Protection (DEP) approved allowable rate to the 13’ x 6’ storm sewer that traverses the 
site. The permitted flow would then connect into the storm sewer line in the bed of Edgewater Street.  

The total storm water flows on the development site following completion of the project are anticipated 
to be 16.18 cubic feet per second (cfs) while the total DEP allowable flow would be 14.78 cfs. There will 
be a total overland flow to Upper New York Bay of 2.13 cfs. The remaining flow of 14.05 cfs would be 
retained on site via two detention basins with a combined flow out to the existing storm sewer of 12.65 
cfs (see Figures 2.10-1 and 2.10-2). 

The combined sanitary and storm sewer flows from the proposed project would flow to the Port 
Richmond Wastewater Treatment Plant (WWTP) which has a capacity of 60 million gallons per day.  

2.10.3 Conclusion 

It is not anticipated that the relatively modest increase in sanitary sewage flows generated by the 
project would exceed the capacity of existing sewer lines servicing the project area or the design 
capacity of the Port Richmond WWTP. As discussed above, storm water flows would not increase with 
the proposed project and would mostly be retained on site prior to release to the existing storm sewer 
in Edgewater Street. No significant adverse impacts to the water and sewer infrastructure would be 
anticipated.  
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Chapter 2.11: Transportation 

2.11.1 Introduction 

According to the 2014 CEQR Technical Manual, the objective of a transportation analysis is to determine
whether a proposed project may result in significant adverse impacts to travelers (commuting by
means of private car, taxi, subway and rail, bus, ferry, bicycle, and foot) within their respective study
areas near the project site, and to identify and incorporate improvement measures as part of the project
to avoid significant impacts.

2.11.2 Methodology and Analytical Framework 

According to the 2014 CEQR Technical Manual procedures for transportation analysis, a two tiered
screening process is to be undertaken to determine whether a quantified analysis is necessary. The first
step, the Level 1 (Trip Generation) screening, determines whether the volume of peak hour person and
vehicle trips generated the proposed project would remain below the minimum thresholds for further
study. These thresholds are:

50 peak hour vehicle trip ends;

200 peak hour subway/rail or bus transit riders; and

200 peak hour pedestrian trips.

If the proposed project results in increments that would exceed any of these thresholds, a Level 2 (Trip
Assignment) screening assessment is usually performed. Under this assessment, project generated
trips that exceed Level 1 thresholds are assigned to and from the site through their respective networks
(streets, buses, subway lines, sidewalks, etc.) based on expected origin destination patterns and travel
routes. This determines the volume of peak hour vehicular traffic that would be added per intersection,
the volume of riders that would be added per subway line or bus route, and the walk trips that would
be added per individual pedestrian network element (crosswalk, corner reservoir area, etc.). If the Level
2 screening assessment determines that any single traffic location, transit line or station element, or
pedestrian network element would experience an increase of trips beyond the above thresholds for any
peak hour, then a detailed analysis is typically warranted.

The proposed project’s reasonable worst case development scenario (RWCDS 1) would result in the
development of 478,694 gsf of floor area spanning over three buildings. At Building ‘A’, located at the
southern end of the site, 163 residential dwelling units (DUs) 5,450 square feet (sf) of eating and drink
establishment space (restaurant), and 7,200 sf of retail space would be developed. Building ‘B’, located
in the middle of the development site, would have 184 residential units and 5,073 sf of physical and
culture establishment space (health club). Building ‘C’ would be located at the northern end of the
development site and would have 24 residential DUs and 6,450 sf of restaurant space. The project
would also include 1.03 acres of parkland (half of which would be with active open space and the other
half would be passive open space) and 346 parking spaces. Another scenario, RWCDS 2, where there
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would be 396 residential DUs developed but with no supporting commercial space would also be
assessed. The development program and all residential scenario are shown in Table 2.11 1.

Table 2.11-1 – Summary of Proposed Development Scenarios 

Use

RWCDS 1 
With-Action 

Development Program 

RWCDS 2 
All Residential Scenario 
Development Program 

Residential 371 DUs 396 DUs 
Local Retail 7,200 sf - 
Restaurant 11,900 sf - 
Health Club 5,073 sf - 
Open Space 1.03 acres 1.03 acres 
Parking 346 spaces 346 spaces 

Vehicular access to the development site would be provided from Edgewater Street at three locations.
As shown in Figure 2.11 1, driveway access would be provided along Edgewater Street south of
Lynhurst Avenue (with access to Building ‘A”), at the intersection of Edgewater Street and Lynhurst
Avenue (with access to Buildings ‘A’ and ‘B’), and at the intersection of Edgewater Street and Willow
Avenue (with access to Buildings ‘B’ and ‘C’).

Level 1 Screening Assessment (Trip Generation) 
The travel demand factors used to calculate the projected number of trips generated by the proposed
project were identified based on discussions with NYCDCP, and were obtained primarily from the
2014 CEQR Technical Manual and previously approved New York City EISs and EASs such as the New
Stapleton Waterfront Development Plan FEIS Technical Memorandum 1 (2010), and Staten Island Lighthouse
Point EAS (2013). Table 2.11 2 provides the travel demand assumptions used for the weekday AM,
midday, and PM peak hours.
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Table 2.11-2 – Travel Demand Assumptions

  Residential Restaurant Local Retail Health Club 
Active Open 

Space 
Passive Open 

Space 

Weekday Person Trip Gen Rate 8.075 1 203.44 3 205.0 1 44.7 1 139 1 44 1

per dwelling 
unit per 1,000 SF per 1,000 SF per 1,000 SF per acre per acre 

Temporal Distribution       
Weekday AM Peak 10.0% 1 1.0% 3 3.0% 1 4.0% 1 3% 1 3% 1

Weekday Midday Peak 5.0% 1 9.0% 3 19.0% 1 9.0% 1 5% 1 5% 1

Weekday PM Peak 11.0% 1 10.0% 3 10.0% 1 5.0% 1 6% 1 6% 1

Modal Split        
Auto 61.2% 5 25.0% 3 9.0% 2 68.0% 6 15.0% 3 15.0% 3

Taxi 1.0% 5 3.0% 3 2.0% 2 2.0% 6 0.0% 3 0.0% 3

Bus 20.4% 5 5.0% 3 7.0% 2 13.0% 6 2.5% 3 2.5% 3

Staten Island Railway 12.3% 5 5.0% 3 7.0% 2 8.0% 6 2.5% 3 2.5% 3

Walk/Other 5.1% 5 62.0% 3 75.0% 2 9.0% 6 80.0% 3 80.0% 3

Vehicle Occupancy       
Auto 1.12 5 2.00 3 1.65 2 2.00 6 2.50 3 2.50 3

Taxi 1.12 5 2.00 3 1.40 2 2.00 6 2.50 3 2.50 3

Directional Split (Ins)       
Weekday AM Peak 16.0% 2 50.0% 3 50.0% 2 60.0% 4 80% 3 80% 3

Weekday Midday Peak 59.0% 2 50.0% 3 50.0% 2 53.0% 4 50% 3 50% 3

Weekday PM Peak 75.0% 2 50.0% 3 50.0% 2 50.0% 4 45% 3 45% 3

        
Weekday Truck Trip Gen Rate 0.06 1 0.79 3 0.35 1 0.04 4 0.02 3 0.02 3

per dwelling 
unit per 1,000 SF per 1,000 SF per 1,000 SF per acre per acre 

Truck Temporal Distribution       
AM Peak 12.0% 1 10.0% 3 8.0% 1 8.0% 4 6.0% 3 6.0% 3

Midday Peak 9.0% 1 8.0% 3 11.0% 1 11.0% 4 6.0% 3 6.0% 3

PM Peak 2.0% 1 1.0% 3 2.0% 1 1.0% 4 1.0% 3 1.0% 3
1. 2014 CEQR Technical Manual 
2. New Stapleton Waterfront Development Plan FEIS Technical Memorandum 1, 2010 
3. Staten Island Lighthouse Point EAS, 2013 
4. La Central DEIS, 2016 
5. ACS 2010 - 2014 Journey to Work Data (Table B08006) for Staten Island Census Tracts 6, 8, and 40; ferry trips were assumed to use auto, bus, and the 
SIR to reach the ferry terminal 
6. New Stapleton Waterfront Development Plan FEIS, 2006 

Residential

The weekday trip generation rate of 8.075 daily trips per dwelling unit (DU) and temporal distribution
(10 percent, 5 percent, and 11 percent for the weekday AM, midday, and PM peak hours, respectively)
for the residential use were obtained from the 2014 CEQR Technical Manual. Directional distributions
of 16 percent “in”, 59 percent “in”, and 75 percent “in” for the weekday AM, midday, and PM peak
hours, respectively, were obtained from the New Stapleton Waterfront Development Plan FEIS Technical
Memorandum 1 (2010). The modal split and vehicle occupancy were based on the American Community
Survey 2010 – 2014 Journey to Work Data for Staten Island census tracts 6, 8, and 40. Modal splits of
61.2 percent by auto, 1.0 percent by taxi, 20.4 percent by bus, 12.3 percent by Staten Island Railway
(SIR), and 5.1 percent by walk or other modes, and vehicle occupancies of 1.12 persons per auto or taxi
were used. Approximately 10 percent of residents within these census tracts use the ferry to commute
to work – these trips were assumed to travel to the St. George ferry terminal via auto, bus, and the SIR.
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Similar to the daily person trip calculations, daily delivery trip rates were obtained from the 2014 CEQR
Technical Manual. Weekday trip generation rates of 0.06 daily trucks per DU and temporal distribution
of 12 percent, 9 percent, 2 percent, and 9 percent for the weekday AM, midday, and PM peak hours,
respectively, were used for the analysis.

Restaurant

For the restaurant use, a weekday trip generation rate of 203.44 daily person trips per 1,000 sf was
obtained from the Staten Island Lighthouse Point EAS (2013) for a high turnover sit down restaurant. The
temporal distribution, modal splits, vehicle occupancy rates, and directional distributions were
obtained from the Staten Island Lighthouse Point EAS (2013). Temporal distributions of 1 percent, 9
percent, and 10 percent were used for the weekday AM, midday, and PM peak hours, respectively, and
directional distribution of 50 percent “in” were assumed for all peak analysis hours. The modal splits
used for the weekday AM, midday, and PM peak hours were 25 percent by auto, 3 percent by taxi, 6
percent by bus, 6 percent by SIR, and 60 percent by walk or other modes. Vehicle occupancies of 2.00
persons per auto and taxi were used for all peak hours analyzed.

For restaurant delivery trips, a weekday trip generation rate of 0.79 daily trucks per 1,000 sf and
temporal distributions of 10 percent, 8 percent, and 1 percent for the weekday AM, midday, and PM
peak hours, respectively, were obtained from the Staten Island Lighthouse Point EAS (2013).

Local Retail

For the local retail use, a trip generation rate of 205 daily person trips per 1,000 sf for weekdays was
obtained from the 2014 CEQR Technical Manual. Vehicle occupancy, modal split, and directional
distributions were obtained from the New Stapleton Waterfront Development Plan FEIS Technical
Memorandum 1 (2010) and the temporal distributions were obtained from the 2014 CEQR Technical
Manual. The modal split assumed for the weekday AM, midday, and PM peak hours are 9 percent by
auto, 2 percent by taxi, 7 percent by bus, 7 percent by SIR, and 75 percent by walk or other modes.
Vehicle occupancies of 1.65 persons per auto and 1.40 persons per taxi were used for all peak analysis
hours. The temporal distributions used were 3 percent, 19 percent, and 10 percent for the weekday AM,
midday, and PM peak hours, respectively, and the directional distribution used was 50 percent “in”
for all peak analysis hours.

For local retail delivery trips, a weekday trip generation rate of 0.35 daily trucks per 1,000 sf and
temporal distributions of 8 percent, 11 percent, and 2 percent for the weekday AM, midday, and PM
peak hours, respectively, were obtained from the 2014 CEQR Technical Manual.

Health Club

For the health club use, a weekday trip generation rate of 44.7 daily person trips per 1,000 sf and
temporal distributions of 4 percent, 9 percent, and 5 percent for the weekday AM, midday, and PM
peak hours, respectively, were obtained from the 2014 CEQRTechnical Manual. Modal splits and vehicle
occupancies were obtained from the New Stapleton Waterfront Development Plan FEIS (2006). The modal
splits assumed for the weekday AM, midday, and PM peak hours were 68 percent by auto, 2 percent
by taxi, 13 percent by bus, 8 percent by SIR, and 9 percent by walk or other modes. Vehicle occupancies
of 2.00 persons per auto and 2.00 persons per taxi were used for all peak hours analyzed. The directional
distributions of 60 percent “in”, 53 percent “in”, and 50 percent “in” were assumed for the weekday
AM, midday, and PM peak hours, respectively, and were obtained from the La Central DEIS (2016).

For health club delivery trips, a weekday trip generation rate of 0.04 daily trucks per 1,000 sf and
temporal distributions of 8 percent, 11 percent, and 1 percent for the weekday AM, midday, and PM
peak hours, respectively, were obtained from the La Central DEIS (2016).
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Open Space

For the open space use, a weekday trip generation rate of 139 daily person trips per acre sf was used
for active open space and a trip generation rate of 44 daily person trips per acre was used for passive
open space. The temporal distributions of 3 percent, 5 percent, and 6 percent for the weekday AM,
midday, and PM peak hours, respectively, were used for both active and passive open space. Trip
generation rates and temporal distributions were obtained from the 2014 CEQR Technical Manual.
Modal splits and vehicle occupancies were obtained from the Staten Island Lighthouse Point EAS (2013).
The modal splits assumed for the weekday AM, midday, and PM peak hours were 15 percent by auto,
2.5 percent by bus, 2.5 percent by SIR, and 80 percent by walk or other modes. Vehicle occupancies of
2.50 persons per auto and 2.50 persons per taxi were used for all peak hours analyzed. The directional
distributions of 80 percent “in”, 50 percent “in”, and 45 percent “in” were assumed for the weekday
AM, midday, and PM peak hours, respectively, and were also obtained from the Staten Island Lighthouse
Point EAS (2013).

For open space delivery trips, a weekday trip generation rate of 0.02 daily trucks per acre and temporal
distributions of 6 percent, 6 percent, and 1 percent for the weekday AM, midday, and PM peak hours,
respectively, were obtained from the Staten Island Lighthouse Point EAS (2013).

Level 1 Screening Results 

Traffic

As shown in Table 2.11 3, the increase in hourly vehicle trips for the proposed project (RWCDS 1)
would be 182 vehicles per hour (vph) during the weekday AM peak hour, 149 vph in the weekday
midday peak hour, and 240 vph in weekday PM peak hour. The increase in hourly vehicle trips under
the proposed project (RWCDS 1) would be similar to the number of hourly vehicle trips generated by
an all residential scenario (RWCDS 2) during the weekday AM peak hour, but would be higher during
the weekday midday and PM peak hours. Therefore, further traffic analysis would be conducted based
on the program developed for the proposed project (RWCDS 1).

Since the incremental volume of vehicle trips generated by the proposed development would exceed
the 50 vehicle trip threshold during all peak hours analyzed, a Level 2 vehicle trip assignment and
detailed analyses will be conducted.

Table 2.11-3: Trip Generation Summary – Vehicle Trips 

Mode

Weekday AM
Peak Hour

Weekday Midday
Peak Hour

Weekday PM
Peak Hour

In Out Total In Out Total In Out Total

RWCDS 1

Auto 32 142 174 74 59 133 157 67 224

Taxi 2 2 4 8 8 16 8 8 16

Truck 2 2 4 0 0 0 0 0 0

Total 36 146 182 82 67 149 165 75 240

RWCDS 2

Auto 28 146 174 52 36 88 144 48 192

Taxi 4 4 8 2 2 4 4 4 8

Truck 1 1 2 1 1 2 0 0 0

Total 33 151 184 55 39 94 148 52 200
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Transit and Pedestrians

Transit and pedestrian trips generated by the proposed project (RWCDS 1) would exceed the 2014
CEQR Technical Manual Level 1 screening thresholds for transit and for pedestrians. As shown in Table
2.11 4 below, the increase in transit trips would be 107 person trips during the weekday AM peak hour,
117 person trips in the weekday midday peak hour, and 156 person trips in the weekday PM peak hour.
The net increase in pedestrian trips (walk plus transit) is expected to be 171 person trips during the
weekday AM peak hour, 464 person trips during the weekday midday peak hour, and 440 person trips
during the weekday PM peak hour. The increase in hourly pedestrian trips under the proposed project
would be higher than the number of pedestrian trips generated by an all residential scenario during all
peak hours. Therefore, further pedestrian analysis would be conducted based on the program
developed for the proposed project.

Since the number of peak hour pedestrian trips expected to be generated by the proposed action would
exceed the CEQR thresholds of 200 pedestrian trips per hour for the weekday midday and PM peak
hours, a Level 2 pedestrian assignment is needed to assess if there is a need to perform detailed
pedestrian analyses.

Table 2.11-4: Trip Generation Summary – Pedestrian Trips 

Mode

Weekday AM
Peak Hour

Weekday Midday
Peak Hour

Weekday PM
Peak Hour

In Out Total In Out Total In Out Total

RWCDS 1

Bus 13 53 66 35 30 65 63 29 92

Staten Island Railway 8 33 41 28 24 52 42 22 64

Walk/Other 27 37 64 174 173 347 146 138 284

Total 48 123 171 237 227 464 251 189 440

RWCDS 2

Bus 10 55 65 19 13 32 54 18 72

Staten Island Railway 6 33 39 12 8 20 32 11 43

Walk/Other 3 14 17 5 3 8 13 4 17

Total 19 102 121 36 24 60 99 33 132

Level 2 Screening Assessment (Trip Assignment) 
As shown above, the number of trips generated by the proposed project would exceed the 2014 CEQR
Technical Manual Level 1 screening thresholds for vehicle and pedestrian trips during the peak hours
analyzed. Project generated trips were assigned through the surrounding street network based on
expected routes to and from the project site.

Traffic

Vehicle trip increments shown in Table 2.11 3 were assigned through the surrounding street network
based on expected routes to the project site, the configuration of the roadway network, and the
anticipated entrances to the site. Vehicular trip assignments are provided in Figure 2.11 2 through
2.11 4. Trip assignments for each land use are discussed below.
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Residential

Residential auto assignments were based on the NYCDCP’s journey to work data (Part 3 Table
A302103) for Staten Island census tracts 6, 8, and 40. Approximately half of the project generated
vehicle trips (52 percent) were assumed to be destined for other sections of Staten Island. Of the
remaining trips, approximately 20 percent of vehicle trips were assigned to Brooklyn, 11 percent to
Manhattan, 8 percent to New Jersey, 6 percent to Queens, and 3 percent to the Bronx. Approximately
two thirds of these trips were assigned to the Staten Island Expressway (SIE) through routes along Bay
Street, Hylan Boulevard, and Vanderbilt Avenue.

Vehicle trips destined for areas within Staten Island were assigned along key roadways such as Hylan
Boulevard (approximately 25 percent), Bay Street (approximately 15 percent), Vanderbilt Avenue
(approximately 9 percent), and Front Street (approximately 3 percent). Trips to other parts of New York
City (approximately 40 percent) were assigned to Bay Street (approximately 30 percent) and Hylan
Boulevard (approximately 10 percent) to access the SIE. New Jersey trips were assigned to the SIE via
Hylan Boulevard (approximately 6 percent) and Vanderbilt Avenue (approximately 2 percent).

Local Retail/Restaurant/Health Club

The local retail, restaurant, and health club uses are expected to serve the immediately surrounding
area. Therefore, auto trips were generally assigned from local origins within the neighborhood and
adjacent residential areas. Auto trips would access the site along roadways such as Bay Street, Hylan
Boulevard, Vanderbilt Avenue, and Front Street. A modest number of trips were assigned via the side
streets such as Lynhurst Avenue and Virginia Avenue. Departing trips were assigned along the same
routes as arrivals.

Transit and Pedestrians

Transit and pedestrian trips were assigned through the pedestrian network based on logical and direct
travel routes to and from the project site from neighborhood attractions, SIR stations and/or bus stops,
to determine if the number of additional pedestrian trips generated by the proposed project would
exceed 200 peak hour pedestrian trips at any single pedestrian element (e.g. crosswalk, sidewalk,
corner reservoir area) approaching the site the threshold for detailed pedestrian analysis.

The closest bus stop is located along Bay Street between Willow Avenue and Lynhurst Avenue and
provides service to the S51 bus route. S52 and S78 bus service is also available along Tompkins Avenue
approximately one third of a mile away from the project site. The Clifton SIR station is approximately
one quarter mile to the north of the project site. Transit trips were assigned through sidewalks,
crosswalks, and corner elements to and from the project site.

Project generated walk trips were assigned to residential pockets to the west of the project site, and to
the commercial establishments along Bay Street. A modest number of walk trips were assigned along
Edgewater Street which has limited amount of sidewalk and crosswalk facilities in place. Pedestrian
trip assignments are provided in Figures 2.11 5 through 2.11 6.

2.11.3 Transportation Analysis 

The Level 1 and Level 2 screening assessments show that detailed traffic and pedestrian analyses are
needed. Further analysis was conducted using methodologies presented in the Highway Capacity
Manual (HCM) as detailed in the 2014 CEQR Technical Manual.
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Traffic 

Analyses of traffic conditions in urban areas are based on critical conditions at intersections and are
defined in terms of levels of service. The capacity analyses were performed using Synchro 8 software
which uses the methodologies presented in the HCM to determine the operating characteristics of an
intersection. According to the HCM, levels of service (LOS) at signalized intersections are defined in
terms of a vehicle’s control delay at the intersection, as follows:

LOS A describes operations with very low delays, i.e., 10.0 seconds or less per vehicle. This occurs
when signal progression is extremely favorable and most vehicles arrive during the green phase.
Most vehicles do not stop at all.

LOS B describes operations with delays in excess of 10.0 seconds up to 20.0 seconds per vehicle.
This generally occurs with good progression and/or short cycle lengths. Again, most vehicles do
not stop at the intersection.

LOS C describes operations with delays in excess of 20.0 seconds up to 35.0 seconds per vehicle.
These higher delays may result from fair progression and/or longer cycle lengths. The number of
vehicles stopping is noticeable at this level, although many still pass through the intersection
without stopping.

LOS D describes operations with delays in excess of 35.0 seconds up to 55.0 seconds per vehicle.
At LOS D, the influence of congestion becomes more noticeable. Longer delays may result from
some combination of unfavorable progression, long cycle lengths, or high volume to capacity (v/c)
ratios. Many vehicles stop, and the proportion of vehicles not stopping declines.

LOS E describes operations with delays in excess of 55.0 seconds up to 80.0 seconds per vehicle.
These high delay values generally indicate poor progression, long cycle lengths, and high v/c ratios.

LOS F describes operations with delays in excess of 80.0 seconds per vehicle. This is considered to
be unacceptable to most drivers. This condition often occurs with oversaturation, i.e., when arrival
flow rates exceed the capacity of the intersection. It may also occur at high v/c ratios with cycle
failures. Poor progression and long cycle lengths may also contribute to such delays. Often,
vehicles do not pass through the intersection in one signal cycle.

Based on CEQR Technical Manual guidelines, LOS A, B, and C are considered acceptable, LOS D is
generally considered marginally acceptable up to mid LOS D (45 seconds of delay for signalized
intersections) and unacceptable above mid LOS D, and LOS E and F indicate congestion. These
guidelines are applicable to individual traffic movements and overall intersection levels of service.

For unsignalized intersections, delay is defined as the total elapsed time from when a vehicle stops at
the end of the queue until the vehicle departs from the stop line: LOS A describes operations with very
low delay, i.e., 10.0 seconds or less per vehicle; LOS B describes operations with delays in excess of 10.0
seconds up to 15.0 seconds; LOS C has delays in excess of 15.0 seconds up to 25.0 seconds; LOS D,
excess of 25.0 seconds up to 5.0 seconds per vehicle; and LOS E, excess of 35.0 seconds up to 50.0
seconds per vehicle, which is considered to be the limit of acceptable delay. LOS F describes operation
with delays in excess of 50.0 seconds per vehicle, which is considered unacceptable to most drivers.
This condition exists when there are insufficient gaps of suitable size in a major vehicular traffic stream
to allow side street traffic to cross safely.
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Pedestrians 

Analyses of pedestrian conditions in urban areas are based on the time and space available for
pedestrians and the levels of service is defined by the average pedestrian space (sf/p). The level of
service criteria is presented in Table 2.11 5 below.

Table 2.11-5: Level of Service Criteria for Pedestrian Elements 

LOS

Sidewalks Corner Reservoirs and
CrosswalksNon Platoon Flow Platoon Flow

A > 60 sf/p > 530 sf/p > 60 sf/p

B > 40 and 60 sf/p > 90 and 530 sf/p > 40 and 60 sf/p

C > 24 and 40 sf/p > 40 and 90 sf/p > 24 and 40 sf/p

D > 15 and 24 sf/p > 23 and 40 sf/p > 15 and 24 sf/p

E > 8 and 15 sf/p > 11 and 23 sf/p > 8 and 15 sf/p

F 8 sf/p 11 sf/p 8 sf/p

Source: 2014 CEQR Technical Manual

Significant Impact Criteria 
Traffic 

A quantified analysis is needed to determine if a proposed project may result in a significant traffic
impact as defined by the 2014 CEQR Technical Manual. Traffic movements that operate at acceptable
levels of service under the No Action conditions (45 seconds of delay or less for signalization
intersections and 30 seconds of delay or less for unsignalized intersections) that deteriorate to
unacceptable levels of service under the With Action condition, and experience an increase in delay in
excess of five seconds, would be considered a significantly impact. These impacted movements would
need to be mitigated to acceptable LOS D or better for the impact to be considered mitigated.

For traffic movements operating at unacceptable LOS D under the No Action condition, an increase in
delay in excess of five seconds under the With Action condition would be considered a significant
traffic impact. An increase in delay under the With Action condition in excess of four seconds for a
traffic movement operating at LOS E, and in excess of three seconds for a traffic movement operating
at LOS F, would be considered a significant impact. Mitigation measures identified would need to
restore the significantly impacted movement to the No Action delay or better.

For unsignalized intersections, the same criteria would apply. However, the minor street would need
to carry at least 90 passenger car equivalents (PCEs) in the With Action condition for significant
impacts to be triggered.

Pedestrians 

The identification of significant pedestrian impacts is dependent on the area type (CBD or non CBD)
and is determined by the decrease of time and space available for pedestrians between the No Action
and With Action conditions. The 2014 CEQR Technical Manual identifies significant impacts for the
pedestrian sidewalk, crosswalk, and corner elements on a sliding scale detailed below. With Action
pedestrian level of service that is considered acceptable (LOS C or better in non CBD areas, and mid
LOS D or better in CBD areas) would not have a potential for significant impacts.

For sidewalks, the assessment of potential significant impacts is based on a sliding scale formula
provided in the 2014 CEQR Technical Manual. Consideration as to whether pedestrian flow along the
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sidewalk is platooning or non platooning, and whether the sidewalk being analyzed is in a CBD or
non CBD condition is necessary.

For sidewalks with non platoon pedestrian flow, the formula used to determine the decrease in
pedestrian space from the No Action to With Action condition that would trigger a significant impact
is Y (X / 9.0) – 0.31, where Y is the decrease in pedestrian space (sf/p) to be considered a potential
significant impact and X is the No Action pedestrian space (sf/p). If the decrease in pedestrian space is
greater than Y and the With Action level of service is considered to be unacceptable, the sidewalk is
considered to be significantly impacted. For sidewalks with platoon pedestrian flow, the formula to
determine if the decrease in pedestrian space would trigger a significant impact is Y X / (9.5 – 0.321).
Table 2.11 6 provides a summary of the sliding scale guidelines provided in the 2014 CEQR Technical
Manual.

For corners and crosswalks, the assessment of potential significant impacts is also based on a sliding
scale formula provided in the 2014 CEQR TechnicalManual. The formula used to determine the decrease
in pedestrian space from the No Action to With Action condition that would trigger a significant
impact is Y (X / 9.0) – 0.31, where Y is the decrease in pedestrian space (sf/p) to be considered a
potential significant impact and X is the No Action pedestrian space (sf/p). If the decrease in pedestrian
space is greater than Y and the With Action level of service is considered to be unacceptable, the corner
or crosswalk is considered to be significantly impacted. Table 2.11 7 provides a summary of the sliding
scale guidelines provided in the 2014 CEQR Technical Manual.
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Table 2.11-6 – Significant Impact Criteria for Sidewalks 

Non Platoon Flow Platoon Flow

Non CBD Areas CBD Areas Non CBD Areas CBD Areas
No Action
Ped Space

(sf/p)

With Action Ped
Space Reduction

(sf/p)

No Action
Ped Space

(sf/p)

With Action Ped
Space Reduction

(sf/p)

No Action
Ped Space

(sf/p)

With Action Ped
Space Reduction

(sf/p)

No Action
Ped Space

(sf/p)

With Action Ped
Space Reduction

(sf/p)

>26.6

With Action
Condition

< 24.0 >21.5

With Action
Condition

< 19.5 >44.3

With Action
Condition

< 40.0 >39.2

With Action
Condition

< 31.5
25.8 to 26.6 2.6 21.3 to 21.5 2.1 43.5 to 44.3 4.3 38.7 to 39.2 3.8
24.9 to 25.7 2.5 20.4 to 21.2 2.0 42.5 to 43.4 4.2 37.8 to 38.6 3.7
24.0 to 24.8 2.4 19.5 to 20.3 1.9 41.6 to 42.4 4.1 36.8 to 37.7 3.6
23.1 to 23.9 2.3 18.6 to 19.4 1.8 40.6 to 41.5 4.0 35.9 to 36.7 3.5
22.2 to 23.0 2.2 17.7 to 18.5 1.7 39.7 to 40.5 3.9 34.9 to 35.8 3.4
21.3 to 22.1 2.1 16.8 to 17.6 1.6 38.7 to 39.6 3.8 34.0 to 34.8 3.3
20.4 to 21.2 2.0 15.9 to 16.7 1.5 37.8 to 38.6 3.7 33.0 to 33.9 3.2
19.5 to 20.3 1.9 15.0 to 15.8 1.4 36.8 to 37.7 3.6 32.1 to 32.9 3.1
18.6 to 19.4 1.8 14.1 to 14.9 1.3 35.9 to 36.7 3.5 31.1 to 32.0 3.0
17.7 to 18.5 1.7 13.2 to 14.0 1.2 34.9 to 35.8 3.4 30.2 to 31.0 2.9
16.8 to 17.6 1.6 12.3 to 13.1 1.1 34.0 to 34.8 3.3 29.2 to 30.1 2.8
15.9 to 16.7 1.5 11.4 to 12.2 1.0 33.0 to 33.9 3.2 28.3 to 29.1 2.7
15.0 to 15.8 1.4 10.5 to 11.3 0.9 32.1 to 32.9 3.1 27.3 to 28.2 2.6
14.1 to 14.9 1.3 9.6 to 10.4 0.8 31.1 to 32.0 3.0 26.4 to 27.2 2.5
13.2 to 14.0 1.2 8.7 to 9.5 0.7 30.2 to 31.0 2.9 25.4 to 26.3 2.4
12.3 to 13.1 1.1 7.8 to 8.6 0.6 29.2 to 30.1 2.8 24.5 to 25.3 2.3
11.4 to 12.2 1.0 6.9 to 7.7 0.5 28.3 to 29.1 2.7 23.5 to 24.4 2.2
10.5 to 11.3 0.9 6.0 to 6.8 0.4 27.3 to 28.2 2.6 22.6 to 23.4 2.1
9.6 to 10.4 0.8 5.1 to 5.9 0.3 26.4 to 27.2 2.5 21.6 to 22.5 2.0
8.7 to 9.5 0.7 < 5.1 0.2 25.4 to 26.3 2.4 20.7 to 21.5 1.9
7.8 to 8.6 0.6 – – 24.5 to 25.3 2.3 19.7 to 20.6 1.8
6.9 to 7.7 0.5 – – 23.5 to 24.4 2.2 18.8 to 19.6 1.7
6.0 to 6.8 0.4 22.6 to 23.4 2.1 17.8 to 18.7 1.6
5.1 to 5.9 0.3 21.6 to 22.5 2.0 16.9 to 17.7 1.5

< 5.1 0.2 20.7 to 21.5 1.9 15.9 to 16.8 1.4
19.7 to 20.6 1.8 15.0 to 15.8 1.3
18.8 to 19.6 1.7 14.0 to 14.9 1.2
17.8 to 18.7 1.6 13.1 to 13.9 1.1
16.9 to 17.7 1.5 12.1 to 13.0 1.0
15.9 to 16.8 1.4 11.2 to 12.0 0.9
15.0 to 15.8 1.3 10.2 to 11.1 0.8
14.0 to 14.9 1.2 9.3 to 10.1 0.7
13.1 to 13.9 1.1 8.3 to 9.2 0.6
12.1 to 13.0 1.0 7.4 to 8.2 0.5
11.2 to 12.0 0.9 6.4 to 7.3 0.4
10.2 to 11.1 0.8 < 6.4 0.3
9.3 to 10.1 0.7
8.3 to 9.2 0.6
7.4 to 8.2 0.5
6.4 to 7.3 0.4

< 6.4 0.3
Source: 2014 CEQR Technical Manual
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Table 2.11-7 – Significant Impact Criteria for Corners and Crosswalks 
Non CBD Areas CBD Areas

No Action
Ped Space (sf/p)

With Action
Ped Space Reduction (sf/p)

No Action
Ped Space (sf/p)

With Action
Ped Space Reduction (sf/p)

>26.6 With Action Condition < 24.0 >21.5 With Action Condition <19.5

25.8 to 26.6 2.6 21.3 to 21.5 2.1

24.9 to 25.7 2.5 20.4 to 21.2 2.0

24.0 to 24.8 2.4 19.5 to 20.3 1.9

23.1 to 23.9 2.3 18.6 to 19.4 1.8

22.2 to 23.0 2.2 17.7 to 18.5 1.7

21.3 to 22.1 2.1 16.8 to 17.6 1.6

20.4 to 21.2 2.0 15.9 to 16.7 1.5

19.5 to 20.3 1.9 15.0 to 15.8 1.4

18.6 to 19.4 1.8 14.1 to 14.9 1.3

17.7 to 18.5 1.7 13.2 to 14.0 1.2

16.8 to 17.6 1.6 12.3 to 13.1 1.1

15.9 to 16.7 1.5 11.4 to 12.2 1.0

15.0 to 15.8 1.4 10.5 to 11.3 0.9

14.1 to 14.9 1.3 9.6 to 10.4 0.8

13.2 to 14.0 1.2 8.7 to 9.5 0.7

12.3 to 13.1 1.1 7.8 to 8.6 0.6

11.4 to 12.2 1.0 6.9 to 7.7 0.5

10.5 to 11.3 0.9 6.0 to 6.8 0.4

9.6 to 10.4 0.8 5.1 to 5.9 0.3

8.7 to 9.5 0.7 < 5.1 0.2

7.8 to 8.6 0.6

6.9 to 7.7 0.5

6.0 to 6.8 0.4

5.1 to 5.9 0.3

< 5.1 0.2

Source: 2014 CEQR Technical Manual.

Roadway Network and Study Area 
The traffic study area encompasses eight intersections (four signalized and four unsignalized) as shown
in Figure 2.11 7 and are listed below.

1. Bay Street and Vanderbilt Avenue
2. Bay Street and Edgewater Street/Front Street
3. Bay Street and Willow Avenue
4. Bay Street and Lynhurst Avenue (unsignalized intersection)
5. Bay Street and Hylan Boulevard
6. Edgewater Street and Willow Avenue (unsignalized intersection)
7. Edgewater Street and Lynhurst Avenue (unsignalized intersection)
8. Edgewater Street and Hylan Boulevard (unsignalized intersection)



LYNHURST AVENUE

VANDERBILT AVENUE

FRO
NT STREET

BAY STREET

BAY STREET

EDGEWATER STREET

HYLAN BOULEVARDTO
M

PKINS AVENUE

WILLOW AVENUE

LYNHURST AVE

WILLOW AVE

PROJECT AREA

Edgewater Street between Willow Avenue and Lynhurst Avenue

N

Date: 11.29.2016

Figure125 Edgewater Street Development
Staten Island, New York 10305

Transportation Study Locations
2.11-7

Proposed Project Site Entrance



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement

Page 2.11-13 

The pedestrian study area encompasses three pedestrian elements along Bay Street between Willow
Avenue and Lynhurst Avenue and within the project site, and are shown in Figure 2.11 7. Pedestrian
analysis was performed for the weekday midday and PM peak hours.

1. East sidewalk along Bay Street between Willow Avenue and Lynhurst Avenue
2. Southeast corner of Bay Street and Willow Avenue
3. South sidewalk along Lynhurst Avenue east of the Edgewater Street (analysis will be performed

for the future With Action condition since this location does not currently exist)

Bay Street

Bay Street is a key north south roadway through the study area and extends from St. George ferry
terminal to the north and to the Verrazano Bridge on the southern end. It consists of one travel lane in
each direction. Parking lanes are provided in each direction throughout most of the study area.

Hylan Boulevard

Hylan Boulevard is the key north south commuter roadway along the eastern region of Staten Island,
extending from Edgewater Street to the north near the Alice Austen Park to Satterlee Street to the south
near the Conference House Park. Within the study area, Hylan Boulevard runs in the east west
direction and consists of one travel lane in each direction. Parking is generally allowed in both
directions near the analysis locations.

Edgewater Street

Edgewater Street is a north south roadway that provides access to the proposed project. It consists of
one travel lane in each direction and parking is generally allowed along the east curb of the roadway.

Lynhurst Avenue

Lynhurst Avenue is a one way eastbound roadway extending between Tompkins Avenue to the west
and Edgewater Street to the east. Parking is allowed along the north curb of this roadway.

Willow Avenue

Willow Avenue is an east west roadway extending between Tompkins Avenue and the project site. It
consists of one travel lane in each direction. Parking is allowed on both sides along certain sections of
the roadway.

Existing Conditions – Year 2016 
Traffic

Traffic Volumes

Existing traffic counts traffic counts were conducted in June 2013 for the weekday AM, midday, and
PM peak periods using manual turning movement counts and 24 hour Automatic Traffic Recorder
(ATR) machine counts. These counts were supplemented with traffic count data collected for the Bay
Street Corridor Rezoning and Related Actions EIS in November 2015 and adjusted for ATR counts collected
in June 2016 to develop the 2016 existing traffic condition volumes. These volumes were used along
with observations of traffic conditions to determine the levels of service for the weekday peak hours of
7:45 AM to 8:45 AM, 2:30 PM to 3:30 PM, and 4:45 PM to 5:45 PM.

Within the study area, traffic volumes along northbound Bay Street range from approximately 355 vph
to 455 vph during the weekday AM and midday peak hours and are higher during the weekday PM
peak hour (approximately 370 vph to 500 vph). Southbound Bay Street carries approximately 415 vph
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to 530 vph during the weekday AM and midday peak hours and 385 vph to 605 vph in the weekday
PM peak hour.

Traffic volumes along eastbound Hylan Boulevard within the study area range from approximately
150 vph to 255 vph during the weekday AM and midday peak hours and approximately 135 vph to
200 vph during the weekday PM peak hour. Westbound Hylan Boulevard within the study area carries
approximately 195 vph during the weekday AM peak hour, approximately 180 vph to 270 vph during
the weekday midday peak hour, and approximately 215 vph to 295 vph during the weekday PM peak
hour.

Traffic volumes along northbound Edgewater Street range from approximately 150 vph to 190 vph
during the weekday AM and midday peak hours and approximately 135 vph to 220 vph during the
weekday PM peak hour. Southbound Edgewater Street carries approximately 140 vph to 190 vph in
the weekday AM peak hour, approximately 115 vph to 175 vph during the weekday midday peak hour,
and approximately 90 vph to 210 vph during the weekday PM peak hour.

Traffic volumes along Willow Avenue and Lynhurst Avenue are modest and range from
approximately 25 vph to 75 vph during peak hours analyzed.

Existing traffic volumes are provided in Figures 2.11 8 through 2.11 10.

Levels of Service

Tables 2.11 8 and 2.11 9 provide an overview of levels of service that characterize existing “overall”
intersection conditions and individual traffic movements, respectively, during the weekday AM,
midday, and PM peak hours. Detailed existing conditions traffic levels of service are provided in Table
2.11 10.

Table 2.11-8 – 2016 Existing Traffic Levels of Service – Overall Intersections 
Weekday AM

Peak Hour
Weekday Midday

Peak Hour
Weekday PM

Peak Hour

Intersections at Overall LOS A/B/C 8 8 8
Intersections at Overall LOS D 0 0 0
Intersections at Overall LOS E 0 0 0

Intersections at Overall LOS F 0 0 0

Note: Includes four signalized and four unsignalized intersections

Table 2.11-9 – 2016 Existing Traffic Levels of Service – Traffic Movements 
Weekday AM

Peak Hour
Weekday Midday

Peak Hour
Weekday PM

Peak Hour

Traffic Movements at LOS A/B/C or
Acceptable LOS D

30 32 29

Traffic Movements at Unacceptable
LOS D

1 0 3

Traffic Movements at LOS E 1 0 0

Traffic Movements at LOS F 0 0 0

Number of Individual Traffic
Movements

32 32 32

Note: Traffic movement with delays less than or equal to 45 seconds for signalized movements, and less than or equal to 30
seconds for unsignalized movements, are considered to be operating at acceptable levels of service.
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Control Control Control
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.30 24.7 C L 0.26 26.3 C L 0.29 31.2 C

R 0.37 26.0 C R 0.17 25.4 C R 0.16 28.6 C
Bay Street NB L 0.18 2.6 A L 0.23 8.4 A L 0.23 18.1 B

T 0.32 2.5 A T 0.33 8.4 A T 0.26 18.1 B
SB T 0.42 21.4 C T 0.47 9.0 A T 0.39 6.8 A

R 0.20 7.5 A R 0.23 2.8 A R 0.19 1.1 A

Overall Intersection 14.0 B 11.1 B 13.7 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 0.63 50.8 D LR 0.55 36.9 D LR 0.54 47.2 D
Bay Street NB TR 0.61 11.8 B TR 0.68 30.7 C TR 0.50 21.5 C

SB LT 0.67 21.4 C LT 0.67 38.8 D LT 0.46 15.2 B
Edgewater Street NB LR 0.42 17.2 B LR 0.41 12.3 B LR 0.85 52.2 D

Overall Intersection 23.1 C 33.7 C 30.4 C

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.06 32.6 C LTR 0.08 23.1 C LTR 0.12 33.5 C

WB LTR 0.10 33.6 C LTR 0.19 25.3 C LTR 0.24 36.4 D
Bay Street NB LTR 0.54 10.5 B LTR 0.59 11.0 B LTR 0.55 18.0 B

SB LTR 0.71 23.7 C LTR 0.67 16.6 B LTR 0.60 12.8 B

Overall Intersection 18.6 B 15.0 B 17.3 B

Bay Street and Hylan Boulevard
Hylan Boulevard EB LTR 0.62 24.9 C LTR 0.62 42.7 D LTR 0.56 40.4 D

WB LTR 0.77 59.2 E LTR 0.69 44.1 D LTR 0.74 54.7 D
Bay Street NB LT 0.76 37.1 D LT 0.77 32.2 C LT 0.72 44.6 D

R 0.13 15.8 B R 0.19 15.0 B R 0.16 26.0 C
SB T 0.64 20.3 C T 0.60 23.0 C T 0.72 22.9 C

R 0.17 8.3 A R 0.27 5.1 A R 0.22 6.4 A

Overall Intersection 30.1 C 28.9 C 33.8 C

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 29.1 D LTR 23.7 C LTR 33.0 D
Bay Street NB TR 0.0 A TR 0.0 A TR 0.0 A

SB LT 0.2 A LT 0.2 A LT 0.2 A

Overall Intersection 2.1 A 1.5 A 2.5 A

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 9.1 A LTR 8.1 A LTR 8.4 A

WB LTR 8.4 A LTR 8.0 A LTR 8.7 A
Edgewater Street NB LTR 9.0 A LTR 8.8 A LTR 9.8 A

SB LTR 9.3 A LTR 8.3 A LTR 8.5 A

Overall Intersection 9.1 A 8.5 A 9.1 A

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LR 10.6 B LR 10.0 A LR 10.6 B
Edgewater Street NB T 0.0 A T 0.0 A T 0.0 A

SB T 0.0 A T 0.0 A T 0.0 A

Overall Intersection 0.9 A 0.9 A 1.0 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.5 A L 7.5 A
Edgewater Street SB R 9.2 A R 9.1 A R 9.4 A

Overall Intersection 8.5 A 8.4 A 8.7 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.

TABLE 12.11 10
125 EDGEWATER STREET

2016 EXISTING CONDITION

Weekday AM Peak Hour Weekday Midday Peak Hour Weekday PM Peak Hour
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The summary overview of existing conditions indicates that:

During the weekday AM peak hour, none of the eight intersections operate at overall level of
service E or F. “Overall” LOS E or F means that serious congestion exists – either one specific traffic
movement has severe delays, or two or more of the specific traffic movements at the intersections
are at LOS E or F with significant delays (the overall intersection level of service is a weighted
average of all the individual traffic movements). One individual traffic movement (e.g. left turns
from one street to another, through traffic passing through the intersections, etc.), the westbound
approach of Hylan Boulevard at its intersection with Bay Street, operates at LOS E and one
movement operates at unacceptable LOS D.

In the weekday midday peak hour, all eight intersections operate at overall acceptable levels or
service. No individual movements operate at unacceptable levels of service.

In the weekday PM peak hour, all eight intersections operate at overall acceptable levels of service.
No individual movement operate at LOS E or F. Three movements operate at unacceptable LOS D
during this peak hour.

Pedestrian

Existing pedestrian volume counts were conducted in September 2016 for the weekday midday and
PM peak periods. The weekday midday peak hour of 12:30 PM to 1:30 PM and weekday PM peak hour
of 5:30 PM to 6:30 PM were selected for this analysis.

The pedestrian analysis determined that all of the pedestrian facilities analyzed operate at LOS A or
LOS B during each of the peak hours analyzed. The existing peak hour volumes and levels or service
for each pedestrian element analyzed are presented in Tables 2.11 11 and 2.11 12 below.

Table 2.11-11 – 2016 Existing Sidewalk Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Sidewalk Elements
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Table 2.11-12 – 2016 Existing Corner Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Corner Elements

Intersection

C
or

ne
r

V
ol

um
e,

pe
d/

hr

A
vg

Pe
d

Sp
ac

e,
sf

/p

LO
S

V
ol

um
e,

pe
d/

hr

A
vg

Pe
d

Sp
ac

e,
sf

/p

LO
S

Bay Street and Willow
Avenue

Southeast 72 858.0 A 7 3,616.4 A

No-Action Conditions – Year 2019 
This section establishes the baseline (No Action) condition against which potential impacts of the
project can be identified. Future year conditions were analyzed for the year 2019. No Action traffic
volumes were established by applying a background growth of one percent per year in accordance
with the 2014 CEQR Technical Manual guidelines for Staten Island projects. The St. George Waterfront
Redevelopment and the first phase of the New Stapleton Waterfront Development were also included
as part of the No Action condition analysis. The development program for the background projects
includes 950 residential dwelling units, a 36 capsule observation wheel, 15,000 square feet of restaurant
space, 6.9 acres of open space, 340,000 sf retail outlet center, a 200 room hotel, a 400 seat catering
facility, and 30,323 square feet of local retail.

Traffic improvements were identified for several analysis locations along Bay Street as part of the
project improvements or mitigation measures for these two background projects. These improvements
are discussed in detail below. Project improvements were also identified for the intersection of Bay
Street and Edgewater Street/Front Street as part of the New Stapleton Waterfront Development and
would include the following measures: (1) eliminating northbound Edgewater Street left turns and
through movements (to Bay Street) by creating a traffic island that would only allow for right turns to
Front Street; (2) prohibiting parking along the east side of northbound Bay Street to provide an
additional travel lane along the approach and receiving sides; (3) restriping the westbound Front Street
approach to one left turn lane (to Edgewater Street) and one shared left right turn lane (to Bay Street);
and (4) eliminating the northbound Edgewater Street phase from the intersection’s signal phasing.
These measures were expected to be implemented for the 2015 Build year identified in theNew Stapleton
Waterfront Development FEIS Technical Memorandum 1 (2010). However, per discussions with the New
York City Economic Development Corporation, these measures are now expected to be in place after
the first phase of the New Stapleton Waterfront Development project (first phase to be completed in
2018, second phase to be completed in 2022, and third phase to be completed in 2024) and would not
be in place by the year 2019.

Bay Street and Vanderbilt Avenue

Parking along the south curb of eastbound Vanderbilt Avenue would be prohibited for 250 feet
from the intersection during the weekday PM peak period. This improvement was identified in the
New Stapleton Waterfront Development FEIS Technical Memorandum 1 (2010).
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Signal timing modifications at this intersection were identified in the New Stapleton Waterfront
Development FEIS Technical Memorandum 1 (2010) and St. George Waterfront Redevelopment FEIS
(2013) during the weekday midday and PM peak hours. These measures would result in a shift of
five seconds during the weekday midday peak hour and three seconds during the weekday PM
peak hour from the eastbound phase to the northbound/southbound phase.

Bay Street and Hylan Boulevard

Geometric changes to the intersection of Bay Street and Hylan Boulevard were identified in the
New Stapleton Waterfront Development FEIS Technical Memorandum 1 (2010).

Parking along the south curb of eastbound Hylan Boulevard and north curb of westbound Hylan
Boulevard would be prohibited for 120 feet from the intersection during all times. Parking would
also be prohibited along the east curb of northbound Bay Street for 120 feet from the intersection
during the weekday AM, midday, PM, and Saturday peak periods.

The centerline along eastbound Hylan Boulevard would be shifted two feet to the north and the
approach would be restriped to one 11 foot wide left turn lane and one 11 foot wide shared
through right lane for 120 feet.

The centerline along the westbound Hylan Boulevard approach would be shifted three feet to the
south and the approach would be restriped to one 10 foot wide left turn lane and one 10 foot wide
shared through right lane for 120 feet.

The northbound approach would be restriped to one 11 foot wide travel lane, and one 10 foot wide
travel lane for 120 feet which would serve as a “de facto” right turn lane during the peak hours,.

Modification of the signal phasing and timing plan at this intersection was also identified but these
measures were not incorporated due to changes to the signal phasing operations that were
implemented by New York City Department of Transportation (NYCDOT) in 2016.

Traffic

Traffic Volumes

The St. George Waterfront Redevelopment is expected to generate 1,078 vph during the weekday
midday peak hour and 1,069 vph during the weekday PM peak hour. Phase 1 of the New Stapleton
Waterfront Development is expected to generate 377 vph during the weekday AM peak hour, 209 vph
during the weekday midday peak hour, and 438 vph during the weekday PM peak hour.
Approximately half of these trips would travel through the project’s study locations.

Traffic volumes along Bay Street within the study area between Front Street and Hylan Boulevard are
expected to increase by approximately 15 vph to 25 vph in the northbound direction during the
weekday AM peak hour and by approximately 255 vph to 315 vph during the weekday midday and
PM peak hours. In the southbound direction, the volumes would increase by approximately 75 vph
during the weekday AM peak hour, and by approximately 255 vph in the southbound direction during
the weekday midday and PM peak hours.

During the weekday AM peak hour, traffic volumes would be expected to increase by approximately
10 vph along eastbound Hylan Boulevard and by approximately 50 vph in the westbound direction.
During the weekday midday and PM peak hours, volumes along eastbound Hylan Boulevard west of
Bay Street is expected to increase by approximately 115 vph to 145 vph and by approximately 115 vph
in the westbound direction. East of Bay Street, increases in traffic volumes along Hylan Boulevard
would be modest ranging from approximately 10 vph to 50 vph in each direction.
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Traffic volumes along Edgewater Street would be expected to increase by approximately 10 vph to 50
vph during the peak hours analyzed, peaking in the weekday PM peak hour. In the opposite direction,
traffic volumes are expected to increase by approximately and 10 vph to 45 vph, peaking during the
weekday AM peak hour.

No Action traffic volumes are provided in Figures 2.11 11 through 2.11 13.

Levels of Service

Based on the traffic increases mentioned above, the 2019 No Action traffic levels or service were
determined for the eight analysis locations. Due to a substantial increase in traffic volumes resulting
from the background projects, severe deterioration in traffic levels of service along the Bay Street
corridor are expected. Tables 2.11 13 and 2.11 14 provide an overview of the levels of service that
characterize the 2019 No Action overall intersection conditions and individual traffic movements,
respectively, during the weekday AM, midday, and PM peak hours. Detailed traffic levels of service
for the No Action condition are provided in Table 2.11 15.

Table 2.11-13 – 2016 Existing vs. 2019 No-Action Traffic Levels of Service – Overall Intersections
2016 Existing 2019 No Action

Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour

Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour
Intersections at Overall
LOS A/B/C

8 8 8 6 6 5

Intersections at Overall
LOS D

0 0 0 2 0 1

Intersections at Overall
LOS E

0 0 0 0 0 1

Intersections at Overall
LOS F

0 0 0 0 2 1

Note: Includes four signalized and four unsignalized intersections 

Table 2.11-14 – 2016 Existing vs. 2019 No-Action Traffic Levels of Service – Traffic Movements 

 

2016 Existing 2019 No-Action 
Weekday 
AM Peak 

Hour 

Weekday 
Midday 

Peak Hour 

Weekday 
PM Peak 

Hour 

Weekday 
AM Peak 

Hour 

Weekday 
Midday 

Peak Hour 

Weekday 
PM Peak 

Hour 
Traffic Movements at 
Overall LOS A/B/C or 
acceptable LOS D 

30 32 29 30 29 26 

Traffic Movements at 
Unacceptable LOS D 1 0 3 0 0 4 

Traffic Movements at 
Overall LOS E 1 0 0 3 0 0 

Traffic Movements at 
Overall LOS F 0 0 0 1 5 4 

Number of individual 
traffic movements 32 32 32 34 34 34 

The summary overview of the 2019 No Action condition indicates that:
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Control Control Control
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.34 26.8 C L 0.44 34.4 C L 0.41 32.2 C

R 0.40 28.0 C R 0.20 31.0 C R 0.15 27.5 C
Bay Street NB L 0.18 2.3 A L 0.36 7.9 A L 0.36 12.8 B

T 0.32 2.3 A T 0.55 6.7 A T 0.47 12.2 B
SB T 0.42 19.9 B T 0.70 8.3 A T 0.62 6.3 A

R 0.22 6.9 A R 0.28 1.7 A R 0.23 0.9 A

Overall Intersection 13.7 B 10.8 B 11.3 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 1.04 101.5 F LR 0.63 39.3 D LR 0.67 51.6 D
Bay Street NB TR 0.66 16.8 B TR 1.16 110.5 F TR 0.92 47.8 D

SB LT 0.72 23.2 C LT 1.91 443.1 F LT 0.75 26.1 C
Edgewater Street NB LR 0.47 20.4 C LR 0.46 14.6 B LR 1.04 94.0 F

Overall Intersection 40.9 D 221.1 F 48.9 D

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.06 32.6 C LTR 0.08 23.1 C LTR 0.12 33.5 C

WB LTR 0.10 33.7 C LTR 0.19 25.3 C LTR 0.25 36.6 D
Bay Street NB LTR 0.58 10.3 B LTR 0.96 18.6 B LTR 0.90 27.4 C

SB LTR 0.83 28.7 C LTR 1.01 33.3 C LTR 0.89 29.5 C

Overall Intersection 21.5 C 26.2 C 29.0 C

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 0.63 31.9 C L 0.95 88.6 F L 1.11 129.0 F

TR 0.25 17.1 B TR 0.29 34.8 C TR 0.24 28.4 C
WB L 0.73 58.2 E L 0.53 39.3 D L 0.53 46.9 D

TR 0.31 38.7 D TR 0.28 30.1 C TR 0.38 40.0 D
Bay Street NB LT 1.00 71.9 E LT 1.73 357.3 F LT 2.04 496.4 F

R 0.16 15.8 B R 0.23 14.4 B R 0.24 26.8 C
SB T 0.75 23.3 C T 0.87 30.9 C T 0.98 50.8 D

R 0.21 8.1 A R 0.46 6.9 A R 0.36 9.0 A

Overall Intersection 38.6 D 121.1 F 165.8 F

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 46.2 E LTR 349.2 F LTR 952.7 F
Bay Street NB TR 0.0 A TR 0.0 A TR 0.0 A

SB LT 0.2 A LT 0.2 A LT 0.3 A

Overall Intersection 3.0 A 14.1 B 47.3 E

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 9.0 A LTR 8.2 A LTR 8.7 A

WB LTR 8.6 A LTR 8.2 A LTR 9.1 A
Edgewater Street NB LTR 9.5 A LTR 9.1 A LTR 10.8 B

SB LTR 10.2 B LTR 8.5 A LTR 8.9 A

Overall Intersection 9.7 A 8.7 A 9.8 A

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LR 11.3 B LR 10.2 B LR 11.2 B
Edgewater Street NB T 0.0 A T 0.0 A T 0.0 A

SB T 0.0 A T 0.0 A T 0.0 A

Overall Intersection 0.8 A 0.8 A 0.9 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.5 A L 7.6 A
Edgewater Street SB R 9.6 A R 9.2 A R 9.6 A

Overall Intersection 8.8 A 8.4 A 8.7 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.

TABLE 12.11 15
125 EDGEWATER STREET

2019 NO ACTION CONDITION

Weekday AM Peak Hour Weekday Midday Peak Hour Weekday PM Peak Hour
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During the weekday AM peak hour, none of the eight intersections analyzed would operate at
overall LOS E or F (similar to the existing conditions). Four individual traffic movements out of
the approximately 34 movements analyzed would operate at LOS E or F compared to one in the
existing conditions, while no movements would operate at unacceptable LOS D compared to two
in the existing conditions.

In the weekday midday peak hour, two of the eight intersections analyzed would operate at overall
LOS E or F (compared to none in the existing conditions). Five individual traffic movements would
operate at LOS E or F (compared to none in the existing conditions), and no movement would
operate at unacceptable LOS D similar to the existing conditions.

In the weekday PM peak hour, Two of the eight intersections analyzed would operate at overall
LOS E or F (compared to none in the existing conditions). Four individual traffic movements
would operate at LOS E or F compared to none in the existing conditions, while four movements
would operate at unacceptable LOS D (compared to three in the existing conditions).

Based on the analysis results, the majority of traffic movements would continue to operate at acceptable
levels of service. The following movements would operate at unacceptable LOS E or F during each
peak hour:

Bay Street and Edgewater Street/Front Street westbound approach (weekday AM peak hour)
Bay Street and Edgewater Street/Front Street Bay Street northbound approach (weekday midday
peak hour)
Bay Street and Edgewater Street/Front Street Bay Street southbound approach (weekday midday
peak hour)
Bay Street and Edgewater Street/Front Street Edgewater Street northbound approach (weekday
PM peak hour)
Bay Street and Hylan Boulevard eastbound left turn movement (weekday midday and PM peak
hours)
Bay Street and Hylan Boulevard westbound left turn movement (weekday AM peak hour)
Bay Street and Hylan Boulevard northbound shared left through movement (weekday AM,
midday, and PM peak hours)
Bay Street and Lynhurst Avenue eastbound approach (weekday AM, midday, and PM peak hours)

Pedestrian

Existing pedestrian volumes were grown by one percent per year in accordance with the 2014 CEQR
Technical Manual to develop the 2019 No Action pedestrian volumes. The pedestrian conditions would
continue to operate at LOS A or LOS B for the pedestrian elements analyzed during each peak hour.
The No Action peak hour volumes and levels of service for each pedestrian element analyzed are
presented in Tables 2.11 16 and 2.11 17 below.
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Table 2.11-16 – 2019 No-Action Sidewalk Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Sidewalk Elements
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Table 2.11-17 – 2019 No-Action Corners Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Corner Elements
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With-Action Conditions – Year 2019 
Traffic

The proposed project includes 371 residential dwelling units and 24,173 sf commercial/retail space.
This development would be expected to generate 182 total vehicle trips (36 “ins” and 146 “outs”)
during the weekday AM peak hour, 149 total vehicle trips (82 “ins” and 67 “outs”) during the weekday
midday peak hour, and 240 vehicle trips (165 “ins” and 75 “outs”) during the weekday PM peak hour.
These project generated trips were added to the No Action peak hour volumes to develop the With
Action condition traffic volumes.

Traffic Volume Increments

Project generated trips were assigned to the project site entrances primarily along Bay Street, Hylan
Boulevard, and Edgewater Street. The locations of these entrances are provided in the site plan shown
in Figure 2.11 1.

Traffic volumes along Bay Street north of Willow Avenue would be expected to increase by
approximately 10 vph to 45 vph in each direction during the peak hours analyzed. South of Willow
Avenue, northbound Bay Street volumes are expected to increase by less than 15 vph and southbound
Bay Street volumes are expected to increase by approximately 20 vph to 60 vph during the peak hours
analyzed.

Traffic volumes south of Willow Avenue, along eastbound Hylan Boulevard and northbound
Edgewater Street, are expected to increase by approximately 20 vph to 50 vph during the weekday AM
and midday peak hours, and by approximately 30 vph to 100 vph during the weekday PM peak hour.
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In the opposite direction, traffic volumes are expected to increase by approximately 25 vph during the
weekday midday and PM peak hours, and by approximately 50 vph during the weekday AM peak
hour. Traffic volume increases along Edgewater Street north of Willow Avenue are modest, it would
not be expected to be more than 5 vph.

Traffic volume increases along eastbound Willow Avenue and Lynhurst Avenue leading to the project
site is expected to approximately 5 vph to 35 vph for each roadway during the peak hours analyzed.
Westbound Willow Avenue traffic volumes are expected to increase by approximately 45 vph during
the weekday midday and PM peak hours, and by approximately 90 vph during the weekday AM peak
hour.

With Action traffic volumes are provided in Figures 2.11 14 through 2.11 16.

Levels of Service

The 2019 With Action traffic levels of service were determined for the eight analysis locations. Tables
2.11 18 and 2.11 19 provide an overview of the levels of service that characterize the 2019 With Action
“overall” intersection conditions and individual traffic movements during the weekday AM, midday,
and PM peak hours, respectively. Detailed traffic level of service comparisons for No Action and With
Action conditions are provided in Tables 2.11 20 through 2.11 22.

Table 2.11-18 – 2019 No-Action vs. 2019 With-Action Traffic Levels of Service – Overall 
Intersections

2019 No Action 2019 With Action
Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour

Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour
Intersections at Overall
LOS A/B/C

6 6 5 6 4 4

Intersections at Overall
LOS D

2 0 1 2 1 1

Intersections at Overall
LOS E

0 0 1 0 1 1

Intersections at Overall
LOS F

0 2 1 0 2 2

Number of intersections
with significant impacts

2 3 3

Note: Includes four signalized and four unsignalized intersections 
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Table 2.11-19 – 2019 No-Action vs. 2019 With-Action Traffic Levels of Service –
Traffic Movements 

2019 No Action 2019 With Action
Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour

Weekday
AM Peak

Hour

Weekday
Midday

Peak Hour

Weekday
PM Peak

Hour
Traffic Movements at
Overall LOS A/B/C or
acceptable LOS D

30 29 26 30 29 24

Traffic Movements at
Unacceptable LOS D

0 0 4 1 0 5

Traffic Movements at
Overall LOS E

3 0 0 1 1 2

Traffic Movements at
Overall LOS F

1 5 4 3 5 4

Number of significantly
impacted movement

3 5 6

Number of individual
traffic movements

34 34 34 35 35 35

The summary overview of the 2019 With Action condition indicates that:

During the weekday AM peak hour, none of the eight intersections analyzed would operate at
overall LOS E or F (similar to the No Action conditions). Four individual traffic movements out of
the approximately 35 movements analyzed would operate at LOS E or F (similar to the No Action
conditions), while one movement would operate at unacceptable LOS D (compared to none in the
No Action conditions). Two of the eight intersections would have significant impacts at three
movements.

In the weekday midday peak hour, three intersections would operate at overall LOS E or F
(compared to two in the No Action conditions). Six individual traffic movements would operate
at LOS E or F (compared to five in the No Action conditions), while no movements would operate
at unacceptable LOS D (similar to the No Action conditions). Three intersections would have
significant impacts at five movements.

In the weekday PM peak hour, three intersections would operate at overall LOS E or F (compared
to two in the No Action conditions). Six individual movements would operate at LOS E or F
(compared to four in the No Action conditions), and five movements would operate at
unacceptable LOS D (compared to four in the No Action conditions). Three intersections would
have significant impacts at six movements.

Based on the analysis results, the majority of traffic movements would continue to operate at acceptable
levels of service. Traffic movements that operate at LOS E or F under the No Action conditions would
continue to do so under the With Action conditions. Of the eight intersections analyzed, the proposed
project would result in significant adverse traffic impacts at the intersections of Bay Street and Willow
Avenue, and Bay Street and Hylan Boulevard during the weekday AM, midday, and PM peak hours,
and the intersection of Bay Street and Edgewater Street/Front Street during the weekday midday and
PM peak hours.



Control Control
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.34 26.8 C L 0.34 26.7 C

R 0.40 28.0 C R 0.41 28.3 C
Bay Street NB L 0.18 2.3 A L 0.23 2.5 A

T 0.32 2.3 A T 0.35 2.3 A
SB T 0.42 19.9 B T 0.43 20.2 C

R 0.22 6.9 A R 0.22 7.0 A

Overall Intersection 13.7 B 13.5 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 1.04 101.5 F LR 1.04 102.1 F
Bay Street NB TR 0.66 16.8 B TR 0.71 21.2 C

SB LT 0.72 23.2 C LT 0.78 26.4 C
Edgewater Street NB LR 0.47 20.4 C LR 0.48 21.2 C

Overall Intersection 40.9 D 42.9 D

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.06 32.6 C LTR 0.06 32.6 C

WB LTR 0.10 33.7 C LTR 0.54 45.6 D
Bay Street NB LTR 0.58 10.3 B LTR 0.59 9.8 A

SB LTR 0.83 28.7 C LTR 0.85 29.5 C

Overall Intersection 21.5 C 23.8 C

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 0.63 31.9 C L 0.71 38.9 D

TR 0.25 17.1 B TR 0.27 17.3 B
WB L 0.73 58.2 E L 0.84 69.7 E

TR 0.31 38.7 D TR 0.42 41.1 D
Bay Street NB LT 1.00 71.9 E LT 1.06 90.7 F

R 0.16 15.8 B R 0.17 15.9 B
SB T 0.75 23.3 C T 0.79 29.1 C

R 0.21 8.1 A R 0.26 9.1 A

Overall Intersection 38.6 D 46.1 D

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 46.2 E LTR 71.4 F
Bay Street NB TR 0.0 A TR 0.0 A

SB LT 0.2 A LT 0.4 A

Overall Intersection 3.0 A 4.6 A

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 9.0 A LTR 9.6 A

WB LTR 8.6 A LTR 9.8 A
Edgewater Street NB LTR 9.5 A LTR 11.1 B

SB LTR 10.2 B LTR 11.1 B

Overall Intersection 9.7 A 10.7 B

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 11.3 B LTR 15.4 C

WB LR 16.0 C
Edgewater Street NB TR 0.0 A TR 0.0 A

SB LT 0.0 A LT 0.0 A

Overall Intersection 0.8 A 3.9 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.5 A
Edgewater Street SB R 9.6 A R 10.0 A

Overall Intersection 8.8 A 9.0 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Significantly impacted movements are highlighted and bordered

2019 No Action 2019 With Action

TABLE 12.11 20
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION LEVELS OF SERVICE COMPARISON WEEKDAY AM PEAK HOUR



Control Control
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.44 34.4 C L 0.44 34.7 C

R 0.20 31.0 C R 0.24 31.8 C
Bay Street NB L 0.36 7.9 A L 0.43 2.9 A

T 0.55 6.7 A T 0.56 2.0 A
SB T 0.70 8.3 A T 0.71 8.5 A

R 0.28 1.7 A R 0.28 1.6 A

Overall Intersection 10.8 B 9.3 A

Bay Street and Edgewater Street/Front Street
Front Street WB LR 0.63 39.3 D LR 0.63 39.4 D
Bay Street NB TR 1.16 110.5 F TR 1.20 126.6 F

SB LT 1.91 443.1 F LT 2.06 506.5 F
Edgewater Street NB LR 0.46 14.6 B LR 0.46 14.8 B

Overall Intersection 221.1 F 253.5 F

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.08 23.1 C LTR 0.09 23.3 C

WB LTR 0.19 25.3 C LTR 0.42 31.1 C
Bay Street NB LTR 0.96 18.6 B LTR 0.97 19.2 B

SB LTR 1.01 33.3 C LTR 1.07 56.0 E

Overall Intersection 26.2 C 38.0 D

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 0.95 88.6 F L 0.96 92.3 F

TR 0.29 34.8 C TR 0.34 36.0 D
WB L 0.53 39.3 D L 0.59 42.3 D

TR 0.28 30.1 C TR 0.33 30.9 C
Bay Street NB LT 1.73 357.3 F LT 1.80 387.0 F

R 0.23 14.4 B R 0.27 14.9 B
SB T 0.87 30.9 C T 0.88 30.3 C

R 0.46 6.9 A R 0.48 7.0 A

Overall Intersection 121.1 F 126.0 F

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 349.2 F LTR 903.6 F
Bay Street NB TR 0.0 A TR 0.0 A

SB LT 0.2 A LT 0.9 A

Overall Intersection 14.1 B 37.4 E

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 8.2 A LTR 8.6 A

WB LTR 8.2 A LTR 8.7 A
Edgewater Street NB LTR 9.1 A LTR 9.9 A

SB LTR 8.5 A LTR 8.8 A

Overall Intersection 8.7 A 9.2 A

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 10.2 B LTR 20.0 C

WB LR 29.8 D
Edgewater Street NB TR 0.0 A TR 0.0 A

SB LT 0.0 A LT 0.1 A

Overall Intersection 0.8 A 5.1 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.7 A
Edgewater Street SB R 9.2 A R 9.3 A

Overall Intersection 8.4 A 8.5 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Significantly impacted movements are highlighted and bordered

TABLE 12.11 21
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION LEVELS OF SERVICE COMPARISON WEEKDAY MIDDAY PEAK HOUR

2019 No Action 2019 With Action



Control Control
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.41 32.2 C L 0.41 31.1 C

R 0.15 27.5 C R 0.22 27.5 C
Bay Street NB L 0.36 12.8 B L 0.44 13.4 B

T 0.47 12.2 B T 0.48 12.1 B
SB T 0.62 6.3 A T 0.65 6.8 A

R 0.23 0.9 A R 0.23 1.2 A

Overall Intersection 11.3 B 11.6 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 0.67 51.6 D LR 0.68 52.3 D
Bay Street NB TR 0.92 47.8 D TR 0.95 52.8 D

SB LT 0.75 26.1 C LT 0.84 65.9 E
Edgewater Street NB LR 1.04 94.0 F LR 1.05 95.6 F

Overall Intersection 48.9 D 64.2 E

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.12 33.5 C LTR 0.13 33.7 C

WB LTR 0.25 36.6 D LTR 0.54 46.4 D
Bay Street NB LTR 0.90 27.4 C LTR 0.91 29.9 C

SB LTR 0.89 29.5 C LTR 0.99 68.2 E

Overall Intersection 29.0 C 49.4 D

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 1.11 129.0 F L 1.17 151.6 F

TR 0.24 28.4 C TR 0.36 31.1 C
WB L 0.53 46.9 D L 0.62 51.8 D

TR 0.38 40.0 D TR 0.42 41.0 D
Bay Street NB LT 2.04 496.4 F LT 2.20 563.2 F

R 0.24 26.8 C R 0.31 28.5 C
SB T 0.98 50.8 D T 1.00 53.0 D

R 0.36 9.0 A R 0.38 9.8 A

Overall Intersection 165.8 F 178.4 F

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 952.7 F LTR (3) F
Bay Street NB TR 0.0 A TR 0.0 A

SB LT 0.3 A LT 1.5 A

Overall Intersection 47.3 E 490.9 F

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 8.7 A LTR 9.4 A

WB LTR 9.1 A LTR 9.9 A
Edgewater Street NB LTR 10.8 B LTR 12.3 B

SB LTR 8.9 A LTR 9.4 A

Overall Intersection 9.8 A 10.9 B

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 11.2 B LTR 23.6 C

WB LR 29.4 D
Edgewater Street NB TR 0.0 A TR 0.0 A

SB LT 0.0 A LT 0.1 A

Overall Intersection 0.9 A 4.8 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.6 A L 7.8 A
Edgewater Street SB R 9.6 A R 9.7 A

Overall Intersection 8.7 A 8.8 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Delay for this movement exceeds the model s reporting threshold
(4) Significantly impacted movements are highlighted and bordered

TABLE 12.11 22
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION LEVELS OF SERVICE COMPARISON WEEKDAY PM PEAK HOUR

2019 No Action 2019 With Action
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The following traffic movements were significantly impacted for the following peak hours:

Bay Street and Edgewater Street/Front Street Bay Street northbound approach (weekday midday
and PM peak hours)
Bay Street and Edgewater Street/Front Street Bay Street southbound approach (weekday midday
and PM peak hours)
Bay Street and Willow Avenue westbound approach (weekday AM and PM peak hours)
Bay Street and Willow Avenue southbound approach (weekday midday and PM peak hours)
Bay Street and Hylan Boulevard eastbound left turn movement (weekday midday and PM peak
hours)
Bay Street and Hylan Boulevard westbound left turn movement (weekday AM peak hour)
Bay Street and Hylan Boulevard northbound shared left through movement (weekday AM,
midday, and PM peak hours)

The following are improvements identified to avoid traffic impacts at the impacted intersections:

Bay Street and Edgewater Street/Front Street

Modify signal timing:

o For the weekday midday peak hour, shift two seconds of green time from the westbound
phase to the Bay Street northbound/southbound phase.

Modification to the signal offset at the adjacent intersection of Bay Street and Willow would
eliminate significant impacts identified at this intersection during the weekday PM peak hour.

Bay Street and Willow Avenue

Modify signal timing:

o For the weekday midday peak hour, shift two seconds of green time from the
eastbound/westbound phase to the northbound/southbound phase.

o For the weekday PM peak hour, shift one second of green time from the
northbound/southbound phase to the eastbound/westbound phase.

Modify the signal offset for the weekday PM peak hour from 22 seconds to 8 seconds to coordinate
with the intersection of Bay Street and Edgewater Street/Front Street.

Bay Street and Hylan Boulevard

Modify signal timing:

o For the weekday AM peak hour, shift two seconds of green time from the eastbound
lead/southbound right turn lag phase to the eastbound/westbound phase and two seconds
of green time from the eastbound lead/southbound right turn lag phase to the
northbound/southbound phase.

o For the weekday midday peak hour, shift one second of green time from the eastbound
lead/southbound right turn lag phase to the eastbound/westbound phase, and one second
of green time from the eastbound lead/southbound right turn lag phase to the
northbound/southbound phase.
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o For the weekday PM peak hour, shift two seconds of green time from the eastbound
lead/southbound right turn lag phase to the eastbound/westbound phase, and one second
of green time from the eastbound lead/southbound right turn lag phase to the
northbound/southbound phase.

Proposed Traffic Improvements

Also, as part of the project improvements, an all way stop control would be installed at the intersection
of Edgewater Street at Lynhurst Avenue. This would allow for pedestrian crosswalks to be
implemented across Edgewater Street. An all way stop control warrant analysis was performed at this
intersection and it was determined that the warrant would be satisfied.

Detailed traffic level of service comparisons for No Action, With Action, and With Action with
Improvements conditions are provided in Tables 2.11 23 through 2.11 25. With the proposed
improvements there would be no further deterioration of level of service and no significant impacts.

Pedestrian

The project generated increase in pedestrian volumes shown in Figures 2.11 5 and 2.11 6 were
incorporated into the 2019 No Action pedestrian volume to develop the 2019 With Action pedestrian
volumes. The With Action peak hour volumes and levels of service for each pedestrian element
analyzed are presented in Tables 2.11 26 and 2.11 27 below.

Table 2.11-26 – 2019 With-Action Sidewalk Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Sidewalk Elements
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Bay Street east sidewalk
between Willow Avenue
and Lynhurst Avenue
(platoon flow)

3.7 335 92.8 B 242 136.9 B

Lynhurst Avenue south
sidewalk east of Edgewater
Street (non platoon flow)

8.0 345 233.6 A 266 303.0 A



Control Control Control Traffic Improvements
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.34 26.8 C L 0.34 26.7 C L 0.34 26.7 C No improvements needed

R 0.40 28.0 C R 0.41 28.3 C R 0.41 28.3 C
Bay Street NB L 0.18 2.3 A L 0.23 2.5 A L 0.23 2.5 A

T 0.32 2.3 A T 0.35 2.3 A T 0.35 2.3 A
SB T 0.42 19.9 B T 0.43 20.2 C T 0.43 20.2 C

R 0.22 6.9 A R 0.22 7.0 A R 0.22 7.0 A

Overall Intersection 13.7 B 13.5 B 13.5 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 1.04 101.5 F LR 1.04 102.1 F LR 1.04 102.1 F No improvements needed
Bay Street NB TR 0.66 16.8 B TR 0.71 21.2 C TR 0.71 20.0 B

SB LT 0.72 23.2 C LT 0.78 26.4 C LT 0.78 26.7 C
Edgewater Street NB LR 0.47 20.4 C LR 0.48 21.2 C LR 0.48 21.2 C

Overall Intersection 40.9 D 42.9 D 42.6 D

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.06 32.6 C LTR 0.06 32.6 C LTR 0.06 31.9 C Modify signal timing: shift 1 sec of green time from NB/SB

WB LTR 0.10 33.7 C LTR 0.54 45.6 D LTR 0.52 44.0 D phase to EB/WB phase [NB/SB phase green time shifts from 70
Bay Street NB LTR 0.58 10.3 B LTR 0.59 9.8 A LTR 0.59 11.6 B sec to 69 sec; LPI phase green time remains the same; EB/WB

SB LTR 0.83 28.7 C LTR 0.85 29.5 C LTR 0.87 31.8 C phase green time shifts from 33 sec to 34 sec].

Overall Intersection 21.5 C 23.8 C 25.5 C

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 0.63 31.9 C L 0.71 38.9 D L 0.65 34.4 C Modify signal timing: shift 2 sec of green time from EB lead/

TR 0.25 17.1 B TR 0.27 17.3 B TR 0.28 18.2 B SBR lag phase to EB/WB phase and shift 2 sec of green time
WB L 0.73 58.2 E L 0.84 69.7 E L 0.78 61.1 E from EB lead/SBR lag phase to NB/SB phase [NB/SB phase

TR 0.31 38.7 D TR 0.42 41.1 D TR 0.39 38.9 D green time shifts from 54 sec to 56 sec; EB lead/SBR lag phase
Bay Street NB LT 1.00 71.9 E LT 1.06 90.7 F LT 0.98 66.1 E green time shifts from 13 sec to 9 sec; EB/WB phase green

R 0.16 15.8 B R 0.17 15.9 B R 0.17 15.5 B time shifts from 31 sec to 33 sec; LPI phase green time remains
SB T 0.75 23.3 C T 0.79 29.1 C T 0.76 27.7 C the same].

R 0.21 8.1 A R 0.26 9.1 A R 0.27 9.5 A

Overall Intersection 38.6 D 46.1 D 38.5 D

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 46.2 E LTR 71.4 F LTR 72.3 F No improvements needed
Bay Street NB TR 0.0 A TR 0.0 A TR 0.0 A EB Lynhurst Avenue carries less than 90 passenger car

SB LT 0.2 A LT 0.4 A LT 0.4 A equivalents, therefore no significant impacts were
identified for this approach.

Overall Intersection 3.0 A 4.6 A 4.6 A

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 9.0 A LTR 9.6 A LTR 9.6 A No improvements needed

WB LTR 8.6 A LTR 9.8 A LTR 9.8 A
Edgewater Street NB LTR 9.5 A LTR 11.1 B LTR 11.1 B

SB LTR 10.2 B LTR 11.1 B LTR 11.1 B

Overall Intersection 9.7 A 10.7 B 10.7 B

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 11.3 B LTR 15.4 C LTR 8.7 A No improvements needed

WB LR 16.0 C LR 9.0 A Install all way stop control at this intersection to allow for
Edgewater Street NB TR 0.0 A TR 0.0 A TR 9.9 A pedestrian crosswalks to be implemented across Edgewater

SB LT 0.0 A LT 0.0 A LT 10.0 B Street.

Overall Intersection 0.8 A 3.9 A 9.7 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.5 A L 7.5 A No improvements needed
Edgewater Street SB R 9.6 A R 10.0 A R 10.0 A

Overall Intersection 8.8 A 9.0 A 9.0 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Significantly impacted movements are highlighted and bordered

TABLE 12.11 23
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION VS 2019 WITH ACTION W IMPROVEMENTS LEVELS OF SERVICE COMPARISON WEEKDAY AM PEAK HOUR

2019 No Action 2019 With Action 2019 With Action w Improvements



Control Control Control Traffic Improvements
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.44 34.4 C L 0.44 34.7 C L 0.44 34.7 C No improvements needed

R 0.20 31.0 C R 0.24 31.8 C R 0.24 31.8 C
Bay Street NB L 0.36 7.9 A L 0.43 2.9 A L 0.43 4.2 A

T 0.55 6.7 A T 0.56 2.0 A T 0.56 3.9 A
SB T 0.70 8.3 A T 0.71 8.5 A T 0.71 8.5 A

R 0.28 1.7 A R 0.28 1.6 A R 0.28 1.6 A

Overall Intersection 10.8 B 9.3 A 9.9 A

Bay Street and Edgewater Street/Front Street
Front Street WB LR 0.63 39.3 D LR 0.63 39.4 D LR 0.70 45.0 D Modify signal timing: shift 2 sec of green time from the WB
Bay Street NB TR 1.16 110.5 F TR 1.20 126.6 F TR 1.14 98.5 F phase to the NB/SB phase [NB/SB Bay Street phase green time

SB LT 1.91 443.1 F LT 2.06 506.5 F LT 1.76 374.9 F shifts from 35 sec to 37 sec; WB phase green time shifts from
Edgewater Street NB LR 0.46 14.6 B LR 0.46 14.8 B LR 0.46 14.8 B 18 sec to 16 sec; NB Edgewater Street phase green time

remains the same].
Overall Intersection 221.1 F 253.5 F 191.9 F

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.08 23.1 C LTR 0.09 23.3 C LTR 0.09 24.9 C Modify signal timing: shift 2 sec of green time from EB/WB

WB LTR 0.19 25.3 C LTR 0.42 31.1 C LTR 0.47 34.4 C phase to the NB/SB phase [NB/SB phase green time shifts from
Bay Street NB LTR 0.96 18.6 B LTR 0.97 19.2 B LTR 0.93 15.2 B 46 sec to 48 sec; LPI phase green time remains the same; EB/

SB LTR 1.01 33.3 C LTR 1.07 56.0 E LTR 1.03 37.4 D WB green time shifts from 27 sec to 25 sec].

Overall Intersection 26.2 C 38.0 D 27.4 C

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 0.95 88.6 F L 0.96 92.3 F L 0.92 83.0 F Modify signal timing: shift 1 sec of green time from EB lead/

TR 0.29 34.8 C TR 0.34 36.0 D TR 0.35 37.0 D SBR lag phase to EB/WB phase and shift 1 sec of green time
WB L 0.53 39.3 D L 0.59 42.3 D L 0.56 39.7 D from EB lead/SBR lag phase to NB/SB phase [ NB/SB phase

TR 0.28 30.1 C TR 0.33 30.9 C TR 0.31 29.8 C green time shifts from 37 sec to 38 sec; EB lead/SBR lag phase
Bay Street NB LT 1.73 357.3 F LT 1.80 387.0 F LT 1.66 324.0 F green time shifts from 9 sec to 7 sec; EB/WB phase green

R 0.23 14.4 B R 0.27 14.9 B R 0.26 14.7 B time shifts from 22 sec to 23 sec; LPI phase green time remains
SB T 0.87 30.9 C T 0.88 30.3 C T 0.86 29.4 C the same].

R 0.46 6.9 A R 0.48 7.0 A R 0.50 9.2 A

Overall Intersection 121.1 F 126.0 F 108.6 F

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 349.2 F LTR 903.6 F LTR 973.1 F No improvements needed
Bay Street NB TR 0.0 A TR 0.0 A TR 0.0 A EB Lynhurst Avenue carries less than 90 passenger car

SB LT 0.2 A LT 0.9 A LT 0.9 A equivalents, therefore no significant impacts were
identified for this approach.

Overall Intersection 14.1 B 37.4 E 40.3 E

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 8.2 A LTR 8.6 A LTR 8.6 A No improvements needed

WB LTR 8.2 A LTR 8.7 A LTR 8.7 A
Edgewater Street NB LTR 9.1 A LTR 9.9 A LTR 9.9 A

SB LTR 8.5 A LTR 8.8 A LTR 8.8 A

Overall Intersection 8.7 A 9.2 A 9.2 A

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 10.2 B LTR 20.0 C LTR 8.2 A No improvements needed

WB LR 29.8 D LR 8.1 A Install all way stop control at this intersection to allow for
Edgewater Street NB TR 0.0 A TR 0.0 A TR 9.1 A pedestrian crosswalks to be implemented across Edgewater

SB LT 0.0 A LT 0.1 A LT 8.6 A Street.

Overall Intersection 0.8 A 5.1 A 8.8 A

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.5 A L 7.7 A L 7.7 A No improvements needed
Edgewater Street SB R 9.2 A R 9.3 A R 9.3 A

Overall Intersection 8.4 A 8.5 A 8.5 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Significantly impacted movements are highlighted and bordered

TABLE 12.11 24
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION VS 2019 WITH ACTION W IMPROVEMENTS LEVELS OF SERVICE COMPARISON WEEKDAY MIDDAY PEAK HOUR

2019 No Action 2019 With Action 2019 With Action w Improvements



Control Control Control Traffic Improvements
INTERSECTION & APPROACH Mvt. V/C Delay LOS Mvt. V/C Delay LOS Mvt. V/C Delay LOS

SIGNALIZED INTERSECTIONS

Bay Street and Vanderbilt Avenue
Vanderbilt Avenue EB L 0.41 32.2 C L 0.41 31.1 C L 0.41 31.1 C No improvements needed

R 0.15 27.5 C R 0.22 27.5 C R 0.22 27.5 C
Bay Street NB L 0.36 12.8 B L 0.44 13.4 B L 0.44 13.2 B

T 0.47 12.2 B T 0.48 12.1 B T 0.48 11.8 B
SB T 0.62 6.3 A T 0.65 6.8 A T 0.65 6.8 A

R 0.23 0.9 A R 0.23 1.2 A R 0.23 1.2 A

Overall Intersection 11.3 B 11.6 B 11.5 B

Bay Street and Edgewater Street/Front Street
Front Street WB LR 0.67 51.6 D LR 0.68 52.3 D LR 0.68 52.3 D Coordinate the signal offset with the intersection of Bay Street
Bay Street NB TR 0.92 47.8 D TR 0.95 52.8 D TR 0.95 42.0 D and Willow Avenue

SB LT 0.75 26.1 C LT 0.84 65.9 E LT 0.84 36.6 D
Edgewater Street NB LR 1.04 94.0 F LR 1.05 95.6 F LR 1.05 95.6 F

Overall Intersection 48.9 D 64.2 E 50.3 D

Bay Street and Willow Avenue
Willow Avenue EB LTR 0.12 33.5 C LTR 0.13 33.7 C LTR 0.13 32.9 C Modify the signal offset from 22 seconds to 8 seconds to

WB LTR 0.25 36.6 D LTR 0.54 46.4 D LTR 0.52 44.7 D coordinate with the intersection of Bay Street and Edgewater
Bay Street NB LTR 0.90 27.4 C LTR 0.91 29.9 C LTR 0.92 28.4 C Street/Front Street.

SB LTR 0.89 29.5 C LTR 0.99 68.2 E LTR 1.01 40.2 D Modify signal timing: shift 1 sec of green time from NB/SB
phase to the EB/WB phase [NB/SB phase green time shifts from

Overall Intersection 29.0 C 49.4 D 35.2 D 70 sec to 69 sec; LPI phase green time remains the same; EB/
WB green time shifts from 33 sec to 34 sec].

Bay Street and Hylan Boulevard
Hylan Boulevard EB L 1.11 129.0 F L 1.17 151.6 F L 1.08 121.2 F Modify signal timing: shift 2 sec of green time from EB lead/

TR 0.24 28.4 C TR 0.36 31.1 C TR 0.37 32.1 C SBR lag phase to EB/WB phase and shift 1 sec of green time
WB L 0.53 46.9 D L 0.62 51.8 D L 0.58 47.9 D from EB lead/SBR lag phase to NB/SB phase [NB/SB phase

TR 0.38 40.0 D TR 0.42 41.0 D TR 0.40 38.8 D green time shifts from 54 sec to 55 sec; EB lead/SBR lag phase
Bay Street NB LT 2.04 496.4 F LT 2.20 563.2 F LT 2.02 485.3 F green time shifts from 13 sec to 10 sec; EB/WB phase green

R 0.24 26.8 C R 0.31 28.5 C R 0.31 28.4 C time shifts from 31 sec to 33 sec; LPI phase green time remains
SB T 0.98 50.8 D T 1.00 53.0 D T 0.98 41.4 D the same].

R 0.36 9.0 A R 0.38 9.8 A R 0.39 5.3 A

Overall Intersection 165.8 F 178.4 F 152.3 F

UNSIGNALIZED INTERSECTIONS

Bay Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 952.7 F LTR (3) F LTR (3) F No improvements needed
Bay Street NB TR 0.0 A TR 0.0 A TR 0.0 A EB Lynhurst Avenue carries less than 90 passenger car

SB LT 0.3 A LT 1.5 A LT 1.5 A equivalents, therefore no significant impacts were
identified for this approach.

Overall Intersection 47.3 E 490.9 F 490.9 F

Edgewater Street and Willow Avenue
Willow Avenue EB LTR 8.7 A LTR 9.4 A LTR 9.4 A No improvements needed

WB LTR 9.1 A LTR 9.9 A LTR 9.9 A
Edgewater Street NB LTR 10.8 B LTR 12.3 B LTR 12.3 B

SB LTR 8.9 A LTR 9.4 A LTR 9.4 A

Overall Intersection 9.8 A 10.9 B 10.9 B

Edgewater Street and Lynhurst Avenue
Lynhurst Avenue EB LTR 11.2 B LTR 23.6 C LTR 9.1 A No improvements needed

WB LR 29.4 D LR 8.7 A Install all way stop control at this intersection to allow for
Edgewater Street NB TR 0.0 A TR 0.0 A TR 11.5 B pedestrian crosswalks to be implemented across Edgewater

SB LT 0.0 A LT 0.1 A LT 9.6 A Street.

Overall Intersection 0.9 A 4.8 A 10.5 B

Edgewater Street and Hylan Boulevard
Hylan Boulevard EB L 7.6 A L 7.8 A L 7.8 A No improvements needed
Edgewater Street SB R 9.6 A R 9.7 A R 9.7 A

Overall Intersection 8.7 A 8.8 A 8.8 A

(1) Control delay is measured in seconds per vehicle.
(2) Overall intersection V/C ratio is the critical lane groups V/C ratio.
(3) Delay for this movement exceeds the model s reporting threshold
(4) Significantly impacted movements are highlighted and bordered

TABLE 12.11 25
125 EDGEWATER STREET

2019 NO ACTION VS 2019 WITH ACTION VS 2019 WITH ACTION W IMPROVEMENTS LEVELS OF SERVICE COMPARISON WEEKDAY PM PEAK HOUR

2019 No Action 2019 With Action 2019 With Action w Improvements
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Table 2.11-27 – 2019 With-Action Corner Levels of Service
Weekday Midday Peak Hour Weekday PM Peak Hour

Corner Elements
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Bay Street and Willow
Avenue

Southeast 96 204.4 A 19 304.0 A

Pedestrian levels of service in the With Action condition would continue to operate at LOS A or LOS
B. Therefore, the proposed project would not result in any significant adverse pedestrian impacts.

Parking

A parking analysis was performed to determine whether the projected parking demand associated
with the proposed project could be accommodated. The weekday peak parking demand would occur
during the nighttime and overnight hours when residents of the proposed project would park and
leave their cars overnight. The weekday peak parking demand of 257 spaces would be expected to
occur between 6 PM and 7 PM and could be accommodated by 346 parking spaces proposed by the
project. Table 2.11 28 provides the projected hourly parking accumulation for the weekday conditions.
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Table 2.11-28: Project Parking Demand 

Time Auto In Auto Out Parking Demand

12 AM to 1 AM 14 14 241

1 AM to 2 AM 7 5 243

2 AM to 3 AM 0 0 243

3 AM to 4 AM 0 0 243

4 AM to 5 AM 0 0 243

5 AM to 6 AM 2 0 245

6 AM to 7 AM 4 0 249

7 AM to 8 AM 16 45 220

8 AM to 9 AM 32 142 110

9 AM to 10 AM 43 89 64

10 AM to 11 AM 50 63 51

11 AM to 12 PM 53 48 56

12 PM to 1 PM 68 53 71

1 PM to 2 PM 54 48 77

2 PM to 3 PM 74 59 92

3 PM to 4 PM 62 67 87

4 PM to 5 PM 126 69 144

5 PM to 6 PM 157 67 234

6 PM to 7 PM 95 72 257

7 PM to 8 PM 72 73 256

8 PM to 9 PM 42 48 250

9 PM to 10 PM 31 33 248

10 PM to 11 PM 30 37 241

11 PM to 12 AM 20 20 241

Safety

Accident data was obtained for the study area intersections from the NYCDOT for the most recent
three year period (2012 through 2014). This information is based on data provided by the New York
State Department of Transportation (NYSDOT), New York State Department of Motor Vehicles
(NYSDMV), and the New York City Police Department (NYPD).

The data obtained details reported crashes (crashes resulting in death, injury, or property damage in
excess of $1,000), fatalities, injuries, and pedestrian and bicycle injuries annually. According to the 2014
CEQR Technical Manual, a location is considered a high accident location when there are 48 or more
total reportable and non reportable crashes, or five or more pedestrian/bicyclist injury crashes in any
consecutive 12 months during the most recent three year period of which data is available.
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Table 2.11 29 presents a summary of total accidents in the study area intersections during the three
year period of 2012 through 2014, and also shows total fatalities, injuries, and pedestrian and bicycle
accidents. None of the eight intersections analyzed are considered high accident locations.

Table 2.11-29: Accident Summary 

Intersection

Total Accidents by Year
Pedestrian and

Bicycle Accidents
by Year

2012 2013 2014
Total

Fatalities
Total

Injuries
2012 2013 2014

Bay Street and Vanderbilt Avenue 1 3 2 0 7 0 0 1
Bay Street and Edgewater Street/Front
Street

0 0 1 0 3 0 0 0

Bay Street and Willow Avenue 1 0 3 0 5 0 0 1

Bay Street and Lynhurst Avenue 0 1 2 0 2 0 0 0

Bay Street and Hylan Boulevard 3 0 3 0 7 1 0 1

Edgewater Street and Willow Avenue 0 0 0 0 0 0 0 0

Edgewater Street and Lynhurst Avenue 1 0 0 0 0 0 0 0

Edgewater Street and Hylan Boulevard 1 0 0 0 0 0 0 0

Although none of the intersections analyzed are identified as a “Priority Intersection” according to the
New York City Vision Zero Action Plan, two corridors within the study area (Bay Street and Vanderbilt
Avenue) were identified as “Priority Corridors.” The Vision Zero Staten Island Pedestrian Safety Action
Plan identified strategies to improve pedestrian safety at key locations including expanding pedestrian
crossing times and proactively designing for pedestrian safety, installing signage and enforcing the
speed limit, expanding the bicycle network, and coordinating with the Metropolitan Transit Agency
and communities to promote a safe pedestrian environment.

2.11.4 Conclusion 

The number of transit trips generated under the With Action condition compared to the No Action
condition would not exceed CEQR Level 1 (trip generation) screening thresholds for further transit
analysis. The proposed project would generate traffic volumes exceeding transportation screening
thresholds and, as a result, a detailed traffic analysis was performed at eight intersections. Traffic
improvements to accommodate the project generated vehicle trips were identified at four intersections
and would be incorporated as part of the project. The results of the analysis show that, with these
improvements in place, the proposed project would not result in significant adverse transportation
impacts. The proposed project would also generate pedestrian volumes exceeding the transportation
screening thresholds and a detailed pedestrian analysis was performed for three pedestrian elements.
These pedestrian elements currently operate at acceptable levels of service and would continue to do
so in the future conditions.
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Chapter 2.12: Air Quality 

2.12.1 Introduction  

This chapter examines the potential for the proposed project to result in significant adverse air quality 

impacts. Air quality  impacts  can be  either direct or  indirect. Direct  impacts  result  from  emissions 

generated by stationary sources at a development site, such as emissions from on‐site fuel combustion 

for heat and hot water systems.  Indirect  impacts are caused by off‐site emissions associated with a 

project, such as emissions from nearby existing stationary sources or by emissions from on‐road vehicle 

trips generated by the proposed project or other changes to future traffic conditions due to a project. 

The following key areas are addressed in this chapter: 

 The potential for emissions associated with project‐generated vehicular travel under the 

reasonable worst‐case  development  scenario  (RWCDS)  to  result  in  significant mobile 

source air quality impacts. 

 The  potential  for  emissions  generated  by  marine  vessels  to  significantly  impact  the 

proposed project. 

 The potential of  the heating, ventilation, and air conditioning  (HVAC) emissions of  the 

proposed buildings to significantly impact other proposed development sites (project‐on‐

project impact) or existing land uses (project‐on‐existing impact); 

 The potential from industrial air toxics emissions generated by nearby existing sources to 

significantly impact the proposed project. 

 The potential from the HVAC systems of existing “large” or “major” emission sources that 

have Title V or State Facility Permits to significantly impact the proposed project. 

The  air  quality  analyses  performed  for  the  proposed  project  followed  the  procedures  and 

methodologies prescribed  in  the 2014 New York City Environmental Quality Review  (CEQR) Technical 

Manual.   

2.12.2 Pollutants of Concern  

Air pollution is of concern because of its demonstrated effects on human health. Of special concern are 

the respiratory effects of the pollutants and their potential toxic effects, as described below. 

Ambient  concentrations  of CO, PM, NO2,  SO2,  and  lead  are  regulated  by  the U.S.  Environmental 

Protection Agency (EPA) under the Clean Air Act (CAA), and are referred to as “criteria pollutants”; 

emissions of VOCs, NOx, and other precursors to criteria pollutants are also regulated by EPA. 
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Carbon Monoxide 

Carbon Monoxide (CO), a colorless and odorless gas, is produced in the urban environment primarily 

by the incomplete combustion of gasoline and other fossil fuels. In urban areas, approximately 80 to 90 

percent  of  CO  emissions  are  from motor  vehicles.  CO  concentrations  can  diminish  rapidly  over 

relatively  short  distances;  elevated  concentrations  are  usually  limited  to  locations  near  crowded 

intersections, heavily traveled and congested roadways, parking lots, and garages. Consequently, CO 

concentrations must be predicted on a local, or microscale, basis.  

The proposed action would  result  in an  increase  in additional vehicle  trips higher  than  the CEQR 

Technical Manual CO screening threshold of 170 trips at one intersection in the study area. Therefore, a 

mobile source analysis was conducted at this intersection to evaluate future CO concentrations with 

and without the proposed project.  

Additionally,  the proposed project  is  located near  the Sandy Hook Pilots Association  (SHPA) base 

station at 201 Edgewater Street, which provides pilotage services for the Port of New York/New Jersey, 

the Hudson River, the East River, Atlantic City, Jamaica Bay, and Long Island Sound. A detailed CO 

analysis was  conducted  to  assess  the  impacts  from  emissions  from  these  ship operations onto  the 

sensitive receptors that would be introduced by the proposed project.  

Nitrogen Oxides, VOCs, and Ozone 

Nitrogen Oxides (NOx) are of principal concern because of their role, together with Volatile Organic 

Compounds  (VOCs), as precursors  in  the  formation of ozone. Ozone  is  formed  through a series of 

reactions that take place in the atmosphere in the presence of sunlight. Because the reactions are slow, 

and occur as the pollutants are advected downwind, elevated ozone levels are often found many miles 

from sources of the precursor pollutants. Therefore, the effects of NOx and VOC emissions from all 

sources are generally examined on a regional basis. The contribution of any action or project to regional 

emissions of these pollutants would include any added stationary or mobile source emissions. 

In addition  to being a precursor  to  the  formation of ozone, NO2  (one component of NOx)  is also a 

regulated pollutant. Since NO2 is mostly formed from the transformation of NO in the atmosphere, it 

has mostly been of concern  further downwind  from  large stationary point sources, and not a  local 

concern  from mobile  sources.  (NOx  emissions  from  fuel  combustion  consist  of  approximately  90 

percent NO and 10 percent NO2 at  the source.) While NO2 emissions are a concern  from stationary 

sources of  combustion, with  the promulgation of  the  2010  1‐hour  average  standard  for NO2,  local 

sources such as vehicular emissions may also become of greater concern for this pollutant in the future.  

The emissions of NO2 were analyzed  to determine potential significant adverse  impacts  for marine 

vessel emissions, as well as from existing “large” or “major” emission sources that have Title V or State 

Facility Permits. 

Lead 

Airborne lead emissions are currently associated principally with industrial sources. Lead in gasoline 

has been banned under the CAA and would not be emitted from any other component of the proposed 

project. Therefore, an analysis of this pollutant was not warranted. 
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Respirable Particulate Matter - PM10 and PM2.5 

Particulate Matter (PM) is a broad class of air pollutants that includes discrete particles of a wide range 

of  sizes and  chemical  compositions, as  either  liquid droplets  (aerosols) or  solids  suspended  in  the 

atmosphere. The constituents of PM are both numerous and varied, and they are emitted from a wide 

variety  of  sources  (both  natural  and  anthropogenic). Natural  sources  include  the  condensed  and 

reacted forms of naturally occurring VOCs; salt particles resulting from the evaporation of sea spray; 

wind‐borne pollen,  fungi, molds, algae, yeasts, rusts, bacteria, and material  from  live and decaying 

plant and animal life; particles eroded from beaches, soil, and rock; and particles emitted from volcanic 

and  geothermal  eruptions,  and  forest  fires. Naturally  occurring  PM  is  generally  greater  than  2.5 

micrometers  in diameter. Major anthropogenic  sources  include  the  combustion of  fossil  fuels  (e.g., 

vehicular exhaust, power generation, boilers, engines, and home heating), chemical and manufacturing 

processes, construction and agricultural activities, and wood‐burning stoves and fireplaces. PM also 

acts as a substrate for the adsorption (accumulation of gases, liquids, or solutes on the surface of a solid 

or liquid) of other pollutants, often toxic, and some likely carcinogenic compounds. 

As described below, PM is regulated in two size categories: particles with an aerodynamic diameter of 

less than or equal to 2.5 micrometers (PM2.5), and particles with an aerodynamic diameter of less than 

or equal to 10 micrometers (PM10, which includes PM2.5). PM2.5 has the ability to reach the lower regions 

of the respiratory tract, delivering with it other compounds that adsorb to the surfaces of the particles, 

and is also extremely persistent in the atmosphere. PM2.5 is mainly derived from combustion material 

that has volatilized and then condensed to form primary PM (often soon after the release from a source) 

or from precursor gases reacting in the atmosphere to form secondary PM. 

Gasoline‐powered and diesel‐powered vehicles, especially heavy duty trucks and buses operating on 

diesel fuel, are a significant source of respirable PM, most of which is PM2.5; PM concentrations may, 

consequently,  be  locally  elevated  near  roadways.  The  proposed  project  would  result  in  project‐

generated  traffic  exceeding  the PM2.5 vehicle  emissions  screening analysis  thresholds as defined  in 

Chapter 17, Sections 210 and 311 of the CEQR Technical Manual at certain intersections in the study area. 

Therefore,  the potential  impacts  from vehicle‐based PM2.5  emissions were assessed at  these  critical 

intersections.  

An  assessment of PM  emissions  from  the HVAC  systems of  the proposed project  as well  as  from 

existing nearby combustion sources onto the proposed project were conducted, following the CEQR 

Technical  Manual  and  EPA  guidelines.  Additionally,  PM  was  analyzed  to  determine  potential 

significant adverse impacts from marine vessel emissions. 

Sulfur Dioxide 

Sulfur Dioxide (SO2) emissions are primarily associated with the combustion of sulfur‐containing fuels 

(oil and coal). SO2 is also of concern as a precursor to PM2.5 and is regulated as a PM2.5 precursor under 

the New Source Review permitting program for large sources. Due to the federal restrictions on the 

sulfur content in diesel fuel for on‐road and non‐road vehicles, no significant quantities are emitted 

from vehicular sources. Vehicular sources of SO2 are not significant and therefore, analysis of SO2 from 

mobile and/or non‐road sources was not warranted. 

Emissions of SO2 were analyzed to determine potential significant adverse impacts for marine vessel 

emissions. 
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Non-Criteria Pollutants 

In addition to the criteria pollutants discussed above, non‐criteria air pollutants, also called air toxics, 

may be of concern. Air toxics are those pollutants that are known or suspected to cause serious health 

effects  in small doses. Air  toxics are emitted by a wide range of manmade and naturally occurring 

sources. Emissions of air toxics from industries are regulated by EPA. 

Federal ambient air quality standards do not exist for non‐criteria pollutants; however, the New York 

State Department of Environmental Conservation  (NYSDEC) has  issued  standards  for certain non‐

criteria compounds, including beryllium, gaseous fluorides, and hydrogen sulfide. NYSDEC has also 

developed  guideline  concentrations  for  numerous  non‐criteria  pollutants.  The NYSDEC  guidance 

document DAR‐1 (February 2014) contains a compilation of annual and short term (1‐hour) guideline 

concentrations for these compounds. The NYSDEC guidance thresholds represent ambient levels that 

are considered safe for public exposure. EPA has also developed guidelines for assessing exposure to 

non‐criteria pollutants. These exposure guidelines are used in health risk assessments to determine the 

potential effects to the public. 

As the development site is located in a manufacturing district, the potential from industrial air toxics 

emissions generated by existing sources to significantly impact the proposed residential project was 

addressed in this chapter. 

2.12.3 Applicable Standards and Significant Impact Criteria 

The predicted concentrations of pollutants of concern associated with a proposed project are compared 

with either the National Ambient Air Quality Standards (NAAQS) for criteria air pollutants or ambient 

guideline concentrations for non‐criteria pollutants. In general, if a project would cause the standards 

for any pollutant to be exceeded, it would likely result in a significant adverse air quality impact. In 

addition, for CO from mobile sources and for PM2.5, the de minimis criteria are also used to determine 

significance of impacts. 

National Ambient Air Quality Standards 

The CAA requires the USEPA to set standards on the pollutants that are considered harmful to public 

health and the environment. The NAAQS were implemented as a result of the CAA, amended in 1990 

(see Table 2.12‐1)1. The NAAQS applies to six principal (“criteria”) pollutants: CO, NO2, PM10, PM2.5, 

SO2, and ozone.  

CO De Minimis Criteria 

New York City  has developed  de minimis  criteria  to  assess  the  significance  of  the  increase  in CO 

concentrations that would result from the impact of proposed projects or actions on mobile sources, as 

set forth in the CEQR Technical Manual. These criteria set the minimum change in CO concentration 

that defines a significant environmental  impact. Significant  increases of CO concentrations  in New 

York City are defined as: (i) an increase of 0.5 parts per million (ppm) or more in the maximum 8‐hour 

average CO concentration at a location where the predicted No‐Action 8‐hour concentration is equal 

to or between 8 and 9 ppm; or (ii) an increase of more than half the difference between baseline (i.e., 

                                                 
1  United  States  Environmental  Protection  Agency  (October  2011).  National  Ambient  Air  Quality  Standards.  Retrieved  from 

http://www.epa.gov/air/criteria.html. 
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No‐Action)  concentrations and  the 8‐hour  standard, when No‐Action  concentrations are below 8.0 

ppm. 

Table 2.12-1: National Ambient Air Quality Standards 

Pollutant 
Primary Secondary 

ppm µg/m3 ppm µg/m3 
Carbon Monoxide (CO) 

8-hour Average1 9 10,000 
N/A 

1-hour Average1 35  40,000 
Lead 

Rolling 3-month Average2 N/A 0.15 N/A 0.15 
Nitrogen Dioxide (NO2) 

1-hour Average3 0.100 188 N/A 
Annual Average 0.053 100 0.053 100 

Ozone (O3) 
8-hour Average4,5 0.070 140 0.070 140 

Respirable Particulate Matter (PM10) 
24-Hour Average1 N/A 150 N/A 150 

Fine Respirable Particulate Matter (PM2.5) 
Annual Mean6 N/A 12 N/A 15 
24-Hour Average7 N/A 35 N/A 35 

Sulfur Dioxide (SO2)8 
1-hour Average9 0.075 196 N/A N/A 
Maximum 3-hour Average1 N/A N/A 0.50 1,300 

Source: 40 CFR Part 50: National Primary and Secondary Ambient Air Quality Standards. 
Notes:  
ppm – parts per million (unit of measure for gases only) 
µg/m3 – micrograms per cubic meter (unit of measure for gases and particles, including lead) 
N/A – not applicable 
All annual periods refer to calendar year. 
Standards are defined in ppm. Approximately equivalent concentrations in μg/m3 are presented. 
1 Not to be exceeded more than once a year. 
2 EPA has lowered the NAAQS down from 1.5 µg/m3, effective January 12, 2009. 
3 Three-year average of the annual 98th percentile daily maximum 1-hr average concentration. Effective April 12, 2010. 
4 Three-year average of the annual fourth highest daily maximum 8-hr average concentration. 
5 EPA has lowered the NAAQS down from 0.070 ppm, effective December 2015. 
6 Three-year average of annual mean. EPA has lowered the primary standard from 15 µg/m3, effective March 2013. 
7 Not to be exceeded by the annual 98th percentile when averaged over 3 years. 
8 EPA revoked the 24-hour and annual primary standards, replacing them with a 1-hour average standard, effective August 23, 2010. 
9 Three-year average of the annual 99th percentile daily maximum 1-hr average concentration. 

PM2.5 De Minimis Criteria 

For projects subject to CEQR, the de minimis criteria currently employed for determination of potential 

significant adverse PM2.5 impacts are as follows: 

 Predicted  increase  of  more  than  half  the  difference  between  the  applicable  background 

concentration and the 24‐hour standard; or  

 Annual average PM2.5 concentration increments that are predicted to be greater than 0.1 μg/m3 

at ground level on a neighborhood scale (i.e., the annual increase in concentration representing 

the  average over  an  area of  approximately one  square kilometer,  centered on  the  location 
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where the maximum ground‐level impact is predicted for stationary sources; or at a distance 

from a roadway corridor similar to the minimum distance defined for locating neighborhood 

scale monitoring stations); or  

 Annual average PM2.5 concentration increments that are predicted to be greater than 0.3 μg/m3 

at any discreet receptor location for stationary sources. 

Actions under CEQR predicted  to  increase PM2.5 concentrations by more  than the CEQR de minimis 

criteria above will be considered to have a potential significant adverse impact. 

The above de minimis criteria have been used to evaluate the significance of predicted impacts on PM2.5 

concentrations and determine  the need to minimize particulate matter emissions resulting  from  the 

proposed project. 

Non‐Criteria Pollutant Thresholds 

Non‐criteria, or toxic, air pollutants include a multitude of pollutants of ranging toxicity. No federal 

ambient  air quality  standards have been promulgated  for  toxic  air pollutants. However, EPA  and 

NYSDEC have issued guidelines that establish acceptable ambient levels for these pollutants based on 

human exposure. 

The NYSDEC DAR‐1 guidance document presents guideline concentrations in micrograms per cubic 

meter for the 1‐hour and annual average time periods for various air toxic compounds. These values 

are provided in Table 2.12‐2 for the compounds that could potentially affect receptors located at the 

development  site. The  compounds  listed  are  those  emitted by  existing  sources of  air  toxics  in  the 

proposed rezoning area. 

In order to evaluate impacts of non‐carcinogenic toxic air emissions, EPA developed a methodology 

called the “Hazard Index Approach.” The acute hazard index is based on short‐term exposure, while 

the chronic non‐carcinogenic hazard index is based on annual exposure limits. If the combined ratio of 

pollutant concentration divided by its respective short‐term or annual exposure threshold for each of 

the toxic pollutants is found to be less than one, no significant air quality impacts are predicted to occur 

due to these pollutant releases. 

In addition, EPA has developed unit risk factors for carcinogenic pollutants. EPA considers an overall 

incremental cancer risk from a proposed action of less than one‐in‐one million to be insignificant. Using 

these factors, the potential cancer risk associated with each carcinogenic pollutant, as well as the total 

cancer risk of the releases of all of the carcinogenic toxic pollutants combined, can be estimated. If the 

total incremental cancer risk of all of the carcinogenic toxic pollutants combined is less than one‐in‐one 

million, no significant air quality impacts are predicted to occur due to these pollutant releases. 
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Table 2.12-2: NYSDEC Air Guideline Concentrations for Non-Criteria Pollutants 
Pollutant CAS Number SGC (µg/m3) AGC (µg/m3) 

Ethanol 00064-17-5 --- 45,000 
Isopropyl Alcohol 00067-63-0 98,000 7,000 
Acetone 00067-64-1 180,000 30,000 
1-Butanol 00071-36-3 --- 1,500 
Propane 00074-98-6 --- 43,000 
Isobutyl Alcohol 00078-83-1 --- 360 
MethylEthyl Ketone 00078-93-3 13,000 5,000 
Butyl BenzylPhthalate 00085-68-7 --- 0.42 
Ethylbenzene 00100-41-4 --- 1,000 
Butane 00108-88-3 238,000 --- 
Toluene 00108-88-3 37,000 5,000 
Ethylenglycolmonobutyl 00111-76-2 14,000 1,600 
Butyl Carbitol 00112-34-5 370 200 
Butyl Acetate 00123-86-4 95,000 17,000 
Tetrachloroethylene 00127-18-4 300 4 
Ethylacetate 00141-78-6 --- 3,400 
Carbon Monoxide 00630-08-0 14,000 --- 
Ethyl 3-Ethoxyproprioanate 00763-69-9 140 64 
Xylene M,O& P Mix 01330-20-7 22,000 100 
Sulfur Dioxide 07446-09-5 197 80 
Oil Mist (Mineral) 08012-95-1 380 12 
Mineral Spirits 08032-32-4 --- 900 
Stoddard Solvents 08052-41-3 --- 900 
Aliphatic Hydrocarbons 64742-89-8 --- 3,200 
Aromatic Petroleum Distillates 64742-94-5 --- 100 
Particulates1 NY075-02-52 88 12 
Liquid Mist NEC NY105-00-0 380 12 
Oxides of Nitrogen NY210-00-0 188.1 100 
Misc. VOC NY990-00-0 98,000 7,000 

Source: NYSDEC, DAR-1 AGC/SGC Tables, February 2014. 
Notes: 
1 Pollutant includes emissions from both Particulates (NY075-00-0) and Total Solid Particulate (NY079-00-0). 
2 Conservatively assumes all particulate emissions would be PM2.5. SGC and AGC from Particulate (PM-2.5) used. 

2.12.4 Methodology 

Mobile Sources 

As stated above,  the proposed project’s  incremental  traffic volumes are expected  to exceed  the CO 

screening threshold of 170 vehicles in a peak hour at one intersection, as well as the PM2.5 screening 

thresholds  discussed  in Chapter  17,  Sections  210  and  311  of  the  CEQR  Technical Manual  at  three 

intersections. Therefore, based on discussions with  the Department  if City Planning  (DCP) on  site 
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selection, a detailed microscale modeling analysis was conducted near the worst‐case intersection. Both 

CO and PM levels were estimated for future (2019) conditions with and without the proposed action.  

Intersection Analysis 

For microscale, or localized, analyses, air quality predictions are made for specific locations, such as 

intersections, and at those locations, for specific geographic points. These prediction locations are called 

“receptor  locations,” or simply “receptors.” The prediction of vehicle‐generated emissions and their 

dispersion in an urban environment incorporates meteorological phenomena, traffic conditions, and 

physical  configuration.  Air  pollutant  dispersion  models  mathematically  simulate  how  traffic, 

meteorology, and physical configuration combine to affect pollutant concentrations. The mathematical 

expressions  and  formulations  contained  in  the  various models  attempt  to  describe  an  extremely 

complex  physical  phenomenon  as  closely  as  possible.  However,  because  all  models  contain 

simplifications and approximations of actual conditions and interactions, and since it is necessary to 

predict  the  reasonable worst‐case  condition, most dispersion  analyses  predict  conservatively  high 

concentrations of pollutants, particularly under adverse meteorological conditions. 

The mobile source analyses for the proposed project employ models approved by EPA that have been 

widely used for evaluating the air quality impacts of projects in New York City, other parts of New 

York State,  and  throughout  the  country. The modeling  approach  includes  a  series of  conservative 

assumptions  relating  to meteorology,  traffic,  and  background  concentration  levels  resulting  in  a 

conservatively high estimate of expected pollutant concentrations that could ensue from the proposed 

project. 

Analysis Sites 

Intersections  in  the  study  area were  reviewed  for  analysis  based  on  the  CEQR  Technical Manual 

guidelines. The  incremental  traffic  volumes  for  the weekday AM, Midday,  and PM  periods were 

reviewed  and  intersections with  increments  exceeding  the  CO  and  PM  volume  thresholds were 

identified. Of those  intersections, only the  intersection of Edgewater Street and Lynhurst Avenue  is 

predicted to exceed the CO screening threshold of 170 peak hour trips as set forth in the CEQR Technical 

Manual. Three intersections—Edgewater Street and Lynhurst Avenue, Edgewater Street and Willow 

Avenue,  and  Edgewater  Street  and Hylan  Boulevard—are  predicted  to  exceed  the  PM  screening 

threshold as set forth in the CEQR Technical Manual.   

The intersection of Edgewater Street and Lynhurst Avenue was selected for PM microscale analysis 

because  it exceeds the CO screening threshold and also generates the highest number of equivalent 

trucks  therefore  it would  be  considered  a worst‐case  intersection.  In  addition,  the  intersection  of 

Edgewater Street and Willow Avenue would also be included in the microscale analysis since traffic 

data and  emissions would be  included  for all  roadway  segments  (“links”) within 1,000  feet of  the 

intersection of concern per the CEQR Technical Manual.  

Vehicle Emissions 

Vehicular  cruise  and  idle  emission  factors  for CO  and  PM  (PM10  and PM2.5)  to  be  utilized  in  the 

dispersion modeling were computed using EPA’s mobile source emissions model, the Motor Vehicle 

Emission Simulator (MOVES). The emissions model is capable of calculating engine emission factors 

for  various  vehicle  types,  based  on  the  fuel  type  (gasoline,  diesel,  or  electricity), meteorological 
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conditions, vehicle speeds, vehicle age, roadway types, number of starts per day, engine soak time, and 

various other factors that influence emissions, such as inspection maintenance programs.  

The analyses were performed using  the  latest version of  the model:   MOVES2014a.2 Project specific 

traffic  data  (e.g.,  traffic  volumes,  speeds  and  vehicle  classification  data)  used  in  the model were 

obtained  through  field  data  collection  studies.  Some  default  input  files  (e.g.,  source  type  age 

distribution) were obtained from NYSDEC and processed using EPA’s Age Distribution Projection Tool 

for MOVES2014.3 Other  required  input  files  (i.e.,  fuel data,  county‐specific hourly  temperature and 

relative humidity data,  IM  coverage,  etc.) were  exported  from  the MOVES2014a model  itself  after 

specifying the county, analysis year and modeled peak hour for the analysis. 

Road Dust 

In order to account for the suspension of fugitive road dust in the air from vehicular traffic, PM2.5 and 

PM10 emission factors will include fugitive road dust in local microscale analyses. However, fugitive 

road dust will not be included in the neighborhood scale PM2.5 analyses, since it is considered it to have 

an insignificant contribution on that scale. Road dust emission factors were calculated according to the 

latest procedure delineated by EPA and the CEQR Technical Manual.  

Traffic Data 

Traffic data for the air quality analysis was derived from existing traffic counts, projected future growth 

in traffic, and other information developed as part of the traffic analysis for the proposed project (see 

Chapter  2.11,  “Transportation”).  Traffic  speed  data,  existing  vehicle  distribution,  and  lane 

configuration for the future without and with the proposed project were employed in the respective 

air quality modeling scenarios. For CO, traffic conditions for the each of the peak periods (weekday 

morning [7:45 AM to 8:45 AM], midday [2:30 PM to 3:30 PM], and evening [4:45 PM to 5:45 PM] were 

used for the analysis. 

For PM  (PM10 and PM2.5),  traffic conditions  for  the same peak periods were used  to describe  traffic 

conditions for both the daily and weekly time scales.  

Dispersion Model and Meteorology for Microscale Analyses 

Mobile source dispersion models are the basic analytical tools used to estimate pollutant concentrations 

from the emissions generated by motor vehicles as expected under given conditions of traffic, roadway 

geometry,  and meteorology. CAL3QHC Version  2  is  a  line‐source  dispersion model  that  predicts 

pollutant concentrations near congested intersections and heavily traveled roadways. CAL3QHC input 

variables include free flow and calculated idle emission factors, roadway geometries, traffic volumes, 

site characteristics, background pollutant concentrations, signal timing, and meteorological conditions. 

CAL3QHC predicts inert pollutant concentrations, averaged over a one‐hour period near roadways. 

This model was used to predict concentrations at the intersections.  

                                                 
2   EPA, Motor Vehicle Emission Simulator (MOVES), User Guide for MOVES2014a, November 2015. 
3   EPA, Age Distribution Projection Tool for MOVES2014.  

  https://www3.epa.gov/otaq/models/moves/documents/age‐distribution‐projection‐tool‐moves2014.xlsm 
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CAL3QHC predicts peak one‐hour pollutant concentrations using assumed meteorology and peak‐

period  traffic  conditions.  Different  emission  rates  occur  when  vehicles  are  stopped  (idling), 

accelerating,  decelerating,  and  moving  at  different  average  speeds.  CAL3QHC  simplifies  these 

different emission rates into the following two components: 

•  Emissions  when  vehicles  are  stopped  (idling)  during  the  red  phase  of  a  signalized 

intersection.  

•  Emissions when vehicles are in motion during the green phase of a signalized intersection. 

The  analyses  followed  the  EPA’s  Intersection  Modeling  Guidelines  (EPA‐454/R‐92‐005)  for  CO 

modeling  methodology  and  receptor  placement.  All  major  roadway  segments  (links)  within 

approximately 1,000 feet from each analysis site (i.e., congested intersection) were considered.  

The CAL3QHC model has been updated with an extended module, CAL3QHCR, which allows for the 

incorporation of the latest 5 years of hourly meteorological data into the modeling, instead of worst‐

case  assumptions  regarding  meteorological  parameters.  This  refined  version  of  the  model, 

CAL3QHCR,  is  employed  if maximum  predicted  future  CO  concentrations  are  greater  than  the 

applicable ambient air quality standards or when de minimis thresholds are exceeded using the first 

level of CAL3QHC modeling. 

The CAL3QHCR model offers two approaches with varying degrees of detail in terms of traffic data 

utilization: (i) Tier I approach – one hour of vehicular emissions, traffic volumes and signalization data 

are  entered  into  CAL3QHCR  as  a  screening  level model  that  is most  appropriate  for  short‐term 

averaging periods where peak hour traffic conditions are suitable; and (ii) Tier II approach ‐ vehicular 

emissions, traffic volumes and signalization data are more detailed and entered into the CAL3QHCR 

model for each hour of a week. The weekly traffic conditions are assumed to be the same for each week 

throughout the modeled period. 

To determine motor vehicle generated PM (PM10 and PM2.5) concentrations adjacent to streets within 

the traffic study area, the CAL3QHCR dispersion model was applied. 

Tier I CO Analysis ‐ CAL3QHC 

In applying the CAL3QHC model, the wind angle was varied to determine the wind direction resulting 

in the maximum concentrations at each receptor. 

Following the EPA guidelines4, CAL3QHC computations were performed using a wind speed of one 

meter  per  second,  and  the  neutral  stability  class D.  The  8‐hour  average CO  concentrations were 

estimated by multiplying the predicted 1‐hour average CO concentrations by a factor of 0.7 to account 

for persistence of meteorological conditions and fluctuations in traffic volumes. A surface roughness 

of  3.21 meters was  chosen. At  each  receptor  location,  concentrations were  calculated  for  all wind 

directions,  and  the  highest  predicted  concentration  was  reported,  regardless  of  frequency  of 

occurrence. These assumptions ensured that reasonable worst‐case meteorology was used to estimate 

impacts. 

  

                                                 
4   Guidelines  for Modeling Carbon Monoxide  from Roadway  Intersections, EPA Office of Air Quality Planning  and Standards, 

Publication EPA‐454/R‐92‐005. 
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Tier I PM Analysis—CAL3QHCR 

A Tier I PM (PM10 and PM2.5) analysis performed with the CAL3QHCR model includes the five years 

of monitored hourly meteorological data. One hour of vehicular emissions and traffic volumes were 

also entered into the model as the worst‐case 1‐hour peak conditions for conservative purposes. The 

CAL3QHCR module allows  for  the  incorporation of hourly meteorological data  into  the modeling, 

instead of one hour of worst‐case assumptions regarding meteorological parameters and is therefore 

more appropriate for calculating 24‐hour and annual average concentrations.  

All analyses were conducted using the latest five consecutive years of meteorological data (2011‐2015).  

Surface data was obtained from La Guardia Airport and upper air data was obtained from Brookhaven 

station, New York. Data will be processed using the current EPA AERMET version 15181 and the EPA 

procedure. The meteorological data provides hour‐by‐hour wind speeds and directions, stability states, 

and temperature inversion elevations over the five‐year period.   

Analysis Year 

The microscale analyses were performed for the 2019 analysis year, the year by which the proposed 

project is likely to be completed. The future analyses were performed for both without the proposed 

project (the No‐Action condition) and with the proposed project (the With‐Action condition). 

Background Concentrations 

Background concentrations are those pollutant concentrations originating from distant sources that are 

not directly included in the modeling analysis, which accounts for vehicular emissions on the streets 

within 1,000  feet and within view of  the analysis  site. Appropriate background  concentrations are 

added to modeling results to obtain total pollutant concentrations at an analysis site. 

The background concentrations that were used for the microscale analysis are presented in Table 2.12‐

3. These background concentrations were obtained from the nearest monitored location, representing 

the second‐highest value from the latest available five years (2011–2015) of monitored data for 1‐hour 

and 8‐hour CO concentrations, the second highest value from the three most recent years (2013‐2015) 

of data available for PM10, and the maximum 98th percentile concentration averaged over three years 

(2013‐2015) of data for 24‐hour PM2.5 concentration.  

The 24‐hour PM2.5 average background concentration of 20.3 μg/m3 was used to establish the de minimis 

value,  consistent with  the  guidelines  provided  in  the  CEQR  Technical Manual.  The  annual  PM2.5 

background concentration is not presented in Table 2.12‐3 because the PM2.5 annual average impacts 

were assessed on an incremental basis and compared with the PM2.5 de minimis criteria threshold of 0.3 

μg/m3, without considering the annual background. 
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Table 2.12-3: Background Concentrations for Intersection Analysis 
Pollutant Averaging Time Monitoring Location Background Concentration 

Carbon Monoxide (CO) 
1-Hour1 CCNY, Manhattan 2.3 ppm 
8-Hour1 CCNY, Manhattan 1.5 ppm 

Particulate Matter (PM10) 24-Hour2 Division Street, Manhattan 44 µg/m3 
Particulate Matter (PM2.5) 24-Hour3 Port Richmond, Staten Island 20.3 µg/m3 

Source: NYSDEC Ambient Air Quality Report, 2015, http://www.dec.ny.gov/chemical/29310.html  
Notes:    
1 1-hour CO and 8-hour CO background concentrations are based on the highest second max value from the latest five years of available monitoring 

data from NYSDEC (2011-2015). 
2 24-hour PM10 is based on the highest second max value from the latest three years of available monitoring data from NYSDEC (2013-2015). 
3 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from NYSDEC 

(2013-2015). 

Receptor Placement 

Multiple receptors (i.e., precise locations at which concentrations are predicted) were modeled at the 

selected site; receptors were placed along  the approach and departure  links at spaced  intervals per 

CEQR  Technical Manual  guidelines.  Ground  level  receptors were  placed  at  sidewalk  or  roadside 

locations near intersections with continuous public access, at a pedestrian height of 1.8 meters. 

For  the annual PM2.5 modeling, receptors will be placed at a distance of 15 meters from  the nearest 

moving lane at each analysis location. 

Marine Terminal Analysis 

The  proposed  development  site  is  located  approximately  600  feet  from  the  Sandy  Hook  Pilots 

Association  (SHPA) base station at 201 Edgewater Street.   SHPA provides pilotage  (ship guidance) 

services to vessels entering or departing the Port of New York/New Jersey, the Hudson River, the East 

River, Atlantic City, Jamaica Bay, and Long Island Sound (See Figure 1 in Appendix D). Operations are 

on a 24‐hour basis, 365 days of the year in all weather conditions and port circumstances. The SHPA 

pilot boat fleet at the station includes more than a dozen modern vessels. There are two station boats, 

the New York and New Jersey (See Figure 2 and 3 in Appendix D), which are used to perform the daily 

responsibilities of the pilots on station. There are also four America class boats (America, Wanderer, 

Phantom, and Yankee) and Sandy Hook class boats, which are used for pilot boarding and transporting 

pilots to and from pilot station (see Figure 4 in Appendix D). 

The main services of the Sandy Hook station include piloting to and from destination of any location 

within the port of NY/NJ to sea and transporting any vessel from one location to another within the 

port. The Pilot boats make more than 12,500 transits a year on numerous and diverse types of vessels 

flow through the harbor. Near SHPA, closer to the proposed development, there is also a maintenance 

and repair boat yard (at 200 Edgewater Street) where private yachts are stationed during repair service 

(See Figure 5 in Appendix D). 

Emissions  from  these  ship  operations  have  the  potential  to  impact  receptors  at  the  proposed 

development. The types and amounts of these emissions depend on boat activities during transit to 

and from station as well as docking and idling activities at the station. The potential air quality impacts 

from  these  emissions on  the proposed project were evaluated under  the With‐Action  condition. A 

summary of the emissions calculations, modeling parameters results is also provided in Appendix D. 
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Refined Dispersion Modeling 

A dispersion modeling analysis of the pilot boat and yacht emissions was conducted using the latest 

version of the EPA’s AERMOD dispersion model 7.10 (EPA version 15181). AERMOD is a state‐of‐the‐

art dispersion model, applicable to rural and urban areas, flat and complex terrain, surface and elevated 

releases, and multiple sources (including point, area, and volume sources). AERMOD is a steady‐state 

plume  model  that  incorporates  current  concepts  about  flow  and  dispersion  in  complex  terrain, 

including  updated  treatments  of  the  boundary  layer  theory,  understanding  of  turbulence  and 

dispersion, and includes handling of terrain interactions. 

The AERMOD model calculates pollutant concentrations from one or more points (e.g., exhaust stacks) 

based on hourly meteorological data, and has the capability to calculate pollutant concentrations at 

locations where the plume from the exhaust stack is affected by the aerodynamic wakes and eddies 

(downwash) produced by nearby structures. The analyses of potential  impacts  from exhaust stacks 

were made  assuming  stack  tip  downwash,  urban  dispersion  and  surface  roughness  length,  and 

elimination of calms.  

Emission Sources and Parameters 

Both pilot boats  and yachts  are  considered marine or  recreational vessels. Emissions  from marine 

vessels vary based on operating mode. Three operating modes (transit, maneuvering, and dwelling) 

are used  to characterize vessel activity:  transit  (traveling  into and out of  the station), maneuvering 

(maneuvering in and around the station) and dwelling (idling). Marine vessels are equipped with, at 

least, two engines—main engine and auxiliary engine. Main engine emissions occur during transit and 

maneuvering modes  but  are  shutdown while  dwelling  at  a  station. During dwelling, when main 

engines are turned off but the boat remains on duty, the auxiliary engine(s) are running to provide 

ship‐board electricity for lighting and navigation. 

Pilot boats as a type of marine vessels could be operating similar to marine vessels. Specific operating 

parameters  that  are  needed  to  calculate  emissions  from  the marine  vessels  include  type  of  boats, 

number and horsepower (HP) of the primary and auxiliary engine(s), load factors, and the hours of 

operation in each mode.  

However, with the exception of the general type of ships that comprise the Sandy Hook station fleet 

and the approximate number of hours of yearly transit operation, no other specific operational data 

(e.g., the number of ships travelling in and out of the station on an hourly or daily basis; the direction 

the ships traveling in and out of the Harbor; and the operational time in each mode for each type of 

vessel) are available.  There is also no data available for the yacht operations.  

Therefore, emissions from both the pilot boats and yachts were conservatively estimated using older 

(Tier 2) EPA emission standards for NOx and particulate matter (PM) for Category 2 marine engines 

(e.g., tugboats, pushboats, supply vessels, fishing vessels, and other commercial vessels) even though 

Tier 3 (more stringent) emission standards have already been in place since 2009 and Tier 4 standards 

are phasing in between 2014 and 2017.5  

The SO2 emission factor is a function of fuel oil sulfur content. For Category 2 marine diesel engines, 

federal standards before 2012 limited sulfur content in the fuel to 500 ppm (0.05 percent) but starting 

                                                 
5 Marine Diesel Engines, DieselNet, Table 2 (https:/www.dieselnet.com/standards/us/marine.php). 
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in 2014 sulfur content in fuel oil should not be more than 15 ppm (0.0015 percent). The SO2 emission 

factor used in this analysis based on this sulfur content was obtained from the East River Ferry EAS 

(13DME009Y).  

The basic equation that is used to estimate pilot boat and yacht emissions is shown below (as in the 

East River Ferry EAS, 2013). This equation is applicable to all main and auxiliary engines sizes, and 

provides the rates per unit of work (i.e. per kW‐hr).   In order to obtain emission rates in grams per 

hour, it is necessary to multiply the rates per unit of work by the work in kilowatts and the time in 

hours, as shown below: 

E = EF * Time in Mode * VP * %Load 

Where,  

E = pollutant specific emissions (grams per hour)  

EF = emission factor by operating mode (grams/kW‐hr) 

Time in mode = hours  

VP = average vessel power by operating mode, kW  

Load, % = average engine load by operating mode. 

 

Most of the emissions generated from the non‐oceangoing type of marine vessels occur during transit 

to and  from  the  landing station. Dwelling emissions near  the  landing station are  lower because  the 

boats only operate for short periods under idle conditions, and maneuver to and from the station under 

low engine loads (and low emissions). Separate loading factors which were developed for the main 

engines in the transit mode (cruise or slow cruise), maneuvering mode, and dwelling (idling) mode 

were used in the analysis. 

To incorporate all emissions released from the approaching/departing/maneuvering vessels as well as 

dwelling  (idling) emissions at  the station, emissions were simulated as one  irregularly‐shaped area 

source using area source algorithm of  the AERMOD model. The modeling area was extended west 

from pilot boat station over the water to the property line approximately 1,300 feet and north over the 

water approximately 500 feet. Emissions from pilot boats and yachts were combined and spread over 

this modeling area. 

Methodology Utilized for Estimating NO2 Concentrations 

EPA’s preferred  regulatory stationary source dispersion model, AERMOD,  is capable of producing 

detailed output data  that  can be  analyzed  at  the hourly  level  required  for  the  form of  the  1‐hour 

standards. EPA has also developed guidance to estimate the NO2/NOx conversion ratio, applicable to 

heating and hot water systems, as discussed further below. 

The 1‐hour NO2 concentration associated with the emissions from both the pilot boats and yachts were 

estimated using AERMOD model’s Tier 3 option: Plume Volume Molar Ratio Method (PVMRM). The 

PVMRM module accounts for the chemical transformation of NO emitted from the stack to NO2 within 

the  source  plume  using  hourly  ozone  background  concentrations.  Hourly  background  ozone 

concentrations  from  the Queens College monitoring  station were  incorporated  into  the AERMOD 

model to estimate the conversion from NOx to NO2. Ozone concentrations were taken from the nearest 

ozone monitoring station which has complete latest five years of hourly data available.  
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The 98th percentile daily 1‐hour maximum concentration at each receptor location for each modeled 

year was calculated within the AERMOD model; then the 98th percentile concentrations were averaged 

over the latest five years. The highest daily 1‐hour NO2 concentration from all receptor locations was 

selected as the maximum 1‐hour NO2 concentration. The background concentrations value was added 

to the modeling result to get the total concentration for 1‐hour NO2.   

Annual NO2  concentrations  from heating and hot water  sources were  estimated using a NO2/NOx 

conversion ratio of 0.75, as described  in EPA’s Guideline on Air Quality Models at 40 CFR part 51 

Appendix W, Section 5.2.4.10.6 

Meteorological Data 

All analyses were conducted using the latest five consecutive years of meteorological data (2011‐2015).  

Surface data was obtained from La Guardia Airport and upper air data was obtained from Brookhaven 

station, New York. Data will be processed using the current EPA AERMET version 15181 and the EPA 

procedure. The meteorological data provides hour‐by‐hour wind speeds and directions, stability states, 

and temperature inversion elevations over the five‐year period.   

Receptor Placement 

Discrete  receptors  (i.e.,  locations  at which  concentrations  are  calculated) were modeled  along  the 

building façades of proposed development Building A, B and C (see Figure 1‐1 and Figure 1‐2 for the 

site plan) to represent potentially sensitive locations such as operable windows and intake vents. Rows 

of receptors at spaced intervals on the modeled buildings were analyzed at multiple elevations. 

Background Concentrations 

The background concentrations that were used for the marine terminal analysis are presented in Table 

2.12‐4.  These  background  concentrations  were  obtained  from  the  nearest  monitored  location, 

representing  the second‐highest value  from  the  latest available  five years  (2011–2015) of monitored 

data for 1‐hour and 8‐hour CO concentrations, the second highest value from the three most recent 

years (2013‐2015) of data available for PM10, the maximum 98th percentile concentration averaged over 

three years  (2013‐2015) of data  for  24‐hour PM2.5  concentration,  and  the maximum  99th percentile 

concentration averaged over three years (2013‐2015) of data for 1‐hour SO2 concentration.  

The 24‐hour PM2.5 average background concentration of 20.3 μg/m3 was used to establish the de minimis 

value,  consistent  with  the  guidance  provided  in  the  CEQR  Technical Manual.  The  annual  PM2.5 

background concentration is not presented in Table 2.12‐4 because the PM2.5 annual average impacts 

was assessed on an incremental basis and compared with the PM2.5 de minimis criteria threshold of 0.3 

μg/m3, without considering the annual background 

  

                                                 
6   http://www.epa.gov/scram001/guidance/guide/appw_05.pdf 
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Table 2.12-4: Background Concentrations for Marine Terminal Analysis 
Pollutant Averaging Time Monitoring Location Background Concentration 

Carbon Monoxide (CO) 
1-Hour1 CCNY, Manhattan 2.3 ppm 
8-Hour1 CCNY, Manhattan 1.5 ppm 

Nitrogen Dioxide (NO2) 
1-Hour2 Queens College, Queens 113.2 µg/m3 
Annual3 Queens College, Queens 34 µg/m3 

Particulate Matter (PM10) 24-Hour4 Division Street, Manhattan 44 µg/m3 
Particulate Matter (PM2.5) 24-Hour5 Port Richmond, Staten Island 20.3 µg/m3 

Sulfur Dioxide (SO2) 1-Hour6 Queens College, Queens 29.1 µg/m3 
Source: NYSDEC Ambient Air Quality Report, 2015, http://www.dec.ny.gov/chemical/29310.html. 
Notes:    
1 1-hour CO and 8-hour CO background concentrations are based on the highest second max value from the latest five years of available monitoring 

data from NYSDEC (2011-2015). 
2 1-hour NO2 background concentration is based on three-year average (2013-2015) of the 98th percentile of daily maximum 1-hour concentrations 

from available monitoring data from NYSDEC. 
3 Annual NO2 background concentration is based on the maximum annual average from the latest five years of available monitoring data from 

NYSDEC (2011-2015). 
4 24-hour PM10 is based on the highest second max value from the latest three years of available monitoring data from NYSDEC (2013-2015). 
5 The 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from 

NYSDEC (2013-2015). 
6 1-hour SO2 background concentration is based on maximum 99th percentile concentration averaged over the latest three years (2013-2015) of 

available monitoring data from NYSDEC. 

 

Stationary Sources 

Stationary  source  analyses were  conducted  following  the methodologies  presented  in  the  CEQR 

Technical Manual  to  evaluate  potential  future  pollutant  concentrations  with  the  proposed  action, 

including: 

 Potential impacts from the HVAC emissions of the proposed buildings to significantly impact 

other proposed development sites (project‐on‐project impact) or existing land uses (project‐

on‐existing impact); 

 Potential  impacts  from  air  toxics  emissions  from  existing  nearby  industrial  facilities  on 

proposed development sites; and 

 Potential effects from existing “large” and “major” sources of emissions in the study area on 

the proposed development sites. 

Individual HVAC Systems 

A stationary source analysis was conducted to evaluate potential impacts from the proposed project’s 

HVAC  systems  on  sensitive  uses  from  existing  buildings  (project‐on‐existing  impact)  and  other 

proposed  buildings  (project‐on‐project  impact) with  heights  similar  or  greater  than  the  proposed 

building.  
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Screening Analysis 

A screening analysis was performed to assess air quality impacts from emissions associated with the 

HVAC systems of proposed buildings. The methodology described in the CEQR Technical Manual was 

used for the analysis to determine the potential impacts from the proposed project’s HVAC systems. 

The methodology determines the minimum required distance from the source to the nearest receptor 

of similar or greater height, beyond which the action would not have a significant adverse impact. The 

screening  procedures  utilize  information  regarding  the  type  of  fuel  to  be  used,  the  maximum 

development  size,  and  the HVAC  systems  exhaust  stack  height  to  evaluate whether  a  significant 

adverse impact may occur.  

Based on  the maximum development size,  if  the distance  from  the development site  to  the nearest 

building of similar or greater height  is  less  than  the minimum required distance determined  in  the 

CEQR  Technical Manual,  there  is  the  potential  for  significant  air  quality  impacts,  and  a  refined 

dispersion modeling analysis would be required. Otherwise, if the source passes the screening analysis, 

then no further analysis is required. 

Project‐on‐Project Analysis 

According to the RWCDS, the proposed development would consist of three residential buildings – 

Building A, which would be 13 stories (130 feet) tall; Building B, which would be 12 stories (120 feet) 

tall; and Building C, which would be 6 stories (62 feet) tall. It was assumed that each building would 

have a separate boiler installation with the exhaust stack located on the tallest portion of the building 

roof. Therefore, a stationary HVAC analysis is warranted to determine the project‐on‐project (Building 

B‐on‐Building A and Building C‐on‐Building B) potential impacts. Building C could also potentially 

impact Building A, however, since Building C is closer to Building B than Building A. If Building C’s 

HVAC analysis would not cause significant adverse impacts at Building B, no impacts would occur at 

sensitive receptors on Building A, which is located further from Building C. 

It’s assumed that all proposed buildings would use natural gas for their HVAC systems based on the 

proposed developer’s commitment. For the determination of project‐on‐project air quality impacts, a 

screening analysis was initially performed assuming natural gas as the fuel type. If the screening results 

fails, more refined analysis would be conducted using EPA’s AERSCREEN and/or AERMOD model. 

Project‐on‐Existing Analysis 

A survey of existing building heights within a 400‐foot radius of the development site identified one 

potential receptor building of similar or greater height: the 7‐story (87 feet) office building on Block 

2820, Lot 95, which could potentially be impacted by Building C. 

A  screening  analysis was  initially performed  assuming  natural  gas  as  the  fuel  type  following  the 

methodology  described  in  the CEQR  Technical Manual.  If  the  screening  results  fails, more  refined 

analysis would be conducted using EPA’s AERSCREEN and/or AERMOD model. 

Cumulative Impacts from HVAC Systems of Proposed Development 

In addition to the individual HVAC analysis, cumulative impacts from multiple sources with similar 

stack heights were analyzed. Given similar heights and close proximity to each other, Building A (130 

feet) and Building B (120 feet) were considered as a cluster to determine the potential impacts from the 

combined HVAC emissions onto existing buildings of similar or greater height. 
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Screening Analysis 

A screening analysis was performed  to assess a cumulative air quality  impacts associated with  the 

HVAC systems of Building A and Building B. Similar to individual HVAC analysis, the methodology 

described in the CEQR Technical Manual was used for the analysis with a combined development size. 

If  the screening  results  fails, more  refined analysis would be conducted using EPA’s AERSCREEN 

and/or AERMOD model. 

Industrial Sources Analysis 

According to the CEQR Technical Manual, an air quality assessment is required to evaluate the potential 

impacts of emissions from ventilation exhaust systems of manufacturing or processing facilities when 

a project would  result  in new sensitive uses  (particularly schools, hospitals, parks, and  residences) 

within a 400‐foot radius.  

Land use maps were reviewed to identify potential sources of emissions from manufacturing/industrial 

operations.  A  preliminary  survey  was  conducted  using  the  New  York  City  Department  of 

Environmental Protection’s Clean Air Tracking System (DEP CATS) to determine if there are any DEP‐

issued industrial permits for these potential sources of air toxics concerns. No active industrial permits 

were found for any existing sites with potential air toxics emissions. Therefore, no analysis would be 

needed  and no  significant  impacts  on  the proposed project  are  anticipated  from  industrial  source 

emissions. 

“Large” or “Major” Source Analysis 

A comprehensive search was also performed to identify “large” or “major” emission source within a 

1000‐foot radius of the development site. “Major” sources are identified as those sources located at Title 

V facilities that require Prevention of Significant Deterioration permits. “Large” sources are identified 

as sources located at facilities that require a State Facility Permit.  

After reviewing  the NYSDEC Title V and State Facility Permit websites and available aerial photos 

provided by Google and Bing, a potential facility with a Title V permit (Permit No. 2‐6402‐00295, see 

Appendix D) was found at 130 Edgewater Street— the New York Power Authority’s (NYPA) Pouch 

Terminal  facility, which  is  approximately  110  feet  away  from  the  nearest  proposed  receptor  site: 

Building A.7  The  potential  air  quality  impacts  from  the  Pouch  Terminal  facility  on  the  sensitive 

receptors on Building A were analyzed using EPA’s AERMOD model. A brief technical memorandum 

of the Pouch Terminal analysis is provided in Appendix D. 

Refined Dispersion Modeling 

The  potential  air  quality  impacts  from  the  Pouch  Terminal  facility  were  analyzed  using  EPA’s 

AERMOD dispersion model. AERMOD is a state‐of‐the‐art dispersion model, applicable to rural and 

urban areas, flat and complex terrain, surface and elevated releases, and multiple sources (including 

point, area, and volume sources). AERMOD is a steady‐state plume model that incorporates current 

concepts about flow and dispersion in complex terrain, including updated treatments of the boundary 

layer  theory,  understanding  of  turbulence  and  dispersion,  and  includes  handling  of  terrain 

interactions. 

                                                 
7  “Issued  Title  V  Permits:  All.”  NYSDEC  Bureau  of  Stationary  Sources,  http://www.dec.ny.gov/dardata/boss/afs/issued_atv.html; 

“Issued State Facility Permits: All.” NYSDEC Bureau of Stationary Sources, http://www.dec.ny.gov/dardata/boss/afs/issued_asf.html. 
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The AERMOD model calculates pollutant concentrations from one or more points (e.g., exhaust stacks) 

based on hourly meteorological data, and has the capability to calculate pollutant concentrations at 

locations where the plume from the exhaust stack is affected by the aerodynamic wakes and eddies 

(downwash) produced by nearby structures. The analyses of potential  impacts  from exhaust stacks 

were made  assuming  stack  tip  downwash,  urban  dispersion  and  surface  roughness  length,  and 

elimination of  calms. AERMOD  can be  run with and without building downwash  (the downwash 

option accounts for the effects on plume dispersion created by the structure the stack is located on, and 

other nearby structures). Therefore, the analysis was performed using the AERMOD model for both 

options to assess the worst‐case impact from these sources. 

Emission Rate and Stack Parameters 

The refined dispersion modeling analysis was performed for NO2, PM2.5, and PM10. The emission rates 

used for the analysis were calculated based on the emission factors directly from the permit or from 

EPA’s AP‐428.  Some  assumptions  (i.e.,  the  long  term permissible  capacity) were made based on  a 

similar facility which was analyzed  for the Domino Sugar Rezoning  (07DCP094K) EIS project.   The 

Stack  parameters—such  as  stack  diameter,  stack  height,  stack  exhaust  temperature  and  exhaust 

velocity—came directly from the permit or the actual operation data obtained from the facility.  

Methodology Utilized for Estimating NO2 Concentrations 

EPA’s preferred  regulatory stationary source dispersion model, AERMOD,  is capable of producing 

detailed output data  that  can be  analyzed  at  the hourly  level  required  for  the  form of  the  1‐hour 

standards. EPA has also developed guidance to estimate the NO2/NOx conversion ratio, applicable to 

heating and hot water systems, as discussed further below. 

The 1‐hour NO2 concentration associated with the emissions from the Pouch Terminal facility’s boilers 

and  engines  were  estimated  using  the  AERMOD  model’s  Tier  1  option,  the  most  conservative 

approach, which assumes a full (100%) conversion of NOx to NO2.  

The 98th percentile daily 1‐hour maximum concentration at each receptor location for each modeled 

year was calculated within the AERMOD model; then the 98th percentile concentrations were averaged 

over the latest five years. The highest daily 1‐hour NO2 concentration from all receptor locations was 

selected as the maximum 1‐hour NO2 concentration. The background concentrations value was added 

to the modeling results to get the total concentrations for 1‐hour NO2.   

Annual NO2  concentrations  from heating and hot water  sources were  estimated using a NO2/NOx 

conversion ratio of 0.75, as described  in EPA’s Guideline on Air Quality Models at 40 CFR part 51 

Appendix W, Section 5.2.4.10.9 

Meteorological Data 

All analyses were conducted using five consecutive years of meteorological data (2010‐2014).10  Surface 

data was obtained from La Guardia Airport and upper air data was obtained from Brookhaven station, 

New  York. Data will  be  processed  using  the  current  EPA AERMET  version  15181  and  the  EPA 

                                                 
8   https://www3.epa.gov/ttn/chief/ap42/ch03/index.html 
9   http://www.epa.gov/scram001/guidance/guide/appw_05.pdf. 
10 The latest 2015 meteorological data was not available when the analyses were conducted and reviewed by DCP/DEP. 
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procedure. The meteorological data provides hour‐by‐hour wind speeds and directions, stability states, 

and temperature inversion elevations over the five‐year period.   

Receptor Placement 

Discrete  receptors were modeled  along  the  building  façades  of  the  three  proposed  buildings  to 

represent potentially sensitive locations such as operable windows and intake vents. Rows of receptors 

at spaced intervals on the modeled buildings were analyzed at multiple elevations.  

Background Concentrations 

Appropriate background concentrations values (see Table 2.12‐5) were added to modeling results to 

get  the  total concentrations  for 1‐hour and annual NO2.   Predicted values were compared with  the 

NAAQS. To develop  background  levels,  concentration measured  at  the  nearest NYSDEC  ambient 

monitoring station over the latest available three‐year period (2012‐2014)11 were used for the 1‐hour 

NO2, and the latest five‐year period (2012‐2014) were used for the annual average NO2. 

The 24‐hour PM2.5 average background concentration of 19.4 μg/m3 was used to establish the de minimis 

value, consistent with the guidance provided in the CEQR Technical Manual. The annual average PM2.5 

impacts will be  assessed on  an  incremental basis  and  compared with  the PM2.5  de minimis  criteria 

threshold of 0.3 μg/m3, without considering the annual background. 

Table 2.12-5: Background Concentrations for Pouch Terminal Facility Analysis 
Pollutant Averaging Time Monitoring Location Background Concentration 

Nitrogen Dioxide (NO2) 
1-hour1 Queens College, Queens 108.9 µg/m3 
Annual2 IS 52, Bronx 40.6 µg/m3 

Particulate Matter (PM2.5) 24-Hour3 Port Richmond, Staten Island 19.4 µg/m3 
Source: NYSDEC Ambient Air Quality Report, 2014, http://www.dec.ny.gov/chemical/29310.html  
Notes:    
1 1-hour NO2 background concentration is based on three-year average (2012-2014) of the 98th percentile of daily maximum 1-hour 

concentrations from available monitoring data from NYSDEC. 
2 Annual NO2 background concentration is based on the maximum annual average from the latest five years of available monitoring data from 

NYSDEC (2010-2014). 
3 The 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from 

NYSDEC (2012-2014). 

 

2.12.5 Assessment 

Existing Conditions 

Appropriate ambient background concentrations values were added to modeling results to get the total 

concentration  experienced  at  receptors.  Background  concentrations  are  ambient  pollution  levels 

associated with existing stationary, mobile, and other area emission sources. NYSDEC maintains an air 

                                                 
11 The latest 2015 background concentrations were not available when the analyses were conducted and reviewed by DCP/DEP. To 

be consistent with the meteorological data, background concentrations from 2010‐2014 were used. 
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quality monitoring network and produces annual air quality reports that include monitoring data for 

CO,  NO2,  PM10,  PM2.5,  and  SO2.  To  develop  background  levels,  the  latest  available  pollutant 

concentrations from monitoring sites located closest to the development site were used. If the pollutant 

concentration from the nearest monitoring station is not available or the data is not for background 

concentrations  determination  (e.g.,  data  collected  from  Tapered  Element Oscillating Microbalance 

[TEOM] sampler),  the next closest monitoring station would be selected, and so  forth. Table 2.12‐6 

summarizes the background concentrations used for each of the pollutants. 

Annual PM2.5 impacts are assessed on an  incremental basis and compared with  the PM2.5 de minimis 

criteria  of  0.3  μg/m3,  without  considering  the  annual  background.  Therefore  the  annual  PM2.5 

background is not presented in the table.  

Table 2.12-6: Ambient Background Concentrations 
Pollutant Averaging Time Monitoring Location Background Concentration 

Carbon Monoxide (CO) 
1-Hour1 CCNY, Manhattan 2.3 ppm 
8-Hour1 CCNY, Manhattan 1.5 ppm 

Nitrogen Dioxide (NO2) 
1-Hour2 Queens College, Queens 113.2 µg/m3 
Annual3 Queens College, Queens 34 µg/m3 

Particulate Matter (PM10) 24-Hour4 Division Street, Manhattan 44 µg/m3 
Particulate Matter (PM2.5) 24-Hour5 Port Richmond, Staten Island 20.3 µg/m3 

Sulfur Dioxide (SO2) 1-Hour6 Queens College, Queens 29.1 µg/m3 
Source: NYSDEC Ambient Air Quality Report, 2015, http://www.dec.ny.gov/chemical/29310.html. 
Notes:    
1 1-hour CO and 8-hour CO background concentrations are based on the highest second max value from the latest five years of available monitoring 

data from NYSDEC (2011-2015). 
2 1-hour NO2 background concentration is based on three-year average (2013-2015) of the 98th percentile of daily maximum 1-hour concentrations 

from available monitoring data from NYSDEC. 
3 Annual NO2 background concentration is based on the maximum annual average from the latest five years of available monitoring data from 

NYSDEC (2011-2015). 
4 24-hour PM10 is based on the highest second max value from the latest three years of available monitoring data from NYSDEC (2013-2015). 
5 The 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from 

NYSDEC (2013-2015). 
6 1-hour SO2 background concentration is based on maximum 99th percentile concentration averaged over the latest three years (2013-2015) of 

available monitoring data from NYSDEC. 

Future No-Action Condition 

Mobile Sources 

Intersection Analysis 

CO concentrations in the No‐Action condition were determined for the 2019 analysis year using the 

methodology previously described. Table 2.12‐7 shows future maximum predicted 8‐hour average CO 

concentrations,  including  background  concentrations,  at  the  analyzed  intersection  under  the No‐

Action condition. The values shown are the highest predicted concentrations for the receptor locations 

for any of the time periods analyzed. 

As  shown  in Table  2.12‐7, No‐Action  condition  values  are  predicted  to  be well  below  the  1‐hour 

standard of 35 ppm and the 8‐hour CO standard of nine ppm. 
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Table 2.12-7: No-Action Maximum Predicted CO Concentrations (ppm) from Intersection Analysis 

Analysis Site Location Time Period 
1-Hour 

Concentration NAAQS 
8-Hour  

Concentration NAAQS 

1 Edgewater Street and 
Lynhurst Avenue 

Weekday AM 2.379 
35 

1.555 
9 Weekday MD 2.374 1.552 

Weekday PM 2.471 1.620 
Notes: 
1 1-hour Concentration includes a background concentration of 2.3 ppm (see Table 2.12-3). 
2 8-hour Concentration includes a background concentration of 1.5 ppm (see Table 2.12-3). 

 

PM10 concentrations for the No‐Action condition were determined using the methodology described 

above. Predicted  future  24‐hour PM10  concentrations,  including  background  concentrations,  at  the 

analyzed intersection in the No‐Action condition are presented in Table 2.12‐8. As shown in Table 2.12‐

8, the 24‐hr PM10 concentration is well below the NAAQS. The values shown is the highest predicted 

concentrations from all receptor locations. 

PM2.5 concentrations  for  the No‐Action condition are not present, since  impacts are assessed on an 

incremental basis. 

Table 2.12-8: No-Action Maximum Predicted 24-hour PM10 Concentrations (µg/m3) from Intersection 
Analysis 

Analysis Site Location 
Modeled 24-Hour

Concentration
Background 

Concentration 
Total  

Concentration NAAQS 

1 Edgewater Street and 
Lynhurst Avenue 5.10 44 49.10 150 

Future With-Action Condition 

Mobile Sources 

Intersection Analysis 

CO concentrations in the With‐Action condition were determined for the 2019 analysis year using the 

methodology previously described. Table 2.12‐8 shows future maximum predicted 8‐hour average CO 

concentrations,  including background  concentrations, at  the  analyzed  intersection under  the With‐

Action condition. The values shown are the highest predicted concentrations for the receptor locations 

for any of the time periods analyzed. 

As shown  in Table 2.12‐8, With‐Action condition values are predicted  to be well below  the 1‐hour 

standard of 35 ppm and the 8‐hour CO standard of nine ppm. Additionally, the incremental 8‐hour CO 

concentration is very small, and consequently would not result in a violation of the CEQR de minimis 

CO criteria. Therefore, CO emissions from intersection analysis with the proposed project would not 

result in a significant adverse air quality impact. 
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Table 2.12-8: With-Action Maximum Predicted CO Concentrations (ppm) from Intersection Analysis 

Analysis 
Site Location Time Period 

With-Action 
1-Hour 

Concentration 
1-Hour 
NAAQS 

No-Action 
 8-Hour  

Concentration 

With-Action  
8-Hour  

Concentration 
8-Hour 

Increment 
De 

Minimis 

1 
Edgewater Street 

and Lynhurst 
Avenue 

Weekday AM 2.388 
35 

1.555 1.562 0.006 3.72 
Weekday MD 2.380 1.552 1.556 0.004 3.72 
Weekday PM 2.475 1.620 1.623 0.003 3.69 

Notes: 
1 1-hour Concentration includes a background concentration of 2.3 ppm (see Table 2.12-3). 
2 8-hour Concentration includes a background concentration of 1.5 ppm (see Table 2.12-3). 
3 The NAAQS for 1-hour and 8-hour CO concentrations are 35 ppm and nine ppm respectively. 

 

PM10 concentrations for the With‐Action condition were determined using the methodology described 

above. Predicted  future  24‐hour PM10  concentrations,  including  background  concentrations,  at  the 

analyzed intersection in the With‐Action condition are presented in Table 2.12‐9. As shown in Table 

2.12‐9,  the  24‐hr  PM10  concentration  is well  below  the NAAQS.  The  values  shown  is  the  highest 

predicted concentrations from all receptor locations. 

Table 2.12-9: No-Action Maximum Predicted 24-hour PM10 Concentrations (µg/m3) from Intersection 
Analysis 

Analysis Site Location 
Modeled 24-Hour

Concentration
Background 

Concentration 
Total  

Concentration NAAQS 

1 Edgewater Street and 
Lynhurst Avenue 5.98 44 49.98 150 

 

Using the methodology previously described, maximum predicted 24‐hour and annual average PM2.5 

concentration increments were calculated so that they could be compared with the de minimis criteria. 

Based on  this analysis,  the maximum predicted  localized 24‐hour average and neighborhood‐scale 

annual average incremental PM2.5 concentrations are presented in Tables 2.12‐10. The results show that 

the 24‐hr PM2.5 and annual PM2.5 concentrations would not result in a violation of the de minimis criteria. 

Therefore, pollutants emissions from intersection analysis with the proposed project would not result 

in a significant adverse air quality impact. 

Table 2.12-10: Maximum Predicted PM2.5 Incremental Concentrations (µg/m3) from Intersection Analysis 
Analysis 

Site Location Averaging Time No-Action With-Action Increment De Minimis1 
1 Edgewater Street and 

Lynhurst Avenue 
24-Hour PM2.5 1.29 1.51 0.28 7.35 
Annual PM2.5 0.029 0.034 0.005 0.1 

Notes:    
1 The PM2.5 de minimis criteria threshold for annual (neighborhood scale) is 0.1 µg/m3 without considering background concentration. 

Marine Terminal Analysis 

Potential  cumulative  impacts  on  the  three  proposed  buildings  from  the  pilot  boats  and  yachts 

emissions  were  determined  using  EPA’s  AERMOD  dispersion  model  using  the  methodology 

previously described.  

In  the analysis of  ferry emissions  in East River Ferry EAS,  the number of vessels approaching and 

departing the stations was estimated based on ferry schedules as transportation vehicles to provide 
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necessary service to the public on a daily basis (e.g., 3 ferries in each direction to and from the station). 

However, the pilot boats at Sandy Hook are not operating on a specified hourly or daily basis but only 

on demand (i.e., when pilot service is requested).  As such, the number of scheduled trips on a timely 

basis  cannot be determined. However,  for  the  conservative purposes of  this analysis,  a worst‐case 

scenario was developed, based on annual activity rates, which assumes that three pilot boats and one 

yacht (a total of four vessels) would be operating near the station during a reasonable worst‐case hour.   

The worst‐case scenario also includes the following conservative assumptions: 

 The pilot boats would each have  two 1,100 HP main engines and one 125 HP auxiliary 

engine;  

 The yachts would each have one 110 HP main engine;  

 The transit/maneuvering time of each vessel would be two minutes; and  

 The idling (docking) time of each vessel would be ten (10) minutes. 

In addition, it was conservatively assumed that none of the vessels would have emission controls for 

either NO2 or particulate matter (to approximate Tier 2 marine engines). 

Table 2.12‐11 presents the engine parameters and emission factors used to calculate the emission rates 

of the pilot boats and yachts. Table 2.12‐12 presents the estimated emission rates (gram per second) of 

the  pilot  boats  and  yachts,  as well  as  the  combined  emission  rates  (gram  per  square meter)  by 

considering all emission sources as an area source. 

CO, NO2, PM10, PM2.5 and SO2 concentrations in the With‐Action condition were determined using the 

methodology  previously  described.  Table  2.12‐13  shows  future  maximum  predicted  pollutants 

concentrations  at  all  receptor  locations  from  the  vessel  emissions  for  1‐hour  and  8‐hour  CO 

concentrations, 24‐hour PM10  concentrations, and 1‐hour SO2  concentrations, and  includes ambient 

background concentrations. The 24‐hour PM2.5 and annual PM2.5 concentrations are compared to the de 

minimis criteria without considering background concentrations.  

As shown in Table 2.12‐13, the 1‐hour and 8‐hour CO concentrations, the 24‐hour PM10 concentrations 

and the 1‐hour SO2 concentrations are well below the NAAQS. Additionally, the 24‐hr PM2.5 and annual 

PM2.5 concentrations would not  result  in a violation of  the de minimis criteria. Therefore, pollutants 

emissions from the analyzed vessel emissions would not result in a significant adverse impact on the 

new sensitive receptors introduced by the proposed project.
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Table 2.12-11: Engine Parameters and Pollutant Emission Factors for Marine Terminal Analysis 

Emissions by Mode 

Engines Parameters 
Pollutant Emission Factors2 

    
Power 
Output  

Time in Mode Load Factor 

Transit  MNV Docking  
Transit  MNV1  Docking  

NOx PM10 PM2.5 SO2 CO 
hp kW hrs hrs Hrs g/kW-hr g/kW-hr g/kW-hr g/kW-hr g/kW-hr 

Pilot Boats  
 Main Engine 2,200 1,640 0.033 0.033 ---   0.40 0.20 ---   8.7 0.50 0.46 0.87 5.0 

Auxiliary Engine 125 93 ---   ---  0.167  ---   ---  0.8 8.7 0.50 0.46 0.81 5.0 
Yachts 
Main Engine 110 82 0.033 0.033 0.17 0.40 0.20 0.80 7.2 0.20 0.18 0.87 5.0 
Notes: 

1 MNV = Maneuvering Mode 
2 Pollutant emission factors are based on Tier 2 EPA Emission Standards or the East River Ferry EAS (13DME009Y) as discussed in the methodology section.  

Table 2.12-12: Emission Rates for Marine Terminal Analysis 
  1-Hour NOx Annual NOx 24-Hour PM10 24-Hour PM2.5 Annual PM2.5 1-Hour SO2 1-Hour CO2 
Pilot Boats Emission Rates (g/s) 
Transit Emissions 0.1586 0.1086 0.0091 0.0084 0.0057 0.0159 0.0911 
Maneuvering Emissions 0.0793 0.0543 0.0046 0.0042 0.0029 0.0079 0.0456 
Dock Emissions 0.0901 0.0617 0.0052 0.0048 0.0033 0.0084 0.0518 
Total Trip Emissions 0.3279 0.2246 0.0188 0.0173 0.0119 0.0322 0.1885 
Yachts Emission Rates (g/s) 
Transit Emissions  0.0022 0.0015 0.00006 0.00006 0.00004 0.00026 0.0015 
Maneuvering Emissions 0.0011 0.0007 0.00006 0.00003 0.00002 0.00013 0.0008 
Dock Emissions 0.0219 0.0150 0.00061 0.00061 0.00042 0.00264 0.0152 
Total Trip Emissions 0.0252 0.0172 0.00073 0.00070 0.00048 0.00304 0.0175 
Total Emission Rates1 (g/s-m2) 3.93E-06 2.69E-06 2.18E-07 2.01E-07 1.38E-07 3.92E-07 2.29E-06 

Notes: 
1 Total emission rates were calculated based on an area of 89,751 m2 for the modeled area source. 
2 8-hour CO concentrations were also modeled using the same emission rate for 1-hour CO. 
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Table 2.12-13: With-Action Maximum Predicted Concentrations (µg/m3) from Marine Terminal Analysis 

Pollutant Averaging Time 
Maximum Modeled 

Concentration 
Background 

Concentration 
Total 

Concentration 
NAAQS/ 

De Minimis 

CO 
1-Hour1 51 2634 2685 40075 
8-Hour1 21 1718 1739 10305 

NO2 
1-Hour2 153.68 --- 153.68 188 
Annual3 2.18 34 36.18 100 

PM10 24-Hour 0.98 44 44.98 150 
PM2.5 24-Hour 0.75 20.3 0.75 7.35 
PM2.5 Annual3 0.149 --- 0.149 0.3 
SO2 1-Hour 8.01 29.1 37.00 196 

Notes:    
1 The 1-hour and 8-hour CO background concentrations were converted from ppm to µg/m3 multiplying by 1,145. 
2 Seasonal-hourly background concentrations were added to the modeled 1-hour NO2 concentrations to predict the maximum total concentration. 
3 Annual NO2 impacts were estimated using a NO2/NOx conversion ratio of 0.75 as per EPA guidance. 
4 The PM2.5 de minimis criteria threshold for annual (neighborhood scale) is 0.3 µg/m3. 

Stationary Sources 

Individual HVAC Systems 

Screening Analysis 

Screening analyses were performed to assess both project‐on‐project and project‐on‐existing air quality 

impacts  from  emissions  associated with  the HVAC  systems  of  the  proposed  buildings,  using  the 

methodology previously described.  

Project‐on‐Project Analysis 

Building B on Building A 

Building B (120 feet) could have a potential impact on taller Building A (130 feet). Building B consists 

of a total floor area of 228,800 gross square feet (gsf), and the distance between these two buildings at 

roof level is approximately 120 feet. The screening analysis result (see Figure 2.12‐1) shows that the 

minimum required distance to pass the screening analysis would be approximately 109 feet, which is 

less than the distance between Building B and Building A.  Therefore, there would be no significant 

adverse impacts from Building B’s HVAC systems onto Building A and no further analysis is needed. 

However, an E) designation (E‐401) with restrictions on boiler fuel type and stack location, to be placed 

on the development site, are necessary to avoid impacts.  The language specifying (E) designation and 

the appropriate HVAC restrictions is provided at the end of HVAC analysis section. 

Building C on Building B 

Building C (62 feet) could have a potential impact on taller Building B (120 feet). Building C consists of 

a total floor area of 36,930 gsf, and the distance between these two buildings is approximately 92 feet. 

The  screening  analyses was  conducted  using No.  2  fuel  oil  for HVAC  systems  for  conservative 

purposes,  although  the  proposed developer  is  anticipating  the  use  of  natural  gas.   The  screening 

analysis  result  (see Figure 2.12‐2) shows  that  the minimum required distance  to pass  the screening 
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analysis would be  approximately  61  feet, which  is  less  than  the distance between Building C  and 

Building B.  Therefore, there would be no significant adverse impacts from Building C’s HVAC systems 

onto Building B and no further analysis is needed.  

Project‐on‐Existing Analysis 

A survey of existing building heights within a 400‐foot radius of the development site identified one 

potential receptor building of similar or greater height: the 7‐story (87 feet) office building on Block 

2820, Lot 95, which could potentially be impacted by Building C (62 feet).  

Building C consists of a total floor area of 36,930 gsf, and the distance between these two buildings is 

approximately 102 feet. Similarly, a screening analysis was conducted assuming No.2 fuel oil as the 

fuel type for Building C’s HAVC system. The screening analysis result (see Figure 2.12‐3) shows that 

the minimum required distance to pass the screening analysis would be approximately 61 feet, which 

is less than the distance between Building C and the existing office building.  Therefore, there would 

be no significant adverse  impacts from Building C’s HVAC systems onto existing buildings and no 

further analysis is needed. 

Cumulative Impacts from HVAC Systems 

Screening Analysis 

In  addition  to  the  individual HVAC  analysis,  cumulative  impacts  from Building A  (130  feet)  and 

Building B  (120  feet) were  assessed  to determine  the potential  impacts  from  the  combined HVAC 

emissions onto existing buildings of similar or greater height.  

A survey of existing building heights within a 400‐foot radius of the cluster identified that all existing 

buildings  are  shorter  than  the  cluster. According  to  the  CEQR  Technical Manual,  as  there  are  no 

buildings of similar or greater height within 400 feet of the cluster, a distance of 400 feet will be used 

for screening purposes. 

For cumulative HVAC impact analysis, a combined development size (441,764 gsf) will be used for the 

screening analysis. For conservative purposes, a screening analysis was conducted assuming No.2 fuel 

oil as the fuel type for their HAVC systems. Based on the screening analysis result (see Figure 2.12‐4), 

the minimum required distance to pass the screening analysis would be approximately 239 feet, which 

is less than the distance between cluster and the existing office building.  Therefore, there would be no 

significant adverse  impacts  from  the combined HVAC  systems of Building A and Building B onto 

existing buildings and no further analysis is needed. 

(E) Designation Requirements 

To ensure that there are no significant adverse impacts from HVAC systems of the proposed buildings, 

certain restrictions would be required though the mapping of an (E) designation (E‐401) for air quality 

regarding fuel type and stack location.  

In addition,  to avoid any potential  significant adverse air quality  impacts  from existing “large” or 

“major” sources onto Building A, certain (E) designation related to air quality would be required to 

ensure that no operable windows or air intakes are located above a height of 128 feet above grade on 

Building A, as described below under “Large” or “Major” Source Analysis section.  

The text of the (E) designation would be as follows: 
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Building A (Block 2820, Lot 90): Any new residential and/or commercial development on the 

above referenced property must ensure that no operable windows or air intakes are located 

above a height of 128 feet above grade and that the HVAC stack is located at least 133 feet 

above grade to avoid any potential significant adverse air quality impacts. 

 

Building B (Block 2820, Lot 90): Any new residential and/or commercial development on the 

above reference properties must exclusively use natural gas as the type of fuel for heating, 

ventilating and air conditioning (HVAC) systems, and ensure that the HVAC stack(s) is 

located at least 200 feet from northern lot line of Lot 110. 

 

Building C (Block 2820, Lot 90): Any new residential and/or commercial development on the 

above reference properties must ensure that the HVAC stack is located at least 582 feet from 

northern lot line of Lot 110.” 

See Figure 2.12‐5 for illustrative depictions of (E) designation distance restrictions. 

Industrial Sources Analysis 

To  assess  air  quality  impacts  on  the  proposed  project  associated with  air  toxics  emissions  from 

industrial permits  from existing  land uses, an  investigation of existing  land uses within a 400‐foot 

radius of  the development  site was  conducted.  Initially,  land use maps were  reviewed  to  identify 

surrounding land uses that potentially have DEP‐issued industrial permits, such as Commercial/Office 

Buildings, Industrial/Manufacturing, Transportation/Utility, Public Facilities/Institutions, and Parking 

Facilities. Table 2.12‐14 shows the list of all existing land uses that were identified to have potentials to 

cause air quality impact within a 400‐foot radius of the development site.  
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Table 2.12-14: Potential Industrial Sources within 400 Feet of the Proposed Project 
Block Lot Address Land Use Category Owner Name DEP CATS 
2820 95 1 Edgewater Street Commercial/Office Buildings Edgewater Plaza Loft No Industrial Permit 
2820 119 145 Edgewater Street Transportation/Utility Jr Sea Knights-Amer I No Record Found 
2820 110 181 Edgewater Street Industrial/Manufacturing 181 Edgewater LLC No Record Found 
2822 21 Bay Street Parking Facilities Pouch Terminal Inc. No Record Found 
2822 23 Bay Street Parking Facilities Sovereign Realty Assoc. No Record Found 
2822 26 Bay Street Parking Facilities Sovereign Realty Assoc. No Record Found 
2822 20 Bay Street Parking Facilities Pouch Terminal Inc. No Record Found 
2822 1 951 Bay Street Transportation/Utility Merit Oil Of NY Inc. No Industrial Permit 
2822 22 Bay Street Parking Facilities Sovereign Realty Assoc. No Record Found 
2822 24 Bay Street Parking Facilities Sovereign Realty Assoc. No Record Found 
2823 17 4 Willow Avenue Commercial/Office Buildings Immitti, Jr., Salvato No Record Found 
2823 8 981 Bay Street Commercial/Office Buildings JCS Properties Inc. No Record Found 
2823 25 Edgewater Street Parking Facilities NYCTA No Record Found 
2823 1 987 Bay Street Commercial/Office Buildings Steeple Bay Holdings, No Record Found 
2823 31 100 Edgewater Street Industrial/Manufacturing Edgewater Plaza Loft No Record Found 
2823 30 94 Edgewater Street Commercial/Office Buildings 94 Edgewater Development No Record Found 
2823 29 Edgewater Street Parking Facilities NYCTA No Record Found 
2823 26 Edgewater Street Parking Facilities NYCTA No Record Found 
2825 4 110 Edgewater Street Industrial/Manufacturing Bay Street Partners LLC No Record Found 
2825 8 1071 Bay Street Commercial/Office Buildings 1071 Bay Street LLC No Record Found 
2825 16 Bay Street Transportation/Utility New York Telephone Co No Industrial Permit 
2825 19 1025 Bay Street Transportation/Utility Rando Enterprises Inc. No Record Found 
2825 10 1065 Bay Street Commercial/Office Buildings 1071 Bay Street LLC No Record Found 
2825 1 1077 Bay Street Commercial/Office Buildings 10-77 Bay Street B LLC No Record Found 

Source:  NYCDEP’s Clean Air Tracking System (CATS). https://a826-web01.nyc.gov/DEP.BoilerInformationExt/ 

“Large” or “Major” Source Analysis 

Potential stationary source impacts on the three proposed buildings from the NYPA Pouch Terminal 

Facility at 130 Edgewater Street were determined using EPA’s AERMOD dispersion model. As noted 

above,  the methodology used  in  the analysis  is consistent with what was done  for a similar NYPA 

facility,  the Domino  Sugar Rezoning  (07DCP094K)  EIS  project. The  two  critical  pollutants  for  the 

analysis are NO2 and PM2.5. 

The Title V permit  indicated  that  the Pouch Terminal  Facility  contains  a  combustion  turbine  (GE 

LM6000) with a design capacity of 420 million British thermal unit (Btu) per hour, a boiler with a design 

capacity of 7.4 million Btu per hour, and  a diesel backup generator with  a design  capacity of  746 

horsepower. In consultation with NYPA and DCP/DEP, the backup generator was eliminated from the 

analysis because it would only be used for emergency purpose. The Title V permit provided the exact 

location of the combustion turbine and the boiler within the plant and the emission factors for NO2 but 

not for PM2.5. However, as both the Pouch Terminal Facility and North First Street NYPA Facility used 

the same type of combustion turbine (GE LM6000), the PM2.5 emission factor assumed for the analysis 

is consistent with the North First Street NYPA Facility. 
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The actual five years (2010‐2014) of operation data obtained from the Pouch Terminal Facility showed 

that the facility operates at an actual maximum of 115 percent of the rated capacity in the short term 

basis and at approximately 23 percent of rated capacity in the long term basis (See Attachment D). In 

consultation with DEP, the long term permissible capacity was adjusted to 97 percent to be consistent 

with the Domino Sugar Rezoning EIS project. As a result, the emission rates calculated based on the 

permit information were adjusted by applying a multiplier of 1.15 (115 percent) for the 1‐hour NO2 and 

24‐hour PM2.5, and a multiplier of 0.97 (97 percent) for the annual NO2 and PM2.5. Table 2.12‐15 presents 

the stack parameters and emission rates used in the analysis. 

Table 2.12-15: Emission Rates & Stack Parameters for the Pouch Terminal Facility 
Emission Sources Combustion Turbine Boiler 

Emission Rates (g/s) 
1-hour NO2 0.7244 0.0339 
Annual NO2 0.6306 0.0329 

24-Hour PM2.5 0.216 0.0071 
Annual PM2.5 0.1822 0.0069 

Stack Parameters 
Stack Height (m) 32.46 3.66 

Stack Diameter (m) 3.66 0.51 
Exhaust Velocity (m/s) 31.32 5.34 

Exhaust Temperature (˚F) 672 589 
 

The  background  concentrations were  added  to  the  maximum  estimated modeling concentrations for 

1‐hour and annual NO2 to estimate total concentrations, while 24‐hour and annual PM2.5 concentrations 

were  compared with the PM2.5  de minimis criteria without considering background concentration. The 

results of the detailed AERMOD analysis are presented in Table 2.12‐16. 

As shown in Table 2.12‐16, the maximum 1‐hour and annual NO2 are below their respective NAAQS 

values. The maximum 24‐hour PM2.5 concentration  is below  the de minimis  criteria  threshold of 7.8 

μg/m3,  and  the  annual PM2.5  concentration  is below  the  de minimis  criteria  threshold of  0.3  μg/m3. 

Therefore, there would be no significant adverse stationary source  impacts on the proposed project 

from existing “large” or “major” sources. 

Table 2.12-16: Maximum Predicted Concentration (µg/m3) from the Pouch Terminal Facility 

Pollutant 
Averaging 

Period 
Maximum Modeled Concentration Background 

Concentration 
Total 

Concentration1 
NAAQS /  

De Minimis No Downwash Downwash 

NO2 
1-Hour 16.65 13.91 108.9 125.55 188 
Annual 0.49 0.39 43 43.49 100 

PM2.5 
24-Hour 3.73 1.94 19.4 3.73 7.8 
Annual 0.09 0.07 -- 0.09 0.3 

Notes: 
1 Total concentration represents the higher pollutant level predicted from "No Downwash" and "Downwash". 
 

As  described  in  the  introduction  of  this  Revised  EAS,  a  supplemental  air  quality  analysis  was 

undertaken using EPA’s AERMOD dispersion model at an additional receptor height of 128 feet above 
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grade on Building A with a 15‐foot setback required by zoning to ascertain if any significant adverse 

air quality impacts would result from the existing NYPA Pouch Terminal facility onto Building A. The 

supplemental analysis was performed utilizing the same emission rates and stack parameters as stated 

in  Table  2.12‐15, with  the  same  AERMOD modeling  algorithms.  Additional  information  for  this 

supplemental air quality analysis is provided in Appendix D.  

The AERMOD results of the supplemental air quality analysis are presented in Table 2.12‐17. As shown 

in Table 2.12‐17, the maximum 1‐hour and annual NO2 are below their respective NAAQS values. The 

maximum 24‐hour PM2.5 concentration is below the de minimis criteria threshold of 7.8 μg/m3, and the 

annual PM2.5 concentration  is below  the de minimis criteria  threshold of 0.3 μg/m3. Therefore,  there 

would be no significant adverse stationary source impacts on Building A at a height of no taller than 

128 feet above grade from existing “large” or “major” sources. 

Table 2.12-17: Maximum Predicted Concentration (µg/m3) on Building A from the Pouch Terminal Facility 

Pollutant 
Averaging 

Period 
Maximum Modeled Concentration Background 

Concentration 
Total 

Concentration1 
NAAQS /  

De Minimis No Downwash Downwash 

NO2 
1-Hour 23.35 23.35 108.9 132.2 188 
Annual 0.98 0.94 43 44 100 

PM2.5 
24-Hour 5.1 4.5 19.4 5.1 7.8 
Annual 0.21 0.20 -- 0.21 0.3 

Notes: 
2 Total concentration represents the higher pollutant level predicted from "No Downwash" and "Downwash". 
 

(E) Designation Requirements 

To avoid any potential significant adverse air quality impacts from existing “large” or “major” sources 

onto Building A, certain  (E) designation  related  to air quality would be  required  to ensure  that no 

operable windows or air  intakes are  located above a height of 128  feet above grade on Building A. 

Please refer to the HVAC analysis section above for the E‐Designation text for Building A.   

2.12.6 Conclusion 

The analyses conclude that the proposed project would not result in any significant adverse air quality 

impacts on sensitive uses in the surrounding community, and the proposed project under the RWCDS 

would not be adversely affected by existing sources of air emissions in the rezoning area. A summary 

of the general findings is presented below: 

The mobile source analyses determined that vehicular emissions due to project‐generated traffic at the 

analyzed intersection would not result in any violations of NAAQS or the City’s de minimis criteria. In 

addition, emissions from the vessel operations at the SHPA and nearby Yacht Club were determined 

to not result in any significant adverse impacts on the development site.  

The stationary source analyses determined  that  there would be no potential significant adverse air 

quality impacts from the HVAC systems at the projected development site. An (E) designation would 

be mapped on the development site as part of the proposed project to ensure the development site’s 

HVAC systems emissions would not significantly impact either other proposed buildings (project‐on‐

project impacts) or existing land uses (project‐on‐existing impacts).  
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Additionally, no industrial sources associated with air toxics emissions were identified in a 400‐foot 

radius of the project site. “Large” and “major” emissions sources within 1,000 feet of the development 

site were also analyzed and the results indicated that the potential impacts from these emission sources 

on sensitive receptors on the proposed buildings are not expected to be significant. 
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Chapter 2.13: Noise 

2.13.1 Introduction

This chapter assesses the potential for the proposed project to result in significant adverse noise
impacts. Since the proposed project would introduce new noise sensitive receptors into the project site,
ambient noise monitoring was conducted to determine whether receptors would be introduced into an
area with high ambient noise conditions. The ambient noise levels at the proposed development have
been evaluated according to CEQR Noise Exposure Guidelines to determine if there is a need for
building sound attenuation requirements in order to maintain acceptable interior noise conditions. The
potential increase in mobile source noise due to the traffic that would be generated by the proposed
project has been evaluated for evaluating potential impact to existing noise sensitive receptors in the
study area.

Subject Site 

The subject property is located at Tax Block 2820, Lot 90. Edgewater Street is a two way street with one
moving lane in each direction. The area in which the subject property is located is developed primarily
with parking lots and storage yards, commercial buildings, and residences.

The proposed action would allow for redevelopment of a vacant lot in the Rosebank neighborhood of
Staten Island. The subject site is located on the north side of Edgewater Street and has frontage on the
Upper New York Bay. Vehicular traffic on Edgewater Street, train movements on the Staten Island Rail
Road, and an electrical generating station located across Edgewater Street from the subject site are the
predominant sources of noise. The proposed development would not introduce significant stationary
noise sources but would generate a modest number of vehicle trips as described in Section 2.11
“Transportation”.

2.13.2 Methodology

Framework of Noise Analysis 

Noise is defined as any unwanted sound, and sound is defined as any pressure variation that the
human ear can detect. Humans can detect a large range of sound pressures, from 20 to 20 million
micropascals, but only those air pressure variations occurring within a particular set of frequencies are
experienced as sound. Air pressure changes that occur between 20 and 20,000 times a second, stated as
units of Hertz (Hz), are registered as sound.

Because the human ear can detect such a wide range of sound pressures, sound pressure is converted
to sound pressure level (SPL), which is measured in units called decibels (dB). The decibel is a relative
measure of the sound pressure with respect to a standardized reference quantity. Because the dB scale
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is logarithmic, a relative increase of 10 dB represents a sound pressure that is 10 times higher. However,
humans do not perceive a 10 dB increase as 10 times louder. Instead, they perceive it as twice as loud.

The human ear does not perceive sound levels at each frequency equally loud. To compensate for this
phenomenon in perception, a frequency filter known as A weighting (dB(A)) is used to evaluate
environmental noise levels. Table 2.13 1 lists some noise levels for typical daily activities.

Table 2.13-1: Noise Levels of Common Sources 
Sound Source SPL (dBA) 

Air Raid Siren at 50 feet 120
Maximum Levels at Rock Concerts (Rear Seats) 110
On Platform by Passing Subway Train 100
On Sidewalk by Passing Heavy Truck or Bus 90 
On Sidewalk by Typical Highway 80 
On Sidewalk by Passing Automobiles with Mufflers 70 
Typical Urban Area 60 70 
Typical Suburban Area 50 60
Quiet Suburban Area at Night 40 50
Typical Rural Area at Night 30 40
Isolated Broadcast Studio 20
Audiometric (Hearing Testing) Booth 10 
Threshold of Hearing 0 
Source: 2014 CEQR Technical Manual
Notes:
A change in 3 dB(A) is a noticeable change in SPL. A change in 10 dB(A) is perceived as a doubling or 
halving in SPL. 

Sound is often measured and described in terms of its overall energy, taking all frequencies into
account. However, the human hearing process is not the same at all frequencies. Humans are less
sensitive to low frequencies (less than 250 Hz) than mid frequencies (500 Hz to 1,000 Hz) and are most
sensitive to frequencies in the 1,000 to 5,000 Hz range. Therefore, noise measurements are often
adjusted, or weighted, as a function of frequency to account for human perception and sensitivities.
The most common weighting networks used are the A and C weighting networks. These weight scales
were developed to allow sound level meters, which use filter networks to approximate the
characteristic of the human hearing mechanism, to simulate the frequency sensitivity of human
hearing. The A weighted network is the most commonly used, and sound levels measured using this
weighting are denoted as dB(A). The letter “A” indicates that the sound has been filtered to reduce the
strength of very low and very high frequency sounds, much as the human ear does. C weighting gives
nearly equal emphasis to sounds of most frequencies. Mid range frequencies approximate the actual
(unweighted) sound level, while the very low and very high frequency bands are significantly affected
by C weighting.

The following is typical of human response to relative changes in noise level:

3 dB(A) change is the threshold of change detectable by the human ear;

5 dB(A) change is readily noticeable; and

10 dB(A) change is perceived as a doubling or halving of the noise level.
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The SPL that humans experience typically varies from moment to moment. Therefore, various
descriptors are used to evaluate noise levels over time. The sound level exceeded during a given
percentage of a measurement period is the percentile exceeded sound level (LX). Examples include
L10, L50, and L90.

Some typical descriptors are defined below.

L10 is the sound level which is exceeded for 10 percent of the time during a given time period.
Therefore, it represents the higher end of the range of sound levels. The unit is used in the 2014
CEQR Technical Manual to evaluate acceptable thresholds for noise exposure for new receptors
that would be introduced by a proposed action.

Leq is the continuous equivalent sound level. The sound energy from the fluctuating SPLs is
averaged over time to create a single number to describe the mean energy, or intensity, level.
High noise levels during a measurement period will have a greater effect on the Leq than low
noise levels. Leq has an advantage over other descriptors because Leq values from various
noise sources can be added and subtracted to determine cumulative noise levels.

Leq (24) is the continuous equivalent sound level over a 24 hour time period.

The decrease in sound level caused by the distance from any single noise source normally follows the
inverse square law (i.e., the SPL changes in inverse proportion to the square of the distance from the
sound source). In a large open area with no obstructive or reflective surfaces, it is a general rule that at
distances greater than 50 feet, the SPL from a point source of noise drops off at a rate of 6 dB with each
doubling of distance away from the source. For “line” sources, such as vehicles on a street, the SPL
drops off at a rate of 3 dB(A) with each doubling of the distance from the source. Sound energy is
absorbed in the air as a function of temperature, humidity, and the frequency of the sound. The drop
off rate also will vary with both terrain conditions and the presence of obstructions in the sound
propagation path.

Measurement Location and Equipment 

Because the predominant noise sources in the area of the proposed project are vehicular and train traffic
as well as an electrical generating facility, noise monitoring was conducted during peak vehicular
travel periods, 8:00 9:00 AM, 12:00 1:00 PM, and 5:00 6:00 PM for locations affected by vehicular and
train traffic, as well as over a 24 hour period for the electrical generating facility. Pursuant to CEQR
Technical Manualmethodology, readings were conducted for 24 hours at the intersection of Edgewater
Street and Lynhurst Avenue (N1 location) to document noise from the electrical generating facility, for
one hour periods at the intersection of Edgewater Street and Willow Avenue (N2 location) to document
train noise, and for 20 minute periods at the Upper New York Harbor frontage (N3 location). Figure
2.13 1 shows the three locations selected for noise monitoring.

Noise monitoring at the N2 (one hour) and N3 (20 minute) locations was conducted using a Type 2
Larson Davis LxT2 sound meter, and for the 24 hour location using a Casella CEL 633C meter, both
with wind screens. The monitors were placed on a tripod at a height of approximately three feet above
the ground, away from any other surfaces. The monitors were calibrated prior to and following each
monitoring session. Heavy commercial vehicular traffic on Edgewater Street constitutes a worst case
condition for noise at the project site.
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Measurement Conditions 

Monitoring was conducted during typical midweek conditions, on Thursday, June 25, 2015. The
weather was dry and wind speeds were moderate throughout the day. Traffic volumes and vehicle
classification were documented during the noise monitoring sessions at Locations N2 and N3. Both
sound meters were calibrated before and after each monitoring session.

Existing Conditions 

Based on the noise measurements taken at the project site, the predominant source of noise at the site
is the electrical generating facility. The volume of traffic, and its corresponding level of noise, is
moderate to heavy on Edgewater Street. Tables 2.13 2 through 2.13 5 below contain the results for the
measurements taken at each monitoring location (N1, N2, and N3).

Table 2.13-2: Noise Levels at N1: North side of Edgewater St at Lynhurst Ave 
24 Hour Noise Monitoring Results at Edgewater Street (N1) Location

Period Start Date & Time Duration Lmax L10 Leq L50 L90 Lmin

1 6/24/2015 20:59 1:00:00 87.1 dB 70.5 dB 68.3 dB 67.0 dB 66.5 dB 65.1 dB 
2 6/24/2015 21:59 1:00:00 98.7 dB 73.5 dB 69.9 dB 66.0 dB 65.0 dB 63.6 dB 
3 6/24/2015 22:59 1:00:00 95.5 dB 67.0 dB 65.1 dB 58.0 dB 52.0 dB 49.8 dB 
4 6/24/2015 23:59 1:00:00 84.0 dB 59.0 dB 59.7 dB 52.5 dB 51.0 dB 50.0 dB 
5 6/25/2015 0:59 1:00:00 96.3 dB 59.0 dB 64.9 dB 52.0 dB 50.5 dB 49.4 dB 
6 6/25/2015 1:59 1:00:00 87.2 dB 58.0 dB 61.1 dB 52.0 dB 50.5 dB 49.3 dB 
7 6/25/2015 2:59 1:00:00 83.5 dB 56.5 dB 57.7 dB 51.5 dB 50.5 dB 48.8 dB 
8 6/25/2015 3:59 1:00:00 86.9 dB 58.0 dB 60.4 dB 51.5 dB 50.0 dB 48.7 dB 
9 6/25/2015 4:59 1:00:00 91.4 dB 66.5 dB 63.9 dB 54.5 dB 51.5 dB 49.5 dB 

10 6/25/2015 5:59 0:47:21 89.4 dB 69.5 dB 64.8 dB 57.0 dB 53.0 dB 50.9 dB 
*25 11/12/2015 6:40 1:00:00 84.9 dB 73.5 dB 68.7 dB 63.0 dB 54.5 dB 48.9 dB 
11 6/25/2015 7:41 1:00:00 89.5 dB 71.5 dB 67.5 dB 61.0 dB 54.5 dB 50.8 dB 
12 6/25/2015 8:41 1:00:00 97.1 dB 70.5 dB 66.9 dB 59.5 dB 54.0 dB 50.5 dB 
13 6/25/2015 9:41 1:00:00 86.7 dB 68.5 dB 64.5 dB 61.0 dB 54.0 dB 49.7 dB 
14 6/25/2015 10:41 1:00:00 93.1 dB 69.0 dB 65.4 dB 61.5 dB 53.5 dB 49.5 dB 
15 6/25/2015 11:41 1:00:00 91.0 dB 69.0 dB 66.5 dB 63.5 dB 60.5 dB 50.4 dB 
16 6/25/2015 12:41 1:00:00 97.3 dB 69.0 dB 67.7 dB 64.5 dB 58.0 dB 50.3 dB 
17 6/25/2015 13:41 1:00:00 94.1 dB 74.5 dB 72.0 dB 70.0 dB 65.0 dB 49.1 dB 
18 6/25/2015 14:41 1:00:00 94.3 dB 71.5 dB 69.4 dB 68.0 dB 67.0 dB 65.4 dB 
19 6/25/2015 15:41 1:00:00 98.3 dB 72.0 dB 69.6 dB 67.5 dB 66.5 dB 65.0 dB 
20 6/25/2015 16:41 1:00:00 89.0 dB 72.0 dB 69.6 dB 67.5 dB 66.5 dB 64.8 dB 
21 6/25/2015 17:41 0:27:32 80.8 dB 71.5 dB 68.6 dB 67.0 dB 66.5 dB 64.9 dB 
22 6/25/2015 18:13 1:00:00 92.1 dB 71.5 dB 69.3 dB 67.5 dB 66.5 dB 65.4 dB 
23 6/25/2015 19:13 1:00:00 97.9 dB 71.0 dB 69.6 dB 67.5 dB 67.0 dB 65.6 dB 
24 6/25/2015 20:13 0:26:34 90.4 dB 70.5 dB 68.4 dB 67.0 dB 67.0 dB 65.7 dB 

Notes:
*Period 25 was measured from 6:40-7:40am to accound for previously missing time period. 
Source: Hiram, 2015.
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Table 2.13-3: Noise Levels at N2: Intersection of Edgewater St and Willow Ave 
Thursday, June 25, 2015 

8:09 – 9:09 am 12:09 – 1:12 pm 5:01 – 6:03 pm 
Lmax 96.8 93.0 95.8 

L5 69.9 70.2 70.0 
L10 67.3 67.1 67.6
Leq 68.0 66.6 67.9 
L50 59.6 59.1 61.2 
L90 54.9 54.6 56.5 
Lmin 48.4 50.1 53.4 

Source: Hiram, 2015. 

 

Table 2.13-4: Noise Levels at N3: Upper NY Harbor frontage 
Thursday, June 25, 2015 

7:44 – 8:04 am 11:45 – 12:05 pm 4:35 – 4:56 pm 
Lmax 66.4 65.0 70.6 

L5 61.2 55.7 60.4 
L10 59.6 53.6 59.3
Leq 56.6 50.9 58.4 
L50 54.7 48.6 57.9 
L90 53.0 46.9 57.0 
Lmin 51.9 45.1 56.3 

Source: Hiram, 2015. 

 

Table 2.13-5: Traffic Volumes and Vehicle Classifications on Edgewater Street 
(20-minute counts for duration of each monitoring session) 

6/25/2015 AM Midday PM 
Car / Taxi 172 131 203 
Van / Light Truck / SUV 122 105 137 
Heavy Truck 8 9 4 
Bus 0 0 0 
Mini-Bus 1 1 2 
Motorcycle 2 3 5 

Source: Hiram, 2015.

A summary of the noise measurement results at the subject property are described as follow:

Site N1 at Edgewater Street and Lynhurst Avenue the highest daytime L10 noise level was 74.5
from 13:41 to 14:41 and the highest nighttime noise level was 73.5 during the 21:59 to 22:59 pm
period.
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Site N2 at Edgewater Street and Willow Avenue, which is closer to the electrical generating
facility and traffic on Edgewater Street, the highest L10 noise level was 67.6 during the peak
evening period.

Site N3 adjacent to the Upper NY Harbor, which is near the Upper NY Harbor, was 59.6 during
the morning peak period.

2.13.3 Noise Assessment 

Mobile Source Noise Assessment 

The potential increase between future No Action and With Action condition noise levels were
calculated with a proportional modeling technique used as a tool to estimate changes in noise levels
according to the CEQR Technical Manual. The noise analysis examined No Action and With action
traffic conditions for the weekday morning, mid day and afternoon peak periods. The selected time
periods are when development facilitated by the proposed project would be expected to produce the
maximum traffic generation (based on the traffic studies presented in Section 2.11 “Transportation”)
and therefore result in the maximum potential for significant noise level increases. The methodologies
used for the noise analyses are described below.

Proportional Modeling 

Proportional modeling determines the potential for significant adverse noise impact at existing
receptors due to the proposed project. Vehicular traffic volumes are converted into Noise Passenger
Car Equivalent (Noise PCE) values where each medium duty truck (gross weight between 9,900 and
26,400 pounds) is assumed to generate the noise equivalent of 13 cars, and each heavy truck (gross
weight of more than 26,400 pounds) is assumed to generate the noise equivalent of 47 cars, and each
bus (vehicles designed to carry more than nine passengers) is assumed to generate the noise equivalent
of 18 cars. Future No Action and With Action condition noise levels are calculated using the following
equation:

With Action L10 = No Action L10 + 10 * log (With Action PCE / No Action PCE)

Because traffic noise levels are directly related to PCE volumes, if PCEs increase 100% (double) then
noise levels would increase 3 dB(A) and there could be significant adverse noise impact depending on
absolute level. If PCEs do not increase 100 percent, then noise levels would not increase 3 dB(A) and
there would not be significant adverse noise impact regardless of absolute noise level.

PCE Analysis 

The PCE analysis was conducted using a vehicle classification breakdown based on turning movement
counts conducted at the Edgewater Street / Willow Avenue and Bay Street / Lynhurst Avenue
intersections. The majority of vehicles in these counts were passenger autos or light trucks—ranging
from 92 percent to 99 percent depending on the time period. Across the time periods Medium Trucks
ranged from 1 percent to 4 percent, Heavy Trucks ranged from 0 percent to 1 percent, and Buses ranged
from 0 percent to 3 percent. To be conservative, project generated trips were assumed to follow the
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same classification scheme, although project generated trips are anticipated to primarily be passenger
autos.

The analysis was conducted for traffic conditions at the two closest intersections to the proposed project
where ambient noise monitoring was conducted, Edgewater Street / Willow Avenue and Edgewater
Street / Lynhurst Avenue. PCEs were evaluated for weekday morning, midday, and evening peak
period traffic conditions. The analysis indicates the proposed project would result in a maximum
increase in PCEs of 37 percent for the afternoon peak period at the Edgewater and Lynhurst Avenue
intersection which would correspond to an increase of 1.4 dB. At the Edgewater Street and Willow
Avenue intersection, the maximum increase in PCEs would be 20% which would correspond to an
increase of 0.8 dB. Table 2.13 6 summarizes the PCE analysis. These increases are far below the
screening criteria of a 100 percent increase, which indicates that the increase in vehicular traffic would
result in less than a 3 dB(A) increase in sound levels at the neighborhood around the project site. As
discussed above, a change in sound levels of 3 dB(A) or less cannot typically be perceived by humans.
Therefore, no discernible difference in sound levels would be recognized by the public and there would
be no significant adverse noise impact and no further mobile source noise analysis is required.

Table 2.13-6: Mobile Source Screening Analysis (Noise PCEs) 

Edgewater and Willow Edgewater and Lynhurst 

AM 
No-Action 1,347 1,039 

With-Action 1,613 1,340 
Project Increase 19.7% 29.0% 

MD
No-Action 835 670 

With-Action 964 875 
Project Increase 15.4% 30.7% 

PM
No-Action 969 769 

With-Action 1,126 1,051 
Project Increase 16.2% 36.6% 

Noise Assessment for New Receptors 

The 2014 CEQR Technical Manual provides noise exposure guidelines for assessing With Action
ambient noise conditions at new residential and institutional receptors, as shown in Table 2.13 7. The
existing measurement results have been adjusted according to the PCE Analysis, which accounts for
the vehicle trip generation due to proposed actions, to determine the With Action noise conditions. The
With Action noise conditions have been assessed according to these guidelines, as shown in Table 2.13
8
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Table 2.13-7: Noise Exposure Guidelines for Use in City Environmental Impact Review 

Receptor
Type

Time
Period

Acceptable 
External

Exposure 

Marginally
Acceptable 

External Exposure 

Marginally
Unacceptable External 

Exposure 

Clearly
Unacceptable

External Exposure 

Residence,
hotel, or 
motel

7 AM to 
10 PM L10  65 dB(A) 65  L10  70 dB(A) 70  L10  80 dB(A) L10 > 80 dB(A) 

10 PM to 
7 AM L10  55 dB(A) 55  L10  70 dB(A) 70  L10  80 dB(A) L10 > 80 dB(A) 

Commercial
or office Same as Residential  

Source: Table 19-2, 2014 CEQR Technical Manual.

Table 2.13-8: Sound Level Acceptability 

Measurement 
Site Time Existing L10

Sound Level 

With-Action 
Sound Level 

Increase
(PCE Analysis) 

With-Action L10
Sound Level Impact 

Site N1: North 
side of 

Edgewater St at 
Lynhurst Ave 

Morning 71.5 0.8 72.3 Marginally
Unacceptable 

Midday 69.0 0.6 69.6 Marginally
Acceptable 

Evening 72.0 0.7 72.7 Marginally
Unacceptable 

Highest
Daytime 74.5 None* 74.5 Marginally

Unacceptable 
Highest

Nighttime 73.5 None* 73.5 Marginally
Unacceptable 

Site N2: 
Intersection of 
Edgewater St 

and Willow Ave 

Morning 67.3 1.1 68.4 Marginally
Acceptable 

Midday 67.1 1.2 68.3 Marginally
Acceptable 

Evening 67.6 1.4 69.0 Marginally
Acceptable 

Site N3: Upper 
NY Harbor 

Morning 59.6 None* 59.6 Acceptable 
Midday 53.6 None* 53.6 Acceptable 
Evening 59.3 None* 59.3 Acceptable 

*Noise levels due to general ambient sources and/or electrical generating facility and would not be affected by vehicle trip generation.

Source: VHB, 2016. 

At Site N1, the with action ambient L10 noise conditions up to 74.5 dB(A) are considered Marginally
Unacceptable during both the daytime and nighttime periods according the CEQR Noise Exposure
Guidelines. At Site N2, the ambient noise conditions up to 69.0 dB(A) are considered Marginally
Acceptable. At Site N3, the ambient L10 noise conditions up to 59.6 dB(A) are considered Acceptable
during all peak periods. Based on this evaluation, the With Action noise conditions would be
Marginally Unacceptable at the proposed development. Therefore, interior sound levels would exceed
45 dB(A) and there is a need to consider designing and specifying the buildings for specific outdoor
to indoor sound attenuation.
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The CEQR Technical Manual defines attenuation requirements for buildings based on exterior noise
level (see Table 2.13 9), should levels be considered marginally unacceptable or clearly unacceptable.
Recommended noise attenuation values for buildings are designed to maintain interior L10 noise levels
of 45 dB(A) or lower for residential uses and interior noise levels of 50 dB(A) or lower for
commercial/office uses.

Table 2.13-9: Required Attenuation Values to Achieve Acceptable Interior Noise Levels 
 Marginally Unacceptable Clearly Unacceptable 

Noise Level with 
Proposed Project 70 < L10  73 73 < L10  76 76 < L10  78 78 < L10  80 80 < L10

Attenuation A (I)
28 dB(A) 

(II)
31 dB(A) 

(III)
33 dB(A) 

(IIV)
35 dB(A) 36 + (L10-80)B dB(A) 

Source: New York City Department of Environmental Protection
Notes:
A The above composite window-wall attenuation values are for residential dwellings and community facility development. Commercial office spaces and 
meeting rooms would be 5 dB(A) less in each category. All of the above categories require a closed window situation and hence an alternate means of 
ventilation.

B Required attenuation values increase by 1 dB(A) increments for L10 values greater than 80 dB(A). 

Based on Table 2.13 9, window wall noise attenuation of 31 dB(A) will be required. The composite
outdoor to indoor transmission classification (OITC) value of the composite window wall structure is
used to determine the necessary sound attenuation. Sound attenuation measures would be achieved
through construction materials and techniques with sufficient OITC rated windows and walls.

To preclude the potential for significant adverse impacts related to noise, an (E) designation would be
incorporated into the proposed project. The text for the (E) designation (E 401) is as follows:

Block 2820, Lot 90

The following (E) designation noise text would apply to the proposed development:

“In order to ensure an acceptable interior noise environment, future residential uses must
provide a closed window condition with a minimum window/wall sound attenuation of 31
dB(A) for all facades of the proposed buildings to maintain interior noise levels of 45 dB(A)
or less for residential uses and 50 dB(A) or less for commercial uses. In order to maintain a
closed window condition, an alternate means of ventilation must also be provided.
Alternate means of ventilation includes, but is not limited to, air conditioning.”

With the implementation of the (E) designation (E 401), no significant adverse impacts related to noise
would occur.

2.13.4 Conclusions

The noise analysis concludes that the proposed project would not generate traffic that would
substantially increase ambient noise conditions and cause a significant adverse noise impact (i.e., it
would not result in a doubling of noise passenger car equivalents [Noise PCEs], which would be
necessary to cause a 3 dB(A) increase in noise levels). Therefore, no discernible difference in sound
levels would be recognized existing receptors in the study area and there would be no significant
adverse noise impact.
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Ambient noise monitoring was conducted at three locations within the project site that are
representative of locations where the proposed building façades would be. The measurement results
were adjusted for the increase in noise due to vehicular trip generation due to the proposed action to
determine the With Action noise conditions. According to CEQR Noise Exposure Guidelines, the
With Action noise conditions would be Marginally Unacceptable at the proposed development.
Therefore, interior sound levels would exceed 45 dB(A) and there is a need to consider designing and
specifying the buildings for specific outdoor to indoor sound attenuation.

According to the required attenuation values to achieve acceptable interior noise levels in the CEQR
Technical Manual, a minimum window wall noise attenuation of 31 dB(A) will be required. To
preclude the potential for significant adverse impacts related to noise, an (E) designation would be
incorporated into the proposed project as described in Section 2.13.3. With the implementation of the
(E) designation, no significant adverse impacts related to noise would occur.

 



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement

Page 2.14-1 

Chapter 2.14: Neighborhood Character 

2.14.1 Introduction 

This analysis of neighborhood character follows the guidelines set forth in the 2014 CEQR Technical
Manual. As defined within the manual, neighborhood character is an amalgam of various elements that
give neighborhoods a distinct “personality,” including land use, urban design and visual resources,
historic resources, socioeconomic conditions, transportation, and noise (all of which are separate
technical areas of analysis within the EAS). According to the CEQR Technical Manual, neighborhood
character impacts are rare and only occur under unusual circumstances.

A neighborhood character assessment is generally needed, per the CEQR Technical Manual, when a
proposed project is projected to generate significant adverse impacts to one or more of the contributing
elements of neighborhood character. In the absence of an impact on any of the relevant technical areas,
a combination of moderate effects to the neighborhood could result in an impact to neighborhood
character. Moreover, a significant impact identified in one of the technical areas that contribute to a
neighborhood’s character is not necessarily equivalent to a significant impact on neighborhood
character. Therefore, an assessment of neighborhood character is generally appropriate if a proposed
project has the potential to result in any significant adverse impacts in the following technical areas:

Land Use, Zoning, and Public Policy

Socioeconomic Conditions

Open Space

Historic and Cultural Resources

Urban Design and Visual Resources

Shadows

Transportation

Noise

Preliminary analyses were undertaken for land use, zoning, and public policy; socioeconomic
conditions; open space; urban design and visual resources; shadows; and noise pursuant to CEQR
Technical Manualmethodology. A preliminary screening analysis was conducted for all transportation
components and a detailed analysis was performed for pedestrian elements and traffic. A detailed
analysis was also performed for shadows. Therefore, a preliminary neighborhood character assessment
was performed.

2.14.2 Methodology 

This preliminary assessment describes the defining features of the neighborhood and then assesses the
potential for the proposed project to affect these defining features, either by having a significant
adverse impact on a defining feature or through a combination of moderate effects. As recommended
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in the CEQR Technical Manual, the study area for the neighborhood character analysis is consistent with
the study areas in the relevant technical areas assessed under CEQR that contribute to the defining
elements of the neighborhood.

2.14.3 Preliminary Assessment 

Existing Conditions 

The technical areas that comprise neighborhood character are each briefly summarized in turn below
within the context of the neighborhood’s defining features. However, it should be noted that none of
these analysis areas have the potential for significant adverse impacts. The defining features of the
surrounding area’s neighborhood character are principally: the separation of the waterfront from
neighborhoods to the west by Bay Street and Edgewater Street and the land uses which correspond
with this separation, the waterfront as a visual and open space resource, proximity to the Rosebank
and Clifton downtown areas and to Clifton Station as a transportation nexus.

Land Use 

Within the 400 foot land use study area are a range of land uses and building types which generally
correspond with a delineation by Edgewater Street, and to a lesser extent, Bay Street. The waterfront,
located east of Edgewater Street, is generally developed with commercial, industrial/manufacturing,
and transportation/utility uses in large industrial, office, and warehouse structures. These land uses
are generally found on large lots. The area bounded by Edgewater Street and Bay Street is developed
primarily as an industrial and utility corridor with a large area of off street parking where it fronts on
Edgewater Street opposite the waterfront; and as a commercial corridor with local services on either
side of Bay Street. South and East of Bay Street are suburban residential neighborhoods. To the
northwest of the project area is the Staten Island Railway Clifton Station and associated lots developed
with railway tracks.

Socioeconomics 

Residential uses within the socioeconomic study area are generally found west of Bay Street north of
Clifton Avenue (where the project area is located) and on either side of Bay Street south of Clifton
Avenue. The socioeconomic character of the neighborhood and surrounding census tracts is classified
as low income relative to Staten Island; income levels are considered average as compared to New York
City as a whole. Income distribution within the socioeconomic study area mirrors that of the City as a
whole.

Open Space 

The open space study area is characterized by a residential open space ratio which exceeds the city
wide average at the DCP benchmark open space ratio. As such, the study area is considered well served
by open space. Notable open resources within the open space study area include Alice Austen Park
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near the project area and Von Briesen Park; both open space resources are located along the waterfront
and are developed with historic landmarks.

Shadows

The only sunlight sensitive resource within the study area is the New York Harbor. As such sunlight
sensitive resources are not considered to be a defining neighborhood feature within the study area.

Historic and Cultural Resources 

There are no historic or cultural resources located within 400 feet of the project area.

Urban Design and Visual Resources 

The urban design study are does not have one cohesive character. As described above, the land uses
found within the study area are substantially delineated by the presence of Bay Street and Edgewater
Street, which are the two main roadways within the study area. Edgewater Street extends from the
beginning of Front Street to the north to Hylan Boulevard to the south and is largely developed with
low rise industrial and utility use buildings along the waterfront in addition to the seven story
commercial Pouch Terminal building. Many of these buildings are built at the street line; the lots upon
which they are developed are built with parking areas, unpaved siting areas, or pierheads. Buildings
are built at FARs between 0 1.0 due to the large size of the zoning lots which include underwater areas.
The waterfront is visible from many locations along Edgewater Street and is a visual resource. The
opposite side of Edgewater Street and either side of Bay Street, another major corridor within the study
area, are developed with low rise commercial uses in addition to parking facilities and the Pouch
Terminal generating plant. Buildings within this area are generally low rise and many of the buildings
are developed with entrances and storefronts fronting on Bay Street. West of Bay Street is a residential
suburban neighborhood which is developed along a grid system. Buildings are generally developed
on small lots, rise two stories and are semi attached or detached.

Transportation 

The transportation character of the study area is defined by personal vehicular and bus use of Bay
Street. There are few pedestrian trips along Bay Street to Clifton Station. Edgewater Street is a relatively
un trafficked area by vehicles, pedestrian, and transit. There are a large number of parking lots within
the study area; particularly, for the Pouch Terminal building and otherwise located in the area bounded
by Bay Street and Edgewater Street.

Noise 

Measured noise levels at the project site are considered to be marginally unacceptable. Major noise
sources include the Pouch Terminal Power Generation Building located opposite the site between
Edgewater and Bay Streets and vehicular traffic along Edgewater Street.
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Future No-Action Scenario 

As described in Chapter 1.0, “Project Description,” under the future No Action scenario the
development site would remain vacant and zoned M2 1. No as of right development would occur on
the development site.

Phase I of the Stapleton Waterfront Development Plan, described further in Section 2.7, “Urban Design
and Visual Resources,” is located approximately 0.5 miles north of the project area along the Stapleton
Waterfront. The development would result in the redevelopment of the under utilizing manufacturing
waterfront with new mixed use buildings with ground retail along Bay Street and with a new upland
connection to the Stapleton Community, visual corridor, and waterfront esplanade. Additionally, new
publicly accessible open space areas would also be created as part of Phase I of the development. The
development would enliven Bay Street and the waterfront. Phase II and Phase III would result in
additional development subsequent to the proposed project. These background developments are
expected to substantially affect the character of the Stapleton neighborhood and to a lesser extent
Clifton, just north of the project area.

The neighborhood character of the proposed project’s study area is not expected to be substantially
affected by background development along the Stapleton waterfront.

Future With-Action Scenario 

The proposed project would redevelop the currently vacant site primarily for residential purposes with
accessory retail space and accessory parking to serve project residents and other persons in the
surrounding community. As compared to the future No Action scenario, both RWCDS 1 and RWCDS
2 would result in a substantial increase in residential units (including affordable housing), parking
spaces, and publicly accessible open space. RWCDS 1 would result in mixed use buildings with
commercial uses on the second floor of each building while RWCDS 2 would result in entirely
residential buildings with a slightly greater number of units as compared to RWCDS 1.

Both RWCDS 1 and RWCDS 2 would be consistent with the mixed use character of the surrounding
study area and planned development as part of the Stapleton Waterfront Development Plan. Both
RWCDS 1 and 2 would connect upland neighborhoods with the waterfront. RWCDS 1 would activate
Edgewater Street and the waterfront with new retail uses. The medium density residential uses
associated with the proposed project would be compatible with the study area (which is developed
with a large amount of open space proximate to the development site) and would contribute to the
development of Bay Street and Edgewater Street as a vibrant mixed use corridor and the Stapleton
Waterfront as an active and attractive open space.

The proposed project does not have the potential to affect the defining features of the area’s
neighborhood character. The proposed project would revitalize the waterfront and Edgewater Street
while respecting the residential neighborhoods to its south and west; would reinforce the urban design
character of the waterfront and Edgewater Street; and would have little measurable impact on
transportation level of service and noise levels. The proposed project would not result in a significant
adverse impact in any of the technical areas which contribute to neighborhood character.
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Consideration of Moderate Effects 

The CEQR Technical Manual states that even if a project does not have the potential to result in a
significant adverse impact to neighborhood character in a certain technical area, the project may result
in a combination of moderate effects to several elements that may cumulatively affect an area’s
neighborhood character. A moderate effect is generally defined as an effect considered reasonably close
to a significant adverse impact threshold for a particular technical area. The proposed actions would
not result in adverse effects that are reasonably close to significant adverse impacts in any of the above
technical areas. Even when considered together the moderate effects of the proposed project would not
result in a significant adverse impact to neighborhood character.

2.14.4 Conclusion 

This preliminary assessment identified no potential significant adverse impacts to the study area’s
neighborhood character resulting from the proposed actions. Therefore, a detailed neighborhood
character analysis is not necessary. Overall, the proposed project would be consistent with the current
shifts in the area’s neighborhood character characterized by a movement from underutilized industrial
uses or vacant lots to active residential and mixed uses along the waterfront.
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Chapter 2.15: Construction 

2.15.1 Introduction

Construction activities, although temporary in nature, can sometimes result in significant adverse
environmental impacts. Consideration of several factors, including the location and setting of the
project in relation to other uses, and the intensity and duration of the construction activities, may
indicate that a project’s construction activities warrant analysis.

The proposed action would result in the construction of three mixed use buildings at the development
site (Buildings A, B, and C) with a total of 371 dwelling units, 24,173 gsf of commercial space, and 346
parking spaces. In addition, the proposed project would create approximately one acre of new open
space (a shore public walkway and an upland connection/visual corridor).

Construction activity associated with the proposed project would be approximately 2¼ years. A
preliminary assessment of potential construction impacts was prepared in accordance with the
guidelines of the 2014 CEQR Technical Manual, and is presented below.

2.15.2 Construction Regulations and General Practices 

Construction Oversight 

Governmental oversight of construction in New York City is extensive and involves a number of City,
State, and Federal agencies, each with specific areas of responsibility, as follows.

The New York City Department of Buildings (DOB) has primary oversight of construction.
DOB oversees compliance with the New York City Building Code to ensure that buildings are
structurally, electrically, and mechanically safe. In addition, DOB enforces safety regulations
to protect both workers and the general public during construction. Areas of oversight include
installation and operation of equipment such as cranes and lifts, sidewalk sheds, safety netting,
and scaffolding.

The New York City Department of Environmental Protection (DEP) enforces the New York
City Noise Code, reviews and approves any needed Remedial Action Plans (RAPs) and
associated Construction Health and Safety Plans (CHASPs) as well as the removal of fuel tanks
and abatement of hazardous materials. DEP also regulates water disposal into the sewer
system and reviews and approves any rerouting of wastewater flow.

The New York City Fire Department (FDNY) has primary oversight of compliance with the
New York City Fire Code and the installation of tanks containing flammable materials.

The New York City Department of Transportation Office of Construction Mitigation and
Coordination (DOT OCMC) reviews and approves any traffic lane and sidewalk closures.
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New York City Transit (NYCT) is responsible for bus stop relocations and subsurface
construction within 200 feet of a subway, if needed.

The New York City Landmarks Preservation Commission approves studies and testing to
prevent loss of archaeological resources and to prevent damage to architectural resources.

The New York State Department of Environmental Conservation (NYSDEC) regulates disposal
of hazardous materials, and construction, operation, and removal of bulk petroleum and
chemical storage tanks. NYSDEC also regulates discharge of water into rivers and streams.

The New York State Department of Labor (DOL) licenses asbestos workers.

The New York State Department of Transportation (NYSDOT) reviews and approves any
traffic lane closures on its roadways, should any be necessary.

The U.S. Environmental Protection Agency (EPA) has wide ranging authority over
environmental matters, including air emissions, noise, hazardous materials, and the use of
poisons, however, much of its responsibility is delegated to the state level.

The Occupational Safety and Health Administration (OSHA) sets standards for work site
safety and construction equipment.

Construction Hours 

New York City regulates the hours of construction work through the New York City Noise Control
Code, as amended in December 2005 and effective July 1, 2007. Construction is limited to weekdays
between the hours of 7:00 AM and 6:00 PM, and noise limits are set for certain specific pieces of
construction equipment. The City may permit work outside of these hours to accommodate: (1)
emergency conditions; (2) public safety; (3) construction projects by or on behalf of City agencies; (4)
construction activities with minimal noise impacts; and (5) undue hardship resulting from unique site
characteristics, unforeseen conditions, scheduling conflicts, and/or financial considerations. The New
York City Department of Buildings issues these work permits, and in some instances, approval of a
noise mitigation plan from DEP under the City’s Noise Code is also required.

In New York City, construction work typically occurs on weekdays and begins at 7:00 AM, with most
workers arriving between 6:00 AM and 7:00 AM. Work typically ends at 4:00 PM, with some exceptions
when certain critical tasks (e.g., finishing a concrete pour for a floor deck, completing the drilling of
piles, or completing the bolting of a steel frame erected that day) require that the workday be extended
beyond normal work hours. Any extended workdays generally last until approximately 5:30 PM or
6:00 PM and do not include all construction workers on site, but only those involved in the specific
task requiring additional work time. For work outside of normal construction hours, work permits are
obtained from DOB prior to such work commencing. The numbers of workers and pieces of equipment
in operation for work outside normal hours is generally limited to those needed to complete the
particular authorized task. Overall, the level of activity for any work outside of normal construction
hours is less than a normal workday.
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Construction Practices 

Access, Deliveries and Staging Areas 

Access to construction sites is controlled. Work areas are fenced off, and limited access points for
workers and construction related trucks are provided. Typically, worker vehicles are not allowed into
the construction area, and workers or trucks without a need to be on the site are not allowed entry.
After work hours, the gates are closed and locked. Security guards may patrol the construction site
after work hours and over weekends to prevent unauthorized access.

Material deliveries to the site are controlled and scheduled. To aid in adhering to the delivery
schedules, as is normal for building construction in New York City, flaggers are employed at each of
the construction site’s access points. Flaggers are typically supplied by either the subcontractor on site
at the time or by the construction manager. The flaggers control trucks entering and exiting the site so
that they would not interfere with one another. In addition, they provide an additional traffic aid as
trucks enter and exit the on street traffic streams.

For the proposed project, the primary access point for trucks delivering materials would be at
Edgewater Street at the site’s existing driveway.

Material deliveries to the site would be controlled and scheduled as discussed above.

Lane and Walkway Closures 

Temporary curb lane and sidewalk closures are typical for construction projects in New York City. To
manage such closures, a Maintenance and Protection of Traffic (MPT) plan is developed consistent with
DOT requirements. DOT OCMC reviews and approves MPT plans, and the implementation of the
closures is also coordinated with DOT OCMC. In general, construction managers for major projects on
adjacent sites also coordinate their activities to avoid delays and inefficiencies.

Construction activities would be staged primarily within the project site, and are not expected to
require closing or narrowing of travel and parking lanes or pedestrian facilities.

Public Safety 

A variety of measures are employed to ensure public safety during construction at sites within New
York City. Examples include the use of sidewalk bridges to provide overhead protection for
pedestrians passing by the construction site and the employment of flaggers to control trucks entering
and exiting the construction site, to provide guidance to pedestrians, and/or to alert or slow down the
traffic. Other safety measures include following DOB requirements during the installation and
operation of tower cranes to ensure safe operation of the equipment and the installation of safety
nettings on the sides of the project as the superstructure advances upward to prevent debris from
falling to the ground.

As at other New York City construction sites, the proposed project would follow all DOB safety
requirements to ensure that construction of the project is conducted with care so as to minimize the
disruption to the community.
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Rodent Control 

Construction projects in New York City typically include provisions for a rodent (i.e., mouse and rat)
control program with provisions for this formalized in construction contracts for the development.
Rodent control programs are typically carried out throughout construction, beginning with surveying
and baiting appropriate areas prior to construction and providing for proper site sanitation and
maintenance during construction. Signage would be posted, and coordination would be conducted
with appropriate public agencies. Only EPA and NYSDEC registered rodenticides would be
permitted, and the contractor would be required to implement the rodent control program in a manner
that is not hazardous to the general public, domestic animals, and non target wildlife.

2.15.3 Construction Schedule and Activities 

Construction Schedule 

General Overview 

Construction of mid rise or large scale buildings in New York City typically follows a general pattern.
The first task is construction startup, which involves the siting of work trailers, installation of
temporary power and communication lines, and the erection of site perimeter fencing. Then, if there is
an existing building on the site, any potential hazardous materials (such as asbestos) are abated, and
the building is then demolished with some of the materials recycled and debris taken to a licensed
disposal facility. For sites requiring new or upgraded public utility connections, these activities are
undertaken next (e.g., electrical connection, installation of new water or sewer lines and hook ups, etc.).
Excavation and removal and/or addition and re grading of the soils is the next step, followed by
construction of the foundations. When the below grade construction is completed, construction of the
core and shell of the new building begins. The core is the central part of the building and is the main
part of the structural system. It contains the elevators and the mechanical systems for heating,
ventilation, and air conditioning (HVAC). The shell is the outside of the building. As the core and floor
decks of the building are being erected, installation of the mechanical and electrical internal networks
would start. As the building progresses upward, the exterior cladding is placed, and the interior fit out
begins. During the busiest time of building construction, the upper core and structure are built while
the mechanical/electrical connections, exterior cladding, and interior finishing progress on lower floors.
Finally, site work, including landscaping and other site work associated with a particular building site,
like completing or resurfacing new access roadway and sidewalks (or open space) is undertaken, and
site access and protection measures required during construction are removed.

125 Edgewater Street Construction Schedule 

The anticipated construction schedule is presented in Table 2.15 1 and reflects a reasonable assumption
for construction activities at the site. Construction would begin in the third quarter of 2017. It is
assumed that development across the site would occur in phases and, based on a feasible development
timeline, the full build out on the project area would be completed by the end of 2019. Altogether, it is
projected that construction activities would occur on the site over a period of two and a quarter years.



125 Edgewater Street - CEQR No. 17DCP069R  Environmental Assessment Statement

Page 2.15-5 

Table 2.15 1 Anticipated Construction Schedule

As shown in the schedule, construction would begin in mid 2017 with demolition, excavation, and
foundation work in the area of Building A. Construction of Building A would continue with
superstructure work beginning in the first quarter of 2018. Building A superstructure work would
continue through mid 2018, with the enclosure of the building starting in the second quarter of 2018
and overlapping with the completion of the superstructure construction. Enclosure of the building
would continue into the fourth quarter of 2018. Interior buildout would start in mid 2018 and would
continue into the second quarter of 2019. Overall, construction of Building A, and the shore public
walkway in this portion of the site, would take 20 months.

Construction of Buildings B and C would follow the same pattern as Building A. Building B would
take the longest to construct (21 months). Building C would take 12 months to complete.

Construction of all three buildings would overlap for approximately 7 months between the start of the
fourth quarter of 2018 and the end of the third quarter of 2019.

Construction Activities 

Construction of the proposed project would be subject to the government regulations and oversight
detailed in Section 1.2 and would employ the general construction practices described above.

Demolition, Site Preparation, Excavation and Foundation 

Construction at the development site would begin with a number of activities to prepare the site for
construction work. Early activities would involve the installation of public safety measures, such as
fencing and Jersey barriers. Trailers for the construction engineers and managers would be hauled to
the site and installed. Also, portable toilets, dumpsters for trash, and water and fuel tankers would be

Q3
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brought to the site and installed. Temporary utilities would be connected to the construction trailers.
Interior access roads and turnarounds would be established.

The existing 1 story steel shed on the site would be removed from the site.

Foundation and excavation work would include the drilling of piles that would support the proposed
buildings. Site utilities (electric, water, and sewer lines) would also be installed. Equipment used
during this period of construction would include excavators, front end loaders, dump trucks, and pile
drivers. Concrete trucks would also be used for the slab on grade.

Any soil to be removed from the project site would be loaded onto dump trucks for transport to a
licensed disposal facility or for reuse elsewhere on the project site or on another construction site that
needs fill. To reduce the potential for public exposure to contaminants during excavation activities,
construction activities would be performed in accordance with all applicable regulatory requirements
as discussed in Chapter 2.9, “Hazardous Materials.”

For the proposed project, excavation and foundation work is anticipated to occur over a total of 16
months for all three buildings; however, this work would be undertaken at different locations
throughout the site for different periods: for Building A, 6 months, for Building B, 7 months, and for
Building C, 5 months.

Superstructure and Exterior Closure 

Construction of the core and shell involves construction of the building’s framework, core, and exterior.
The superstructure is the building’s framework (beams and columns) and floor decks. Construction of
the core, or interior structure, includes construction of the building’s elevator shafts; vertical risers for
mechanical, electrical, and plumbing systems; electrical and mechanical equipment rooms; core stairs;
and restroom areas. Construction of the exterior involves the installation of the façade (exterior walls,
windows, and cladding and the roof).

Equipment during this phase typically includes air compressors, cranes, delivery and concrete trucks,
concrete pumps, concrete trowels, welding equipment, and a variety of handheld tools. Temporary
construction elevators (hoists) are also typically constructed for the delivery of materials and vertical
movement of workers when necessary. Tower cranes are used to lift structural components and other
large materials. Superstructure activities also require the use of mobile cranes, welders, impact
wrenches, and a variety of trucks. Tower cranes are typically on site for both the superstructure and
exterior façade stages of construction. Concrete trucks and trucks delivering rebar are active during
this stage of construction.

For the proposed project, superstructure and exterior closure work is anticipated to take approximately
18 months at the site, with 9 months at Building A, 12 months at Building B, and 5 months at Building
C. There would be some overlap of these phases at the site, with superstructure and exterior closure
work beginning at Building B as this work is being completed at Building A. Superstructure and
exterior closure work at Building C would overlap entirely with the same phase of work at Building B.

Interior Fit-out and Site Work 

Interior fit out activities include the construction of interior partitions, installation of lighting fixtures
and interior finishes (i.e., flooring, painting, etc.); mechanical and electrical work, such as the
installation of elevators; and lobby finishes. In addition, final cleanup and touchup of the proposed
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buildings and final building systems (i.e., electrical system, fire alarm, plumbing, etc.) testing and
inspections would be part of this stage of construction.

Equipment used during interior construction typically includes exterior hoists, compressors, delivery
trucks, and a variety of small hand held tools. This stage of construction is typically the quietest and
does not generate fugitive dust since this work occurs within the buildings with the façades
substantially complete.

This stage of construction would also include the final finishing of the building and grounds, including
landscaping activities and other site work related to the esplanade. This is also when the construction
protection measures (fencing, sidewalk enclosures, bridges, remaining scaffolding, etc.) around the
construction site would be removed.

For the proposed project, this work would begin on the lower floors of each of the towers as the
superstructure and exterior closure work for each tower is being completed (i.e., the various tasks for
this effort would overlap). At Building A, interior buildout and site work would be completed over 10
months, at Building B, over 12 months, and at Building C, over 6 months. Interior buildout at Buildings
A, B, and C would generally overlap, as in the superstructure and exterior closure phase of
construction.

2.15.4 Assessment of Project Construction 

In accordance with the guidelines of the CEQR Technical Manual, this preliminary assessment evaluates
the effects associated with the proposed action’s construction related activities including
transportation, air quality, and noise. Hazardous materials are discussed in Chapter 2.9.

As discussed in more detail in Chapter 2.1, Land Use, Zoning, and Public Policy, the area surrounding
the development site consists of a mixture of commercial, light industrial, and transportation and
utility uses, parking, and vacant land as well as the waters of Upper New York Bay. The nearest
residential use is approximately 370 feet from the development site. The nearest existing open space
use is approximately 1,040 feet from the development site; in the future No Action condition, new open
space will be developed, and the nearest open space will be 520 feet from the development site. The
nearest active use to the development site is the seven story, 256,000 square foot office building located
adjacent to the development site within the rezoning area.

Transportation

Traffic 

Construction of the project would generate trips from construction workers traveling to and from the
site as well as from the delivery of materials and equipment, and the removal of debris. The number of
trips generated during construction were based on the construction sequencing discussed above;
projections of worker and delivery trucks are shown in Table 2.15 2. Construction activities would
occur between 2017 and 2019.
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Table 2.15-2: Average Number of Daily Construction Vehicle by Quarter 
2017 2018 2019

1Q 2Q 3Q 4Q 1Q 2Q 3Q 4Q 1Q 2Q 3Q 4Q

Workers 0 0 14 20 28 64 114 137 199 154 146 68

Autos 0 0 9 12 18 40 72 87 126 97 92 43

Trucks 0 0 0 13 19 10 19 25 16 21 6 9

Vehicles 0 0 9 25 37 50 91 112 142 118 98 52

PCEs 0 0 9 38 56 60 110 137 158 139 104 61

As shown in the Table 2.15 2, it is projected that the highest number of construction trips would be
generated during the first quarter of 2019. During this period, construction activities would generate
on average 199 workers a day and 16 trucks a day. Based on the 2000 Census reverse journey to work
data for the Construction industry, it is anticipated that approximately 74 percent1 of construction
workers would drive to and from the project site. The average vehicle occupancy is 1.17 workers per
vehicle. For the peak construction period, the average number of auto and trucks would be
approximately 142 vehicles per day (158 passenger car equivalents [PCEs] per day2).

Construction activities would be expected to occur for a construction shift of 7 AM to 3:30 PM. For
construction workers, typical arrival patterns show that most arrivals (approximately 80 percent) occur
during the hour of 6 to 7 AM (the hour before the beginning of a regular day shift), and the same
percentage of departure trips occurs during the hour of 3:30 PM to 4:30 PM (at the end of the shift). For
trucks, deliveries are usually spread throughout the day but the peak activity (approximately 25
percent) would occur during the 6 to 7 AM hour. Construction activities are expected to generate 101
auto trips and eight truck trips (a total of 117 PCEs) during the 6 AM to 7 AM peak hour, and 101 auto
trips and two truck trips (a total of 105 PCEs) during the 3:30 PM to 4:30 PM peak hour. Table 2.15 3
shows the hourly construction vehicle trip projections.

1 The census data shows that approximately 70 percent of Construction industry worker trips would travel by auto and six percent
would travel by ferry, ferry trips were distributed between other modes (auto, rail, bus) to reach the project site
2 Per the 2014 CEQR Technical Manual, the peak quarter for construction traffic is assessed based on PCEs and it is assumed that one
truck is equivalent to two passenger cars
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Table 2.15-3: Projected Construction Vehicle Trips 

Time
Auto Trips Truck Trips Total Total (PCEs)

In Out In Out In Out In Out
6 AM to 7 AM 101 0 4 4 105 4 109 8
7 AM to 8 AM 25 0 2 2 27 2 29 4
8 AM to 9 AM 0 0 2 2 2 2 4 4
9 AM to 10 AM 0 0 2 2 2 2 4 4
10 AM to 11 AM 0 0 1 1 1 1 2 2
11 AM to Noon 0 0 1 1 1 1 2 2
Noon to 1 PM 0 0 1 1 1 1 2 2
1 PM to 2 PM 0 0 1 1 1 1 2 2
2 PM to 3 PM 0 6 1 1 1 7 2 8
3 PM to 4 PM 0 101 1 1 1 102 2 103
4 PM to 5 PM 0 19 0 0 0 19 0 19
5 PM to 6 PM 0 0 0 0 0 0 0 0
6 PM to 7 PM 0 0 0 0 0 0 0 0

The number of vehicle trips expected to be generated during the peak construction period was
compared to number of trips expected to be generated by proposed project, and is presented in Table
2.15 4 below. The number of vehicle trips generated during the AM construction peak hour would be
less than the number of vehicles trips generated by the project during the AM peak hour. Similarly, the
PM construction peak hour would generate less vehicle trips when compared to the midday and PM
peak hours. It should also be noted that the background traffic for the construction peak hour are lower
than peak hours analyzed for the project. Therefore, it would be expected that with the improvements
identified in Chapter 2.11, “Transportation,” in place, significant traffic impacts would not result from
construction activities.

Table 2.15-4: Comparison of Construction and Proposed Project Traffic Increment 

Parking

As shown in Table 2.15 3, the projected number of construction auto trips during the peak construction
period would be approximately 126 vehicles per day. During most periods of construction, it is
expected that all construction worker parking would be accommodated on site in areas that have yet
to undergo construction or within completely parking garages. However, during the peak construction
period when all areas would be under construction, vehicles would be expected to park at available
on and off street parking facilities within a ¼ mile radius of the development site. It is not expected
for the construction activities to result in significant parking impacts.

Transit and Pedestrians 

Based on the 2000 Census reverse journey to work data for the Construction industry, it is anticipated
that approximately 14.5 percent of constructions workers would commute to the project site via bus

Construction Peak Period Vehicle Trips Project Generated Vehicle Trips
6 AM 7 AM

Peak Hour
3:30 PM 4:30 PM

Peak Hour
7:45 AM 8:45 AM

Peak Hour
2:30 PM 3:30 PM

Peak Hour
4:45 PM 5:45 PM

Peak Hour
Auto 101 101 178 149 240
Trucks 8 2 4 0 0
Vehicles 109 103 182 149 240
PCEs 117 105 186 149 240
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and 11.5 percent would commute the project site via the Staten Island Railway (SIR). It is not expected
that construction workers would walk to the project site.

It is expected that the vast majority of workers (80 percent) would arrival between 6 AM and 7 AM,
and depart between 3:30 PM and 4:30 PM. Construction activities would be expected to generate 23
bus trips and 18 SIR trips during the peak hours. Since the number of transit and pedestrian trips
generated would be below the 2014 CEQR Technical Manual threshold of 200 transit or walk trips,
construction activities are not expected to result in transit and pedestrian impacts.

Air Quality 

Construction impacts on air quality may occur because of particulate matter (fugitive dust) created by
demolition, excavation, earth moving operations, etc., and increased truck traffic to and from the
construction site on local roadways or because of temporary road closings.

For stationary source emissions, the most intense construction activities in terms of air pollutant
emissions are typically the demolition, excavation, and foundation stages since it is during these stages
that the largest number of large non road diesel engines would be employed, resulting in the highest
levels of air emissions. The other stages of construction, including superstructure, exterior façades,
interior finishes and site work, typically result in much lower air emissions since they require fewer
pieces of heavy duty diesel equipment. Equipment used in the latter stages of construction generally
have small engines and are dispersed vertically throughout the building, resulting in very low
concentration increments in adjacent areas. Additionally, the latter stages of construction do not
involve soil disturbance activities and therefore would result in significantly lower dust emissions.
Interior finishes activities are better shielded from nearby sensitive receptors by the proposed
structures themselves.

For the proposed project, while the proposed project would have an overall construction period longer
than two years (i.e., 2¼ years), the most intense construction activities in terms of air pollutant
emissions would occur for only 20 months and would be phased. In addition, there would be a one
month break between excavation and foundation work at Building A and Building B. Together, this
would minimize the potential impact. The development site is currently predominantly vacant, and
therefore, demolition activities on the site would be very limited and are not anticipated to result in
intense or long exposure to air pollutants for any potential sensitive receptors. In addition, these
relatively intense construction activities would be phased to minimize the impact—excavation and
foundation on Building A from the third quarter of 2017 through the first quarter of 2018; excavation
and foundation on Building B from the second quarter of 2018 into the fourth quarter of that year, and
excavation and foundation on Building C from fourth quarter 2018 to the middle of the first quarter of
2019. Because of the site layout, any heavy equipment associated with the construction of the three
buildings (such as a tower crane) would operate from different locations within the site during
construction. Then, as is typical for construction projects, air emissions would be lower in the other
stages of construction, particularly as activities would be dispersed throughout the development site.
Therefore, it is not anticipated that project construction would result in any significant adverse air
quality impacts to nearby sensitive receptors, including the nearest occupied building at 1 Edgewater
Street, an office building that is located approximately 100 feet from the center of the development site.

With regard to sensitive residential receptors, there is the potential for the creation of on site receptors
at Building A before the final build out of Buildings B and C. However, at the time that Building A is
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completed and potentially occupied, there would not be any heavy construction work (e.g., excavation,
demolition, or foundation work) underway at Buildings B and C. Instead, Buildings B and C would be
in interior fit out stage, which would result in much lower air emissions than the demolition,
excavation, and foundation stages. Therefore, it is not anticipated that project construction would result
in any significant adverse air quality impacts to on site sensitive receptors.

Mobile source emissions typically result from the operation of construction equipment, trucks
delivering materials and removing debris, workers’ private vehicles, or occasional disruptions in traffic
near the construction site. As described in above in Transportation section, the vehicular trip generation
from construction would be below the threshold for a detailed mobile source analysis. Therefore, a
more detailed assessment of construction related air quality analysis is not warranted.

In addition, to address pollutant emissions during construction, the project will adhere to the
applicable laws, regulations, and building codes in place that focus on clean fuel, dust suppression
measures, and idling restrictions for on road vehicles:

Clean Fuel. Ultra low sulfur diesel (ULSD) would be used for diesel engines throughout the
construction site.3

Dust Control. Fugitive dust control plans would be required as part of contract specifications.
For example, stabilized truck exit areas would be established for washing off the wheels of all
trucks that exit the construction site. Truck routes within the site would be watered as needed
to avoid the re suspension of dust. All trucks hauling loose material would be equipped with
tight fitting tailgates and their loads securely covered prior to leaving the site. In addition to
regular cleaning by the City, streets adjacent to the site would be cleaned as frequently as
needed by the construction contractor. Water sprays would be used for all transfer of spoils to
ensure that materials are dampened as necessary to avoid the suspension of dust into the air.
All measures required by the portion of the New York City Air Pollution Control Code regulating
construction related dust emissions would be implemented.

Restrictions on Vehicle Idling. In addition to adhering to the local law restricting unnecessary
idling on roadways, on site vehicle idle time would also be restricted to three minutes for all
equipment and vehicles that are not using their engines to operate a loading, unloading, or
processing device (e.g., concrete mixing trucks) or otherwise required for the proper operation
of the engine.

In addition to adhering to the required laws and regulations, the proposed project will also implement
the following emissions reductions measures to further reduce the effects of construction activities on
air quality:

Diesel Equipment Reduction. Construction of the proposed project would minimize the use of
diesel engines and use electric engines, to the extent practicable. This would reduce the need
for on site generators, and require the use of electric engines in lieu of diesel where practicable.

Best Available Tailpipe Reduction Technologies. Nonroad diesel engines with a power rating
of 50 horsepower (hp) or greater would utilize the best available tailpipe (BAT) technology for
reducing DPM emissions. Diesel particle filters (DPF) have been identified as being the tailpipe

3 The Environmental Protection Agency (EPA) required a major reduction in the sulfur content of diesel fuel intended for use in
locomotive, marine, and non road engines and equipment, including construction equipment. As of 2015, the diesel fuel produced
by all large refiners, small refiners, and importers must be ULSD fuel. Sulfur levels in non road diesel fuel are limited to a maximum
of 15 parts per million.
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technology currently proven to have the highest reduction capability. Construction contracts
would specify that all diesel nonroad engines rated at 50 hp or greater would utilize DPFs,
either installed on the engine by the original equipment manufacturer (OEM) or retrofit with
a DPF verified by EPA or the California Air Resources Board, and may include active DPFs if
necessary; or other technology proven to reduce DPM by at least 90 percent.

Utilization of Newer Equipment. EPA’s Tier 1 through 4 standards for nonroad engines
regulate the emission of criteria pollutants from new engines, including PM, CO, NOx, and
hydrocarbons (HC). All nonroad construction equipment in the project would meet at least the
Tier 2 emissions standard, and construction equipment meeting Tier 3 with diesel particulate
filters and/or Tier 4 emissions standards would be used where conforming equipment is
widely available, and the use of such equipment is practicable.

Source Location. In order to reduce the resulting concentration increments at sensitive
receptors, large emissions sources and activities such as concrete trucks and pumps would be
located away from the sensitive receptors to the extent practicable. This would reduce potential
concentration increments from on site sources at such locations by increasing the distance
between the emission sources and the sensitive locations, resulting in enhanced dispersion of
pollutants.

Overall, these air emission control commitments are expected to significantly reduce diesel particulate
matter (DPM) emissions by a similar reduction level that would be achieved by applying the currently
defined best available control technologies under New York City Local Law 77 of 2003, which are
required only for publically funded City capital projects.

Therefore, due to the factors described above and with the implementation of an emissions control
program, the proposed project would not result in any significant adverse impacts on air quality.

Noise 

Construction activities have the potential to affect the noise conditions of existing receptors near the
development site and new receptors that may be introduced during the phased development.
Construction noise can vary widely depending on the phase of construction (e.g., demolition, land
clearing and excavations, foundation, steel and concrete erection, mechanical and interior fit out) and
the specific task equipment and methods being used. The most significant construction noise sources
at a construction site are generally the movement of trucks to and from a project site, back up alarms
and equipment such as excavators, hoe rams, drill rigs, pile driving rigs, and cranes.

Noise from construction activities and some construction equipment is regulated by the New York City
Noise Control Code and by the EPA. The New York City Noise Control Code limits construction
activities to weekdays between the hours of 7:00 AM and 6:00 PM, requires that a Construction Noise
Mitigation Plan be implemented, and sets noise limits for specific pieces of construction equipment.
Noise control measures would be described in the Construction Noise Mitigation Plan and could
include a variety of source and path controls.

The following controls to reduce noise at the source will be implemented to the extent feasible, practical
and safe as required by the New York City Noise Code:

The responsible party would self certify that all construction tools and equipment have been
maintained to not generate excessive or unnecessary noise and that the noise emissions would
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not exceed the levels specified in the Federal Highway Administration’s Roadway
Construction Noise Model User’s Guide, January, 2006.

All construction equipment would be equipped with necessary noise reduction equipment
including mufflers. All equipment with internal combustion engines would be operated with
the doors closed including noise insulating materials and at the lowest engine speed allowable.

Where feasible, practical and safe, the use of back up alarms would be minimized and/or
quieter back up alarms would be installed in accordance with OSHA standards.

Vehicles would not be allowed to idle more than three minutes in accordance with New York
City Administrative Code §24 163.

The contractor shall utilize a training program to inform workers on methods that can
minimize construction noise.

For impact equipment such as pile drivers and jackhammers, the quietest equipment shall be
selected taking into consideration the structural and geotechnical conditions.

The use of hoe rams shall include the use of acoustic shrouds or acoustic curtains to minimize
noise.

The following path noise controls will be implemented to the extent feasible, practical and safe as
required by the New York City Noise Code:

When the DOB regulations require a perimeter barrier or “construction fence” and the site is
within 200 feet of a receptor, the barrier shall be constructed in a specific manner (as described
in the New York City Noise Code) to provide sufficient sound attenuation. Section 3307.7 of
the New York City Building Code requires a solid 8 foot wall made out of wood or other
suitable material be constructed where a new building is being constructed or a building is
being demolished to grade.

Should noise complaints occur during construction, the contractor shall use path noise control
measures such as temporary noise barriers, jersey barriers and/or portable noise enclosures for
small equipment.

In general, the quietest equipment and methods shall be used for excavators, dump trucks,
cranes, auger drills and concrete saws to the extent feasible and practical.

Overall, construction of the proposed project would not involve any unusual or exceptional
construction activities or practices for a building in New York City. The noisiest period of construction
would be during foundation work due primarily to pile driving activities. At the existing office
building at 1 Edgewater Street, which is located approximately 100 feet from the center of the
development site, Leq noise levels during pile driving would be approximately 80 dBA at the exterior
of the building prior to the use of acoustic shrouds and/or the perimeter barrier to attenuate sound.
The sound attenuation properties of the building at 1 Edgewater Street are not known at this time;
however, there is a potential that interior noise levels may exceed 50 dBA L10 during pile driving
activities, which is generally considered to be the threshold for indoor nuisance levels in office and
commercial properties. Path noise controls such as acoustic shrouds will be implemented as feasible,
practical, safe and as required by the New York City Noise Code.
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Excavation and foundation work is anticipated to occur over a total of 20 months for all three buildings;
however, this work would be undertaken at different locations throughout the site for different
periods. Construction would generally move within the development site, starting near the southern
portion of the site where Building A would be constructed and move north to the area of Building B
and then Building C. The demolition, excavation, foundation and superstructure work would be
completed at Buildings B and C before the interior buildout of Building A and before residents could
potentially occupy the building. If residents were to occupy Building A during construction of
Buildings B and C, it would be during the exterior closeout, interior buildout and site work phases
which are substantially quieter than the foundation work phase. Construction noise levels at Building
A during these phases of construction at Buildings B and C would be approximately 70 dBA (exterior)
without path noise controls. With implementation of the 31 dBA window/wall sound attenuation at
Building A, interior sound levels would be below 45 dBA (Leq) which is considered to be the threshold
for indoor nuisance levels during daytime hours according to the CEQR Technical Manual. With the
adherence to existing construction noise regulations and the implementation of a Construction Noise
Mitigation Plan, as required by the New York City Noise Code, the proposed project is not anticipated
to result in significant adverse construction noise impacts.
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Matter underlined is new, to be added;
Matter struck out is to be deleted;
Matter within # # is defined in Section 12-10;
*   *   * indicates where unchanged text appears in the Zoning Resolution

Article XI
SPECIAL PURPOSE DISTRICTS

Chapter 6
Special Stapleton Waterfront District

*     *     *
116-01
Definitions

For the purposes of this Chapter, matter in italics is defined in Section 12-10 (DEFINITIONS) or in this 
Section.

Esplanade

The “Esplanade” is a park extending along all portions of the waterfront edges of the #Special Stapleton 
Waterfront District#. The #Esplanade# is shown in the District Plan, Map 1 (Special Stapleton Waterfront 
District, Subareas and Public Spaces) in the Appendix to A of this Chapter.

*     *     *
Mandatory front building wall line 

“Mandatory front building wall lines” are imaginary lines extending through Subarea B of the #Special 
Stapleton Waterfront District# which are shown on Map 3 (Mandatory Front Building Wall Lines) in the
Appendix to A of this Chapter, and with which #building# walls must generally coincide, as provided in 
Section 116-232.

Pier Place, the Cove 

“Pier Place” and the “Cove” are designated open spaces accessible to the public, located within the 
#Special Stapleton Waterfront District# as shown in the District Plan, Map 1, in the Appendix to A of this 
Chapter.

Shore public walkway

A #shore public walkway# is a linear public access area running alongside the shore or water edges of a 
#platform# on a #waterfront zoning lot#.

Upland connection
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An “upland connection” is a pedestrian way that which provides a public access route from the 
#Esplanade# or a #shore public walkway# to a public sidewalk within a public #street#. Required #upland
connections# are shown in the District Plan, Map 5 (Upland Connections and Visual Corridors), in the
Appendix to A of this Chapter.

Visual corridor 

A "visual corridor" is a public #street# or tract of land within a #block# that provides a direct and 
unobstructed view to the water from a vantage point within a public #street#. Required #visual corridors# 
are shown in the District Plan, Map 5, and Map 6 (Location of Visual Corridor in Subarea E) in the 
Appendix to A of this Chapter.

116-02
General Provisions

In harmony with the general purposes and content of this Resolution and the general purposes of the 
#Special Stapleton Waterfront District#, the provisions of this Chapter shall apply to all #developments#, 
#enlargements# and changes of #use# within the #Special Stapleton Waterfront District#. The regulations 
of all other Chapters of this Resolution are applicable except as modified, supplemented or superseded by 
the provisions of this Chapter. In the event of a conflict between the provisions of this Chapter and other 
regulations of this Resolution, the provisions of this Chapter shall control.  However, in #flood zones#, in 
the event of a conflict between the provisions of this Chapter and the provisions of Article VI, Chapter 4 
(Special Regulations Applying in Flood Hazard Areas), the provisions of Article VI, Chapter 4, shall 
control., except in Subarea E of this Chapter.

Within the #Special Stapleton Waterfront District#, the regulations of the underlying R6, C2-2, C4-2A
and M2-1 Districts shall apply, as modified in this Chapter. 

116-03
District Plan and Maps

The District Plan for the #Special Stapleton Waterfront District# identifies specific areas comprising the 
Special District in which special zoning regulations are established in order to carry out the general 
purposes of the #Special Stapleton Waterfront District#.

These areas shall include the #Esplanade#, Subareas A, B1, B2, B3, B4, B5, C, D and E, the #Esplanade#
and two designated public open spaces: #Pier Place# and the #Cove#. In addition, Subareas B and E shall 
include #upland connections# and Subarea E shall include a #shore public walkway#.  

The District Plan includes the following maps in the Appendix to A of this Chapter.

Map 1 Special Stapleton Waterfront District, Subareas and Public Spaces 
Map 2 Ground Floor Use and Frontage Requirements 
Map 3 Mandatory Front Building Wall Lines 
Map 4 Restricted Curb Cut and Off-Street Loading Locations 
Map 5 Upland Connections and Visual Corridors
Map 6 Location of Visual Corridor in Subarea E
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*     *     *

116-04
Subareas

In order to carry out the purposes and provisions of this Chapter, the following subareas are established 
within the #Special Stapleton Waterfront District#: Subarea A, Subarea B, comprised of Subareas B1, B2, 
B3, B4 and B5, Subareas C, D and E, the #Esplanade#, #Pier Place# and the #Cove#. In each of these 
subareas, special regulations apply that may not apply in other subareas.

116-05
Applicability

In Subareas A, B and C, the #Esplanade#, #Pier Place# and the #Cove#, Tthe provisions of Article VI, 
Chapter 2 (Special Regulations Applying in the Waterfront Area), shall not apply in the #Special 
Stapleton Waterfront District#, except where specifically stated otherwise in this Chapter. In lieu thereof, 
the special #use#, #bulk#, #accessory# off-street parking, public access and urban design regulations of 
Sections 116-10 through 116-50 shall apply.

In Subarea D, the provisions of Article VI, Chapter 2 shall apply pursuant to the underlying M2-1 District
regulations.

In Subarea E, the underlying provisions of Article VI, Chapter 2 shall apply, except as modified in 
Section 116-60 (SPECIAL REGULATIONS IN SUBAREA E), inclusive. In addition, the provisions of 
Article VI, Chapter 4 (Special Regulations Applying in Flood Hazard Areas), shall not apply. In lieu 
thereof, the provisions of Section 116-623 (Height and setback regulations), shall apply.

#Lower density growth management area# regulations shall not apply in the #Special Stapleton 
Waterfront District#.

116-10
SPECIAL USE REGULATIONS FOR SUBAREAS A, B AND C, THE ESPLANADE, PIER 
PLACE AND THE COVE

Within the #Special Stapleton Waterfront District# In Subareas A, B and C, the #Esplanade#, #Pier 
Place# and the #Cove#, the following special #use# regulations shall apply. The #use# regulations of the 
underlying C4-2A District shall be modified by Sections 116-101 through 116-13, inclusive.

116-101
Use Groups 12 and 14

The #uses# listed in Section 32-21 (Use Group 12) shall not be permitted in Subarea C. 

The #uses# listed in Section 32-23 (Use Group 14) shall be permitted in the #Special Stapleton 
Waterfront District# Subareas A, B and C, the #Esplanade#, #Pier Place# and the #Cove#; boat storage, 
repair or painting, however, shall be allowed without restriction relating to boat length.
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*     *     *

116-11
Special Sign Regulations

The #sign# regulations of the underlying C4-2 District in Section 32-60 (SIGN REGULATIONS) shall be 
modified as follows: #flashing signs# shall not be permitted in the #Special Stapleton Waterfront 
District# Subareas A, B and C, the #Esplanade#, #Pier Place# and the #Cove#.

116-12
Mandatory Ground Floor Use and Frontage Requirements 

The provisions of Section 32-433 (Ground floor use in C1, C2 and C4 Districts in the Borough of Staten 
Island) shall not apply in the #Special Stapleton Waterfront District# Subareas A, B and C. However, on 
designated #streets# and #mandatory front building wall lines# in Subareas B3 and C, as shown on Map 2 
in the Appendix to A of this Chapter, the special ground floor #use# and frontage regulations of this 
Section shall apply to any #building developed# or #enlarged# after October 25, 2006. 

#Uses# located on the ground floor level, or within two feet of the as-built level of the adjoining sidewalk, 
shall be exclusively limited to the permitted non-#residential uses# as modified by the special #use# 
provisions of this Chapter. Such ground floor #uses# shall extend along the entire width of the
#building#, except for lobbies or entrances to #accessory# parking spaces, and shall have a depth 
provided in accordance with Section 37-32 (Ground Floor Depth Requirements for Certain Uses).

*     *     *

116-13
Transparency Requirements

Within the #Special Stapleton Waterfront District# In Subareas A, B and C, the transparency 
requirements of Section 37-34 (Minimum Transparency Requirements) shall apply to any #development# 
or an #enlargement# where the #enlarged# portion of the ground floor of the #building# is within eight 
feet of the #street line# and where non-#residential uses# are located on the ground floor level or within 
two feet of the as-built level of the adjoining sidewalk.

116-20
SPECIAL BULK REGULATIONS FOR SUBAREAS A, B AND C, THE ESPLANADE, PIER 
PLACE AND THE COVE

The special #bulk# regulations of this Section shall apply within the #Special Stapleton Waterfront 
District# to Subareas A, B and C, the #Esplanade#, #Pier Place# and the #Cove#.

*     *     *
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116-231
Special rooftop regulations

The provisions of Section 33-42 (Permitted Obstructions) shall apply to all #buildings or other structures# 
in the #Special Stapleton Waterfront District# Subareas A, B and C, except that dormers may penetrate a 
maximum base height in accordance with the provisions of paragraph (c)(1) of Section 23-621 (Permitted 
obstructions in certain districts).

116-232 
Street wall location 

In Subarea A, the underlying #street wall# location regulations shall apply. 

In Subareas B and C, the underlying #street wall# location regulations of a C4-2A District or an R6B 
District, as applicable, shall be modified as set forth in this Section. Map 3 (Mandatory Front Building 
Wall Lines) in the Appendix to A of this Chapter, specifies locations in Subareas B and C where 
#mandatory front building wall# requirements apply as follows:

*     *     *

116-233
Maximum building height

Within the #Special Stapleton Waterfront District# In Subareas A, B and C, the maximum height of a 
#building or other structure# outside of Subarea B2 shall not exceed 50 feet. However, where the ground 
floor lever of a #building# provides a #qualifying ground floor# in accordance with the supplemental
provisions set forth in paragraph (b) of Section 35-652 (Maximum height of buildings and setback 
regulations), the maximum height of a #building or other structure# may be increased to 55 feet. 

Within Subarea B2, the maximum height of a #building or other structure# shall not exceed 60 feet. 

116-30
SPECIAL ACCESSORY OFF-STREET PARKING AND LOADING REGULATIONS FOR 
SUBAREAS A, B AND C

Within the #Special Stapleton Waterfront District# In Subareas A, B and C, the parking and loading 
regulations of the underlying C4-2A District shall apply, except as modified in this Section.

*     *     *
116-34
Location and Width of Curb Cuts

Curb cuts are prohibited in the locations shown on Map 4 (Restricted Curb Cut and Off-Street Loading 
Locations) in the Appendix to A of this Chapter.
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In Subarea C, for #zoning lots# with access only to Front Street, only one curb cut shall be permitted 
along Front Street.

Within the #Special Stapleton Waterfront District# In Subareas A, B and C, the maximum width of curb 
cuts shall not exceed 25 feet, including splays.

*     *     *

116-40
UPLAND CONNECTIONS AND VISUAL CORRIDORS FOR SUBAREAS A, B AND C

116-41
Upland Connections

In the locations shown on Map 5 (Upland Connections and Visual Corridors) in the Appendix to A of this 
Chapter, #upland connections# shall be provided. An #upland connection# traversing a #zoning lot# in 
Subareas A, B and C shall consist of a single circulation path bordered continuously along both sides by 
buffer zones.

*     *     *

(c) Permitted obstructions

The provisions of Section 62-611 (Permitted obstructions) shall apply to #upland connections# 
within the #Special Stapleton Waterfront District# Subarea B, the #Esplanade#, #Pier Place# and 
the #Cove#. The permitted obstructions listed in paragraph (b)(2) of Section 62-611 are further 
subject to the tree and planting requirements of Section 62-655. Water-Dependent (WD) #uses# 
referenced in paragraph (a)(6) of Section 62-611 shall be as listed in Section 62-211.

116-42
Visual Corridors

#Visual corridors# shall be provided in the locations shown on Map 5 in the Appendix to A of this 
Chapter. Such #visual corridors# shall be subject to the requirements of Section 116-512 (Design 
requirements for visual corridors).

116-50
SPECIAL URBAN DESIGN REQUIREMENTS FOR SUBAREAS A, B AND C, THE 
ESPLANADE, PIER PLACE AND THE COVE
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The special urban design requirements of this Section, inclusive, shall apply to all #developments# and 
#enlargements# within the #Special Stapleton Waterfront District# Subareas A, B and C, the 
#Esplanade#, #Pier Place# and the #Cove#.

*     *     *
116-512
Design requirements for visual corridors

The requirements of this Section shall apply to all #visual corridors# within Subarea B, the #Esplanade#, 
#Pier Place# and the #Cove#. When a #visual corridor# coincides with an #upland connection#, the 
provisions of Section 116-511 (Design requirements for upland connections) shall also apply.

*     *     *

116-5352
Waterfront Public Access Signage

The New York City Waterfront Symbol Plaque shall be used to direct the public to waterfront public 
access areas including the #Esplanade# and #upland connections# within Subarea B, #Pier Place# and the 
#Cove#, and to identify the entry points of these areas. Such signage shall be provided in accordance with 
requirements of Section 62-654.

116-5453
Refuse Storage Areas

Refuse shall be stored within a #completely enclosed building#.

116-60
SPECIAL REGULATIONS IN SUBAREA E

The special #use#, #bulk#, #visual corridor# and #waterfront public access area# requirements of this 
Section, inclusive, shall apply to Subarea E.

116-61
Special Use Regulations

The #use# regulations of Article VI, Chapter 2 (Special Regulations Applying in the Waterfront Area) 
shall apply, modified as follows:

(a) The provisions of Section 32-433 (Ground floor use in C1, C2 and C4 Districts in the Borough of 
Staten Island) shall not apply;

(b) The provisions of Section 62-29 (Special Use Regulations for R6, R7, R8, R9 and R10 Districts) 
are modified to allow #uses# listed in Section 62-212 (Waterfront-Enhancing (WE) uses) to be 
located anywhere within a #building# existing prior to [date of adoption] provided that no 
#commercial floor area# is located above a #dwelling unit#; and
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(c) #Physical culture or health establishments# shall be permitted as-of-right. The special permit 
provisions of Section 73-36 shall not apply.

116-62
Special Bulk Regulations

The #bulk# regulations of Article VI, Chapter 2 (Special Regulations Applying in the Waterfront Area) 
shall apply, except as modified in this Section, inclusive.

116-621
Floor area

Subarea E of the #Special Stapleton Waterfront District# shall be a #Mandatory Inclusionary Housing 
area# for the purpose of applying the Inclusionary Housing Program provisions of Section 23-90
(INCLUSIONARY HOUSING), inclusive.

The #floor area# regulations of Article VI, Chapter 2, shall not apply. In lieu thereof, the #floor area# 
regulations of Section 23-154 (Inclusionary Housing), as applicable to #Mandatory Inclusionary Housing 
areas#, shall apply.

116-622
Required yards

The special #yard# provisions of 62-332 (Rear yards and waterfront yards) shall apply, except that the 40
foot minimum depth requirement for a #waterfront yard# may be reduced by up to five feet, to a 
minimum depth of 35 feet, along those portions of the landward edge of the stabilized shore, bulkhead or 
natural #shoreline# where the depth of the landward portions of the #zoning lot# is less than 150 feet, as
measured perpendicular and landward from such edge.

116-623
Height and setback regulations

The provisions of Section 62-341 (Developments on land and platforms) shall apply, except as modified
in this Section.

(a) #Initial setback distance#

The provisions of paragraph (a)(2) of Section 62-341 shall be modified for #buildings# located on 
portions of a #zoning lot# where the distance between the edge of the stabilized shore and a 
landward #zoning lot line# is less than 150 feet. The depth of such #initial setback distance# from 
the boundary of a #shore public walkway# may be reduced to five feet, provided that at least 40
percent of the width of each #story# required to be set back above the minimum base height is set 
back no less than ten feet from the boundary of the #shore public walkway#.

(b) Measurement of height
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The provisions of paragraph (a)(3) of Section 62-341 shall apply, except that for the purpose of 
this Section, #base plane# shall refer to an elevation of 16.8 feet above Richmond Datum.

(c) Permitted obstructions

The provisions of paragraphs (a)(4)(i) and (ii) of Section 62-341 shall not apply. Dormers and 
penthouse portions of a #building# shall not be considered permitted obstructions above a 
maximum base height.

(d) Maximum base height

The maximum base height provisions of paragraph (c)(1) of Section 62-341 shall apply, except 
that a #building or other structure#, or a portion thereof, located within an #initial setback 
distance#, shall rise to a height of at least 25 feet or two #stories#, whichever is less, and may not
exceed a maximum base height of 55 feet or five #stories#, whichever is less.

(e) Maximum #building# height and tower size

The maximum #residential# tower size provisions of paragraph (c)(4) of Section 62-341 shall not 
apply. For the purposes of this paragraph (e), any portion of a #building# that exceeds a height of 
55 feet or five #stories#, whichever is less, shall be considered a tower. #Buildings# with tower 
portions fronting on Edgewater Street shall not exceed a height of 120 feet above the #base 
plane# or 12 #stories#, whichever is less. The height of any other #building# with tower portions 
shall not exceed a height of 110 feet above the #base plane#, or 11 #stories#, whichever is less. 
Each #story# within a tower portion of a #building# shall not exceed a gross area of 10,000
square feet up to a height of 90 feet or nine #stories#, whichever is less, and each #story# above a 
height of 90 feet or nine #stories#, whichever is less, shall not exceed a gross area of 8,100 square 
feet. All #stories# within the tower portions of #buildings# shall be bounded on all sides by open 
areas on the #zoning lot#. For #zoning lots# with three or more #buildings#, no more than two 
#buildings# shall contain towers.

(f) #Floor area# distribution

The provisions of paragraph (c)(3) of Section 62-341 shall not apply.

(g) #Street wall# articulation facing #shore public walkways#

The provisions of paragraph (c)(5) of Section 62-341 shall apply. In addition, for portions of 
#buildings# fronting on a #shore public walkway# with an #aggregate width of street wall# 
greater than 200 feet, such #street walls# shall provide a recess at least five feet deep and 55 feet 
wide, unobstructed from the lowest level of the #building# to the sky. In no event shall a #street 
wall# extend along a #shore public walkway# for a distance greater than 130 feet without
providing such a recess. Furthermore, above the height of the second #story#, such #street walls# 
shall provide at least one additional recess with a minimum depth of five feet and a minimum 
width or, where applicable, an aggregate width, of at least 40 feet.

(h) Streetscape provisions
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The streetscape provisions of paragraph (c)(6) of Section 62-341 shall not apply. In lieu thereof, 
the following provisions shall apply:

(1) Lobbies

A #residential# lobby, extending along at least 30 percent of the #aggregate width of 
street walls# shall be provided, but need not be wider than 35 feet. Transparent glazing 
materials shall occupy at least 40 percent of the surface area of the #street wall# of the 
lobby, measured between a height of two and ten feet above the level of the adjoining 
grade.

A lobby to a #commercial or community facility use# shall have a minimum width of 20 
feet. Transparent glazing materials shall occupy at least 50 percent of the surface area of 
the #street wall# of the lobby, measured between a height of two feet above the level of 
the adjoining grade and a height 12 feet above the level of the first finished floor.

In the event of a conflict between the provisions of this paragraph (h)(1) and the 
construction standards of the Federal government or Appendix G of the New York City 
Building Code, the requirements of this paragraph shall not apply.

(2) Parking garage wall treatment

For any level within a #building# where #accessory# off-street parking is provided, such 
parking shall be screened from the #street line# or #waterfront public access area# with a 
#street wall# that is at least 50 percent opaque. Each one-foot square portion of such 
#street wall# shall comply individually with this requirement. Such required wall 
treatment may be interrupted by vehicular or pedestrian entrances. In addition to the wall 
treatment, the screening requirements of Section 62-655 (Planting and trees) shall apply.

For #buildings# with #street walls# that are more than 50 feet in width and located within 50 feet 
of a #waterfront public access area# or #street#, at least 70 percent of the width of such #street 
walls# shall contain #floor area# at the first #story# located completely above the #base plane#.

116-63
Requirements for Visual Corridors and Waterfront Public Access Areas

116-631
Visual corridors

The provisions of 62-51 (Applicability of Visual Corridor Requirements) shall apply, except as modified 
in this Section. The minimum width of the required #visual corridor# shall be 60 feet. The location of 
such #visual corridor# shall be as shown on Map 5 (Upland Connections and Visual Corridors) and Map 
6 (Location of Visual Corridor in Subarea E) in Appendix A of this Chapter. Such #visual corridor# shall 
be located such that the northern boundary of the #visual corridor# shall intersect with the easterly #street 
line# of Edgewater Street at a point 22 feet south of the following intersection: the easterly prolongation 
of the northerly #street line# of Lynhurst Avenue and the easterly #street line# of Edgewater Street. Such 
#visual corridor# shall extend to the pierhead line at an angle of 89.35 degrees, as measured between the 
northern boundary of such #visual corridor# and the portion of the easterly #street line# of Edgewater 
Street north of such #visual corridor#.
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116-632
Waterfront Public Access Area

The provisions of 62-52 (Applicability of Waterfront Public Access Area Requirements) shall apply,
except that no #supplemental public access area#, as set forth in 62-57 (Requirements for Supplemental 
Public Access Areas), shall be required. However, a #shore public walkway# and an #upland connection# 
must be provided as modified in this Section and shown on Maps 1, 5 and 6 in Appendix A of this 
Chapter.

(a) #Shore public walkway#

The provisions of paragraph (a)(3) of Section 62-53 (Requirements for Shore Public Walkways)
shall apply, except that the minimum width of a #shore public walkway# on shallow portions of a 
#zoning lot# set forth in such Section shall be modified to be no less than 35 feet. 

If there is an existing #building or other structure# to remain on the #zoning lot#, the entire area 
between such existing #building# and the shoreline shall be entirely occupied by the #shore 
public walkway#, with a required circulation path of at least eight feet.

(b) #Upland connections#

The requirement for a “transition area” within a Type 2 #upland connection# in paragraph (b)(2)
of Section 62-561 (Types of upland connections) shall not apply. In addition, the minimum width 
requirement of ten feet for the #upland connection# abutting such turnaround shall be modified to 
five feet, provided that the entire area of the vehicular turnaround is paved with the same paving 
material as the #upland connection#.

116-633
Phased development of Waterfront Public Access Area

For the purposes of applying for an authorization for phased #development# of a #waterfront public 
access area# in paragraph (c)(1) of Section 62-822 (Modification of waterfront public access area and 
visual corridor requirements), the #lot area# shall be the portion of the #zoning lot# above water.
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Appendix A
Stapleton Waterfront District Plan
Map 1. Special Stapleton Waterfront District, Subareas and Public Spaces

[EXISTING]
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[PROPOSED]
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Map 2. Ground Floor Use and Frontage Requirements

[EXISTING]
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[PROPOSED]
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Map 3. Mandatory Front Building Wall Lines

[EXISTING]
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[PROPOSED]
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Map 4. Restricted Curb Cut and Off-Street Loading Locations

[EXISTING]
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[PROPOSED]



 Edgewater Street Text Amendment (P2012R0355)
Draft: 23 November 2016

 

20 
 

Map 5. Upland Connections and Visual Corridors

[EXISTING]
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[PROPOSED]
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Map 6. Location of Visual Corridor in Subarea E

[NEW MAP: PROPOSED]
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*     *     *

APPENDIX F 
Inclusionary Housing Designated Areas and Mandatory Inclusionary Housing Areas

*     *     *

Queens

*     *     *

Staten Island

Staten Island Community District 1 

In Subarea E of the #Special Stapleton Waterfront District# (see Section 116-60) and in the R6 District
within the areas shown on the following Map 1:
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Map 1. (date of adoption)
[NEW MAP: PROPOSED]

Mandatory Inclusionary Housing area see Section 23-154(d)(3)

Area 1 Option 1, Option 2 and Workforce Option

Portion of Community District 1, Staten Island

*     *     *



Appendix B 
New York City Waterfront Revitalization Program 

Consistency Assessment Form 
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NEW YORK CITY WATERFRONT REVITALIZATION PROGRAM 

Consistency Assessment Form 

Proposed actions that are subject to CEQR, ULURP or other local, state or federal discretionary review 
procedures, and that are within New York City’s Coastal Zone, must be reviewed and assessed for their 
consistency with the New York City Waterfront Revitalization Program (WRP) which has been approved as part 
of the State’s Coastal Management Program.  

This form is intended to assist an applicant in certifying that the proposed activity is consistent with the WRP. It should 
be completed when the local, state, or federal application is prepared. The completed form and accompanying 
information will be used by the New York State Department of State, the New York City Department of City 
Planning, or other city or state agencies in their review of the applicant’s certification of consistency. 
 
 
A. APPLICANT INFORMATION 
  
Name of Applicant:  
 
Name of Applicant Representative:  
 
Address:  
 
Telephone:    Email:  
 
Project site owner (if different than above):  
 
 
B. PROPOSED ACTIVITY    
If more space is needed, include as an attachment.  

1. Brief description of activity 
 

 
 
 
 
 

 

 

 

2. Purpose of activity 
 
 
 
 
 
 
 
 
 
 

 

FOR INTERNAL USE ONLY       WRP No.  _____________________ 
Date Received: ___________________     DOS No.   _____________________ 

12-110
11/22/2016

Pier 21 Development LLC

Caroline G. Harris

475 Park Avenue South, Suite 2803, New York, NY, 10016

212-835-2651 charris@goldmanharris.com

The applicant, Pier 21 Development LLC, is seeking a series of land use approvals to facilitate a mixed-use development with a waterfront
public access area at 125 Edgewater Street in the Rosebank neighborhood in Staten Island, Community District 1.

The proposed actions would facilitate the development of three mixed-use buildings totaling 351,567 gross square feet (gsf) of residential
space, 24,173 gsf of commercial space, 346 parking space; and a new Waterfront Public Access Area consisting of public open space,
upland connection, and visual corridors at 125 Edgewater Street in the Rosebank neighborhood of Staten Island.
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C. PROJECT LOCATION 
 
Borough:   Tax Block/Lot(s): 

  
Street Address:   
 
Name of water body (if located on the waterfront):   

 
D. REQUIRED ACTIONS OR APPROVALS  
Check all that apply. 
 
City Actions/Approvals/Funding  
 

City Planning Commission              Yes      No  
 City Map Amendment   Zoning Certification  Concession 
 Zoning Map Amendment   Zoning Authorizations  UDAAP 
 Zoning Text Amendment   Acquisition – Real Property  Revocable Consent 
 Site Selection – Public Facility   Disposition – Real Property  Franchise 
 Housing Plan & Project   Other, explain: ____________   
 Special Permit      
    (if appropriate, specify type:    Modification   Renewal   other)  Expiration Date:  

 
Board of Standards and Appeals    Yes      No 

 Variance (use) 
 Variance (bulk) 
 Special Permit 

      (if appropriate, specify type:    Modification   Renewal   other)  Expiration Date:  
 

Other City Approvals  
 Legislation  Funding for Construction, specify:  
 Rulemaking  Policy or Plan, specify:   
 Construction of Public Facilities  Funding of Program, specify:  
 384 (b) (4) Approval  Permits, specify:  
 Other, explain:    

 
 

State Actions/Approvals/Funding 
 

 State permit or license, specify Agency:                        Permit type and number:  
 Funding for Construction, specify:  
 Funding of a Program, specify:  
 Other, explain:  

 
 

Federal Actions/Approvals/Funding 
 

 Federal permit or license, specify Agency:                      Permit type and number:  
 Funding for Construction, specify:  
 Funding of a Program, specify:  
 Other, explain:  

 
Is this being reviewed in conjunction with a Joint Application for Permits?   Yes   No 
 

Staten Island 2820 Lots 90, 95, and portions of Lots 105 and 110

1 Edgewater Street, 125 Edgewater Street

New York Harbor

✔

✔ ✔

✔

✔ NYSDEP Tidal Wetlands Permit

✔

✔

✔
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E. LOCATION QUESTIONS 
 

1. Does the project require a waterfront site?    Yes  No 

2. Would the action result in a physical alteration to a waterfront site, including land along the 
shoreline, land under water or coastal waters?  Yes  No 

3. Is the project located on publicly owned land or receiving public assistance?  Yes  No 

4. Is the project located within a FEMA 1% annual chance floodplain? (6.2)  Yes  No 

5. Is the project located within a FEMA 0.2% annual chance floodplain? (6.2)  Yes  No 

6. Is the project located adjacent to or within a special area designation? See Maps – Part III of the  
NYC WRP. If so, check appropriate boxes below and evaluate policies noted in parentheses as part of  
WRP Policy Assessment (Section F).  

 Yes  No 

 
 Significant Maritime and Industrial Area (SMIA) (2.1)  

 Special Natural Waterfront Area (SNWA) (4.1)  

 Priority Martine Activity Zone (PMAZ) (3.5) 

 Recognized Ecological Complex (REC) (4.4) 

 West Shore Ecologically Sensitive Maritime and Industrial Area (ESMIA) (2.2, 4.2)  

 
F. WRP POLICY ASSESSMENT 
Review the project or action for consistency with the WRP policies. For each policy, check Promote, Hinder or Not Applicable (N/A). 
For more information about consistency review process and determination, see Part I of the NYC Waterfront Revitalization Program. 
When assessing each policy, review the full policy language, including all sub-policies, contained within Part II of the WRP. The 
relevance of each applicable policy may vary depending upon the project type and where it is located (i.e. if it is located within one of 
the special area designations).  

For those policies checked Promote or Hinder, provide a written statement on a separate page that assesses the effects of the 
proposed activity on the relevant policies or standards. If the project or action promotes a policy, explain how the action would be 
consistent with the goals of the policy. If it hinders a policy, consideration should be given toward any practical means of altering or 
modifying the project to eliminate the hindrance. Policies that would be advanced by the project should be balanced against those 
that would be hindered by the project. If reasonable modifications to eliminate the hindrance are not possible, consideration should 
be given as to whether the hindrance is of such a degree as to be substantial, and if so, those adverse effects should be mitigated to 
the extent practicable.  
  Promote Hinder N/A 

1 Support and facilitate commercial and residential redevelopment in areas well-suited 
to such development.    

1.1 Encourage commercial and residential redevelopment in appropriate Coastal Zone areas.    

1.2 Encourage non-industrial development with uses and design features that enliven the waterfront 
and attract the public.    

1.3 Encourage redevelopment in the Coastal Zone where public facilities and infrastructure are 
adequate or will be developed.    

1.4   In areas adjacent to SMIAs, ensure new residential development maximizes compatibility with 
existing adjacent maritime and industrial uses.    

1.5 Integrate consideration of climate change and sea level rise into the planning and design of 
waterfront residential and commercial development, pursuant to WRP Policy 6.2.    

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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  Promote Hinder N/A 

2 Support water-dependent and industrial uses in New York City coastal areas that are 
well-suited to their continued operation.    

2.1   Promote water-dependent and industrial uses in Significant Maritime and Industrial Areas.    

2.2 Encourage a compatible relationship between working waterfront uses, upland development and 
natural resources within the Ecologically Sensitive Maritime and Industrial Area.    

2.3 Encourage working waterfront uses at appropriate sites outside the Significant Maritime and 
Industrial Areas or Ecologically Sensitive Maritime Industrial Area.    

2.4 Provide infrastructure improvements necessary to support working waterfront uses.    

2.5 Incorporate consideration of climate change and sea level rise into the planning and design of 
waterfront industrial development and infrastructure, pursuant to WRP Policy 6.2.    

3 Promote use of New York City's waterways for commercial and recreational boating 
and water-dependent transportation.    

3.1. Support and encourage in-water recreational activities in suitable locations.    

3.2 Support and encourage recreational, educational and commercial boating in New York City's 
maritime centers.    

3.3 Minimize conflicts between recreational boating and commercial ship operations.     

3.4 Minimize impact of commercial and recreational boating activities on the aquatic environment and 
surrounding land and water uses.    

3.5 In Priority Marine Activity Zones, support the ongoing maintenance of maritime infrastructure for 
water-dependent uses.    

4 Protect and restore the quality and function of ecological systems within the New 
York City coastal area.    

4.1 Protect and restore the ecological quality and component habitats and resources within the Special 
Natural Waterfront Areas.    

4.2 Protect and restore the ecological quality and component habitats and resources within the 
Ecologically Sensitive Maritime and Industrial Area.    

4.3 Protect designated Significant Coastal Fish and Wildlife Habitats.    

4.4 Identify, remediate and restore ecological functions within Recognized Ecological Complexes.    

4.5 Protect and restore tidal and freshwater wetlands.    

4.6
  

In addition to wetlands, seek opportunities to create a mosaic of habitats with high ecological value 
and function that provide environmental and societal benefits. Restoration should strive to 
incorporate multiple habitat characteristics to achieve the greatest ecological benefit at a single 
location. 

   

4.7 
Protect vulnerable plant, fish and wildlife species, and rare ecological communities. Design and 
develop land and water uses to maximize their integration or compatibility with the identified 
ecological community.  

   

4.8 Maintain and protect living aquatic resources.    

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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  Promote Hinder N/A 

5 Protect and improve water quality in the New York City coastal area.    

5.1 Manage direct or indirect discharges to waterbodies.    

5.2 Protect the quality of New York City's waters by managing activities that generate nonpoint 
source pollution.    

5.3 Protect water quality when excavating or placing fill in navigable waters and in or near marshes, 
estuaries, tidal marshes, and wetlands.    

5.4 Protect the quality and quantity of groundwater, streams, and the sources of water for wetlands.    

5.5 Protect and improve water quality through cost-effective grey-infrastructure and in-water 
ecological strategies.    

6 Minimize loss of life, structures, infrastructure, and natural resources caused by flooding 
and erosion, and increase resilience to future conditions created by climate change.    

6.1 Minimize losses from flooding and erosion by employing non-structural and structural management 
measures appropriate to the site, the use of the property to be protected, and the surrounding area.    

6.2 
Integrate consideration of the latest New York City projections of climate change and sea level 
rise (as published in New York City Panel on Climate Change 2015 Report, Chapter 2: Sea Level Rise and 
Coastal Storms) into the planning and design of projects in the city’s Coastal Zone.   

   

6.3 Direct public funding for flood prevention or erosion control measures to those locations where 
the investment will yield significant public benefit.    

6.4 Protect and preserve non-renewable sources of sand for beach nourishment.    

7 
Minimize environmental degradation and negative impacts on public health from solid 
waste, toxic pollutants, hazardous materials, and industrial materials that may pose 
risks to the environment and public health and safety. 

   

7.1 
Manage solid waste material, hazardous wastes, toxic pollutants, substances hazardous to the 
environment, and the unenclosed storage of industrial materials to protect public health, control 
pollution and prevent degradation of coastal ecosystems. 

   

7.2 Prevent and remediate discharge of petroleum products.    

7.3 Transport solid waste and hazardous materials and site solid and hazardous waste facilities in a 
manner that minimizes potential degradation of coastal resources.    

8 Provide public access to, from, and along New York City's coastal waters.    

8.1 Preserve, protect, maintain, and enhance physical, visual and recreational access to the waterfront.    

8.2 Incorporate public access into new public and private development where compatible with 
proposed land use and coastal location.    

8.3 Provide visual access to the waterfront where physically practical.    

8.4 Preserve and develop waterfront open space and recreation on publicly owned land at suitable 
locations.    

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔
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Submission Requirements 
 
For all actions requiring City Planning Commission approval, materials should be submitted to the Department of 
City Planning.  

For local actions not requiring City Planning Commission review, the applicant or agent shall submit materials to the 
Lead Agency responsible for environmental review. A copy should also be sent to the Department of City Planning.   

For State actions or funding, the Lead Agency responsible for environmental review should transmit its WRP 
consistency assessment to the Department of City Planning.  

For Federal direct actions, funding, or permits applications, including Joint Applicants for Permits, the applicant or 
agent shall also submit a copy of this completed form along with his/her application to the NYS Department of State 
Office of Planning and Development and other relevant state and federal agencies. A copy of the application should 
be provided to the NYC Department of City Planning.  

The Department of City Planning is also available for consultation and advisement regarding WRP consistency 
procedural matters.  

 
New York City Department of City Planning  
Waterfront and Open Space Division  
120 Broadway, 31st Floor 
New York, New York 10271 
212-720-3525 
wrp@planning.nyc.gov 
www.nyc.gov/wrp 

 
New York State Department of State  
Office of Planning and Development 
Suite 1010 
One Commerce Place, 99 Washington Avenue 
Albany, New York 12231-0001 
(518) 474-6000 
www.dos.ny.gov/opd/programs/consistency 

        
 
 
Applicant Checklist 
 

 Copy of original signed NYC Consistency Assessment Form  

 Attachment with consistency assessment statements for all relevant policies 

 For Joint Applications for Permits, one (1) copy of the complete application package 

 Environmental Review documents 

 Drawings (plans, sections, elevations), surveys, photographs, maps, or other information or materials which 
would support the certification of consistency and are not included in other documents submitted. All 
drawings should be clearly labeled and at a scale that is legible.  

 

 



 

Appendix C 
Agency Correspondence 

 









ENVIRONMENTAL REVIEW 

Project number:   DEPARTMENT OF CITY PLANNING / 77DCP075R 
Project: 125 EDGEWATER STREET 
Date received: 10/19/2016 

Properties with no Architectural or Archaeological significance: 
1) ADDRESS: 125 EDGEWATER STREET, BBL: 5028200090 
2) ADDRESS: BAY STREET, BBL: 5028200001 
3) ADDRESS: 1 EDGEWATER STREET, BBL: 5028200095 
4) ADDRESS: MURRAY HULBERT AVE, BBL: 5028200105 
5) ADDRESS: 181 EDGEWATER STREET, BBL: 5028200110 

     10/27/2016 

SIGNATURE       DATE 
Gina Santucci, Environmental Review Coordinator 

File Name: 31364_FSO_DNP_10252016.doc



 

Appendix D 
Air Quality 

 



Marine Terminal Analysis

Sandy Hook Pilot Station and Yacht Yard Pilot Boat #1 (The New York)

Pilot Boat #2 (The New Jersey) Pilot Boat of America Class

Marine Terminal Analysis Page 1
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Marine Terminal Analysis AERMOD Modeling Parameters

Model AERMOD (EPA Version 15181)
Source Type Polygon area source
Dimension of area source 89,751 square meter segment 
Emission Sources and Receptor Coordinates UTM NAD83 Datum and UTM Zone 18
Surface Characteristic Urban Area Option
Urban Surface Roughness Length 1
Number of Engines per Vessel 2 main engines, 1 auxiliary for Pilot Boats; 1 main engine for Yachts

Engine Horsepower (at 100% load) 1,100 hp for main (propulsion), 125 hp for auxiliary; 110 hp for yachts

Engine Operation Loads See Tables 2.12-11
Emission Factors See Tables 2.12-11
Receptor Placement Discrete receptors (1.8 m) on each floor along proposed building façades

Meteorological Data

Preprocessed by the AERMET meteorological preprocessor program by 
Trinity Consultants, Inc. Yearly meteorological data for 2011-2015 
concatenated into single multiyear file for PM2.5 modeling, as EPA 
recommended

Surface Meteorological Data LaGuardia 2011-2015
Profile Meteorological Data Brookhaven Station 2011-2015
Pollutant Background Concentrations Queens College monitoring station data for 2011-2015

Maximum Predicted Concentrations (μg/m3) from Marine Terminal Analysis

Pollutant Averaging Time
Maximum Modeled 

Concentration
Background 

Concentration
Total 

Concentration
NAAQS/

De Minimis

CO
1-Hour1 51 2634 2685 40075
8-Hour1 21 1718 1739 10305

NO2
1-Hour2 153.68 --- 153.68 188
Annual3 2.18 34 36.18 100

PM10 24-Hour 0.98 44 44.98 150
PM2.5 24-Hour 0.75 20.3 0.75 7.35
PM2.5 Annual3 0.149 --- 0.149 0.3
SO2 1-Hour 8.01 29.1 37.00 196

Notes:
1 The 1-hour and 8-hour CO background concentrations were converted from ppm to μg/m3 multiplying by 1,145.
2 Seasonal-hourly background concentrations were added to the modeled 1-hour NO2 concentrations to predict the maximum total concentration.
3 Annual NO2 impacts were estimated using a NO2/NOx conversion ratio of 0.75 as per EPA guidance.
4 The PM2.5 de minimis criteria threshold for annual (neighborhood scale) is 0.3 μg/m3. 
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Pouch Terminal Analysis Technical Memorandum

This memo presents the findings for the air quality analysis assessment of the Pouch Terminal NYPA 
facility located at 143 Edgewater Street Staten Island, NY 10305 onto the proposed 125 Edgewater Street 
Development. In summary, based on the legal emission limit written on the State issued permit (Title V) 
and the current threshold for Staten Island, the analysis finds no significant adverse impacts from the NYPA 
facility to the proposed development from ground level to a height of 126 feet. Significant adverse impacts 
were identified for the proposed development above 126 feet on Building A. 

 
Scope of Work

The analysis serves to address the following concerns: 

1. Conduct the air quality analysis and coordinate with DEP and NYPA to ensure that the analysis 
is consistent with the one for the Domino Sugar Rezoning (07DCP094K) EIS project 

2. Propose setback, if any, required from the NYPA facility for 125 Edgewater Street. 
3. The extent of the impact from the Pouch Terminal Facility to its surrounding neighborhood 
4. The potential impact two stories above the applicant proposed elevation 

Methodology

The methodology used in the analysis is consistent with what was done for a similar NYPA facility on N 
1st Street and River Street in Brooklyn NY for the Domino Sugar Rezoning (07DCP094K) EIS project.  
 
Emission Sources 

The dispersion modeling analysis includes the sources identified in the State Permit (Title V) dated 
01/25/2016 with sensitive receptors at the 125 Edgewater Street proposed buildings. The two critical 
pollutants for the analysis are nitrogen dioxide (NO2) and fine particulate matter (PM2.5). Analysis include 
the following runs: 1-hr NO2, Annual NO2, 24-hr PM2.5 and Annual PM2.5. 
 
The Title V permit indicated that the facility contains a combustion turbine (GE LM6000) with a design 
capacity of 420 million Btu per hour, a boiler with a design capacity of 7.4 million Btu per hour, and a diesel 
backup generator with a design capacity of 746 horsepower. In consultation with NYPA and DEP, the 
backup generator is eliminated from the analysis because it would only be used for emergency purpose. 
The Title V permit provided the exact location of the combustion turbine and the boiler within the plant 
and the emission factors for NO2 but not for PM2.5. However, as both Pouch Terminal and N 1st Street NYPA 
facilities used the same type of combustion turbine (GE LM6000), the PM2.5 emission factor assumed is 
consistent with the NYPA facility on N 1st Street. The emission factors for all the sources are listed in the 
table below. 
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Source Name Pollutant Emission 
Factor Source

1 Combustion
Turbine

PM2.5

0.00355
lb/MMBtu

Assumption consistent with Dominos EIS and include
the filterable and condensable particles

NO2 5 lb/hour Pouch Terminal Title V permit item 50.2

2 
Low NOx (<30

ppm) 
Heater Boiler

PM2.5 7.6 lb/106 ft3 AP 42 Table 1.4-2 

NO2

0.0364
lb/MMBtu Pouch Terminal Title V permit item 60.2

3 Diesel
Generator

PM2.5

0.0022
lb/hp-hr

AP 42 Table 3.3-1 (PM10 emission for uncontrolled
diesel engine, assumes 100% PM10 is PM2.5)

NO2 10.23 lb/hr Pouch Terminal Title V permit item 60.2

 

Usage 

Based on the 5 year combustion turbine usage factors provided by NYPA, a multiplier will be used to 
account for the emission rates based on the usage provided by NYPA.  
 
Per NYPA guidance, the low NOx boiler will only operate when the Combustion Turbine is operating 
and the temperature is below 50 F. The short term and annual emission rate multiplier will be the 5 
year maximum usage rate that satisfy both criteria. 
 
NYPA also provided us with five years of operation data from (2010-2014). NYPA data shows that the 
Pouch Terminal facility operate at an actual maximum of 115% of the rated capacity in the short term basis, 
which affects the 1 and 24 hour analysis and at approximately 23% of rated capacity in the long term basis, 
which affects the annual analysis. In consultation with DEP we adjusted the long term permissible capacity 
to 97 % to be consistent with the Domino analysis. Detail information can be obtained on the “Pouch 
Terminal Information.xlsx” as attached below. 

 

Analysis Emission Rate
Multiplier Comments

1-hr NO2 1.15 Based on the peak hour usage (2011,2012)
Annual NO2 0.97 Based on the maximum daily usage per data provided by NYPA and in

coordination with DEP using methodology consistent with Dominos analysis for
N 1st Street Plant

24-hr PM2.5 1.15 Based on the peak hour usage (2011,2012)
Annual PM2.5 0.97 Based on the maximum daily usage per data provided by NYPA and in

coordination with DEP using methodology consistent with Dominos analysis for
N 1st Street Plant

 
Receptors 

The dispersion modeling placed receptors on all building façades of the proposed buildings for 125 
Edgewater every 10 feet from the ground floor to the 15th floor (146 feet) and every 25 feet in the horizontal 
direction. The analysis also include a 10’ x 10’ grid receptor pattern surrounding the power plant to 
determine the extent of the impact near the power plant. Receptors were also placed on the existing building 
at 1 Edgewater Street (Block 2820 Lot 95). 
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Downwash Options 

The analysis will analyze both with and without downwash option. 
 
Background Concentration 

Pollutant Averaging Time Monitoring Location Background Concentration

Nitrogen Dioxide (NO2) 
1-hour1 Queens College, Queens 108.9 μg/m3

Annual2 IS 52, Bronx 40.6 μg/m3

Particulate Matter (PM2.5) 24-Hour3 Port Richmond, Staten Island 19.4 μg/m3

Source: NYSDEC Ambient Air Quality Report, 2014, http://www.dec.ny.gov/chemical/29310.html  
Notes:
1 1-hour NO2 background concentration is based on three-year average (2012-2014) of the 98th percentile of daily maximum 1-hour concentrations 

from available monitoring data from NYSDEC.
2 Annual NO2 background concentration is based on the maximum annual average from the latest five years of available monitoring data from NYSDEC 

(2010-2014).
3 The 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from NYSDEC 

(2012-2014).

 
Results

The analysis assumed that the Pouch Terminal facility would not operate beyond 115% of its rated capacity 
in any given hour and would not operate beyond 97% permissible capacity on any year. This analysis finds 
that there is no significant adverse impact from the Pouch Terminal NYPA facility onto the proposed 
development on 125 Edgewater Street from ground level to 126 feet. Short Term PM2.5 impact was identified 
above 126 feet on Building A. 
 
The analysis showed that both the combustion turbine and boiler would impact the surrounding area at 
different elevations. The combustion turbine has a height of 107 feet and the boiler has a height of 13 feet. 
The highest impact from the combustion turbine is at 136 feet in height and the highest impact from the 
boiler is located at 26 feet in height. Short term impacts are projected at 16 feet elevation for the existing 
commercial use south of the Boiler. The results are compiled below and the extent of the impact are 
illustrated in the attached figure below.  

 

Highest Elevation without Impact (126 feet)

Pollutant Average Time Background (μg/m3) Concentration (μg/m3) Criteria (μg/m3)
PM2.5 24-hour 19.4 3.73 7.8

Annual N/A 0.14 0.3
NO2 1-hour 118 136.65 188

Annual 43 43.49 100
 
 

Table 2: Lowest Elevation with Impact (136 feet)

Pollutant Average Time Background (μg/m3) Concentration (μg/m3) Criteria (μg/m3)
PM2.5 24-hour 19.4 10.58* 7.8

Annual N/A 0.31* 0.3
NO2 1-hour 118 157.19 188

Annual 43 44.06 100
Note:
*The number in bold denotes CEQR Criteria exceedances.
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Pouch Terminal Information.xlsx

1. Is there a site plan for the facility that you can share with us that shows the locations of all three emission sources (Combustion Turbine, Boiler and Generator).
 This information would allow us to do precise Air Quality modeling.

Notes: 

Plant stack is at loacation B2
Boiler is just Below B6 (drawings show otherwise) 
The diesel generator trailer can be moved but is typically near B8
The diesel generator is limited to 500 hours
The air inlet heater (boiler) typically operates only when ambient temperature is below ~50DegF
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Pouch Terminal Information.xlsx

2. Can you provide us with the following emission parameters: temperature, diameter and velocity for multiple operating loads for all three emission sources (Combustion Turbine, Boiler and Generator).

Temp (DegF) stack diameter Velocity (scfm) Height (ft)

Turbine 750 144" ~300000 106.5

Boiler 600 20" 1133 12

Generator 725 5" 1220 6

3. Can you provide us with the most recent emission factors (LB/MMBTU) for the following pollutants (NOx, SO2, PM10, PM2.5, Ammonia and HAPs).

4. Can you provide us with the most recent hourly heat input (MMBTU) over 5-years period .

Year hours MWh
heat input 
(Mmbtu)

Nox #/mmbtu 
(Part 75 CEMS) 

Nox Tons 
(Part 75 
CEMS)

SO2 Tons     
(Part 75)

NH3 Tons 
(Part 60 
CEMS) PM10 (AP-42) 

2015 1446 66882 647867 0.022 3.5 0.2 3.3 2.1
2014 1017 45799 426895 0.029 2.4 0.1 1.5 1.4
2013 2481 114326 1055490 0.020 5.5 0.3 4.0 3.7
2012 2273 102125 968415 0.023 5.0 0.3 4.1 3.5
2011 2575 116668 1097503 0.021 5.9 0.3 5.6 3.9
2010 1997 91980 854611 0.019 4.1 0.3

Note: All data are mass emissions. Nox and NH3 are from CEMS monitors. SO2,PM are derived from emission factors, HAPS are too broadly defined and 
we would suggest using emission factors such as AP-42 for determining specific HAPS.

CT operations and emissions Data 
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Pouch Terminal Information.xlsx

Temperature Band

Temperature 
Minimum (F)

Temperature 
Maximum (F)

5 Years 
Hours 
Count

5 Years 
Hours 

Operated

Maximum Daily 
Operated Hours

Maximu Daily 
Boiler Usage Operate % Weighted 

Average

0 10 56 7 12.5%
10 20 516 74 75% 75% 14.3% 387
20 30 2594 498 100% 100% 19.2% 2594
30 40 6759 1279 100% 100% 18.9% 6759
40 50 7447 1343 100% 0% 18.0% 7447
50 60 6466 759 100% 0% 11.7% 6466
60 70 8247 977 88% 0% 11.8% 7216.125
70 80 7568 2331 100% 0% 30.8% 7568
80 90 3608 2576 100% 0% 71.4% 3608
90 100 553 496 100% 0% 89.7% 553

100 110 10 9 90.0%
97%Long-Term Permissible Capacity
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 1 
 

Supplemental Pouch Terminal Analysis Technical Memorandum 

 

This technical memorandum presents the methodology and findings for the supplemental air quality 

analysis assessment that was undertaken to ascertain if any significant adverse air quality impacts would 

result from the existing New York Power Authority’s (NYPA) Pouch Terminal facility onto Building A. The 

supplemental analysis was performed up to a receptor height of 128 feet above grade on Building A using 

the similar air quality modeling algorithms and parameters from the December 2016 EAS in accordance 

with New York City Department of City Planning (DCP). The analysis demonstrated that there would be 

no significant adverse air quality impacts on Building A at a height of no taller than 128 feet above grade 

from existing NYPA Pouch Terminal facility. 

 

Purpose and Need for Additional Air Quality Analysis 

 

A detailed air quality analysis was performed and incorporated into Chapter 2.12, “Air Quality” and 

Appendix D of the December 2016 EAS, to assess the potential impact from the NYPA Pouch Terminal 

facility at 130 Edgewater Street to the proposed project, with Building A as the nearest sensitive receptor. 

The December 2016 air quality analysis analyzed receptors up to a height of 126 feet on Building A  and 

demonstrated that there would not be a significant adverse air quality impact on Building A at this height. 

However, the analysis also predicted that there would be short-term and annual PM2.5 impacts at 

hypothetical heights of 136 feet and 146 feet above grade on the western façade of Building A facing the 

Pouch Terminal facility. 

 

As described in the introduction of this Revised EAS, as a result of the change in the base flood elevation 

(BFE) assumptions that were made after the December 2016 EAS, Building A now would be considered 127 

feet above grade (120 feet as measured from DFE). To address concerns raised by the Community Board 

and the City Council regarding the effects of the NYPA Pouch Terminal facility onto Building A, an 

additional study of the potential air quality impact of the NYPA facility was undertaken to ascertain if any 

air quality impacts would result. 

 

In this supplemental air quality analysis, receptors were modelled at an elevation of 128 feet (above grade) 

on Building A. The 128 foot above grade elevation is 1 foot greater than the proposed 127 feet above grade 

in order to provide a cushion in the event the BFE increases pursuant to an update of FEMA maps prior to 

construction.  

 

Methodology 

 

The supplemental analysis was performed using EPA’s AERMOD dispersion model utilizing the same 

emission rates and stack parameters as stated in Table 2.12-15 of the December 2016 EAS, with the same 

AERMOD modeling algorithms for the modeled pollutants - 1‐hr NO2, Annual NO2, 24‐hr PM2.5 and 

Annual PM2.5.  

 

Emission Sources Parameters 

The dispersion modeling analysis includes two emission sources from the NYPA Pouch Terminal facility 

specified in December 2016 EAS - a combustion turbine (GE LM6000) with a design capacity of 420 million 

Btu per hour, a boiler with a design capacity of 7.4 million Btu per hour. The emission rates and stack 

parameters for the two emission sources are listed in Table 1.  



2 
Supplemental Pouch Terminal Analysis 

Table 1: Emission Rates & Stack Parameters for the Pouch Terminal Facility 

Emission Sources Combustion Turbine Boiler 

Emission Rates (g/s) 

1-hour NO2 0.7244 0.0339 

Annual NO2 0.6306 0.0329 

24-Hour PM2.5 0.216 0.0071 

Annual PM2.5 0.1822 0.0069 

Stack Parameters 

Stack Height (m) 32.46 3.66 

Stack Diameter (m) 3.66 0.51 

Exhaust Velocity (m/s) 31.32 5.34 

Exhaust Temperature (˚F) 672 589 

 

Receptors 

As shown in Figure 1-2, the base of Building A would be set back from the Edgewater Street lot line; this is 

not required by zoning. For conservative purposes, this supplemental air quality analysis was performed 

assuming that the base of Building A will be located at the lot line facing Edgewater Street, with the upper 

floors of the building set back 15 feet above the base height of 59 feet (above grade) pursuant to Zoning 

Resolution (ZR) Section 62-341(a)(2). This assumption is conservative because Building A receptors are 

located in the closest possible location to the emissions sources at the NYPA facility. 

 

Discrete receptors were placed along the building façades on Building A from the ground floor to 128 feet 

(above grade) and every 10 feet in the horizontal direction.  

 

Background Concentration 

Appropriate background concentrations values (see Table 2) were added to modeling results to get the total 

concentrations for 1-hour and annual NO2. Predicted values were compared with the NAAQS. The 24-hour 

PM2.5 average background concentration of 19.4 µg/m3 was used to establish the de minimis value, consistent 

with the guidance provided in the CEQR Technical Manual. The annual average PM2.5 impacts will be 

assessed on an incremental basis and compared with the PM2.5 de minimis criteria threshold of 0.3 µg/m3, 

without considering the annual background. 

Table 2: Background Concentrations for Pouch Terminal Facility Analysis 

Pollutant Averaging Time Monitoring Location Background Concentration 

Nitrogen Dioxide (NO2) 
1-hour1 Queens College, Queens 108.9 µg/m3 

Annual2 IS 52, Bronx 40.6 µg/m3 

Particulate Matter (PM2.5) 24-Hour3 Port Richmond, Staten Island 19.4 µg/m3 

Source: NYSDEC Ambient Air Quality Report, 2014, http://www.dec.ny.gov/chemical/29310.html  
Notes:  
1 1-hour NO2 background concentration is based on three-year average (2012-2014) of the 98th percentile of daily maximum 1-hour 

concentrations from available monitoring data from NYSDEC. 
2 Annual NO2 background concentration is based on the maximum annual average from the latest five years of available monitoring data from 

NYSDEC (2010-2014). 
3 The 24-hour PM2.5 background concentration is based on maximum 98th percentile concentration averaged over three years of data from 

NYSDEC (2012-2014). 

  



3 
Supplemental Pouch Terminal Analysis 

Results 

The AERMOD results of the supplemental air quality analysis are presented in Table 3. As shown in Table 

3, the maximum 1-hour and annual NO2 are below their respective NAAQS values. The maximum 24-hour 

PM2.5 concentration is below the de minimis criteria threshold of 7.8 µg/m3, and the annual PM2.5 

concentration is below the de minimis criteria threshold of 0.3 µg/m3. Therefore, there would be no 

significant adverse stationary source impacts on Building A at a height of 128 feet (above grade) from the 

existing NYPA Pouch Terminal facility at 130 Edgewater Street. 

Table 3: Maximum Predicted Concentration (µg/m3) on Building A from the Pouch Terminal Facility 

Pollutant 
Averaging 

Period 

Maximum Modeled Concentration Background 
Concentration 

Total 
Concentration1 

NAAQS / De 
Minimis No Downwash Downwash 

NO2 
1-Hour 23.35 23.35 108.9 132.2 188 

Annual 0.98 0.94 43 44 100 

PM2.5 
24-Hour 5.1 4.5 19.4 5.1 7.8 

Annual 0.21 0.20 -- 0.21 0.3 

Notes: 
1 Total concentration represents the higher pollutant level predicted from "No Downwash" and "Downwash". 

 

To avoid any potential significant adverse air quality impacts from existing NYPA Pouch Terminal 

facility onto Building A, an (E) designation related to air quality is required to ensure that no operable 

windows or air intakes are located above a height of 128 feet above grade on Building A. The text of the 

(E) designation on Building A is provided in Chapter 2.12, “Air Quality” of this revised EAS. 
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      PERMIT
Under the Environmental Conservation Law  (ECL)

     IDENTIFICATION INFORMATION

Permit Type: Air Title V Facility
Permit ID: 2-6402-00295/00003

Effective Date: 01/25/2016 Expiration Date: 01/24/2021

Permit Issued To:NEW YORK POWER AUTHORITY
   123 MAIN ST
   WHITE PLAINS, NY 10601

Contact:    JOHN KAHABKA
   NY POWER AUTHORITY
   123 MAIN ST
   WHITE PLAINS, NY 10601
   (914) 681-6308

Facility:    POUCH TERMINAL
   143 EDGEWATER ST|LYNHURST AVE & EDGEWATER ST
   STATEN ISLAND, NY  10305

Contact:    JOHN KAHABKA
   NY POWER AUTHORITY
   123 MAIN ST
   WHITE PLAINS, NY 10601
   (914) 681-6308

Description:
This is a Title V Renewal for NYPA's Pouch Terminal. The facility consists of
one simple cycle combustion turbine (GE LM6000) which fires only natural gas.
The turbine will employ a spray intercooling system to optimize power output.
The unit is equipped with selective catalytic reduction to control emissions of
oxides of nitrogen and catalytic oxidation to control emissions of carbon
monoxide. Other equipment on-site include gas and air compressors, cooling
tower lube oil cooling system, water treatment and storage system, ammonia
storage and injection system, raw water storage, and auxilliary electrical
systems. The stack is approximately 107 feet in height and 144 inches in
diameter. The facility will generate a maximum 47 megawatts of power. The
turbine will not operate below 50 percent load except during periods of start up
or shut down.
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By acceptance of this permit, the permittee agrees that the permit is contingent upon strict
compliance with the ECL, all applicable regulations, the General Conditions specified and any
Special Conditions included as part of this permit.

Permit Administrator:        STEPHEN A WATTS
                                                  47-40 21ST ST
                                                  LONG ISLAND CITY, NY 11101-5401

Authorized Signature: _________________________________    Date: ___ / ___ / _____
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Notification of Other State Permittee Obligations

Item A: Permittee Accepts Legal Responsibility and Agrees to Indemnification

The permittee expressly agrees to indemnify and hold harmless the Department
of Environmental Conservation of the State of New York, its representatives,
employees and agents ("DEC") for all claims, suits, actions, and damages, to the
extent attributable to the permittee's acts or omissions in connection with the
compliance permittee's undertaking of activities in connection with, or operation
and maintenance of, the facility or facilities authorized by the permit whether in
compliance or not in any compliance with the terms and conditions of the permit.
This indemnification does not extend to any claims, suits, actions, or damages to
the extent attributable to DEC's own negligent or intentional acts or omissions,
or to any claims, suits, or actions naming the DEC and arising under article 78
of the New York Civil Practice Laws and Rules or any citizen suit or civil
rights provision under federal or state laws.

Item B: Permittee's Contractors to Comply with Permit

The permittee is responsible for informing its independent contractors,   
employees, agents and assigns of their responsibility to comply with this permit,
including all special conditions while acting as the permittee's agent with respect
to the permitted activities, and such persons shall be subject to the same
sanctions for violations of the Environmental Conservation Law as those
prescribed for the permittee.

Item C: Permittee Responsible for Obtaining Other Required Permits

The permittee is responsible for obtaining any other permits, approvals, lands,   
easements and rights-of-way that may be required to carry out the activities that
are authorized by this permit.

Item D: No Right to Trespass or Interfere with Riparian Rights

This permit does not convey to the permittee any right to trespass upon the lands
or interfere with the riparian rights of others in order to perform the permitted   
work nor does it authorize the impairment of any rights, title, or interest in real
or personal property held or vested in a person not a party to the permit.



Facility DEC ID: 2640200295

  DEC Permit Conditions
  Renewal 2/FINAL     
Page    4

  LIST OF CONDITIONS

               
          DEC GENERAL CONDITIONS
          General Provisions
Facility Inspection by the Department

       Relationship of this Permit to Other Department Orders and
               Determinations
Applications for permit renewals, modifications and transfers
Permit modifications, suspensions or revocations by the Department
          Facility Level

       Submission of application for permit modification or renewal -
               REGION 2 HEADQUARTERS
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      DEC GENERAL CONDITIONS
      ****   General Provisions   ****

For the purpose of your Title V permit, the following section contains
  state-only enforceable terms and conditions.

        GENERAL CONDITIONS - Apply to ALL Authorized Permits.

Condition 1: Facility Inspection by the Department
Applicable State Requirement: ECL 19-0305

Item 1.1:
The permitted site or facility, including relevant records, is subject to inspection at reasonable
hours and intervals by an authorized representative of the Department of Environmental
Conservation (the Department) to determine whether the permittee is complying with this permit
and the ECL.  Such representative may order the work suspended pursuant to ECL 71-0301 and
SAPA 401(3).

Item 1.2:
The permittee shall provide a person to accompany the Department's representative during an
inspection to the permit area when requested by the Department.

Item 1.3:
A copy of this permit, including all referenced maps, drawings and special conditions, must be
available for inspection by the Department at all times at the project site or facility. Failure to
produce a copy of  the permit upon request by a Department representative is a violation of this
permit.

Condition 2: Relationship of this Permit to Other Department Orders and Determinations
Applicable State Requirement: ECL 3-0301 (2) (m)

Item 2.1:
Unless expressly provided for by the Department, issuance of this permit does not modify,
supersede or rescind any order or determination previously issued by the Department or any of
the terms, conditions or requirements contained in such order or determination.

Condition 3: Applications for permit renewals, modifications and transfers
Applicable State Requirement: 6 NYCRR 621.11

Item 3.1:
The permittee must submit a renewal application at least 180 days before expiration of permits
for both Title V and State Facility Permits.   

Item 3.3:
Permits are transferrable with the approval of the department unless specifically prohibited by
the statute, regulation or another permit condition.  Applications for permit transfer should be
submitted prior to actual transfer of ownership.

Condition 4: Permit modifications, suspensions or revocations by the Department
Applicable State Requirement: 6 NYCRR 621.13

Item 4.1:
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The Department reserves the right to exercise all available authority to modify, suspend, or
revoke this permit in accordance with 6NYCRR Part 621.  The grounds for modification,
suspension or revocation include:

a) materially false or inaccurate statements in the permit application or supporting papers;
b) failure by the permittee to comply with any terms or conditions of the permit;
c) exceeding the scope of the project as described in the permit application;
d) newly discovered material information or a material change in environmental conditions,
relevant technology or applicable law or regulations since the issuance of the existing permit;
e) noncompliance with previously issued permit conditions, orders of the commissioner, any
provisions of the Environmental Conservation Law or regulations of the Department related to
the permitted activity.

         **** Facility Level ****

Condition 5: Submission of application for permit modification or renewal - REGION 2   
 HEADQUARTERS
 Applicable State Requirement: 6 NYCRR 621.6 (a)

Item 5.1:
Submission of applications for permit modification or renewal are to be submitted to:
 NYSDEC Regional Permit Administrator   
 Region 2 Headquarters
 Division of  Environmental Permits
 1 Hunters Point Plaza, 4740 21st Street
 Long Island City, NY 11101-5407   
 (718) 482-4997   
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        Permit Under the Environmental Conservation Law  (ECL)

    ARTICLE 19: AIR POLLUTION CONTROL - TITLE V PERMIT

  IDENTIFICATION INFORMATION

Permit Issued To:NEW YORK POWER AUTHORITY
                123 MAIN ST
                WHITE PLAINS, NY 10601

Facility:      POUCH TERMINAL
     143 EDGEWATER ST|LYNHURST AVE & EDGEWATER ST
     STATEN ISLAND, NY  10305

Authorized Activity By Standard Industrial Classification Code:
             4911 - ELECTRIC SERVICES

Permit Effective Date: 01/25/2016  Permit Expiration Date: 01/24/2021
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LIST OF CONDITIONS

               
FEDERALLY ENFORCEABLE CONDITIONS

 Facility Level
     1  6 NYCRR 200.6:  Acceptable Ambient Air Quality
     2  6 NYCRR 201-6.4 (a) (7):  Fees
     3  6 NYCRR 201-6.4 (c):  Recordkeeping and Reporting of Compliance   
 Monitoring
     4  6 NYCRR 201-6.4 (c) (2):  Records of Monitoring, Sampling, and   
 Measurement
     5  6 NYCRR 201-6.4 (c) (3) (ii):  Compliance Certification
     6  6 NYCRR 201-6.4 (e):  Compliance Certification
     7  6 NYCRR 202-2.1:  Compliance Certification
     8  6 NYCRR 202-2.5:  Recordkeeping requirements
     9  6 NYCRR 215.2:  Open Fires - Prohibitions
     10  6 NYCRR 200.7:  Maintenance of Equipment
     11  6 NYCRR 201-1.7:  Recycling and Salvage
     12  6 NYCRR 201-1.8:  Prohibition of Reintroduction of Collected   
 Contaminants to the air
     13  6 NYCRR 201-3.2 (a):  Exempt Sources - Proof of Eligibility
     14  6 NYCRR 201-3.3 (a):  Trivial Sources - Proof of Eligibility
     15  6 NYCRR 201-6.4 (a) (4):  Requirement to Provide Information
     16  6 NYCRR 201-6.4 (a) (8):  Right to Inspect
     17  6 NYCRR 201-6.4 (f) (6):  Off Permit Changes
     18  6 NYCRR 202-1.1:  Required Emissions Tests
     19  40 CFR Part 68:  Accidental release provisions.
     20  40CFR 82, Subpart F:  Recycling and Emissions Reduction
     21  6 NYCRR Subpart 201-6:  Emission Unit Definition
     22  6 NYCRR 201-6.4 (d) (4):  Progress Reports Due Semiannually
     23  6 NYCRR 211.1:  Air pollution prohibited
     24  40CFR 60.4, NSPS Subpart A:  EPA Region 2 address.
     25  40CFR 60.7(a), NSPS Subpart A:  Date of construction notification -   

If a COM is not used.
     26  40CFR 60.7(b), NSPS Subpart A:  Recordkeeping requirements.
     27  40CFR 60.7(f), NSPS Subpart A:  Facility files for subject sources.
     28  40CFR 60.12, NSPS Subpart A:  Circumvention.
     29  40CFR 60.13, NSPS Subpart A:  Monitoring requirements.
     30  40CFR 60.14, NSPS Subpart A:  Modifications.
     31  40CFR 60.15, NSPS Subpart A:  Reconstruction
     32  40CFR 63, Subpart ZZZZ:  Compliance and Enforcement
     33  40 CFR Part 72:  Facility Subject to Title IV Acid Rain Regulations   
 and Permitting
     34  40CFR 97.406, Subpart AAAAA:  Compliance Certification
     35  40CFR 97.506, Subpart BBBBB:  Compliance Certification
     36  40CFR 97.606, Subpart CCCCC:  Compliance Certification
 Emission Unit Level
     37  6 NYCRR Subpart 201-6:  Emission Point Definition By Emission Unit
     38  6 NYCRR Subpart 201-6:  Process Definition By Emission Unit

EU=1-00001
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     39  40CFR 60.334(h)(4), NSPS Subpart GG:  Custom fuel monitoring schedule

  EU=1-00001,EP=00001

     40  6 NYCRR 227-1.3 (a):  Compliance Certification

 STATE ONLY ENFORCEABLE CONDITIONS
 Facility Level
     41  ECL 19-0301:  Contaminant List
     42  6 NYCRR 201-1.4:  Malfunctions and start-up/shutdown activities
     43  6 NYCRR 201-1.4:  Compliance Demonstration
     44  6 NYCRR 211.2:  Visible Emissions Limited
     45  6 NYCRR 242-1.5:  Compliance Demonstration
     46  6 NYCRR 242-1.5:  Compliance Demonstration
 Emission Unit Level

  EU=1-00001
     47  6 NYCRR Subpart 201-5:  Compliance Demonstration
     48  6 NYCRR Subpart 201-5:  Compliance Demonstration
     49  6 NYCRR Subpart 201-5:  Compliance Demonstration
     50  6 NYCRR Subpart 201-5:  Compliance Demonstration
     51  6 NYCRR Subpart 201-5:  Compliance Demonstration
     52  6 NYCRR Subpart 201-5:  Compliance Demonstration
     53  6 NYCRR Subpart 201-5:  Compliance Demonstration
     54  6 NYCRR Subpart 201-5:  Compliance Demonstration
     55  6 NYCRR Subpart 201-5:  Compliance Demonstration
     56  6 NYCRR Subpart 201-5:  Compliance Demonstration
     57  6 NYCRR Subpart 201-5:  Compliance Demonstration
     58  6 NYCRR Subpart 201-5:  Compliance Demonstration
     59  6 NYCRR Subpart 201-5:  Compliance Demonstration
     60  6 NYCRR Subpart 201-5:  Compliance Demonstration



Permit ID: 2-6402-00295/00003         Facility DEC ID: 2640200295

         Air Pollution Control Permit Conditions
Renewal 2  Page    4    FINAL

     FEDERALLY ENFORCEABLE CONDITIONS
  **** Facility Level ****

                NOTIFICATION OF GENERAL PERMITTEE OBLIGATIONS
        The items listed below are not subject to the annual compliance certification
        requirements under Title V. Permittees may also have other obligations

under regulations of general applicability.

Item A:         Emergency Defense - 6 NYCRR 201-1.5

         An emergency, as defined by subpart 201-2, constitutes an
affirmative defense to penalties sought in an enforcement   
action brought by the Department for noncompliance with   
emissions limitations or permit conditions for all   
facilities in New York State.

(a) The affirmative defense of emergency shall be   
demonstrated through properly signed, contemporaneous   
operating logs, or other relevant evidence that:

        (1) An emergency occurred and that the facility   
owner or operator can identify the cause(s) of the   

 emergency;
        (2) The equipment at the permitted facility   
causing the emergency was at the time being properly   
operated and maintained;
        (3) During the period of the emergency the   
facility owner or operator took all reasonable steps to   
minimize levels of emissions that exceeded the emission   
standards, or other requirements in the permit; and
        (4) The facility owner or operator notified the   
Department within two working days after the event   
occurred.  This notice must contain a description of the   
emergency, any steps taken to mitigate emissions, and   
corrective actions taken.

(b) In any enforcement proceeding, the facility owner or   
operator seeking to establish the occurrence of an   
emergency has the burden of proof.

(c) This provision is in addition to any emergency or   
upset provision contained in any applicable requirement.

Item B:         Public Access to Recordkeeping for Title V Facilities - 6
 NYCRR 201-1.10 (b)
         The Department will make available to the public any   

permit application, compliance plan, permit, and   
monitoring and compliance certification report pursuant to
Section 503(e) of the Act, except for information entitled
to confidential treatment pursuant to 6 NYCRR Part 616 -   
Public Access to records and Section 114(c) of the Act.
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Item C:         Timely Application for the Renewal of Title V Permits - 6
 NYCRR 201-6.2 (a) (4)
         Owners and/or operators of facilities having an issued   
 Title V permit shall submit a complete application at   
 least 180 days, but not more than eighteen months, prior   
 to the date of permit expiration for permit renewal   
 purposes.

Item D:         Certification by a Responsible Official - 6 NYCRR 201-6.2
 (d) (12)
         Any application, form, report or compliance certification
 required to be submitted pursuant to the federally   
 enforceable portions of this permit shall contain a   
 certification of truth, accuracy and completeness by a   
 responsible official. This certification shall state that   
 based on information and belief formed after reasonable   
 inquiry, the statements and information in the document   
 are true, accurate, and complete.

Item E:         Requirement to Comply With All Conditions - 6 NYCRR   
 201-6.4 (a) (2)
         The permittee must comply with all conditions of the   
 Title V facility permit. Any permit non-compliance   
 constitutes a violation of the Act and is grounds for   
 enforcement action; for permit termination, revocation and
 reissuance, or modification; or for denial of a permit   
 renewal application.

Item F:         Permit Revocation, Modification, Reopening, Reissuance or
 Termination, and Associated Information Submission   
 Requirements - 6 NYCRR 201-6.4 (a) (3)
         This permit may be modified, revoked, reopened and   
 reissued, or terminated for cause. The filing of a request
 by the permittee for a permit modification, revocation and
 reissuance, or termination, or of a notification of   
 planned changes or anticipated noncompliance does not stay
 any permit condition.

Item G:         Cessation or Reduction of Permitted Activity Not a   
 Defense - 6 NYCRR 201-6.4 (a) (5)
         It shall not be a defense for a permittee in an   
 enforcement action to claim that a cessation or reduction   
 in the permitted activity would have been necessary in   
 order to maintain compliance with the conditions of this   
 permit.

Item H:         Property Rights - 6 NYCRR 201-6.4 (a) (6)

         This permit does not convey any property rights of any   
 sort or any exclusive privilege.
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Item I:         Severability - 6 NYCRR 201-6.4 (a) (9)

         If any provisions, parts or conditions of this permit are
 found to be invalid or are the subject of a challenge, the
 remainder of this permit shall continue to be valid.

Item J:         Permit Shield - 6 NYCRR 201-6.4 (g)

         All permittees granted a Title V facility permit shall be
 covered under the protection of a permit shield, except as
 provided under 6 NYCRR Subpart 201-6.  Compliance with the
 conditions of the permit shall be deemed compliance with   
 any applicable requirements as of the date of permit   
 issuance, provided that such applicable requirements are   
 included and are specifically identified in the permit, or
 the Department, in acting on the permit application or   
 revision, determines in writing that other requirements   
 specifically identified are not applicable to the major   
 stationary source, and the permit includes the   
 determination or a concise summary thereof. Nothing herein
 shall preclude the Department from revising or revoking   
 the permit pursuant to 6 NYCRR Part 621 or from exercising
 its summary abatement authority.  Nothing in this permit   
 shall alter or affect the following:

 i.     The ability of the Department to seek to bring suit
 on behalf of the State of New York, or the Administrator   
 to seek to bring suit on behalf of the United States, to   
 immediately restrain any person causing or contributing to
 pollution presenting an imminent and substantial   
 endangerment to public health, welfare or the environment   
 to stop the emission of air pollutants causing or   
 contributing to such pollution;

 ii.     The liability of a permittee of the Title V   
 facility for any violation of applicable requirements   
 prior to or at the time of permit issuance;

 iii.    The applicable requirements of Title IV of the   
 Act;

 iv.     The ability of the Department or the Administrator
 to obtain information from the permittee concerning the   
 ability to enter, inspect and monitor the facility.

Item K:         Reopening for Cause - 6 NYCRR 201-6.4 (i)

         This Title V permit shall be reopened and revised under   
 any of the following circumstances:

 i.     If additional applicable requirements under the Act
 become applicable where this permit's remaining term is   
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three or more years, a reopening shall be completed not   
later than 18 months after promulgation of the applicable   
requirement.  No such reopening is required if the   
effective date of the requirement is later than the date   
on which this permit is due to expire, unless the original
permit or any of its terms and conditions has been   
extended by the Department pursuant to the provisions of   
Part 201-6.7 and Part 621.

ii.     The Department or the Administrator determines   
that the permit contains a material mistake or that   
inaccurate statements were made in establishing the   
emissions standards or other terms or conditions of the   

 permit.

iii.    The Department or the Administrator determines   
that the Title V permit must be revised or reopened to   
assure compliance with applicable requirements.

iv.     If the permitted facility is an "affected source"   
subject to the requirements of Title IV of  the Act, and   
additional requirements (including excess emissions   
requirements) become applicable.  Upon approval by the   
Administrator, excess emissions offset plans shall be   
deemed to be incorporated into the permit.

 Proceedings to reopen and issue Title V facility permits   
shall follow the same procedures as apply to initial   
permit issuance but shall affect only those parts of the   
permit for which cause to reopen exists.

 Reopenings shall not be initiated before a notice of such
intent is provided to the facility by the Department at   
least thirty days in advance of the date that the permit   
is to be reopened, except that  the Department may provide
a shorter time period in the case of an emergency.

Item L: Permit Exclusion - ECL 19-0305
         The issuance of this permit by the Department and the   

receipt thereof by the Applicant does not and shall not be
construed as barring, diminishing, adjudicating or in any   
way affecting any legal, administrative or equitable   
rights or claims, actions, suits, causes of action or   
demands whatsoever that the Department may have against   
the Applicant for violations based on facts and   
circumstances alleged to have occurred or existed prior to
the effective date of  this permit, including, but not   
limited to, any enforcement action authorized pursuant to   
the provisions of applicable federal law, the   
Environmental Conservation Law of the State of New York   
(ECL) and Chapter III of the Official Compilation of the   
Codes, Rules and Regulations of the State of New York   
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(NYCRR). The issuance of this permit also shall not in any
way affect pending or future enforcement actions under the
Clean Air Act brought by the United States or any person.

Item M: Federally Enforceable Requirements - 40 CFR 70.6 (b)
         All terms and conditions in this permit required by the   

Act or any applicable requirement, including any   
provisions designed to limit a facility's potential to   
emit, are enforceable by the Administrator and citizens   
under the Act.  The Department has, in this permit,   
specifically designated any terms and conditions that are   
not required under the Act or under any of its applicable   
requirements as being enforceable under only state   

 regulations.

     MANDATORY FEDERALLY ENFORCEABLE PERMIT CONDITIONS    
     SUBJECT TO ANNUAL CERTIFICATIONS AT ALL TIMES

     The following federally enforceable permit conditions are mandatory for all
     Title V permits and are subject to annual compliance certification   
     requirements at all times.

Condition 1:        Acceptable Ambient Air Quality
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:6 NYCRR 200.6

Item 1.1:
Notwithstanding the provisions of 6 NYCRR Chapter III, Subchapter A, no person shall allow or
permit any air contamination source to emit air contaminants in quantities which alone or in
combination with emissions from other air contamination sources would contravene any
applicable ambient air quality standard and/or cause air pollution.  In such cases where
contravention occurs or may occur, the Commissioner shall specify the degree and/or method of
emission control required.

Condition 2:        Fees
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:6 NYCRR 201-6.4 (a) (7)

Item 2.1:
The owner and/or operator of a stationary source shall pay fees to the Department consistent
with the fee schedule authorized by ECL 72-0303.

Condition 3:        Recordkeeping and Reporting of Compliance Monitoring
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:6 NYCRR 201-6.4 (c)
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Item 3.1:
The following information must be included in any required compliance monitoring records and
reports:

(i) The date, place, and time of sampling or measurements;

(ii) The date(s) analyses were performed;

(iii)The company or entity that performed the analyses;

(iv) The analytical techniques or methods used including quality assurance and quality control
procedures if required;

(v) The results of such analyses including quality assurance data where required; and

(vi) The operating conditions as existing at the time of sampling or measurement.

Any deviation from permit requirements must be clearly identified in all records and reports.   
Reports must be certified by a responsible official, consistent with Section 201-6.2 of Part 201.

Condition 4:        Records of Monitoring, Sampling, and Measurement
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (c) (2)

Item 4.1:
Compliance monitoring and recordkeeping shall be conducted according to the terms and
conditions contained in this permit and shall follow all quality assurance requirements found in
applicable regulations.  Records of all monitoring data and support information must be retained
for a period of at least 5 years from the date of the monitoring, sampling, measurement, report,
or application. Support information includes all calibration and maintenance records and all
original strip-chart recordings for continuous monitoring instrumentation, and copies of all
reports required by the permit.   

Condition 5:        Compliance Certification
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (c) (3) (ii)

Item 5.1:
The Compliance Certification activity will be performed for the Facility.

Item 5.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         To meet the requirements of this facility permit with   
 respect to reporting, the permittee must:



Permit ID: 2-6402-00295/00003         Facility DEC ID: 2640200295

         Air Pollution Control Permit Conditions
Renewal 2  Page    10    FINAL

Submit reports of any required monitoring at a minimum   
frequency of every 6 months, based on a calendar year   
reporting schedule.  These reports shall be submitted to   
the Department within 30 days after the end of a reporting
period.  All instances of deviations from permit   
requirements must be clearly identified in such reports.    
All required reports must be certified by the responsible   
official for this facility.

Notify the Department and report permit deviations and   
incidences of noncompliance stating the probable cause of   
such deviations, and any corrective actions or preventive   
measures taken.  Where the underlying applicable   
requirement contains a definition of prompt or otherwise   
specifies a time frame for reporting deviations, that   
definition or time frame shall govern.  Where the   
underlying applicable requirement fails to address the   
time frame for reporting deviations, reports of deviations
shall be submitted to the permitting authority based on   

 the following schedule:

(1)  For emissions of a hazardous air pollutant (as   
identified in an applicable regulation) that continue for   
more than an hour in excess of permit requirements, the   
report must be made within 24 hours of the   

 occurrence.

(2)  For emissions of any regulated air pollutant,   
excluding those listed in paragraph (1) of this section,   
that continue for more than two hours in excess of permit   
requirements, the report must be made within 48   

 hours.

(3)  For all other deviations from permit requirements,   
the report shall be contained in the 6 month monitoring   
report required above.

(4)  This permit may contain a more stringent reporting   
requirement than required by paragraphs (1), (2) or (3)   
above.  If more stringent reporting requirements have been
placed in this permit or exist in applicable requirements   
that apply to this facility, the more stringent reporting   

 requirement shall apply.

If above paragraphs (1) or (2) are met, the source must   
notify the permitting authority by telephone during normal
business hours at the Regional Office of jurisdiction for   
this permit, attention Regional Air Pollution Control   
Engineer (RAPCE) according to the timetable listed in   
paragraphs (1) and (2) of this section.  For deviations   
and incidences that must be reported outside of normal   
business hours, on weekends, or holidays, the DEC Spill   
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Hotline phone number at 1-800-457-7362 shall be used. A   
written notice, certified by a responsible official   
consistent with 6 NYCRR Part 201-6.2(d)(12), must be   
submitted within 10 working days of an occurrence for   
deviations reported under (1) and (2).    All deviations   
reported under paragraphs (1) and (2) of this section must
also be identified in the 6 month monitoring report   

 required above.

The provisions of 6 NYCRR 201-1.4 shall apply if the   
permittee seeks to have a violation excused unless   
otherwise limited by regulation.  In order to have a   
violation of a federal regulation (such as a new source   
performance standard or national emissions standard for   
hazardous air pollutants) excused, the specific federal   
regulation must provide for an affirmative defense during   
start-up, shutdowns, malfunctions or upsets.    
Notwithstanding any recordkeeping and reporting   
requirements in 6 NYCRR 201-1.4, reports of any deviations
shall not be on a less frequent basis than the reporting   
periods described in paragraphs (1) and (4) above.   

In the case of any condition contained in this permit with
a reporting requirement of "Upon request by regulatory   
agency"  the permittee shall include in the semiannual   
report, a statement for each such condition that the   
monitoring or recordkeeping was performed as required or   
requested and a listing of all instances of deviations   
from these requirements.

In the case of any emission testing performed during the   
previous six month reporting period,  either due to a   
request by the Department, EPA, or a regulatory   
requirement, the permittee shall include in the semiannual
report a summary of the testing results and shall indicate
whether or not the Department or EPA has approved the   

 results.

All semiannual reports may be submitted electronically or   
physically.  Electronic reports shall be submitted using   
the Department’s Air Compliance and Emissions   
Electronic-Reporting system (ACE).  If the facility owner   
or operator elects to send physical copies instead, two   
copies shall be sent to the Department (one copy to the   
regional air pollution control engineer (RAPCE) in the   
regional office and one copy to the Bureau of Quality   
Assurance (BQA) in the DEC central office) and one copy   
shall be sent to the Administrator (or his or her   
representative).  Mailing addresses for the above   
referenced persons are contained in the monitoring   
condition for 6 NYCRR Part 201-6.4(e), contained elsewhere

 in this permit.
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Reporting Requirements: SEMI-ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 7/30/2016.
Subsequent reports are due every 6 calendar month(s).

Condition 6:        Compliance Certification
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (e)

Item 6.1:
The Compliance Certification activity will be performed for the Facility.

Item 6.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         Requirements for compliance certifications with terms and
 conditions contained in this facility permit include the   
 following:

 i.  Compliance certifications shall contain:
 - the identification of each term or condition of the   
 permit that is the basis of the certification;
 - the compliance status;
 - whether compliance was continuous or intermittent;
 - the method(s) used for determining the compliance status
 of the facility, currently and over the reporting period   
 consistent with the monitoring and related record keeping   
 and reporting requirements of this permit;
 - such other facts as the Department may require to   
 determine the compliance status of the facility as   
 specified in any special permit terms or conditions;   
 and
 - such additional requirements as may be specified   
 elsewhere in this permit related to compliance   
 certification.

 ii.  The responsible official must include in the annual   
 certification report all terms and conditions contained in
 this permit which are identified as being subject to   
 certification, including emission limitations, standards,   
 or work practices.  That is, the provisions labeled herein
 as "Compliance Certification" are not the only provisions   
 of this permit for which an annual certification is   
 required.

 iii.  Compliance certifications shall be submitted   
 annually.  Certification reports are due 30 days after the
 anniversary date of four consecutive calendar quarters.    
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The first report is due 30 days after the calendar quarter
that occurs just prior to the permit anniversary date,   
unless another quarter has been acceptable by the   

 Department.

iv.  All annual compliance certifications may be submitted
electronically or physically.  Electronic reports shall be
submitted using the Department’s Air Compliance and   
Emissions Electronic-Reporting system (ACE).  If the   
facility owner or operator elects to send physical copies   
instead, two copies shall be sent to the Department (one   
copy to the regional air pollution control engineer   
(RAPCE) in the regional office and one copy to the Bureau   
of Quality Assurance (BQA) in the DEC central office) and   
one copy shall be sent to the Administrator (or his or her
representative).  The mailing addresses for the above   
referenced persons are:

Chief – Stationary Source Compliance Section
 USEPA Region 2
 Air Compliance Branch
 290 Broadway

New York, NY 10007-1866

The address for the RAPCE is as follows:

Regional Air Pollution Control Engineer
 Hunters Point Plaza

47-40 21st Street
Long Island City, NY 11101-5407

The address for the BQA is as follows:

 NYSDEC 
Bureau of Quality Assurance

 625 Broadway
 Albany, NY 12233-3258

Monitoring Frequency: ANNUALLY
Reporting Requirements: ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 1/30/2017.
Subsequent reports are due on the same day each year

Condition 7:        Compliance Certification
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:6 NYCRR 202-2.1

Item 7.1:
The Compliance Certification activity will be performed for the Facility.
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Item 7.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         Emission statements shall be submitted on or before April
 15th each year for emissions of the previous calendar   
 year.  Statements are to be mailed to:  New York State   
 Department of Environmental Conservation, Division of Air   
 Resources, Bureau of Air Quality Planning, 625 Broadway,   
 Albany NY 12233-3251

Monitoring Frequency: ANNUALLY
Reporting Requirements: ANNUALLY (CALENDAR)
Reports due by April 15th for previous calendar year

Condition 8:        Recordkeeping requirements
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 202-2.5

Item 8.1:
(a)   The following records shall be maintained for at least five years:

 (1) a copy of each emission statement submitted to the department; and

 (2) records indicating how the information submitted in the emission
statement was determined, including any calculations, data, measurements, and estimates used.

(b) These records shall be made available at the facility to the representatives of the
department upon request during normal business hours.

Condition 9:        Open Fires - Prohibitions
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 215.2

Item 9.1:   
Except as allowed by Title 6 NYCRR Section 215.3, no person shall burn, cause, suffer, allow
or permit the burning of any materials in an open fire.

Item 9.2
Per Section 215.3, burning in an open fire, provided it is not contrary to other law or regulation,
will be allowed as follows:
(a) On-site burning in any town with a total population less than 20,000 of downed limbs and
branches (including branches with attached leaves or needles) less than six inches in diameter
and eight feet in length between May 15th and the following March 15th. For the purposes of
this subdivision, the total population of a town shall include the population of any village or
portion thereof located within the town. However, this subdivision shall not be construed to
allow burning within any village.
(b) Barbecue grills, maple sugar arches and similar outdoor cooking devices when actually used
for cooking or processing food.
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(c) Small fires used for cooking and camp fires provided that only charcoal or untreated wood is
used as fuel and the fire is not left unattended until extinguished.
(d) On-site burning of agricultural wastes as part of a valid agricultural operation on contiguous
agricultural lands larger than five acres actively devoted to agricultural or horticultural use,
provided such waste is actually grown or generated on those lands and such waste is capable of
being fully burned within a 24-hour period.
(e) The use of liquid petroleum fueled smudge pots to prevent frost damage to crops.
(f) Ceremonial or celebratory bonfires where not otherwise prohibited by law, provided that only
untreated wood or other agricultural products are used as fuel and the fire is not left unattended
until extinguished.
(g) Small fires that are used to dispose of a flag or religious item, and small fires or other smoke
producing process where not otherwise prohibited by law that are used in connection with a
religious ceremony.
(h) Burning on an emergency basis of explosive or other dangerous or contraband materials by
police or other public safety organization.
(i) Prescribed burns performed according to Part 194 of this Title.
(j) Fire training, including firefighting, fire rescue, and fire/arson investigation training,
performed under applicable rules and guidelines of the New York State Department of State's
Office of Fire Prevention and Control. For fire training performed on acquired structures, the
structures must be emptied and stripped of any material that is toxic, hazardous or likely to emit
toxic smoke (such as asbestos, asphalt shingles and vinyl siding or other vinyl products) prior to
burning and must be at least 300 feet from other occupied structures. No more than one structure
per lot or within a 300 foot radius (whichever is bigger) may be burned in a training exercise.
(k) Individual open fires as approved by the Director of the Division of Air Resources as may be
required in response to an outbreak of a plant or animal disease upon request by the
commissioner of the Department of Agriculture and Markets, or for the destruction of invasive
plant and insect species.
(l) Individual open fires that are otherwise authorized under the environmental conservation law,
or by rule or regulation of the Department.

     MANDATORY FEDERALLY ENFORCEABLE PERMIT CONDITIONS    
     SUBJECT TO ANNUAL CERTIFICATIONS ONLY IF APPLICABLE

     The following federally enforceable permit conditions are mandatory for all   
     Title V permits and are subject to annual compliance certification   
     requirements only if effectuated during the reporting period.
     [NOTE:  The corresponding annual compliance certification for   
     those conditions not effectuated during the reporting period shall    
      be specified as "not applicable".]

Condition 10:        Maintenance of Equipment
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 200.7

Item 10.1:
Any person who owns or operates an air contamination source which is equipped with an
emission control device shall operate such device and keep it in a satisfactory state of
maintenance and repair in accordance with ordinary and necessary practices, standards and
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procedures, inclusive of manufacturer's specifications, required to operate such device
effectively.

Condition 11:        Recycling and Salvage
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-1.7

Item 11.1:
Where practical, the owner or operator of an air contamination source shall recycle or salvage air
contaminants collected in an air cleaning device according to the requirements of the ECL.

Condition 12:        Prohibition of Reintroduction of Collected Contaminants to
 the air
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-1.8

Item 12.1:
No person shall unnecessarily remove, handle or cause to be handled, collected air contaminants
from an air cleaning device for recycling, salvage or disposal in a manner that would reintroduce
them to  the outdoor atmosphere.

Condition 13:        Exempt Sources - Proof of Eligibility
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-3.2 (a)

Item 13.1:
The owner or operator of an emission source or activity that is listed as being exempt may be
required to certify that it is operated within the specific criteria described in this Subpart. The
owner or operator of any such emission source or activity must maintain all records necessary
for demonstrating compliance with this Subpart on-site for a period of five years, and make them
available to representatives of the department upon request.

Condition 14:        Trivial Sources - Proof of Eligibility
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-3.3 (a)

Item 14.1:
The owner or operator of an emission source or activity that is listed as being trivial in this
Section may be required to certify that it is operated within the specific criteria described in this
Subpart. The owner or operator of any such emission source or activity must maintain all
required records on-site for a period of five years and make them available to representatives of
the department upon request.   

Condition 15:        Requirement to Provide Information
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (a) (4)
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Item 15.1:
The owner and/or operator shall furnish to the department, within a reasonable time, any
information that the department may request in writing to determine whether cause exists for
modifying, revoking and reissuing, or terminating the permit or to determine compliance with
the permit. Upon request, the permittee shall also furnish to the department copies of records
required to be kept by the permit or, for information claimed to be confidential, the permittee
may furnish such records directly to the administrator along with a claim of confidentiality, if the
administrator initiated the request for information or otherwise has need of it.

Condition 16:        Right to Inspect
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (a) (8)

Item 16.1:
The department or an authorized representative shall be allowed upon presentation of credentials
 and other documents as may be required by law to:

(i) enter upon the permittee's premises where a facility subject to the permitting requirements of
this Subpart is located or emissions-related activity is conducted, or where records must be kept
under the conditions of the permit;

(ii) have access to and copy, at reasonable times, any records that must be kept under the
conditions of the permit;

(iii) inspect at reasonable times any emission sources, equipment (including monitoring and air
pollution control equipment), practices, and operations regulated or required under the permit;
and

(iv) sample or monitor at reasonable times substances or parameters for the purpose of assuring
compliance with the permit or applicable requirements.

Condition 17:        Off Permit Changes
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (f) (6)

Item 17.1:
No permit revision will be required for operating changes that contravene an express permit
term, provided that such changes would not violate applicable requirements as defined under this
Part or contravene federally enforceable monitoring (including test methods), recordkeeping,
reporting, or compliance certification permit terms and conditions. Such changes may be made
without requiring a permit revision, if the changes are not modifications under any provision of
title I of the act and the changes do not exceed the emissions allowable under the permit
(whether expressed therein as a rate of emissions or in terms of total emissions) provided that the
facility provides the administrator and the department with written notification as required below
in advance of the proposed changes within a minimum of seven days. The facility owner or
operator, and the department shall attach each such notice to their copy of the relevant permit.
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(i) For each such change, the written notification required above shall include a brief description
of the change within the permitted facility, the date on which the change will occur, any change
in emissions, and any permit term or condition that is no longer applicable as a result of the
change.

(ii) The permit shield described in section  6 NYCRR 201-6.4 shall not apply to any change
made pursuant to this paragraph.

Condition 18:        Required Emissions Tests
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 202-1.1

Item 18.1:
For the purpose of ascertaining compliance or non-compliance with any air pollution control
code, rule or regulation, the commissioner may require the person who owns such air
contamination  source to submit an acceptable report of measured emissions within a stated time.

Condition 19:        Accidental release provisions.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40 CFR Part 68

Item 19.1:
If a chemical is listed in Tables 1,2,3 or 4 of 40 CFR §68.130 is present in a process in quantities
greater than the threshold quantity listed in Tables 1,2,3 or 4,  the following requirements will
apply:

a) The owner or operator shall comply with the provisions of 40 CFR Part 68 and;

b)  The owner or operator shall submit at the time of permit issuance (if not previously
submitted) one of the following, if such quantities are present:   

1) A compliance schedule for meeting the requirements of 40 CFR Part 68 by the date provided
in 40 CFR §68.10(a) or,

2) A certification statement that the source is in compliance with all requirements of 40 CFR
Part 68, including the registration and submission of the Risk Management Plan.  Information
should be submitted to:

Risk Management Plan Reporting Center
C/O CSC
8400 Corporate Dr
Carrollton, Md.  20785

Condition 20:        Recycling and Emissions Reduction
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 82, Subpart F
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Item 20.1:
The permittee shall comply with all applicable provisions of 40 CFR Part 82.

 The following conditions are subject to annual compliance certification   
 requirements for Title V permits only.

Condition 21:        Emission Unit Definition
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR Subpart 201-6

Item 21.1:
The facility is authorized to perform regulated processes under this permit for:
       Emission Unit: 1-00001    
       Emission Unit Description:   
         This emission unit consists of the following:     
 1) a combustion turbine, which shall be operated in the   
 simple cycle and fire only natural gas,   
 2) one Heatec boiler used to heat gas turbine combustion   
 inlet air when ambient
 temperature and humidity could cause icing at the turbine   
 inlet, and
 3) a 746 bhp diesel back-up generator.

Condition 22:        Progress Reports Due Semiannually
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 201-6.4 (d) (4)

Item 22.1:
Progress reports consistent with an applicable schedule of compliance are to be submitted at
least semiannually, or at a more frequent period if specified in the applicable requirement or by
the department. Such progress reports shall contain the following:

(i) dates for achieving the activities, milestones, or compliance required in the schedule of
compliance, and dates when such activities, milestones or compliance were achieved; and

(ii) an explanation of why any dates in the schedule of compliance were not or will not be met,
and any preventive or corrective measures adopted.

Condition 23:        Air pollution prohibited
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 211.1

Item 23.1:
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No person shall cause or allow emissions of air contaminants to the outdoor atmosphere of such
quantity, characteristic or duration which are injurious to human, plant or animal life or to
property, or which unreasonably interfere with the comfortable enjoyment of life or property.
Notwithstanding the existence of specific air quality standards or emission limits, this
prohibition applies, but is not limited to, any particulate, fume, gas, mist, odor, smoke, vapor,
pollen, toxic or deleterious emission, either alone or in combination with others.

Condition 24:        EPA Region 2 address.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.4, NSPS Subpart A

Item 24.1:
All requests, reports, applications, submittals, and other communications to the Administrator
pursuant to this part shall be submitted in duplicate to the following address:

 Director,  Division of Enforcement and Compliance Assistance
 USEPA Region 2
 290 Broadway, 21st Floor
 New York, NY 10007-1886

Copies of all correspondence to the administrator  pursuant to this part shall also be submitted to
the NYSDEC Regional Office issuing this permit (see address at the beginning of this permit)
and to the following address:

 NYSDEC
 Bureau of Quality Assurance
 625 Broadway
 Albany, NY 12233-3258

Condition 25:        Date of construction notification - If a COM is not used.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.7(a), NSPS Subpart A

Item 25.1:
Any owner or operator subject to this part shall furnish the Administrator with the following
information:

1) a notification of the date construction or reconstruction commenced, post marked no later than
30 days after such date;   

3) a notification of the actual date of initial start up, post marked within 15 days after such date;

4) a notification of any physical or operational change to an existing facility which may increase
the emission rate of any air pollutant to which a standard applies, unless the change is
specifically exempted under this part.  The notice shall be post marked 60 days or as soon as
practicable before the change is commenced and shall include information describing the precise
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nature of the change, present and proposed emission control systems, productive capability of
the facility before and after the change, and the expected completion date of the change.  The
Administrator may request additional information regarding the change;

5) a notification of the date upon which the demonstration of continuous monitoring system
performance commences, post marked not less than 30 days prior to such date;

6) a notification of the anticipated date for conducting the opacity observations, post marked not
less than 30 days prior to such date.

Condition 26:        Recordkeeping requirements.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.7(b), NSPS Subpart A

Item 26.1:
Affected owners or operators shall maintain records of occurrence and duration of any startup,
shutdown, or malfunction in the operation of an affected facility; any malfunction of the air
pollution control equipment; or any periods during which a continuous monitoring system or
monitoring  device is inoperative.

Condition 27:        Facility files for subject sources.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.7(f), NSPS Subpart A

Item 27.1:
The following files shall be maintained at the facility for all affected sources: all measurements,
including continuous monitoring systems, monitoring device, and performance testing
measurements; all continuous monitoring system  performance evaluations;all continuous
monitoring device calibration checks; adjustments and maintenance performed on these systems
or devices; and all other information required by this part, recorded in permanent form suitable
for inspections.   The file shall be maintained for at least two years following the date of such
measurements, reports, and records.

Condition 28:        Circumvention.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.12, NSPS Subpart A

Item 28.1:
No owner or operator subject to the provisions of this part shall build, erect, install, or use any
article, machine, equipment or process, the use of which conceals an emission which would
otherwise constitute a violation of an applicable standard.  Such concealment includes, but is not
limited to, the use of gaseous diluents to achieve compliance with an opacity standard or with a
standard which is based on the concentration of a pollutant in the gases discharged to the
atmosphere.

Condition 29:        Monitoring requirements.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.13, NSPS Subpart A
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Item 29.1:
All continuous monitoring systems and devices shall be installed, calibrated, maintained, and
operated in accordance with the requirements of section 60.13.

Condition 30:        Modifications.
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.14, NSPS Subpart A

Item 30.1:
Within 180 days of the completion of any physical or operational change (as defined in section
60.14), compliance with the applicable standards must be achieved.

Condition 31:        Reconstruction
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.15, NSPS Subpart A

Item 31.1:
The following shall be submitted to the Administrator prior to reconstruction (as defined in
section 60.15):

1) a notice of intent to reconstruct 60 days prior to the action;

2) name and address of the owner or operator;

3) the location of the existing facility;

4) a brief description of the existing facility and the components to be replaced;

5) a description of the existing air pollution control equipment and the proposed air pollution
control equipment;

6) an estimate of the fixed capital cost of the replacements and of constructing a comparable
entirely new facility;

7) the estimated life of the facility after the replacements; and

8) a discussion of any economic or technical limitations the facility may have in complying with
the applicable standards of performance after the proposed replacements.

Condition 32:        Compliance and Enforcement
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 63, Subpart ZZZZ

Item 32.1:
The Department has not accepted delegation of 40 CFR Part 63 Subpart ZZZZ. Any questions
concerning compliance and/or enforcement of this regulation should be referred to USEPA
Region 2, 290 Broadway, 21st Floor, New York, NY 10007-1866; (212) 637-4080. Should the
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Department decide to accept delegation of 40 CFR Part 63 Subpart ZZZZ during the term of this
permit, enforcement of this regulation will revert to the Department as of the effective date of
delegation.   

Condition 33:        Facility Subject to Title IV Acid Rain Regulations and   
 Permitting
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40 CFR Part 72

Item 33.1:  This facility is subject to the Title IV Acid Rain Regulations found in 40 CFR
Parts 72, 73, 75, 76, 77 and 78.  The Acid Rain Permit is an attachment to this permit.

Condition 34:        Compliance Certification
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 97.406, Subpart AAAAA

Item 34.1:
The Compliance Certification activity will be performed for the Facility.

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 34.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         (1) The facility shall comply with the requirement to   
 have a designated representative, and may have an   
 alternate designated representative, in accordance with   
 §§97.413 through 97.418 of Subpart AAAAA.  The facility   
 shall notify the Department of this representative (and   
 alternative) with contact information upon issuance of   
 this permit and when any changes are made to the   
 representative (or alternative) or their contact   
 information.

 (2) The facility, and the designated representative, of   
 each TR NOX Annual source (facility) and each TR NOx   
 Annual Unit at the facility shall comply with the   
 monitoring, reporting, and recordkeeping requirements of   
 §§97.430 through 97.435 of Subpart AAAAA and subpart H of   
 part 75 of this chapter. This includes but is not limited   
 to: requirements for installation, certification, and data
 accounting for all required monitoring systems;   
 requirements for recording, reporting, and   
 quality-assurance of the data; and certification of   
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compliance of such data.  Data from continuous emission   
monitoring equipment are submitted quarterly (calendar   
year).  These reports are generally due 30 days after the   
end of a calendar quarter.  All other monitoring data are   
submitted to the DEC semiannually (calendar year).  These   
reports are due on January 30th and July 30th of each   

 year.

(3) The emissions data determined shall be used to   
calculate allocations of TR NOx Annual allowances and to   
determine compliance with the TR NOx Annual emissions   
limitation and assurance provisions.  As of the allowance   
transfer deadline for a control period in a given year,   
the owners and operators of each TR NOx Annual facility   
and each TR NOx Annual Unit at the facility shall hold, in
the facilities   compliance account, TR NOx Annual   
allowances available for deduction for such control period
under §97.424(a) in an amount not less than the tons of   
total NOx emissions for such control period from all TR   
NOX Annual Units at the facility.

Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
       DESCRIPTION

Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

Condition 35:        Compliance Certification
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:40CFR 97.506, Subpart BBBBB

Item 35.1:
The Compliance Certification activity will be performed for the Facility.

         Regulated Contaminant(s):
CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 35.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         (1) The facility shall comply with the requirement to   

have a designated representative, and may have an   
alternate designated representative, in accordance with   
§§97.513 through 97.518 of Subpart BBBBB.  The facility   
shall notify the Department of this representative (and   
alternative) with contact information upon issuance of   
this permit and when any changes are made to the   
representative (or alternative) or their contact   

 information.
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(2) The facility, and the designated representative, of   
each TR NOx Ozone Season source (facility) and each TR NOx
Ozone Season Unit at the facility shall comply with the   
monitoring, reporting, and recordkeeping requirements of   
§§97.530 through 97.535 of Subpart BBBBB and subpart H of   
part 75 of this chapter. This includes but is not limited   
to: requirements for installation, certification, and data
accounting for all required monitoring systems;   
requirements for recording, reporting, and   
quality-assurance of the data; and certification of   
compliance of such data.  Data from continuous emission   
monitoring equipment are submitted quarterly (calendar   
year).  These reports are generally due 30 days after the   
end of a calendar quarter.  All other monitoring data are   
submitted to the DEC semiannually (calendar year).  These   
reports are due on January 30th and July 30th of each   

 year.

(3) The emissions data determined shall be used to   
calculate allocations of TR NOx Ozone Season allowances   
and to determine compliance with the TR NOx Ozone Season   
emissions limitation and assurance provisions.  As of the   
allowance transfer deadline for a control period in a   
given year, the owners and operators of each TR NOx Ozone   
Season facility and each TR NOx Ozone Season Unit at the   
facility shall hold, in the facilities compliance account,
TR NOx Ozone Season allowances available for deduction for
such control period under §97.524(a) in an amount not less
than the tons of total NOx emissions for such control   
period from all TR NOx Ozone Season Units at the   

 facility.

Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
       DESCRIPTION

Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

Condition 36:        Compliance Certification
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:40CFR 97.606, Subpart CCCCC

Item 36.1:
The Compliance Certification activity will be performed for the Facility.

         Regulated Contaminant(s):
CAS No: 007446-09-5 SULFUR DIOXIDE

Item 36.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
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Monitoring Description:   
         (1) The facility shall comply with the requirement to   
 have a designated representative, and may have an   
 alternate designated representative, in accordance with   
 §§97.613 through 97.618 of Subpart CCCCC.  The facility   
 shall notify the Department of this representative (and   
 alternative) with contact information upon issuance of   
 this permit and when any changes are made to the   
 representative (or alternative) or their contact   
 information.

 (2) The facility, and the designated representative, of   
 each TR SO2 Group 1 source (facility) and each TR SO2   
 Group 1 Unit at the facility shall comply with the   
 monitoring, reporting, and recordkeeping requirements of   
 §§97.630 through 97.635 of Subpart CCCCC and subpart H of   
 part 75 of this chapter. This includes but is not limited   
 to: requirements for installation, certification, and data
 accounting for all required monitoring systems;   
 requirements for recording, reporting, and   
 quality-assurance of the data; and certification of   
 compliance of such data. Data from continuous emission   
 monitoring equipment are submitted quarterly (calendar   
 year).  These reports are generally due 30 days after the   
 end of a calendar quarter.  All other monitoring data are   
 submitted to the DEC semiannually (calendar year).  These   
 reports are due on January 30th and July 30th of each   
 year.

 (3) The emissions data determined shall be used to   
 calculate allocations of TR SO2 Group 1 allowances and to   
 determine compliance with the TR SO2 Group 1 emissions   
 limitation and assurance provisions.  As of the allowance   
 transfer deadline for a control period in a given year,   
 the owners and operators of each TR SO2 Group 1 facility   
 and each TR SO2 Group 1 Unit at the facility shall hold,   
 in the facilities   compliance account, TR SO2 Group 1   
 allowances available for deduction for such control period
 under §97.624(a) in an amount not less than the tons of   
 total SO2 emissions for such control period from all TR   
 SO2 Group 1 Units at the facility.

Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
        DESCRIPTION
Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

  **** Emission Unit Level ****

Condition 37:        Emission Point Definition By Emission Unit
        Effective between the dates of  01/25/2016 and 01/24/2021



Permit ID: 2-6402-00295/00003         Facility DEC ID: 2640200295

         Air Pollution Control Permit Conditions
Renewal 2  Page    27    FINAL

       Applicable Federal Requirement:6 NYCRR Subpart 201-6

Item 37.1:
The following emission points are included in this permit for the cited Emission Unit:

         Emission Unit:     1-00001

         Emission Point:     00001   
Height (ft.): 107 Diameter (in.): 144
NYTMN (km.): 4496.822 NYTME (km.): 578.807

         Emission Point:     00002   
Height (ft.): 15 Diameter (in.): 22
NYTMN (km.): 4496.775 NYTME (km.): 578.786

         Emission Point:     00003   
Height (ft.): 1 Diameter (in.): 5
NYTMN (km.): 4496.76 NYTME (km.): 578.776

Condition 38:        Process Definition By Emission Unit
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable Federal Requirement:6 NYCRR Subpart 201-6

Item 38.1:
This permit authorizes the following regulated processes for the cited Emission Unit:

         Emission Unit:    1-00001
         Process: 001  Source Classification Code: 2-01-002-01
         Process Description:   
         One combustion turbine (GE LM6000) firing natural gas.

         Emission Source/Control:   00001 - Combustion         
         Design Capacity: 420   million Btu per hour

         Emission Source/Control:   00002 - Control         
         Control Type: SELECTIVE CATALYTIC REDUCTION (SCR)

         Emission Source/Control:   00003 - Control         
         Control Type: CATALYTIC OXIDATION

Item 38.2:
This permit authorizes the following regulated processes for the cited Emission Unit:

         Emission Unit:    1-00001
         Process: 002  Source Classification Code: 1-02-006-03
         Process Description: Natural gas firing in one 7.4 mmBtu/hr boiler.

         Emission Source/Control:   00004 - Combustion         
         Design Capacity: 7.4   million Btu per hour
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Item 38.3:
This permit authorizes the following regulated processes for the cited Emission Unit:

         Emission Unit:    1-00001
         Process: 003  Source Classification Code: 2-02-001-02
         Process Description: one 746 bhp diesel back up generator

         Emission Source/Control:   00005 - Combustion         
         Design Capacity: 746   horsepower (mechanical)

Condition 39:        Custom fuel monitoring schedule
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:40CFR 60.334(h)(4), NSPS Subpart GG

Item 39.1:
This Condition applies to Emission Unit: 1-00001

Item 39.2:
For any turbine that commenced construction, reconstruction or modification after October 3,
1977, but before July 8, 2004, and for which a custom fuel monitoring schedule has previously
been approved, the owner or operator may, without submitting a special petition to the
Administrator, continue monitoring on this schedule.

Condition 40:        Compliance Certification
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable Federal Requirement:6 NYCRR 227-1.3 (a)

Item 40.1:
The Compliance Certification activity will be performed for:

         Emission Unit: 1-00001 Emission Point: 00001

Item 40.2:
Compliance Certification shall include the following monitoring:

Monitoring Type: MONITORING OF PROCESS OR CONTROL   
        DEVICE PARAMETERS AS SURROGATE
Monitoring Description:   
         No person shall operate a stationary combustion   
 installation which exhibits greater than 20 percent   
 opacity (six minute average), except for one-six-minute   
 period per hour of not more than 27 percent opacity.    
  The Department reserves the right to perform or require   
 the performance of a Method 9 opacity evaluation at any   
 time during facility operation.

 The permittee will conduct observations of visible   
 emissions from the emission unit, process, etc. to which   
 this condition applies at the monitoring frequency stated   
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below while the process is in operation. The permittee   
will investigate, in a timely manner, any instance where   
there is cause to believe that visible emissions have the   
potential to exceed the opacity standard.    

The permittee shall investigate the cause, make any   
necessary corrections, and verify that the excess visible   
emissions problem has been corrected.  If visible   
emissions with the potential to exceed the standard   
continue, the permittee will conduct a Method 9 assessment
within the next operating day of the sources associated   
with the potential noncompliance to determine the degree   
of opacity and will notify the NYSDEC if the method 9 test
indicates that the opacity standard is not met.

Records of visible emissions observations (or any   
follow-up method 9 tests), investigations and corrective   
actions will be kept on-site.  Should the Department   
determine that permittee's record keeping format is   
inadequate to demonstrate compliance with this condition,   
it shall provide written notice to the permittee stating   
the inadequacies, and permittee shall have 90 days to   
revise its prospective record keeping format in a manner   
acceptable to the Department.

Parameter Monitored: OPACITY
Upper Permit Limit: 20   percent
Reference Test Method: EPA Method 9
Monitoring Frequency: ONCE DURING THE TERM OF THE PERMIT
Averaging Method: 6-MINUTE AVERAGE (METHOD 9)
Reporting Requirements: ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 1/30/2017.
Subsequent reports are due every 12 calendar month(s).
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    STATE ONLY ENFORCEABLE CONDITIONS
  **** Facility Level ****

NOTIFICATION OF GENERAL PERMITTEE OBLIGATIONS
This section contains terms and conditions which are not federally enforceable. Permittees
may also have other obligations under regulations of general applicability

Item A:           General Provisions for State Enforceable Permit Terms and
Condition - 6 NYCRR Part 201-5

         Any person who owns and/or operates stationary sources   
shall operate and maintain all emission  units and any   
required emission control devices in compliance with all   
applicable Parts of this Chapter and existing laws, and   
shall operate the facility in accordance with all   
criteria, emission limits, terms, conditions, and   
standards in this permit.  Failure of such person to   
properly operate and maintain the effectiveness of such   
emission units and emission control devices may be   
sufficient reason for the Department to revoke or deny a   

 permit.

The owner or operator of the permitted facility must   
maintain all required records on-site for a period of five
years and make them available to representatives of the   
Department upon request.  Department representatives must   
be granted access to any facility regulated by this   
Subpart, during normal operating hours, for the purpose of
determining compliance with this and any other state and   
federal air pollution control requirements, regulations or

 law.

    STATE ONLY APPLICABLE REQUIREMENTS
The following conditions are state applicable requirements and are not subject to       
compliance certification requirements unless otherwise noted or required   

 under 6 NYCRR Part 201.

Condition 41:        Contaminant List
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:ECL 19-0301

Item 41.1:
Emissions of the following contaminants are subject to contaminant specific requirements in this
permit(emission limits, control requirements or compliance monitoring conditions).

CAS No: 000630-08-0
Name: CARBON MONOXIDE
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CAS No: 007446-09-5
Name: SULFUR DIOXIDE

CAS No: 007664-41-7
 Name: AMMONIA

CAS No: 0NY210-00-0
Name: OXIDES OF NITROGEN

Condition 42:        Malfunctions and start-up/shutdown activities
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:6 NYCRR 201-1.4

Item 42.1:
(a)  The facility owner or operator shall take all necessary and appropriate actions to prevent the
emission of air pollutants that result in contravention of any applicable emission standard during
periods of start-up, shutdown, or malfunction.

(b) The facility owner or operator shall compile and maintain records of all equipment
malfunctions, maintenance, or start-up/shutdown activities when they can be expected to result in
an exceedance of any applicable emission standard, and shall submit a report of such activities to
the department when requested to do so, or when so required by a condition of a permit issued
for the corresponding air contamination source.  Such reports shall state whether any violations
occurred and, if so, whether they were unavoidable, include the time, frequency and duration of
the maintenance and/or start-up/shutdown activities, and an estimate of the emission rates of any
air contaminants released.  Such records shall be maintained for a period of at least five years
and made available for review to department representatives upon request.  Facility owners or
operators subject to continuous stack monitoring and quarterly reporting requirements need not
submit additional reports for equipment maintenance or start-up/shutdown activities for the
facility to the department.

(c)  In the event that emissions of air contaminants in excess of any emission standard in this
Subchapter occur due to a malfunction, the facility owner or operator shall compile and maintain
records of the malfunction and notify the department as soon as possible during normal working
hours, but  not later than two working days after becoming aware that the malfunction occurred.   
When requested by the  department, the facility owner  or operator shall submit a written report
to the department describing the malfunction, the corrective action taken, identification of air
contaminants, and an estimate of the emission rates.

(d)  The department may also require the owner or operator to include, in reports described
under Subdivisions (b) and (c) of this Section, an estimate of the maximum ground level
concentration of each air contaminant emitted and the effect of such emissions.

(e)  A violation of any applicable emission standard resulting from start-up, shutdown, or
malfunction conditions at a permitted or registered facility may not be subject to an enforcement
action by the department and/or penalty if the department determines, in its sole discretion, that
such a violation was unavoidable.  The actions and recordkeeping and reporting requirements
listed above must be adhered to in such circumstances.
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Condition 43:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR 201-1.4

Item 43.1:
The Compliance Demonstration activity will be performed for the Facility.

Item 43.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         In the event that the permittee claims that an excess   
 emission is the result of an unavoidable malfunction or   
 upset, the permittee shall submit a Report of Malfunction   
 and Abatement to the Department's Regional Air pollution   
 Control Engineer within 30 days from the date that the   
 excess emission occurred.  The Report of Malfunction and   
 Abatement shall contain the following information:

 1) a description of the possible malfunction or   
 upset;

 2) the cause of the excess emission;

 3) the reason(s) why it is claimed that the excess   
 emission was the result of an unavoidable malfunction or   
 upset;

 4) the date and time of the excess emission;

 5) the air contaminant(s) emitted, including the   
 parameters of the permit exceedance;

 6) the estimated emission rates of the air contaminant(s)   
 emitted;

 7) the corrective action taken to address the excess   
 emission; and

 8) any action taken to prevent such an excess emission   
 from reoccurring.

Monitoring Frequency: CONTINUOUS
Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

Condition 44:        Visible Emissions Limited
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR 211.2
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Item 44.1:
Except as permitted by a specific part of this Subchapter and for open fires for which a restricted
burning permit has been issued, no person shall cause or allow any air contamination source to
emit any material having an opacity equal to or greater than 20 percent (six minute average)
except for one continuous six-minute period per hour of not more than 57 percent opacity.

Condition 45:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR 242-1.5

Item 45.1:
The Compliance Demonstration activity will be performed for the Facility.

Item 45.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         The owners and operators and, to the extent applicable,   
 the CO2 authorized account representative of each CO2   
 budget source and each CO2 budget unit at the source shall
 comply with the monitoring requirements of Subpart 242-8.   
 The emissions measurements recorded and reported in   
 accordance with Subpart 242-8 of this Part shall be used   
 to determine compliance by the unit with the following CO2
 requirements:

 (1) The owners and operators of each CO2 budget source and
 each CO2 budget unit at the source shall hold CO2   
 allowances available for compliance deductions under   
 Section 242-6.5, as of the CO2 allowance transfer   
 deadline, in the source's compliance account in an amount   
 not less than the total CO2 emissions for the control   
 period from all CO2 budget units at the source, as   
 determined in accordance with Subparts 242-6 and   
 242-8.

 (2) Each ton of CO2 emitted in excess of the CO2 budget   
 emissions limitation shall constitute a separate violation
 of this Part and applicable state law.

 (3) A CO2 budget unit shall be subject to the requirements
 specified in item 1 starting on the later, of January 1,   
 2009 or the date on which the unit commences   
 operation.

 (4) CO2 allowances shall be held in, deducted from, or   
 transferred among CO2 Allowance Tracking System accounts   
 in accordance with Subparts 242-5, 242-6, and 242-7, and   
 Section 242-10.7.
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(5) A CO2 allowance shall not be deducted, in order to   
comply with the requirements specified in item 1, for a   
control period that ends prior to the allocation year for   
which the CO2 allowance was allocated. A CO2 offset   
allowance shall not be deducted, in order to comply with   
the requirements under item 1, beyond the applicable   
percent limitations set out in 6NYCRR Part   

 242-6.5(a)(3).

(6) A CO2 allowance under the CO2 Budget Trading Program   
is a limited authorization by the Department or a   
participating state to emit one ton of CO2 in accordance   
with the CO2 Budget Trading Program. No provision of the   
CO2 Budget Trading Program, the CO2 budget permit   
application, or the CO2 budget permit or any provision of   
law shall be construed to limit the authority of the   
Department or a participating state to terminate or limit   

 such authorization.

(7) A CO2 allowance under the CO2 Budget Trading Program   
does not constitute a property right.

Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
       DESCRIPTION

Reporting Requirements: SEMI-ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 7/30/2016.
Subsequent reports are due every 6 calendar month(s).

Condition 46:        Compliance Demonstration
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:6 NYCRR 242-1.5

Item 46.1:
The Compliance Demonstration activity will be performed for the Facility.

Item 46.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: RECORD KEEPING/MAINTENANCE PROCEDURES
Monitoring Description:   
         The owners and operators of the CO2 budget source and   

each CO2 budget unit at the source shall keep on site at   
the source each of the following documents for a period of
10 years from the date the document is created. This   
period may be extended for cause, at any time prior to the
end of 10 years, in writing by the department.

(i) The account certificate of representation for the CO2   
authorized account representative for the source and each   
CO2 budget unit at the source and all documents that   
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demonstrate the truth of the statements in the account   
certificate of representation, in accordance with 6 NYCRR   
Part 242-2.4, provided that the certificate and documents   
shall be retained on site at the source beyond such   
10-year period until such documents are superseded because
of the submission of a new account certificate of   

 representation.

(ii) All emissions monitoring information, in accordance   
with Subpart 242-8 and 40 CFR 75.57.

(iii) Copies of all reports, compliance certifications,   
and other submissions and all records made or required   
under the CO2 Budget Trading Program.

(iv) Copies of all documents used to complete a CO2 budget
permit application and any other submission under the CO2   
Budget Trading Program or to demonstrate compliance with   
the requirements of the CO2 Budget Trading Program.

The CO2 authorized account representative of a CO2 budget   
source and each CO2 budget unit at the source shall submit
the reports and compliance certifications required under   
the CO2 Budget Trading Program, including those under   

 Subpart 242-4.

Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
       DESCRIPTION

Reporting Requirements: SEMI-ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 7/30/2016.
Subsequent reports are due every 6 calendar month(s).

  **** Emission Unit Level ****

Condition 47:        Compliance Demonstration
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:6 NYCRR Subpart 201-5

Item 47.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

Item 47.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: MONITORING OF PROCESS OR CONTROL   
       DEVICE PARAMETERS AS SURROGATE
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Monitoring Description:   
         Start-up shall be defined as the 30 minute period of time
 from the point that the gas turbine begins firing fuel.    
 The owner or operator shall record the date and time of   
 each period of start-up.  A report consisting of the   
 recorded information shall be submitted to the Department   
 quarterly with the facility's required excess emissions   
 report.  All records shall be maintained by the applicant   
 at their Poletti facility for a minimum of five years.

Parameter Monitored: DURATION OF START UP
Upper Permit Limit: 30   minutes
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   
        OCCURRENCE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 48:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 48.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

Item 48.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: MONITORING OF PROCESS OR CONTROL   
        DEVICE PARAMETERS AS SURROGATE
Monitoring Description:   
         A shutdown shall be defined as the period of time when   
 the stop signal is initiated to when fuel is no longer   
 being combusted in the engine or a subsequent start is   
 initiated, not to exceed 20 minutes per occurrence.  The   
 owner or operator shall record each period of shutdown and
 its duration.  A report consisting of the recorded   
 information shall be submitted to the Department quarterly
 with the facility's required excess emissions report.  All
 records shall be maintained by the applicant at their   
 Poletti facility for a minimum of five years.

Parameter Monitored: DURATION OF SHUTDOWN
Upper Permit Limit: 20   minutes
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   
        OCCURRENCE
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Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 49:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 49.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 49.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: INTERMITTENT EMISSION TESTING
Monitoring Description:   
         The Heatec boiler is limited to 30 ppm of NOx emissions.   
 The owner or operator shall conduct compliance testing   
 once during the term of the permit.  The owner or operator
 shall submit a test protocol for Department approval.    
 Testing shall be scheduled no sooner than 30 days of test   
 protocol approval.  The test results shall be submitted to
 the Department within 60 days of test completion.  Test   
 results shall be maintained by the applicant at their   
 Poletti facility for a minimum of five years.

Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 30   parts per million by volume (dry,
         corrected to 3% oxygen)
Reference Test Method: 40 CFR 60 Appendix B & F
Monitoring Frequency: ONCE DURING THE TERM OF THE PERMIT
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

Condition 50:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 50.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
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CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 50.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain, and   

operate a continuous emissions monitor for oxides of   
nitrogen.  The 5.0 pounds per hour limit shall apply   
during steady state operations where the turbine operates   
for the full 60 minutes of the hour.   The following   
limits shall apply during steady state partial hours (less
than the full 60 minutes) of operation:

Time Period (minutes)    NOx Mass Limit (pounds)            

                           
1 - 15                                           2.5        
                       
16 - 30                                         3.0         
                     
31 - 45                                         3.75        
                   
46 - 59                                         5.0         
                    

Emissions in excess of the steady state limits for full 60
minute hours and steady state partial hours shall be   
reported quarterly through the facility's excess emissions
report.  All records shall be maintained by the applicant   
at their Poletti facility for a minimum of five years.

Manufacturer Name/Model Number: NOx Analyzer
Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 5.0   pounds per hour
Reference Test Method: 40 CFR 75
Monitoring Frequency: CONTINUOUS
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 51:        Compliance Demonstration
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:6 NYCRR Subpart 201-5

Item 51.1:
The Compliance Demonstration activity will be performed for:
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         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 51.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain, and   
 operate a continuous 40 CFR Part 75 emissions monitor for   
 measuring and recording oxides of nitrogen.  The facility   
 shall also install either a continuous monitor for oxygen   
 or carbon dioxide.  All records shall be maintained by the
 applicant at their Poletti facility for a minimum of five   
 years.

 The 2.5 ppmvd limit shall be applicable during periods of   
 steady state operation where the facility operates 16 or   
 more minutes consecutively in one clock hour.  When a   
 facility operates in steady state less than 16 minutes   
 (consecutively in one clock hour, and excluding startup or
 shutdown) the 2.5 ppmvd limit does not apply, but a mass   
 emission limit of 2.5 pounds applies.  Emissions in excess
 of either the 2.5 ppmvd limit or the 2.5 pound limit shall
 be reported quarterly through the facility's excess   
 emissions report.

Manufacturer Name/Model Number: NOx Analyzer
Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 2.5   parts per million by volume   
        (dry, corrected to 15% O2)
Reference Test Method: 40 CFR 75
Monitoring Frequency: CONTINUOUS
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 52:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 52.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001
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         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 52.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain and   
 operate a continuous emissions monitor for oxides of   
 nitrogen.  This limit shall apply only during periods of   
 start-up (30 minutes per occurrence).  Emissions in excess
 of this limit shall be reported quarterly through the   
 facility's excess emissions report.  All records shall be   
 maintained by the applicant at their Poletti facility for   
 a minimum of five years.

Manufacturer Name/Model Number: NOx Analyzer
Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 15.0   pounds
Reference Test Method: None
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   
        OCCURRENCE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 53:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 53.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 53.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain and   
 operate a continuous emissions monitor for oxides of   
 nitrogen.  This limit shall apply only during periods of   
 shutdown, not to exceed 20 minutes per occurrence.    
 Emissions in excess of this limit shall be reported   
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quarterly through the facility's excess emissions report.   
All records shall be maintained by the applicant at their   
Poletti facility for a minimum of five years.

Manufacturer Name/Model Number: NOx Analyzer
Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 5.0   pounds
Reference Test Method: None
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   

       OCCURRENCE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 54:        Compliance Demonstration
       Effective between the dates of  01/25/2016 and 01/24/2021

       Applicable State Requirement:6 NYCRR Subpart 201-5

Item 54.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
CAS No: 000630-08-0 CARBON MONOXIDE

Item 54.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain and   

operate a continuous emissions monitor for carbon   
monoxide.  This limit shall apply during periods of   
start-up or shutdown.  Emissions in excess of this limit   
shall be reported quarterly through the facility's excess   
emissions report.  All records shall be maintained by the   
applicant at their Poletti facility for a minimum of five   

 years.

Manufacturer Name/Model Number: CO Analyzer
Parameter Monitored: CARBON MONOXIDE
Upper Permit Limit: 8.0   pounds
Reference Test Method: 40 CFR 60 Appendix F
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   

       OCCURRENCE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
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The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 55:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 55.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 55.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: INTERMITTENT EMISSION TESTING
Monitoring Description:   
         The back-up engine shall meet a limit of 10.23 pounds per
 hour of NOx emissions.  The owner or operator shall   
 conduct compliance testing once during the term of the   
 permit.  The owner or operator shall submit a test   
 protocol for Department approval.  Testing shall be   
 scheduled no sooner than 30 days of test protocol   
 approval.  The test results shall be submitted to the   
 Department within 60 days of test completion.  Test   
 results shall be maintained by the applicant at their   
 Poletti facility for a minimum of five years.

Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 10.23   pounds per hour
Reference Test Method: 40 CFR 60 Appendix B & F
Monitoring Frequency: ONCE DURING THE TERM OF THE PERMIT
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: AS REQUIRED - SEE MONITORING DESCRIPTION

Condition 56:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 56.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 000630-08-0 CARBON MONOXIDE
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Item 56.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         This facility shall install, calibrate, maintain and   
 operate a continuous emissions monitor for carbon   
 monoxide.  This limit shall apply at all times except   
 during periods of start-up or shutdown.  Emissions in   
 excess of this limit shall be reported quarterly through   
 the facility's excess emissions report.  All records shall
 be maintained by the applicant at their Poletti facility   
 for a minimum of five years.

Manufacturer Name/Model Number: CO Analyzer
Parameter Monitored: CARBON MONOXIDE
Upper Permit Limit: 0.013   pounds per million Btus
Reference Test Method: 40 CFR 60 Appendix F
Monitoring Frequency: CONTINUOUS
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 57:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 57.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 007664-41-7 AMMONIA

Item 57.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         The facility shall install, calibrate, maintain, and   
 operate a continuous emissions monitor for ammonia slip,   
 in accordance with the manufacturer's specifications.    
 This limit shall apply during periods of start-up or   
 shutdown.  Emissions in excess of this limit shall be   
 reported quarterly through the facility's excess emissions
 report.  All records shall be maintained by the applicant   
 at their Poletti facility for a minimum of five years.
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Manufacturer Name/Model Number: Ammonia Analyzer
Parameter Monitored: AMMONIA
Upper Permit Limit: 7.4   pounds
Reference Test Method: 40 CFR 60 Appendix A Conditional Method 203
Monitoring Frequency: CONTINUOUS
Averaging Method: MAXIMUM - NOT TO BE EXCEEDED PER   
        OCCURRENCE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).

Condition 58:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 58.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 007664-41-7 AMMONIA

Item 58.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         The facility shall install, calibrate, maintain, and   
 operate a continuous emissions monitor for ammonia slip,   
 in accordance with the manufacturer's specifications.    
 This limit shall apply at all times except during periods   
 of start-up or shutdown.  Emissions in excess of this   
 limit shall be reported quarterly through the facility's   
 excess emissions report.  All records shall be maintained   
 by the applicant at their Poletti facility for a minimum   
 of five years.

Manufacturer Name/Model Number: Ammonia Analyzer
Parameter Monitored: AMMONIA
Upper Permit Limit: 10.0   parts per million by volume   
        (dry, corrected to 15% O2)
Reference Test Method: 40 CFR 60 Appendix A Conditional Method 203
Monitoring Frequency: CONTINUOUS
Averaging Method: 1-HOUR AVERAGE
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).
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Condition 59:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 59.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

Item 59.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: WORK PRACTICE INVOLVING SPECIFIC   
        OPERATIONS
Monitoring Description:   
         The diesel back-up engine shall be limited to 500 hours   
 per year of operation.  These engines shall install non   
 resettable hour meters to record their hours of operation.
  The records for number of hours per year fired shall be   
 maintained by the applicant at their Poletti facility for   
 a minimum of five years.

Work Practice Type: HOURS PER YEAR OPERATION
Upper Permit Limit: 500   hours
Monitoring Frequency: AS REQUIRED - SEE PERMIT MONITORING   
        DESCRIPTION
Averaging Method: ANNUAL MAXIMUM ROLLED MONTHLY
Reporting Requirements: SEMI-ANNUALLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 7/30/2016.
Subsequent reports are due every 6 calendar month(s).

Condition 60:        Compliance Demonstration
        Effective between the dates of  01/25/2016 and 01/24/2021

        Applicable State Requirement:6 NYCRR Subpart 201-5

Item 60.1:
The Compliance Demonstration activity will be performed for:

         Emission Unit: 1-00001

         Regulated Contaminant(s):
 CAS No: 0NY210-00-0 OXIDES OF NITROGEN

Item 60.2:
Compliance Demonstration shall include the following monitoring:

Monitoring Type: CONTINUOUS EMISSION MONITORING (CEM)
Monitoring Description:   
         The facility shall calculate the tons per year of oxides   
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of nitrogen emissions based on a twelve month rolling   
average using the following equation:

(GTACT + (0.0364 lbs/mmBtu)(BATHI) + (10.23   
lbs/hr)(BETAHO)) / 2000 lbs/ton <= 21.9 tpy

where:    

GTACT  =  gas turbine actual NOx emissions in pounds per   
year from the CEM reports,
BATHI   =  boiler annual total heat input in mmBtu/yr,   

 and
BETAHO  =  back-up engine total annual hours of operation   

 in hr/yr.

All records shall be maintained by the applicant at their   
Poletti facility for a minimum of five years.

Manufacturer Name/Model Number: NOx Analyzer
Parameter Monitored: OXIDES OF NITROGEN
Upper Permit Limit: 21.90   tons per year
Reference Test Method: 40 CFR 75
Monitoring Frequency: CONTINUOUS
Averaging Method: ANNUAL MAXIMUM ROLLED MONTHLY
Reporting Requirements: QUARTERLY (CALENDAR)
Reports due 30 days after the reporting period.
The initial report is due 4/30/2016.
Subsequent reports are due every 3 calendar month(s).
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