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Comments on Reader’s Digest/Chappaqua Crossing Draft Scope

                October 5, 2006
INTRODUCTION
The League of Women Voters of New Castle is a nonpartisan civic organization whose mission is to promote informed and active participation in government.  Through activities such as our Candidates’ Nights; forums and informational meetings; public questioning and comment before relevant town boards; and coverage in our newsletter, The Voter, the League provides public education and outreach on a broad array of issues with impact on our local community, 

As part of our ongoing involvement with significant community issues, the League’s Local Planning Committee has reviewed the DEIS Draft Scoping Document prepared by Summit/Greenfield for the proposed redevelopment of the Reader’s Digest property.  The following are our comments to be considered for the Final Scoping Document.

DENSITY

Recommend treatment of this issue as a separate section in the DEIS

The Town of New Castle’s Master Plan, or Town Development Plan, establishes a framework for future residential and commercial development in New Castle.  In outlining allowable residential housing possibilities for the community – including that of multifamily development – the Master Plan gives guidelines for appropriate density levels in differing areas of town, in order to provide continuity with existing neighborhoods and to preserve the overall character of community.  

Ensuring that future development is consistent with the existing character of the New Castle community is one of the primary objectives of the Master Plan.  As it states in its Goals and Principles for Residential Development, “The Town of New Castle should remain a predominantly residential community and its attractive, low density character should be maintained.  Future residential development should preserve both the stability of existing neighborhoods and the rural atmosphere of the Town’s more outlying areas.”  It further states that “Multifamily development should continue to be permitted at a scale that is compatible with the prevailing character of each of the Town’s residential environments so that, on balance, the 
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impact of multifamily development is essentially comparable to that of single-family development located in the same area.”  

Thus density, and its compatibility with existing neighborhoods and community environs, are key questions to be answered with regard to the proposed plan for redevelopment of the Reader’s Digest property/Chappaqua Crossing.  Therefore, in the Draft Environmental Impact Statement (DEIS), the applicant should:

· Address how the proposed plan is consistent with goals for density, and with the prevailing character of surrounding areas, as articulated in the Town of New Castle Master Plan.  Include an analysis of other large parcel single-family and multifamily developments in New Castle, including Riverwoods, Pheasant Run, Old Farm Lake, Ledgewood Commons, and Random Farms.  Criteria for analysis should include the density of these developments with regard to their acreage and number of units; how each development is compatible with the neighborhood in which it is located, and how each development is compatible with the goals of the Master Plan.  The applicant should provide a comparative analysis of these properties with the proposed redevelopment plan for the Reader’s Digest property/Chappaqua Crossing. 

· Address the employee and staffing levels that will be associated with the use of the commercial facility, as per the proposed commercial development plan.
· Address the impact on density when the proposed residential development is combined with the anticipated density and proposed uses for the existing commercial facility.  

ZONING
With the conversion of the Hudson Hills property to recreational use, the Reader’s Digest property remains the last large parcel of land in New Castle that is commercially zoned for office business and research use.  A partial change in the zoning on the property to residential use would shift a greater share of the town’s tax base to residences and homeowners, and reduce the already small amount of land in New Castle currently zoned for commercial use.  It would increase demand on town services and infrastructure.  Multiple commercial tenants combined with the proposed residential component would result in impacts to the surrounding neighborhoods and the community at large.   Therefore, in the DEIS the applicant should:
· Address why the site cannot be developed under the existing zoning regulations.
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· Specifically list all the permitted uses that are sought in the proposed corporate campus and address the impacts each one of them would have on the adjacent residential areas.  If only office use would be allowed, this should be specifically stated.
· Discuss the ways the proposed retail uses would be restricted in the proposed corporate campus.
· Discuss how the creation of a Planned Campus Development zoning designation could potentially impact the future development of other large properties in New Castle, regardless of their current zoning.
· Address the impacts of partially rezoning the property for residential use.  Analysis should discuss the range of public services (police, ambulance, fire, sewer, sanitation, schools, roads, etc.) that would be affected by an increase in population; the costs accruing to the town to meet the permanent increase in demand for these services, and how these costs would be borne; and the impact on the town’s commercial development goals, as outlined in the Master Plan, with regard to the partial loss of large campus office and business space.
· Address the impact of a gated community in New Castle, as no residential developments with the proposed restricted access currently exist in town.
· Address the impact on zoning and use of campus if current or future owners sell off parts of the property as individual parcels.

AGE-RESTRICTED HOUSING

Recommend treatment of this issue as a separate section in the DEIS

The applicant has proposed an age-restricted condominium development in which 80% of the units must have one owner at least 55 years or older.  An understanding of the legal basis and ramifications of age-restricted housing is essential.   Therefore, in the DEIS the applicant should:
· Address the legal basis and issues involved in age-restricted housing, including the enforceability and time durability of such restrictions, and any changes in enforceability and durability after resale of units by original and subsequent owners.
· Address the experience of other age-restricted communities in all states as well as New York State.
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· Include discussion of pending legislation and lawsuits that pertain to age-restricted housing.
· Provide all relevant details regarding the remaining 20% of units on the site.  Include the type of housing designation that is proposed; the rationale for it; target market; and any additional impacts to the community that might result from that portion having a different purpose than the 80% of units proposed for age restriction.
· Consider, in all appropriate sections of the DEIS, the impacts if age restriction on housing is not upheld by the courts or legislators at some time in the future.
TAX ISSUES and ECONOMIC IMPACTS:

TOWN OF NEW CASTLE  and CHAPPAQUA CENTRAL SCHOOL DISTRICT

Recommend treatment of these issues as a separate section in the DEIS

In proposing the development of condominiums on the site, the applicant has focused on a form of ownership that will yield lower tax revenues to the Town of New Castle than similarly valued single homes.  The proposal would also, over a relatively short period of time, significantly increase the housing stock in New Castle.  Therefore, in the DEIS the applicant should:
· Address the relative merits of condominium versus fee simple or other ownership of the residential units.
· Discuss the potential impact on the Chappaqua Central School District if the age restriction on the residential development is not upheld by the courts or legislatures at some time in the future.
· Provide an analysis of the impact of the addition of 348 condominium units on the existing New Castle housing stock.  Analysis should include impacts on value and resale prices of existing homes, value and resale prices of existing condominium units, turnaround time on the market for resale of all types of housing, and consumer demand in New Castle and surrounding towns for proposed units.
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TRAFFIC
Traffic impacts of the proposed redevelopment will affect New Castle more broadly than just the roadways surrounding the Reader’s Digest campus.  Impacts will also be seen in downtown Chappaqua; at the train station; and on roadways to the west of the Saw Mill Parkway, as drivers respond to increased traffic by seeking alternate routes via the Saw Mill Parkway cross-through at Roaring Brook Road/ Reader’s Digest Road.  Therefore, in the DEIS the applicant should:
· Extend the proposed traffic study area for traffic counts and projections to include the following, in addition to those areas already listed in the draft scoping document.  All parameters of analysis proposed in the draft scoping document – i.e., signal timings, accident reports, capacity of the street system, current and future projections, etc. – should be applied to these intersections as well:
1. Roaring Brook Road and Quaker Road/Route 120

2. Quaker Road/Route 120 at Millwood Road/Route 133
3. Quaker Road/Route 120 at Hunts Lane Intersection (signalized)
4. Quaker Road/Route 120 at the “Y” gateway to the Route 120 bridge (eastbound into the Chappaqua hamlet)

5. Greeley Avenue at King Street 

6. Greeley Avenue at the Route 120 bridge (westbound via two via the right- and left-hand forks out of the Chappaqua hamlet)

7. Greeley Avenue at Woodburn Avenue
· Provide analyses for the traffic that would result from the commercial and residential uses of the proposed development:  
1. Provide one analysis of commercial traffic patterns, counts and projections, in accordance with parameters outlined in the draft scoping document, that would result from the use of commercial facility under the current 4-user zoning.  Show traffic figures with facility occupied by Reader’s Digest in 225,000 square feet, and up to three additional tenants in a total of 171,000 square feet.  Separately, show traffic figures that would result from occupancy of all 700,000 square feet of existing facility.  
2. Provide a separate analysis of commercial traffic patterns, counts and projections, in accordance with parameters outlined in the draft scoping document, that would result from zoning that allowed multiple tenants, with varying business patterns – i.e., business and professional offices, research and development laboratories, and retail and service businesses – as per the proposed commercial development plan.  
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3. Provide a separate analysis of traffic patterns, counts and projections, in accordance with parameters outlined in draft scoping document, that would result from the residential use of the proposed development.  
· Address the ability of the roadways to absorb additional traffic generated by proposed development.
· Address impact on Metro-North Railroad Station in terms of traffic volume, circulation, parking capacity, and increased demand.
· Address impacts on traffic circulation and parking in the Chappaqua hamlet in terms of increased volume and demand, and availability.
· Detail proposed off-site intersection and roadway improvements; their impact on, and compatibility with surrounding environs, including Horace Greeley High School; and identify all relevant authorities that would be involved in approvals for proposed roadway changes.  
· Provide a full reasoning why jitney or bus service proposed for accessing the Metro-North railroad station would be successful, in light of previous experience.  
· Provide a full reasoning of how pedestrian and bicycle routes will be utilized as traffic mitigations, taking into account the hilly topography of the region and the suitability of the surrounding roads to accommodate the addition of walkways or bicycle paths.  Address the feasibility, costs, and financing sources for providing such routes; and provide any relevant information about the success of such mitigations in similar age-restricted residential communities.

CONSTRUCTION
The proposed redevelopment plan calls for the demolition of a portion of the existing Reader’s Digest main and outlying facility.  The presence of any hazardous materials should be assessed before any construction is undertaken.  Therefore, in the DEIS the applicant should:
· Identify all hazardous materials that may be present on the property and provide a detailed demolition and removal plan for them.
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UTILITY AND PUBLIC WORKS
Only a portion of the Reader’s Digest campus is currently serviced by sewers.  Therefore, in the DEIS the applicant should:
· Provide a detailed plan for waste disposal and an analysis of ability of local facilities to handle additional capacity. 
· If sewer hook-up is unavailable, provide details of alternative plan.
INTERESTED AGENCIES
In the DEIS the applicant should expand list to include:

1. New York State Parkway Authority:  for highway work permit, and for potential impacts on Saw Mill Parkway traffic

2. Town of New Castle Planning Board (Robert Anesi, Chair; and Joanne Meder, Frederick P. Clark Associates)
3. Greater Chappaqua Chamber of Commerce (Jim Meyer)

4. Chappaqua/Millwood Business Association (Barry Mishkin)  

5. The League of Women Voters of New Castle
VISUAL IMPACTS
Certain aspects of the proposed redevelopment plan appear to have visual impacts that could significantly alter vistas and sight lines that have long existed in the Town of New Castle.  Therefore, in the DEIS the applicant should: 
· Specifically outline the plan for removal of trees for the proposed redevelopment.
· Specify the number of stories, and measurement in number of feet, of all proposed buildings, from the point of above-ground exposure to the top of the roofline.  In the event that one side of a building has more visible exposure because of changes in terrain, specify both measurements.
The League of Women Voters of New Castle

Comments on Reader’s Digest/Chappaqua Crossing Draft Scope

October 5, 2006

Page 8 of 8












· Provide photo simulations of buildings as they would be seen from surrounding areas – i.e., from the Saw Mill Parkway, from Roaring Brook Road west of the parkway, from Route 117, from Roaring Brook Road at the intersection of Route 117, etc.  Photo simulations should also depict the property as it would appear after proposed removal of trees.
HELIPORT
In certain press outlets there has been discussion of a heliport as one of the amenities available to commercial tenants at the Reader’s Digest property/Chappaqua Crossing facility.  Therefore, in the DEIS the applicant should:
· Identify what jurisdiction and/or justification exists for heliport activity on the property.
· Provide details of any request to accommodate helicopter service on the property.
· Identify all authorities that would be involved in approval and regulation of a heliport facility.
· Address all potential impacts on the surrounding neighborhoods, including but not limited to noise and safety, especially with respect to proximity of Horace Greeley High School.
· Alternately, applicant should specify that no heliport facility is requested on the property.
ALTERNATIVES
In addition to alternatives already outlined in the draft scoping document, in the DEIS the applicant should expand this section to include:
· Reduction of number of units to create a lower density residential development.
· Development of residential units, and use of commercial facility, in compliance with current zoning.
· Possible alternatives that emerge from the Town of New Castle’s “visioning” process that is tentatively scheduled to commence in November 2006.

