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1. Introduction

1.1.Proposed Action and Project Description

The Proposed Action consists of the adoption of the Coastal Conservation District — Woodmere
Club (CC-WC) within the Town of Hempstead and the contiguous Villages of Lawrence and
Woodsburgh. This action is authorized by General Municipal Law, 239-NN, Town Law 284 and
Village Law 7-741 and is further enabled through an Intermunicipal Cooperation Agreement
(IMA), which was passed on November 13, 2019 by the Village of Woodsburgh, December 10,
2019 by the Town of Hempstead and January 9, 2020 by the Village of Lawrence. This cooperative
agreement recognizes the regional significance of the Woodmere Club property, including its
unique environmental attributes and functions and its contribution to local community character.
While each municipality would adopt its own Coastal Conservation District — Woodmere Club
code, the distinct characteristics and vulnerabilities of this property in relation to the existing and
surrounding community highlighted the need to coordinate regulation of this environmentally-
sensitive coastal property. With the Woodmere Club spanning these three jurisdictions, it became
clear that a coordinated approach was the best method to preserve the natural mitigative function
of this shared coastal area.

The Coastal Conservation District — Woodmere Club (CC-WC) establishes zoning regulations
creating three Sub-Districts: the Open Space/Recreation Sub-District (£83.3 acres/70% of the
subject property), the Single-Family Residential Sub-District (£29.4 acres/24% of the subject
property), and the Clubhouse/Hospitality Sub-District (£5.7 acres/5% of the subject property).
While the Open Space/Recreation Sub-District and Single-Family Residential Sub-District span
all three jurisdictions, the Clubhouse/Hospitality Sub-District is located entirely within the Village
of Woodsburgh. A copy of the proposed Coastal Conservation District — Woodmere Club (CC-
WCQ) is provided in Appendix A.

Also, in furtherance of the authority provided in the General Municipal Law, Town Law and
Village Law, each municipality is to consider authorizing its legislative board to adopt its form of
the District, in the form contained in Appendix A, and thus agree to provide for intergovernmental
planning and zoning as effectuated thereby.

1.2.Project Location

The Proposed Action affects land comprising the privately-owned golf club commonly known as
The Woodmere Club, and referred to herein as the Woodmere Club Property (Nassau County Land
& Tax Map Section 41, Block F, Lots 37, 40, 48, 310, 123/3024 (Lot Grouping), 3028,
3030A/3030B (Lot Grouping), and 3032; Section 41, Block D, Lots 53 and 55; and Section 41,
Block 72, Lot 1/3/4/5A/5B/6-9/11-12 (Lot Grouping)). Based on the Nassau County Geographic
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Information System (GIS) Tax Parcel database (Roll Year 2018-2019)!, the Woodmere Club
property is approximately 118 acres in size, located partially in the Town of Hempstead (+55
acres), and partially in the adjacent contiguous Village of Lawrence (£22.9 acres), and partially in
the adjacent contiguous Village of Woodsburgh (+40.5 acres). It is generally bounded by
Broadway to the north, Atlantic Avenue to the south, Meadow Drive to the east, and several small
local roads to the west, including Iris Street, Tulip Street, Rose Street and Sherwood Lane. A
significant portion of the property, primarily within the Village of Woodsburgh, is located directly
on the waterfront of the Woodmere Channel. See Project Location Map below (Figure 1-1).

! Nassau County Geographic Information System (GIS). Tax Parcels: Roll Year 2018-2019.

Cameron Engineering & Associates, LLP 2
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Figure 1-1: Project Location Map — the Woodmere Club

Cameron Engineering & Associates, LLP 3



Expanded Environmental Assessment
Coastal Conservation District — Woodmere Club May 2020

1.3.Project History, Purpose and Need

Over the past decade, golf participation has dropped nearly 17 percent nationally and more than
800 golf courses have closed across the U.S., with many courses being redeveloped with
alternative land uses such as housing. Within the State of New York, 34 golf courses have been
closed within the last five years (ranking ninth by state in the nation), with several planning to
close in the next few years. In response to shrinking golf club membership, particularly at 18-hole
private golf clubs, and with the potential conversion of the golf courses to residential use, both the
Town of Hempstead (beginning in 2016) and Village of Woodsburgh (in 2018) enacted
independent development moratoriums to study the potential impacts of development under

existing zoning and subdivision regulations.

While the Town and contiguous Villages are not seeking or actively encouraging redevelopment
of its golf courses, they are cognizant of the financial pressures facing these courses and the
potential for conversion to other land uses. According to the National Golf Foundation’s Chief
Business Officer, “This gradual reduction is indicative of the market’s healthy self-balancing of

supply and demand, and a trend we expect to continue for several more years.”

On November 15, 2016, the Hempstead Town Board adopted Resolution No. 1541-2016, which
amended Section 302 of Article XXXI of the Building Zone Ordinance of the Town of Hempstead
(§302 (R)) to enact a Temporary Moratorium on Residential Development of Certain Golf Course
Properties (hereinafter “‘TOH Moratorium’). The TOH Moratorium was subsequently extended,
pursuant to §302 (R) 3, on May 9, 2017 (Resolution No.726-2017), August 8, 2017 (Resolution
No. 1169-2017), November 14, 2017 (Resolution No. 1649-2017) and February 6, 2018
(Resolution No. 198-2018). A copy of Resolution No. 1541-2016, which contains the full TOH
Moratorium language, is provided in Appendix D.

The Moratorium was enacted to give the Town the opportunity to fully analyze the potential for
conversion of golf courses to residential developments within the Town, and to assess the impacts
related to these potential conversions — with a particular focus on achieving consistency with
existing federal and state environmental regulations, as well as consistency between the Town’s
zoning regulations and the surrounding residential villages. Specifically, the Moratorium states:
... The Town Board has noted that these villages have zoning regulations which include
minimum lot sizes and other area requirements for single family dwellings which are
far in excess of the Town’s existing zoning district regulations which allow for
development of detached single or two-family dwellings.
As such, the Town Board believes that as a matter of sound land-use planning, it is a
prudent action to impose a moratorium at this time on issuing of building permits for

residential development of existing golf course properties if any portion of such golf
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course property is adjacent to or fairly proximate to one or more incorporated villages

that are primarily developed with single family residences

Pursuant to the Moratorium, the overall goal is to ensure that “area character and property values
be preserved, enhanced, and protected for the benefit of Town residents, both within incorporated
villages and in the unincorporated areas of the Town.” This study includes existing zoning build-
out analysis and recommendations for proposed amendments to the Town Code that would
preserve the residential nature of the Town’s existing communities, complement the character of

the surrounding residential villages and protect sensitive environmental and cultural resources.

In February 2016, the Village of Woodsburgh retained a planning consultant to advise the Village
Board of Trustees regarding potential impacts relating to development of a portion of the
waterfront area of the Woodmere Club with 22 townhomes. Impacts with potentially significant
magnitude were identified by the consultant, including: (a) location of the townhomes in relation
to surface waters and the abutting shoreline; (b) location in a significant ecological habitat; (c)
increased flooding caused by increases in stormwater runoff and altered drainage patterns; (d)
changes in traffic and parking demand; and (e) inconsistency with the existing community
character.

In February 2018, the Village of Woodsburgh retained a planning consultant to conduct an
assessment of potential buildout of properties throughout the Village and to include those
properties partially within the Village given existing land use regulations and conduct a review of
the Village Zoning Code and Village Code sections affecting redevelopment, subdivision
regulation and environmental protections.

On October 29, 2018, the Village of Woodsburgh passed a moratorium (hereinafter ‘Village
Moratorium’) on subdivisions within the Village, primarily concerned with potential impacts to
drainage, infrastructure, traffic and local aesthetic impacts. The Village retained a planning and
engineering consulting firm to further study these potential impacts and provide recommendations
for management of Village’s properties having the potential to subdivide. A copy of the Village
Moratorium is provided in Appendix D.

Thereafter, the Village of Woodsburgh initiated a comprehensive planning analysis. The analysis
identified existing conditions, defined community character and captured the vision of residents
through surveys and public meetings. Woodsburgh then adopted a comprehensive planning
document entitled the “Village of Woodsburgh Vision Plan”. A copy is provided in Appendix F.

As it exists today, the Woodmere Club is a private country club that was sold in 2018, and
according to publicly known information the current property owner now has proposed to
redevelop the entire project site with 285 single-family homes in or after 2022. This redevelopment
plan is known as the Willow View Estates Subdivision Plan and is currently undergoing
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environmental review by the Nassau County Planning Commission. A copy of this subdivision
plan is provided in Appendix E.

As a result of the owner’s intent to redevelopment, and a review of the pending application which
maximizes the redevelopment of the Woodmere Club under the current zoning regulations, and in
light of the potentially significant environmental and community character impacts that
redevelopment would have, the communities surrounding the Woodmere Club called for a
coordinated response to ensure the responsible future development of the subject property. The
existing zoning regulations affecting this property, particularly within the Town of Hempstead, are
inadequate to effectively manage such a significant and valuable coastal open space. These
outdated zoning codes did not contemplate the wholesale redevelopment of these critical open
space areas, nor did they recognize the rapidly evolving environmental conditions of the 21
century (i.e., sea-level rise, storm severity and frequency). In addition, the proposed CC-WC
district addresses long-standing incompatibilities between the Town of Hempstead Residence B
District (minimum lot area of 6,000 square feet) and the adjacent contiguous Villages of Lawrence
(minimum lot area of 40,000 square feet) and Woodsburgh (minimum lot area of one-acre/43,560
square feet) and is consistent with planning analyses performed by the Village of Woodsburgh and
Town of Hempstead.

1.4. Approach and Methodology

As envisioned by the proposed zoning codes for the three municipalities, the majority of the
property would be preserved as open space (either as passive parkland or through the operation of
a nine-hole golf course), the existing Clubhouse (entirely within the Village of Woodsburgh)
would remain for catering and have a small added hospitality use, and two clusters of single-family
homes concentrated within two distinct residential Sub-Districts would be permitted (see Figure
1-2 below, which illustrates the three proposed Sub-Districts within the Coastal Conservation
District).

Cameron Engineering & Associates, LLP 6
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Figure 1-2: Proposed Coastal Conservation District — Woodmere Club Sub-Districts
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Given the sensitive environmental and cultural resources located at the Woodmere Club, the use
of cluster or conservation subdivision layouts serves as an alternative to standard residential
subdivision layouts. A cluster or conservation subdivision approach aims to preserve open space
and protect environmentally-sensitive areas by grouping (or siting) development away from the
most vulnerable areas. It is particularly useful in areas prone to natural hazards (such as low-lying,
flood-prone, coastal areas).

This Expanded Environmental Assessment (EEA) has been prepared to document potential
environmental impacts associated with residential conversion at the Woodmere Club. Overall, this
EEA provides a description of the proposed action (including project history and coordinated
municipal agreement), potential impact analysis of residential conversion under existing zoning,
and potential impact analysis under the proposed Coastal Conservation District — Woodmere Club
(CC-WCQ). This level of analysis allows for comparison between the existing zoning and the
proposed zoning districts, which have been developed as a mitigative measure to reduce impacts
from redevelopment for the impacts associated with residential build-out under existing zoning.
To aid in this assessment, a potential development layout was prepared following the provisions
of the proposed Coastal Conservation District — Woodmere Club (see Figure 1-3 below) and
includes a general golf course concept permitted within the Open Space/Recreation Sub-District.
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Figure 1-3: Conceptual Development Layout under the Proposed Coastal Conservation District —- Woodmere
Club
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It is important to note that neither this assessment, nor the adoption of any related zoning
amendments, would preclude the requirement for any future application for land
subdivision/development to perform a full environmental review in accordance with the State
Environmental Quality Review Act (SEQRA). In addition, any changes to Town or Village zoning
regulations would not supersede any existing federal or state regulations. The recognition of these
existing environmental regulations was critical in the formulation of the proposed zoning district,
as the proposed district has been designed to align with existing New York State Department of
Environmental Conservation (NYS DEC) Tidal Wetlands (Part 661) and Sea-Level Rise planning
regulations (Part 490) and allow for conformance with Federal Emergency Management Agency
(FEMA) National Flood Insurance Program (NFIP) requirements. A summary of the approach,
process and methodology behind this assessment and the mitigation development is provided
below.

Development of An Intermunicipal Coordinated Agreement

Initial analysis of the Woodmere Club development potential was initiated by the Town of
Hempstead. This analysis began with an initial screening of the Town’s private golf courses that
are adjacent or “fairly proximate to one or more incorporated villages”, which includes The
Woodmere Club, Rockville Links Club and Hempstead Golf and Country Club. Existing zoning
and lot sizes of these courses were reviewed to develop a potential residential yield for each course.
Initially, the analysis focused on typical residential development, which, at any of these courses
could have the potential to impact local traffic and increase demand for community services
(including schools, police, fire/EMS and local utilities).

However, during this initial screening, it became evident that The Woodmere Club, in addition to
its proximity to the Villages of Woodsburgh and Lawrence, featured an increased number of
environmental and cultural resources that have the potential to be impacted by residential build-
out. The Rockville Links Club and Hempstead Golf and Country Club are not affected by these
resources (and associated regulations). Due to its low-lying coastal location, The Woodmere Club
is located adjacent to NYS DEC mapped tidal wetlands and is subject to coastal flooding (both
from storm surge and heavy rain events). Due to the presence of these tidal wetlands, NYS DEC
identifies The Woodmere Club and surrounding area as ‘Natural Communities Vicinity’ — which
identifies areas within one-half mile of a Significant Natural Community. Looking towards the
future, this low-lying area would also be significantly impacted by even modest amounts of sea-
level rise (projections based on New York State’s science-based projections of sea-level rise - 6
NYCRR Part 490, Projected Sea-level Rise). In addition, the majority of The Woodmere Club
features a very shallow depth to groundwater? — as low as one foot in several areas. NYS DEC also
indicates the potential for Rare Plants and Animals on certain portions of The Woodmere Club.

2 United States Geological Survey (USGS) Hydrologic Conditions Maps for Long Island, NY, 2013.
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Finally, the New York State Office of Parks, Recreation and Historic Preservation has identified
the potential for archaeological sensitive areas within the area.

The Woodmere Club is also located within the New York State Coastal Area Boundary, which
was established by the New York State Coastal Management Program in accordance with the
requirements of the Coastal Zone Management Act of 1972. This is an important regulatory
designation, as the New York State Coastal Management Program not only seeks to regulate
coastal activities within its purview; it also works to coordinate existing programs and regulations
associated with the coastal area.

These factors, along with its location spanning three municipal boundaries, necessitated a

coordinated and comprehensive approach to land use regulation.

1.5.Previous Planning Efforts

The proposed Coastal Conservation District — Woodmere Club was developed to better protect the
area’s critical environmental resources, align with existing federal and state priorities and

regulations, and provide greater zoning consistency across all three municipalities.

However, prior to the development of the IMA and CC-WC district, several related planning
initiatives were implemented by the Town of Hempstead and the Village of Woodsburgh, which
largely stemmed from local residents concerned with the potentially significant impacts identified
under the existing zoning redevelopment scenario. Ultimately, these initiatives helped to inform
the provisions of both the IMA and CC-WC district, providing both public feedback and additional
opportunities to analyze critical land use regulations.

Town of Hempstead

2018 Zoning Study

In 2018, the Town of Hempstead initiated a comprehensive zoning analysis of the Town’s portion
of the Woodmere Club property (approximately 55 acres of the +118-acre site) to examine existing
environmental conditions, assess potential significant adverse impacts associated with buildout
under existing zoning and update the Town’s zoning code to minimize adverse impacts of this
sensitive coastal property. The analysis found that a reduction in overall yield, achieved through
increased lot sizes (20,000 and 40,000 square foot lots), would help to minimize potential impacts,
improve consistency with neighboring Village land use regulations and better align Town land use
regulations with existing State and Federal regulations (i.e., tidal wetlands regulations, National
Flood Insurance Program regulations). Ultimately, feedback from the public requested that the
Town perform additional studies related to the future of the Woodmere Club, including an in-depth
study of the feasibility of a local park district, which is explained below.

Creation of a Municipal Park or Local Park District

Cameron Engineering & Associates, LLP 11
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One of the initial options analyzed by the Town of Hempstead was the potential conversion of the
golf course to municipal parkland. Given the overall acreage and waterfront locations of the golf
course, as well as the permissible uses within the Residence B District (a municipal park is an
allowable use), this alternative was initially considered, however, based on the following factors,
it was determined infeasible. As overall acreage of the Woodmere Club is quite large,
(approximately 118 acres), a municipal park located at this site would be regional in nature and
feature a full spectrum of activities and facilities. Such a park would be open to all residents in the
Town (approximately 770,367 residents) and would require significant programming and events
(i.e., athletic fields, youth leagues, regional events etc.).

Based on these parameters, the overall cost of acquisition, development, debt service,
operations/maintenance and periodic facility improvements would be very significant expenses for

the Town. Such a facility would also not produce tax revenues.

Therefore, the overall cost of developing a new regional municipal park, along with the elimination
of tax revenues from these properties, would likely result in a significant adverse fiscal impact to
the Town. Such a use would significantly increase some of the more localized potential impacts,
such as traffic, noise, visual impacts (i.e., lighting/equipment for athletic fields) and significant
site disturbances associated with athletic fields.

As the regional municipal park was determined to be infeasible for the Town of Hempstead, at the
request of local residents, also explored the feasibility of the creation of local park district. The
establishment of such a district requires a significant amount of feasibility analysis, comprising a
multi-step process involving both local residents (residing in both the Town, as well as neighboring
Villages), property owners, the Town of Hempstead and the adjacent contiguous Villages of
Lawrence and Woodsburgh. Following this process, a public referendum would have to pass to
allow the formation of the park district. However, this initial feasibility study never reached the
public referendum process, as feedback from community residents who would fall within the local
park district radius rejected the large annual tax increase projected with the establishment of such

a district.

Senior/Assisted Living Development

The Town also explored potential alternate land uses at the subject property — including a potential
senior/assisted living facility. While such land uses are often classified as lower intensity uses with
reduced impacts to community services (particularly to schools), there are several potential
impacts that could be significant under this development scenario. Compared to single-family
homes, senior/assisted living facilities typically require a higher level of density - and as a result,
generally feature increased building height and bulk. In addition, the daily operations of these
facilities, which would include both dedicated staff and visiting services, could potentially increase
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local traffic levels. Finally, while any new development would be required to comply with federal
flood regulations, it is generally considered poor planning to purposefully place vulnerable
populations in a hazard-prone area. By nature, senior or assisted living facilities in this location
would be directing a vulnerable population to an area that not only experiences extreme weather
events (i.e. Superstorm Sandy) but also experiences frequent nuisance flooding. In either scenario,
these populations are less able to effectively prepare, cope and respond to such events, thereby
increasing risks to a vulnerable population. Based on these potential impacts, it was determined
that dedicated senior/assisted living facilities would not be appropriate at these coastal locations.

Village of Woodsburgh
Planning Analysis and Vision Plan 2018-2019

The Village of Woodsburgh Village Board began discussions in 2017 related to comprehensive
planning and initiated a contract with the environmental planning firm Nelson, Pope & Voorhis
(“NPV?”) in January 2018 to prepare an analysis of potential development buildout given existing
land use regulations and other factors and assess the potential impact on environmental resources
and community character. NPV conducted a preliminary review of the existing Village Zoning
Districts and relevant code sections affecting redevelopment, as well as an inventory and analysis
of existing conditions and environmental protections. The potential buildout of the Village
included all oversized and potentially developable parcels, which included the entirety of the
Village as well as portions of the two (2) golf courses which are not wholly within the geographical
boundaries of the Village, but which have portions in and abutting the Village.

NPV analyzed resource impact considerations with a specific assessment of parks and recreation,
traffic, groundwater and surface water quality (relating to flooding, storm-water runoff, fertilizer
and pesticide use), community character, aesthetics/visual character, historic and cultural resources
and community services. The planning analysis concluded that a full buildout would create a
significant change in the character of the community and recommended that the Village consider
implementing measures appropriate to retaining neighborhood character and enhanced protections
of environmental and recreational resources.

Thereafter, the Village Board authorized NPV to prepare a comprehensive plan at its March 2019
meeting. The planning analysis completed during 2018 provided the foundation for the
Woodsburgh Vision Plan. The Vision Plan was prepared with additional analysis and public input
from residents of the Village of Woodsburgh through an online resident survey and a public open
house. Following a public hearing, the Vision Plan was adopted by the Village Board in December
2019. A copy of the Vision Plan is provided in Appendix F.

Other Community Planning Initiatives

Five Towns New York Rising Community Reconstruction Program

Cameron Engineering & Associates, LLP 13
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As part of a statewide community planning initiative focusing on resiliency in the wake of
Superstorm Sandy, both the Village of Lawrence and the hamlet of Woodmere (Town of
Hempstead) participated in the Five Towns New York Rising Community Reconstruction Program
(NYRCR). As described in the NYRCR Plan, the community developed a series of projects
identified as having the greatest benefit in increasing the Five Towns Community’s resilience to
future climate related events. These projects will be implemented with up to $27,600,000 in
Community Development Block Grant-Disaster Recovery (CDBG-DR) funds allocated to the
Community through the NYRCR Program.

As part of the process the community developed a vision that prioritized community resilience and
preparedness, as well as improved coordination among the various Villages and hamlets in the

area. The community vision is provided below:

The vision for the Five Towns is for a future in which these eight distinct communities will be better
prepared, no matter the disaster, and for an improved system of cooperation and collaboration

between the Villages and Hamlets to build upon their shared resources.

The NYRCR Plan further outlined the critical role of this coastal area, both in terms of everyday
stormwater management, as well as severe storm surge and inundation. Ultimately, the Plan
developed three key strategies to guide this planning effort. The first community strategy focused
on the importance of coastal protection and the area’s functional role related to flooding. Strategy

1 is provided below:

1. Increase the resilience to extreme weather in high risk coastal areas by addressing coastal

protections and stormwater infrastructure.

The coastline is the first and most critical line of defense in protecting the NYRCR
Community from inundation associated with Sandy-like storms. Though Superstorm Sandy
was an unprecedented event, the sources and causes of flooding that occurred during
Superstorm Sandy are regularly reflected on a smaller scale during high tide events,
rainstorms, and nor’easters. Flooding overwhelms stormwater infrastructure systems not
only in the Five Towns Community, but in other communities along the South Shore as well.
The shoreline of Hempstead Bay provides incomplete protection against tidal inundation

above seven to eight feet.
Implementation of these strategies and associated projects is currently underway, with several
projects having already been completed.
2. Environmental Conditions

There are numerous environmental conditions that could affect the both future development as

well as the natural attributes and functions of the subject property. In sensitive and vulnerable low-
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lying communities, the impact of climate change is the most critical environmental issue. As
discussed below, the changing climate has already taken shape and continues to evolve, in the form

of rising sea levels, more frequent and intense storms and extreme flooding.’

Development regulations and land use laws must address future conditions, including great risks
of coastal flooding presented by sea level rise and enhanced storm surge, inland flooding expected
to result from increasingly frequent extreme precipitation events and the risk of compound
flooding, resulting from simultaneous storm surge and heavy precipitation.

2.1.Sea-Level Rise

The golf course at the Woodmere Club is located on low-lying coastal areas, principally built upon
filled marshland. A topographic map using United States Geological Service (USGS) Light
Detection and Ranging (LiDAR, 2014) shows that the land elevations on the course are quite low,
ranging from 0-14 feet (see Figure 2-1 below).

3NYS DEC Draft NYS Flood Risk Management Guidance for Implementation of the Community Risk and
Resiliency Act, Page. iv.
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Figure 2-1: USGS LIDAR Elevation Data
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These areas would be particularly vulnerable to any impacts associated with sea-level rise. Sea-
level rise has begun to permanently affect communities and critical infrastructure in New York,
which has experienced at least a foot of sea-level rise since 1900, mostly due to the expansion of
warming ocean water. Local sea levels are affected by ocean currents, gravitational forces,
prevailing winds, and rise and fall of the land mass. Within the coastal regions of New York State,
the land mass is sinking as a result of geological forces and impacts of human activity and
development. Perhaps the most significant impact associated with sea-level rise is an increased
exposure to flooding — both from storm surge events (see Section 2.2 below) as well as typical rain
events and high tides. Looking toward the future, even utilizing the most conservative/modest
estimate for Long Island’s projected sea-level rise, coastal areas would be impacted by rising seas.
New York State’s adopted, science-based projections of sea-level rise are presented in Table 2-1
below. Five (5) projections are provided for four (4) different time periods, which are qualitative
terms referring to the rate of rise and not to ultimate water level itself.

Table 2-1: NYS DEC Long Island Region Sea-Level Rise Projections*

Time Low Low- Medium High- High
Interval Projection Medium Projection Medium Projection
Projection Projection
2020s 2 inches 4 inches 6 inches 8 inches 10 inches
2050s 8 inches 11 inches 16 inches | 21 inches 30 inches
2080s 13 inches | 18 inches 29 inches | 39 inches 58 inches
2100 15 inches | 21 inches 34 inches | 47 inches 72 inches

To illustrate the impacts of relatively modest sea-level rise, a typical 10-year rainfall event (see
Figure 2-2) and a stronger 100-year storm (see Figure 2-3) was modeled using the New York State
Energy Research & Development Authority (NYSERDA) Sea Level Rise Scenario Tool. Under

both scenarios, 12 inches of sea-level rise was modeled, which roughly correlates to the Low-

Medium Projection scenario for the 2050s.

46 NYCRR Part 490, Projected Sea-level Rise. (based on New York State’s science-based projections of sea-level

rise)
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Figure 2-2: Sea-Level Rise Model — 12 inches/10-year storm

Figure 2-3: Sea-Level Rise Model — 12 inches/100-year storm
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The lighter shade of blue shows the additional flooding to be expected under this sea-level rise
scenario. Interestingly, as shown in the model results above the largest delta between current
conditions and future sea-level rise conditions came with the more common 10-year storm, as
opposed to the larger 100- and 500-year storms (under these scenarios, anticipated flood levels
would be relatively similar to current conditions). This indicates that tangible impacts from sea-
level rise (with just typical rainfall events) will continue to be experienced at increasing
frequencies for the local community. While this model serves as a useful tool for assessing these
types and extent of potential impacts, planning for this area must also consider that such events,
regardless of intensity, will be occurring at more frequent intervals in the future, further

exacerbating sea-level rise impacts.

Sea level rise has major consequences for New York's low-lying coastal communities, including
magnification of dangerous storm surges caused by high winds and tides, which increase the risk
of flooding, erosion and damage to private property and infrastructure, increased areas of coastal
inundation during regular tide cycles and regular inundation of coastal wastewater infrastructure
and the consequent impacts on the area’s coastal waters and ecology. These impacts are already

occurring in this community.

Sea-level rise is not addressed within the existing Town or Village regulations. To that end, the
proposed CC-WC district addresses sea-level rise in terms of both an increase in flooding
associated with typical rainfall events, as well as storm surge flooding and severe storm events.
Coastal land use regulation must provide effective measures to address both of these potential sea-
level rise impacts. A detailed analysis of these potential flood impacts, under existing and proposed
zoning, is provided in Section 2.3, with key sea-level rise provisions highlighted below.

To improve daily stormwater management, the proposed CC-WC district provides additional
regulations related to stormwater storage and recharge, effectively requiring a volumetric design
for an eight-inch rainfall event for the entire subject property/subdivision, as well as a volumetric
design of a three-inch rainfall event per building lot. Green infrastructure, such as rain gardens and
bioswales are incentivized through a stormwater credit that reduces the per lot volumetric design
requirement to a one and one-half-inch rainfall event. In addition, the proposed CC-WC district
encourages the use of permeable pavement surfaces while further limiting impervious coverage on
each lot.

To address severe storms and coastal storm surges, the proposed CC-WC district layout provides
for a continuous perimeter coastal buffer area around the subject property. Whether this portion of
the property is used as open space, passive parkland or maintained as a nine-hole golf course, the
Open Space/Recreational Sub-District plays a critical role in providing flood storage and
protecting existing development. Recognizing the importance of this area, this Sub-District
accounts for approximately 70% of the subject property. A maximum-yield subdivision under
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existing zoning, such as the Willow View Estates Subdivision Plan (Appendix E), does not account
for any of these critical concerns related to sea-level rise. As development is maximized throughout
the property, there is a near total loss of coastal open space and as a result, minimal space to allow
for flood storage.

In addition, a maximum-yield subdivision, with minimal open space and flood storage, is more
susceptible to flood impacts associated with high groundwater. As groundwater levels are
extremely high in this area, stormwater design and efficacy are further limited by depth to
groundwater. The use of traditional techniques, such as piped stormwater detention basins, can be
easily impacted by such high groundwater conditions. As such, the preservation of approximately
70% of the subject property, as regulated by the CC-WC Open Space/Recreational Sub-District,
plays an extremely significant role in flood storage and recharge at the subject property.

The proposed CC-WC district represents an intermunicipal plan that addresses future physical
climate risk changes due to sea level rise, storm surge and flooding. The risks to both private and
public existing and future development from flooding in this location under current and anticipated
future conditions necessitate multi-jurisdictional regulation guided by preservation and protection.
The CC-WC district incorporates climate change considerations, while preserving both existing
development and infrastructure, as well as protecting future development from the virtual certainty

of increasing flood risks as time progresses.

2.2.Storm Surge and Coastal Flooding

The Woodmere Club clubhouse and the property was substantially inundated by Superstorm
Sandy. Both the location of the course and the existing topography of the coastal area makes storm
surge a major concern for any future residential development. Storm surge is a dramatic elevation
of the sea surface that leads to rapid flooding and is caused by the combined effects of sea water
pushed landward during a storm, low pressure at the sea surface, and high tides. With higher
baseline sea levels, the effects of storm surge will be felt further inland. Further, the frequency of
surge events of a given intensity is expected to increase with increased sea level. The location of
the Woodmere Club clubhouse is particularly vulnerable, as it falls within the Category 1
Hurricane Storm Surge Zone. Category 1 hurricanes cause damage under sustained winds of 74-
95 mph. This means that the Woodmere Club clubhouse is susceptible to damage from any named
hurricane, not just the most severe storms. The remainder of the project site falls within the
Category 1-3 Storm Surge Zones. The extent of storm surge from Superstorm Sandy is provided
in Figure 2-4 below. The only area of the club that was spared severe inundation during the
Superstorm Sandy was the higher lying (10-14 feet) area along Broadway.
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Figure 2-4: Superstorm Sandy Inundation at the Woodmere Club

In response to persistent flooding along the back bays of the south shore of Long Island, an
interagency agreement between the United States Army Corps of Engineers (USACE), New York
State Department of Environmental Conservation (NYS DEC), and Nassau County was signed in
October 2016 to begin the Nassau County Back Bays coastal storm risk management feasibility
study. The Woodmere Club is within the study area for this project. Rising sea levels will expand
the areas experiencing all types of inundation and flooding and push their boundaries further

inland.

As noted in Section 2.1 above, severe flooding will become more frequent as the sea rises. To
address severe coastal storm surges, the proposed CC-WC district layout provides a critical coastal
buffer area that is absent from existing zoning and subdivision regulations. Particularly with the
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area’s low-lying elevations, this continuous perimeter coastal buffer area around the subject
property is the greater community’s primary coastal defense. Whether this portion of the property
is used as open space, passive parkland or maintained as a nine-hole golf course, the Open
Space/Recreational Sub-District (approximately 70% of the subject property) plays a critical role
in providing flood storage and protecting existing development.

2.3.Floodplain Management

The majority of the land area of the Woodmere Club is located within the National Flood Insurance
Program (NFIP) Special Flood Hazard Area (SFHA), which is commonly-referred to as the 100-
year floodplain (Zone AE in this area). A map showing the extent of the 100 year floodplain at the
Woodmere Club Property, as well as associated base flood elevations (BFE), are provided in
Figure 2-5. The locations of both residential sub-districts are in areas that generally have a BFE of
nine (9) feet or ten (10) feet.
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Figure 2-5: National Flood Insurance Program Base Flood Elevations

While the Federal Emergency Management Agency (FEMA) regulates the construction provisions
associated with the NFIP, it also provides regulatory authority for municipalities to adopt
community-wide floodplain management practices.

According to the National Flood Insurance Program (NFIP) Regulations: Floodplain
Management Criteria [44 CFR Part 60.3(c)(10)] communities with designated special flood
hazard areas (including the Town of Hempstead, Village of Lawrence and Village of
Woodsburgh), shall:
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Require until a regulatory floodway is designated, that no new construction, substantial
improvements, or other development (including fill) shall be permitted within Zones A1-30
and AE on the community’s FIRM, unless it is demonstrated that the cumulative effect of
the proposed development, when combined with all other existing and anticipated
development, will not increase the water surface elevation of the base flood more than one

foot at any point within the community.

Notably, the federal regulation provided above specifically addresses potential flood impacts not
only on the subject and adjacent properties, but also at any location within the community.

Within New York State, communities are granted local floodplain regulatory authority through
Article 36 of the Environmental Conservation Law (ECL). The Town of Hempstead and the
Villages of Lawrence and Woodsburgh have adopted such requirements for development within
the floodplain. Local flood damage prevention laws are based on FEMA standards and require
technical evaluations to minimize any potential adverse effects. According to NYS DEC
guidance’, detailed hydraulic analyses are not typically required for all developments but should
be required for large developments with a large quantity of fill.

Additionally, one of the key principles of local flood regulation is the concept of compensatory
storage.® FEMA explains compensatory storage as follows:

Especially in flat areas, the floodplain provides a valuable function by storing floodwaters.
When fill or buildings are placed in the flood fringe, the flood storage areas are lost and
flood heights will go up because there is less room for the floodwaters. This is particularly
important in smaller watersheds which respond sooner to changes in the topography. One
approach that may be used to address this issue is to require compensatory storage to

offset any loss of flood storage capacity.

Compensatory storage preserves the ability of the floodplain to store water. Compensatory storage
means that loss of flood storage due to buildings or fill dirt in the floodplain is compensated for
by providing an equal volume of storage to replace what is lost.

5 New York State Department of Environmental Conservation. Floodplain Development And Floodway Guidance.
Accessed February 12, 2020 <https://www.dec.ny.gov/lands/24281 .htmI>

® Federal Emergency Management Agency. Compensatory Storage. Accessed February 12, 2020
<https://www.fema.gov/compensatory-storage>
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Figure 2-6: Visual Representation of Compensatory Storage

While all three municipalities generally have similar floodplain regulations (derived from the
FEMA/NYS regulations cited above), the Village of Lawrence (Article V Construction Standards:
§94-13 General Standards) and Village of Woodsburgh (Article V Construction Standards. §77-
15 General Standards) have adopted provisions for compensatory storage while the Town of
Hempstead (Article XXXIV Flood Hazard Zones: §352 Construction Standards) does not have a
compensatory storage provision. However, the intent of the Intermunicipal Agreement, along with
the proposed CC-WC district, is to provide coordinated land use regulation, including floodplain
regulation among all three municipalities, particularly where impacts span across municipal
boundaries. In this instance, while the Town of Hempstead does not have a codified compensatory
storage regulation, effective floodplain management at the subject property requires a coordinated
approach for the entire property. The proposed CC-WC district provides an opportunity to regulate
the entire subject property as a whole, thereby reducing this potential for fill-induced local flood
impacts.

Understanding floodplain management guidance from FEMA and NYS DEC, along with the
existing floodplain regulations adopted by each municipality, the proposed CC-WC district
recognizes that flood prevention and mitigation is not limited to site-specific elevation, as it is
currently regulated through the NFIP, or to the limits of a municipal boundary. By implementing
a coordinated, site-wide approach to flood mitigation (e.g., clustered residential development areas
with expansive and continuous perimeter open space area with restrictions on the use of fill and
tree removals in this area), potential flood impacts are addressed in a coordinated manner across
the whole property, including the provision of compensatory storage, with particular concern for

impacts to surrounding areas.

In addition, the geographical configuration and position of the Woodmere Channel exacerbates
flood impacts at the subject property, with this neck of water acting similar to a riverine

environment. While flood waters would typically be expected to disperse over a wide, straight
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coastal floodplain, at the Woodmere Club, flood waters tend to be directed to/from this relatively
narrow channel. As shown in Figure 2-4 above, flooding during Superstorm Sandy was heavily
concentrated around Woodmere Channel and did not evenly disperse along the coastline. The
proposed CC-WC district recognizes the unique geographical setting of the subject property at the
terminus of Woodmere Channel and the flood impacts associated with this location.

In contrast, a traditional subdivision layout that seeks to maximize yield would likely attempt to
raise the grade of the majority of the site to comply with NFIP regulations. With existing grades
falling significantly below NFIP Base Flood Elevations throughout much of the site, many areas
would require six feet of fill or more to meet the required BFE plus freeboard elevation. As such,
the proposed CC-WC regulations for use of fill within the Open Space/Recreational Sub-District
are consistent with FEMA’s explanation of the effects of earthen fill within a Special Flood Hazard
Area. As stated by FEMA:’

Earthen fill is sometimes placed in a Special Flood Hazard Area (SFHA) to reduce flood
risk to the filled area. The placement of fill is considered development and will require a
permit under applicable Federal, state and local laws, ordinances, and regulations. Fill is
prohibited within the floodway unless it has been demonstrated that it will not result in any
increase in flood levels. Some communities limit the use of fill in the flood fringe to protect

storage capacity or require compensatory storage.

A maximum yield subdivision would also not allow for adequate compensatory storage, resulting
in potential significant adverse impacts on the surrounding community. This could result in
significant adverse flood impacts for neighboring properties and limit the ability for the subject
property to provide the flood mitigation it currently provides to the general area.

To assess the magnitude of these potential flood impacts, Cameron Engineering & Associates
performed a preliminary engineering analysis of the potential impacts associated with the proposed
raising of existing ground elevations for the proposed Willow View Estates Subdivision Plan.

The analysis modeled existing ground elevations and the FEMA Flood Insurance Rate Map 100-
year flood elevations to calculate the approximate flood water storage volume that exists today on
the Woodmere Club Property and compared that to the flood water volumes that would be
displaced by the ground elevations proposed in the Willow View Estates Subdivision Plan

(representative of a traditional, maximum-yield subdivision).

When comparing existing ground elevations, floodplain elevations, and the proposed grading
conditions, the proposed maximum-yield subdivision design would displace approximately
6,048,000 cubic feet (224,000 cubic yards) of flood waters as calculated from the limits of

7 Federal Emergency Management Agency. Fill. Accessed February 12, 2020 <https://www.fema.gov/fill>
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proposed grading disturbance shown on the Willow View Estates Subdivision engineering plans.

Table 2-2, Figure 2-7 and Figure 2-8 show the loss of flood storage volume under full build-out
compared to existing conditions.

For comparison purposes, this volume of floodwater equates to 45,239,040 gallons of floodwater

that would be displaced, most likely into the immediate surrounding communities, potentially

impacting homeowners and businesses with new flooding patterns and more significant flooding

depths than have been experienced in past storm events.

Table 2-2: Approximate Flood Volume Storage Under Existing Conditions and as Proposed on the Willow
View Estates Subdivision Plan®

SITE CONDITION CUBIC YARDS CUBIC FEET (CY x 27) GALLONS (CF x 7.48)
EXISTING 328,000 8,856,000 66,242,880
PROPOSED 104,000 2,808,000 21,003,840
VOLUME DISPLACED 224,000 6,048,000 45,239,040

8 Notes:

1. Existing site condition sourced from GIS data.
2. Proposed condition sourced from VHB plans dated Nov. 15, 2018 with digitized contours.
3. Floodplain data sourced from FEMA base flood elevations.
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Figure 2-7: Approximate Flood Storage Volume (Existing Conditions)
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Figure 2-8: Approximate Flood Storage Volume (Willow View Estates Subdivision Plan)
Along the coast, and particularly in low-lying coastal areas, it is imperative that local governments,
as stewards or the environment and protectors of their community safety, health and welfare,
assure that flood risk mitigation measures effectively preserve the floodplain and surrounding
areas. The goal of managing a floodplain is not only to ensure that new development is reasonably
safe from flooding but to address existing risks, to avoid increasing risk to others and to sustain
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natural capacities to slow and diffuse flood flows. Reducing development in a flood-prone area
allows the natural landscape to absorb more floodwaters, reduce flooding to adjacent areas,

recharging groundwater and sustaining healthy ecosystems.

2.4.Tidal Wetlands

The Woodmere Club is contiguous to a larger tidal wetland complex and contains a small portion
of wetlands/surface waters (identified as Low Salt Marsh and High Salt Marsh communities). In
general, the boundaries of the proposed residential Sub-Districts, which utilize a clustered,
conservation subdivision approach, are located at least 600 feet from the edge of the marine
channel that is contiguous to the subject property. The Woodmere Channel is a wetland with
federal jurisdiction that has bulkheads installed along the western shoreline and the northern
shoreline that is closest to the clubhouse area. As such, these residential Sub-Districts are located
outside of NYS DEC’s tidal wetland jurisdictional zone. However, given the sensitivity of this
land and proximity to such sensitive coastal resources, such regulations should inform future
development in this area. Development restrictions set forth by NYS DEC for development within
adjacent areas to tidal wetlands provide useful context for the development of the proposed CC-
WC district.

A summary of the NYS DEC policy on clustering (6 CRR-NY 661.6 Subsection 6) in wetland-
adjacent areas is provided below:

(6) Notwithstanding the minimum lot size provisions contained in paragraph (5) of this
subdivision, the clustering of principal buildings utilized for residential purposes, including
multiple family dwellings, shall be permitted at the request of an applicant for a permit under this
Part in order to encourage the maintenance of undeveloped areas in or adjoining tidal wetlands.
Provided, such clustering procedure shall in no case result in more principal buildings on the area
regulated by this Part than would be permitted by the application of the minimum lot size criteria
in paragraph (5) of this subdivision.

Again, while the Woodmere Club is not subject to such regulations, the intent of this clustering
provision is advanced through the proposed CC-WC district. Most notably, the proposed CC-WC
district preserves approximately 70% of the property as open space/recreational space, ensuring
that development is located as far as possible from nearby coastal resources. The clustering
approach used in the CC-WC also preserves this open space in the form of a contiguous buffer
surrounding the entire property, rather than the piecemeal provision of yard areas and small swaths

of common space, as would occur with development under existing zoning regulations.
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2.5.Ecology

The Woodmere Club is entirely within an area that is identified as having natural communities
within one-half mile of the location (indicating the presence of a nearby Significant Natural
Community) on the NYS DEC Environmental Resource Mapper (ERM). The nearest area located
adjacent to the Woodmere Club property that is identified as a Significant Natural Community is
a narrow strip along the north side of the channel, southeast of the existing clubhouse. There is
also a larger Significant Natural Community area located further along the shoreline but is not
located adjacent to the Woodmere Club property. This Community is designated as such due to
the presence of tidal wetlands, which can serve as a critical habitat to many coastal species.

The NYS DEC ERM also indicated that portions of the Woodmere Club have the potential for
Rare Plants and/or Animals. The NYS DEC New York Nature Explorer indicates that within the
past 10 years there had been a sighting of a Yellow-crowned Night-Heron, which is a protected
bird species, in this area. However, this area is currently encompassed by a golf course and is
adjacent to existing residential neighborhoods, which limits access for individuals that share
information on sightings which are indicators of local biodiversity. The Nature Explorer also listed
four (4) flowering plants that are designated endangered or threatened that have historically been
seen in this area but have not been spotted in at least 70 years.

Village of Woodsburgh Ecological Analysis

As part of the Village of Woodsburgh Vision Plan (prepared by Nelson, Pope & Voorhis), a
Village-wide ecological survey of potential habitats was performed. As much of Village (and
surrounding area) is developed with residential uses, the Village’s golf courses (the Woodmere
Club and the Rockaway Hunting Club), are the only areas serving as open space in the immediate
vicinity. Vegetation is mainly comprised of landscaping and manicured lawn areas within
residential properties and the golf course properties. Site inspections of the Village conducted on
May 7, 2019 and January 28, 2020 indicated a prevalence of non-native and highly invasive species
along much of the Woodmere Club waterfront (see Figure 2-9). These species include Common
Reed (Phragmites australis), Asiatic Bittersweet (Celastrus orbiculatus) and Mugwort (Artemisia

vulgaris).
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Figure 2-9: Ecological Resources Map (Village of Woodsburgh)

While the golf course areas are considered open space, their overall ecological value is lessened
by the presence of the turf grasses associated with the fairways, greens and roughs. Diminished
breeding habitats may be present for some species of typical passerine birds and small mammals
tolerant of human activity (e.g., Robins, Wrens, Mice). The open areas of the golf course offer
grazing areas for species of geese such as Brant (Branta bernicla) and Canada Goose (Branta

canadensis), especially in winter when the course is utilized less.

In contrast to the terrestrial landscape, the tidal waters of West Hempstead Bay and associated
islands offer an undeveloped, open ecosystem that is of significant conservation concern.
According to the Significant Habitats and Habitat Complexes of the New York Bight Watershed,
this area, in conjunction with the Middle and East Hempstead Bays and South Oyster Bay, is
identified as the Hempstead Bays — South Oyster Bay Complex, and is an area of particular
ecological importance due to the presence of multiple species of nesting shorebirds of various state
and federal protected levels. Sea turtle habitats are also present, which likely occur on an
infrequent manner. Additionally, the Northern Diamondback Terrapin (Malaclemys t. terrapin) is
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known to nest within the Hempstead Bays — South Oyster Bay Complex and sightings have been
reported in the area by residents of the Village.

The majority of the shoreline within the Village, including Woodmere Channel, is hardened. There
is a small high marsh area is present within the middle portions of Woodmere Channel. Although
limited, this area represents one of the most ecologically viable areas within the boundaries of the
Village. The high marsh area is approximately two acres and may include potential habitat and
nesting areas for certain protected shorebird species.

Based on these initial assessments, any future development of the golf course would require
further, site-specific ecological investigations to determine if there would be development
constraints associated with these habitats and potential rare plants and/or animals. Therefore, the
impact of these potential issues on the development of the subject property is unknown at this time.
At such time when an application is put forth, a site-specific ecological analysis would be done to

determine any impacts.

2.6.Cultural Resources

The Woodmere Club is located within an area mapped by the New York State Office of Park,
Recreation, and Historic Preservation (OPRHP) as a potential archaeological sensitive area. This
does not indicate definite archeological resources, but rather, that this resource should be
investigated during subsequent SEQRA review. Prior to any development at this golf course,
further consultation with OPRHP would be required. The OPRHP environmental review process’
is described below:

“The Environmental Review program is an interdisciplinary process that involves all

SHPO [State Historic Preservation Office] program areas. Project review is conducted

in two stages. First, the Survey and Evaluation assesses a property to determine whether

or not it is listed in the New York State or National Registers of Historic Places. If not, it

is evaluated to determine whether or not it meets the criteria to be included in the

registers. If listed or determined eligible for listing, then the second stage of the review

is undertaken. This portion of the review involves the staff of the Technical Services Unit

who determine whether or not the proposed action/project will have an impact/effect on

the qualities of the property that make it eligible. For projects that involve new

construction or the significant expansion of existing buildings, the project will also be

reviewed by the staff of the Archaeology Unit who determine whether or not the project

site falls within a known area of archeological sensitivity. If so, they will request phased

surveys to determine the extent of the potential impact.”

% https://parks.ny.gov/shpo/environmental-review/
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The overall impact and magnitude of these potential issues on the development of the golf course
is generally unknown at this time. As such, at the time an application is put forth, further analysis
would be required to determine any potential impacts. These analyses could include archeological
investigations, ecological surveys and site-specific flood/sea-level rise modeling.
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3. Comparative Impact Analysis

Overall analysis was initiated with a review of existing land uses as well as residential zoning in
both the Town of Hempstead and the adjacent contiguous Village of Lawrence and Woodsburgh.
For each municipality, the existing zoning uses, density, and dimensional regulations were
identified. Known environmental constraints that could limit future development such as tidal
wetlands, flood zones, sea-level rise, stormwater management, archaeological sensitivity, and
natural habitats were researched. A development utilization factor was then developed (see Section
3.3) by performing a prototype residential yield analysis together with identified environmental
constraints to determine the potential residential development at the subject property.

3.1.Land Use

Land uses within the boundary of the approximately 118-acre Woodmere Club are limited to (i)
Open Space (an 18-hole golf course), and (ii) Recreation, including a clubhouse, outdoor tennis
courts, and an outdoor swimming pool. The Project Site also contains a surface parking lot. There

are no residential or commercial uses on the Project Site.

Land uses within the quarter-mile Study Area surrounding the Project Site generally include
single-family residential within the unincorporated Town of Hempstead, and within the Villages
of Cedarhurst, Lawrence, and Woodsburgh. Commercial (retail and office) and Community
Facilities uses are largely concentrated in the western portion of the Study Area, along and adjacent
to Central Avenue within the Village of Cedarhurst. The Study Area also contains 2-3 family
homes and a limited number of multi-family (4+ units) homes and condominium/co-op buildings.
The Rockway Branch of the Long Island Rail Road (LIRR) runs through the northern and western
portion of the Study Area and the Cedarhurst LIRR train station is west of the Project Site, adjacent
to the Central Avenue business district.

3.2.Zoning Analysis

The Woodmere Club is located in three municipalities: the unincorporated portion of the Town of

Hempstead, the Village of Lawrence, and the Village of Woodsburgh.

3.2.1. Town of Hempstead Zoning Districts

Within the unincorporated portion of the Town of Hempstead, the Woodmere Club is
mapped as Residential B District. Allowable uses in the Residential B District include
single-family detached homes or senior residences, agricultural or nursery uses that do not
display for commercial purpose or advertisement on the premises, municipal recreational
use, and railway passenger stations. The maximum building area is 27.5 percent of the lot

area, with some allowances for additional coverage. The minimum lot size of the Residence
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B district is 6,000 square feet, and the minimum lot width is 55 feet at the front setback
line.

Town of Hempstead zoning districts within a quarter mile of the Woodmere Club include
A Residence, B Residence, and C Residence districts. These districts are mapped north of
the Woodmere Club along Central Avenue, Cedar Lane and Broadway.

3.2.2. Village of Lawrence Zoning Districts

Within the Village of Lawrence portion of the Woodmere Club, zoning is regulated entirely
by the Residence AA zoning district. Allowable uses in the Residence AA District include
single family homes; pre-existing clubs; social clubs (when authorized as special
exceptions by the Board of Appeals); public parks and recreational areas; municipal golf
courses, docks, and landings; and private catering facilities. Dimensional regulations of
the Residence AA District generally include a minimum 40,000 square foot lot area; 150-
foot frontage; and 5,425 square foot building area coverage.

Village of Lawrence zoning districts mapped within a quarter mile of the Woodmere Club
include Residence AA, Residence BB, and Residence C1 districts.

3.2.3. Village of Woodsburgh Zoning Districts

Within the Village of Woodsburgh, the Project Site is mapped Residence 1A and Residence
2A. Residence 1A District regulations include 43,560-square foot lot area, 150-foot
frontage, and a maximum floor area of 3,000 square feet, plus 0.18 times any lot area over
12,000 square feet. Residence 2A District regulations include 87,120-square foot lot area,
200-foot frontage, and a maximum floor area of 3,000 square feet, plus 0.18 times any lot
area over 12,000 square feet. Village of Woodsburgh zoning districts mapped within a
quarter mile of the Woodmere Club include Residence A, Residence 1A, Residence 2A,
Residence B, Residence C, and Residence D districts.

3.3.Conversion Analysis

To determine the approximate number of lots that could be developed under existing zoning, a

multi-step analysis was performed, as follows:

1.

ol

Determine the overall acreage.
Determine the acreage of existing wetlands, if applicable.
Deduct the wetlands area to determine a net developable acreage.

Estimate the area required for stormwater management, using 8 inches of stormwater

storage (the standard Nassau County requirement) and an average runoff coefficient of
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50% surface runoff. The required area for stormwater basins reflects the storage volume.
The capacity of a basin is equal to its effective volume: overall surface area multiplied by
effective depth. Stormwater basins would likely vary in size, as their effective depths are
site-specific to keep the bottom of the basin at least two feet above groundwater. The
subject property was analyzed with an effective depth of 3 feet due to the presence of
shallow groundwater.

It is noted that a developer could apply for a waiver for less storage (typically for 5 inches
rather than 8) and/or could utilize creative stormwater management options (e.g.
permeable pavement, rain gardens). These would be site-specific conditions that would
have to be analyzed at the time of development.

5. The acres needed for stormwater management were deducted from the net developable

acres.

Based on these steps, a conceptual layout of the Woodmere Club was developed using the
AutoCAD Civil3D parcel tool. These utilization factors were applied to all three municipalities to
estimate the number of lots that could potentially be developed based on lot size alone, before
other features are considered. Actual lot layout and yield will depend on many additional factors
that would be determined and analyzed during the subdivision development phase, such as road
layout, drainage design, topography, etc. This analysis also did not deduct any areas that could
potentially have archaeological or ecological constraints, as these are unknown without detailed
studies and would be addressed on a site-specific basis at the time of development. Therefore,
these utilization factors indicate estimated potential yield and they are intended to be approximate

or order of magnitude values.

3.3.1. Conversion Under Existing Zoning

Using the methodology outlined above, the following development yields were calculated
for the Woodmere Club. Wetland areas and drainage areas were subtracted from total
acreage to develop the overall lot acreages and yields. Overall, the Woodmere Club could
yield up to 244 single-family lots on the Town of Hempstead portion of the site.!® The
remaining land of the Woodmere Club falls within the Villages of Lawrence and
Woodsburgh and could yield up to 41 additional single-family one-acre lots under existing

zoning regulations.'!

19 In accordance with Ordinance 46-2009, the Nassau County Planning Commission may require, at their discretion,
a parkland reservation requirement of up to 3% of the total land area of the project site.

'In accordance with Village of Woodsburgh Code §131-25, the Woodsburgh Planning Board may require a
parkland reservation of up to 10% of the total upland area of the project site.
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The potential addition of up to 285 homes at the Woodmere Club (244 within the
unincorporated area of the Town of Hempstead and 41 within the adjacent contiguous
Villages of Woodsburgh and Lawrence) could result in the potential for significant adverse
environmental impacts associated with the subject property, as well as potential impacts
on adjacent communities. The following is a high-level review of several of the more
important environmental and cultural resources and likely potential adverse impacts. It is
anticipated that any future golf course conversion to residential use would require a
separate and more detailed SEQRA review for the development of the subject property.

Each of these categories is based on the conversion to a single-family home subdivision.

The foregoing analysis indicated that conversion of the subject property under existing
zoning could have the potential for significant adverse impacts in many areas, including
environmental and cultural resources, community character, schools, traffic, and
economics. In addition, further impacts can be anticipated from a maximum buildout of the
Woodmere Club property, such as the use of imported fill to meet required Base Flood
Elevations. While a general grade change throughout the property would allow each
individual lot to meet National Flood Insurance Program elevation requirements, such an
approach would strip the property of its current flood mitigation functions, likely worsen
flooding on surrounding area roadways and private properties and introduce significant

visual impacts with increased building heights and minimal buffer areas.

3.3.2.  Conversion Under Proposed Zoning

In order to mitigate the aforesaid impacts resulting from development under existing
zoning regulations, the Town of Hempstead and the adjacent contiguous Villages of
Lawrence and Woodsburgh propose the adoption of the Coastal Conservation District —
Woodmere Club (CC-WC) (provided in Appendix A). Principally, the proposed CC-WC
district has been developed to protect natural and community resources, protect existing
development, preserve important ecological and environmental conditions, preserve open
space, maintain community character and better align Town and Village zoning and land
development regulations with existing federal and state environmental regulations,
particularly those that recognize the sensitivity of low-lying coastal areas (i.e., sea-level
rise). As such, the proposed CC-WC district introduces several requirements that build
upon these existing regulations, but rather than solely regulate development at the lot level
(as most regulations still do), the intermunicipal collective approach allows the three
municipalities to address the coastal area from a broader perspective, recognizing that
environmental attributes and constraints are not limited to municipal boundaries. As an
example, this coordinated approach allows for the preservation of approximately 70% of
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the property as unfragmented open space, providing far better flood mitigation capabilities,

preservation of existing development, protection from additional and new topographical

changes that could otherwise overwhelm the surrounding community and private property,

and preservation of existing views for the surrounding community.

A full copy of the proposed Coastal Conservation District — Woodmere Club (CC-WC) is
provided in Appendix A, with key site and dimensional regulations provided below:

Establish the Open Space/Recreation Sub-District, which preserves approximately 83.3
acres of the =118.4-acre Woodmere Club property as open space. Locating this Open
Space/Recreation Sub-District along the perimeter of the property allows the property
to retain as much of its natural drainage and flood mitigation function as possible and
reduces potential visual impacts associated with residential development. Whether this
area is maintained as a natural open area or as a nine-hole golf course, additional
regulations on tree removals, grading and fill are included within this Sub-District, to
further protect community character, maintain and potentially enhance the existing
drainage associated with the property and reduce potential adverse consequences on
abutting and surrounding properties.

Establish the Clubhouse/Hospitality Sub-District, allowing for the continued use of the
Woodmere Club clubhouse in a manner consistent with its current use (no net change
in the intensity of use), with the potential for expansion within the footprint of existing

impervious surfaces.

Establish the Single-Family Residential Sub-District, which restricts residential
development to two distinct development clusters, accounting for approximately 29.4
acres of the =118.4-acre property. £19.3 acres of this Sub-District are located within
the Town of Hempstead (northern residential cluster) and the remaining +10.1 acres
are located within the Villages of Lawrence and Woodsburgh (southern residential
cluster).

Adjust bulk regulations: Utilizing a conservation subdivision approach allows for the
preservation of unfragmented open space but requires amendments to existing bulk

regulations in both the Town and Villages.

0 Within the Town of Hempstead, increase maximum gross floor area from 3,300
square feet (maximum height: 30 feet/2 's-stories, 27.5% building area) on
6,000 square foot lots to:
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*  7,500'2 (up to 10,000) square feet (max. height: 34 feet/2 Vs-stories, 30%
building area) with a minimum lot area of 12,500 square feet within the
Town of Hempstead portion of the property.

e Note that height within a Special Flood Hazard Area (100-year
floodplain) is regulated by §352(H) of the Town of Hempstead
Building Zone Ordinance, except that the maximum height
restriction of §352(H)(3) shall be superseded by the maximum
heights set forth in §76.29 of the proposed Coastal Conservation
District — Woodmere Club (CC-WC).

0 Within the Villages of Lawrence and Woodsburgh, set maximum gross square
footage at 11,200'3 (up to 14,000) square feet (max. height 34 feet/2 Y-stories,
37% building area) with a minimum lot area of 15,000 square feet. This
reduction in minimum lot area from 40,000 square feet in the Village of
Lawrence and 43,560 square feet (one-acre) in the Village of Woodsburgh,
allows for implementation of the cluster-style approach and preserves the

maximum amount of open space.

e Implement Low Impact Development (LID) principles. LID principles provide for
enhanced stormwater management by addressing stormwater from multiple scales —
including both community-wide floodplain management as well as lot-by-lot solutions.
Rather than just setting requirements for overall subdivision stormwater management,
the implementation of LID would also require stormwater management solutions on
each individual building lot (in addition to stormwater management for the overall
property development). This approach will reduce large point source discharges,
thereby reducing strain on public infrastructure, reducing localized flood impacts and
allowing the remaining areas of the property to drain properly. LID principles are
incorporated in the Coastal Conservation District — Woodmere Club (CC-WC) through
the inclusion of the following requirements:

12’5 Within the CC-WC, height within a Special Flood Hazard Area shall be measured from the official FEMA-
mapped base flood elevation plus two feet (freeboard requirement). In such instances, overall gross square footage
could increase as non-habitable spaces can be constructed below the base flood elevation. However, as this
additional space does not permit additional bedrooms, bathrooms or other living space, this additional square
footage is not anticipated to result in any additional impacts.

13 Within the CC-WC, height within a Special Flood Hazard Area shall be measured from the official FEMA-
mapped base flood elevation plus two feet (freeboard requirement). In such instances, overall gross square footage
could increase as non-habitable spaces can be constructed below the base flood elevation. However, as this
additional space does not permit additional bedrooms, bathrooms or other living space, this additional square
footage is not anticipated to result in any additional impacts.
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0 Set maximum lot coverages for impervious surfaces at 60%. While both the
Village of Lawrence and Village of Woodsburgh regulate impervious surface
coverage, it is currently unregulated by the Town of Hempstead.

0 Require that a minimum of 50% of any additional lot coverage beyond the
building area comprise permeable pavement systems.

0 Require that each building lot will provide for the collection, storage and
recharge of stormwater on-site, with no surface or roof runoff being directed
off of each individual lot. This system shall be sized, at a minimum, for the
volumetric design of a three-inch rainfall event, based on the one-year, 24-hour
storm event in New York State.

Overall residential density for CC-WC conservation subdivision approach has been
designed to complement existing area zoning, which includes Residence AA District
within the Village of Lawrence (40,000 square foot minimum lot area) and the Residence
1A District within the Village of Woodsburgh (43,560 square foot minimum lot area). As
such, a conceptual minimum lot size of one-acre was applied across the subject property.
A traditional subdivision layout with a minimum lot size of one acre (43,560 square feet)
within the 55-acre Town of Hempstead portion of the course would yield approximately
41 lots with no preservation of open space. As such, the proposed residential density within
the Town of Hempstead's portion of the Woodmere Club Property (proposed 12,500 square
foot minimum lot area) is equivalent to the density permitted by the adjacent one-acre
zoning within the Villages of Woodsburgh and Lawrence. Within the Village of Lawrence
and Village of Woodsburgh portions of the property (proposed 15,000 square foot
minimum lot area), approximately 18 lots could be created within the Single-Family
Residential Sub-District and the Clubhouse can be utilized as a clubhouse and hospitality
area. This is a change from the 35-42 homes with no hospitality component that could be
developed under existing Village zoning regulations. This change in yield and design
provides for a cluster-style development approach and maintenance of the existing
clubhouse in its historical context. The proposed cluster-style development for the
Woodmere Club Property will allow for the preservation of approximately 83 acres/70%
open space throughout the Woodmere Club Property and allow for required compensatory
storage areas. Sustainable design elements will be required in all residential development
applications, incorporating a sustainable approach and low-impact development principles.

As an illustrative aid, a conceptual conservation subdivision layout under the proposed CC-
WC district is provided below (Figure 3-1). Based on the development of 12,500 square
foot lots (minimum lot area) within the Town of Hempstead and the development of 15,000
square foot lots (minimum lot area) with the adjacent contiguous Villages of Lawrence and
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Woodsburgh, this potential layout results in a total of 59 single-family homes (41 lots
within the Town of Hempstead and 18 lots split between the two Villages) and maintenance
of the clubhouse with hospitality or associated uses. At the same time, it preserves
approximately 70% of the property as open space/recreational space.

Cameron Engineering & Associates, LLP 42



Expanded Environmental Assessment
Coastal Conservation District — Woodmere Club May 2020

Cameron Engineering & Associates, LLP 43



Expanded Environmental Assessment

Coastal Conservation District — Woodmere Club May 2020

Figure 3-1: Conceptual Development Layout under the Proposed Coastal Conservation District — Woodmere
Club

As shown in Table 3-1 below, with the proposed Coastal Conservation District — Woodmere Club

the residential yields would be reduced, while allowing relatively larger homes, as follows:

Table 3-1: Potential Residential Yield (Current and Proposed Zoning)

Potential 12,500 sf 15,000 sf | Total Lots
Lots Under | Lots Under | Lots Under Under GSF Under | GSF Under
Current Proposed Proposed Proposed Current Proposed
Zoning Zoning Zoning Zoning Zoning Zoning
Woodmere Club (TOH) 244 41 0 41 805,200 307,500
Woodmere Club (Villages) 41 0 18 18 393,600 201,600
Total 285 41 18 59 1,198,800 509,100

This coordinated zoning approach, enabled by the intermunicipal collective approach, provides for
greater consistency with the community’s overall vision for the area. This vision has been outlined
both by area residents and the participating municipalities, with regulation of future development
patterns and environmental protection serving as the unifying messages. Applying consistent
regulations across all three municipalities would improve protection of the course’s sensitive
environmental resources, while also improving zoning and land use consistency between the Town
of Hempstead and the Villages of Lawrence and Woodsburgh. The reduction in the potential
number of lots and impervious surface coverage would significantly lessen potential adverse
significant impacts. The increase in gross square feet allowable on each lot would allow for larger
homes, however, these homes will be buffered from the existing community. The following
sections provide additional analysis related to open space, visual resources, stormwater,

community services and traffic.

3.4.0pen Space & Visual Resources

As discussed throughout this Expanded Environmental Assessment, the Coastal Conservation
District — Woodmere Club (CC-WC) establishes the Open Space/Recreational Sub-District, which
effectively preserves approximately 83.3 acres or 70% of the subject property. This is achieved
through clustering within the smaller Single-Family Residential Sub-District, in line with the
general planning concept of a conservation subdivision. In addition, as noted in Section 2.4, the
conservation subdivision approach aligns closely with NYS DEC regulations for tidal wetlands,
particularly 6 CRR-NY 661.6 Subsection 6, which provides for the clustering of residential uses as
to allow enhanced buffering of sensitive coastal resources. In the case of the Woodmere Club, the
Open Space/Recreational Sub-District would allow for either general open space or the
continuation of golf operations as a nine-hole course. Under either scenario, the significant
drainage and flood absorption capabilities associated with the existing golf course and natural areas
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would be retained. Regulations within the CC-WC district further restrict tree removals and the
use of fill/significant grading to preserve this area to the maximum extent practicable.

A maximum subdivision buildout would result in nearly a complete loss of open space, any
remaining green spaces would generally be limited to individual lots and common infrastructure
areas on the interior of the subdivision. This is also validated on the Willow View Estates
Preliminary Subdivision Plan (Appendix E), which proposes a maximum buildout scenario of 285
single-family homes with minimal open space. As noted in the Woodsburgh Vision Plan, although
private, the Woodmere Club and the Rockaway Hunting Club have served as part of the last
remaining piece of open space in the area. Even with restricted public access, the surrounding
community receives numerous benefits from the preservation of the perimeter open space of these
properties. As the largest contiguous pervious surface in this low-lying coastal area, the subject
property plays a critical role in both area drainage and buffering from impacts associated with
severe storms. This function will become more important as sea-level rise continues to progress,
with the frequency and severity of storms forecasted to impact coastal areas. In addition, this area
serves as a defining element of local community character. As the last remaining open space in the
area, the coastal views and existing tree cover on the subject property serves as one of the area’s
most important neighborhood resources.

The loss of such benefits would be deemed a significant adverse impact for the both the

surrounding community, as well as the area’s overall resilience and ability to manage storm events.

3.5. Stormwater

The following table indicates the estimated impervious area projected from golf course conversion
to single-family homes under existing and proposed zoning. The proposed zoning would comprise
modified subdivision regulations designed to further reduce impervious cover associated with
roads and sidewalks. While there is some variability in road layout options (primarily due to site
size, shape and other encumbrances), on average the proposed zoning would result in an overall
reduction in roadway and sidewalk area by approximately 60%, compared to development under
existing zoning. The proposed roadways and sidewalks are included the impervious area coverages
shown below in Table 3-2. Perhaps most significantly, is the preservation of approximately 70%
of the subject property as largely unfragmented open space, which also significantly reduces

sitewide impervious coverage compared to a maximum yield subdivision scenario.
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Table 3-2: Impervious Surface Coverage (Current and Proposed Zoning)

Lots Total Lots Total Impervious Total Percent
Under Under p Impervious Area| Change in
Area (sf): Current .
Current | Proposed Zonine™ (sf): Proposed | Impervious
Zoning Zoning & Zoning** Area

Woodmere Club 285 59 1,758,428 708,280 60%

*Assumes 30-foot road width and two four-foot sidewalks.
** Assumes 30-foot road width and no sidewalks.

3.6.Community Services

3.6.1. Schools

The subject property falls almost entirely within the Lawrence Union Free School District
(UFSD), with a very small portion falling within the Hewlett-Woodmere UFSD. For the
purposes of this analysis, since all building lots would be located within Lawrence UFSD,
it was assumed that development would only affect the Lawrence UFSD (under any
development plan, only a small portion of one lot within the Village of Woodsburgh would
fall partially within the Hewlett-Woodmere UFSD).

The following table compares the number of new school children that would be projected
to be generated from the golf course conversion to a single-family home subdivision under
existing and proposed zoning. It should be noted that the Rutgers demographic multipliers
used to make these projections assume that approximately 20% of school age children will
attend private schools. However, the exact percentage of school-aged children who attend
private schools can vary significantly between school districts. While this level of data is
generally not publicly available, several sources, including local community newspapers,
have indicated that the Lawrence Union Free School District (UFSD) has a much higher
rate (greater than 50%) of school-aged children attending private school.!* It is estimated
that over 7,000 school-aged children live in the district, with only 2,612 enrolled in the
Lawrence UFSD in 2018-2019. As such, the projections presented in this Expanded
Environmental Assessment represent a conservative (or worst-case) scenario for number
of public-school children generated by new residential development.

Under the existing zoning redevelopment scenario, this analysis indicates a significant
increase of 248 public school-aged children, an average of 20 students per grade level (K-
12) or a 9.5% increase in school enrollment. The proposed CC-WC district would reduce
this number of potential public-school children by over 76%.

14 http://jewishweek.timesofisrael.com/five-towns-see-renewed-tensions-due-to-school-sale/
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Table 3-3: Comparison of Potential School Children

Potential New Public- | Potential New Public- Percent Increase in | Percent Increase in
School Children Under [School Children Under| Current | Enrollment Under | Enrollment Under
School District Existing Zoning Proposed Zoning  |Enrollment| Current Zoning | Proposed Zoning
Lawrence UFSD 248 59 2,612 9.5% 2.3%

Source: Projections: Residential Demographic Multipliers (New York). Rutgers University, Center for Urban
Policy Research for New York. 2006; Enrollment: https://data.nysed.gov/lists.php?type=district

3.6.2. Police, Fire, and EMS

The following table indicates the community service providers for the potential new single-
family home subdivisions under current and proposed zoning scenarios.

Table 3-4: Community Service Providers at the Woodmere Club

Police Nassau County 4™ Precinct
Fire and EMS Woodmere Fire Department
Current Homes

Served (Fire & EMS) 3,364

Potential New Homes 285

(Current Zoning)

Percent Increase o

(Current Zoning) 8.5%

Potential New Homes 59

(Projected Zoning)

Percent Increase 0

(Potential Zoning) 1.75%

3.6.3. Water and Wastewater

Table 3-5 indicates the existing and estimated water demand (exclusive of irrigation) and
wastewater generation projected under existing and proposed zoning and wetlands

constraints.
Table 3-5: Water and Wastewater (Current and Proposed Zoning)

Projected Water Projected Water Percent Decrease in Water

Course Use/Wastewater Flow (gpd) |Use/Wastewater Flow (gpd)| Use/Wastewater Flow (gpd)
Under Current Zoning Under Proposed Zoning |From Current to Proposed Zoning

Woodmere Club (TOH) 73,200 12,300 -83.2%
Woodmere Club (Villages) 12,300 5,400 -56.1%
Total 85,500 17,700 -79.3%

Source: Nassau County Department of Public Works. Minimum Design Sewage Flow Rates. 2008

3.6.4. Solid Waste

The following table indicates the estimated solid generation projected from golf course

conversion to single-family homes under both current and proposed zoning.
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Table 3-6: Solid Waste (Current and Proposed Zoning)

Proposed Solid . Percent Decrease
. Proposed Solid ) .
Waste Generation . in Solid Waste
Waste Generation .
Course (pounds/day) Generation From
(pounds/day) Under
Under Current Proposed Zonin Current to
Zoning P & Proposed Zoning
goocﬁ;“ere Club 3,134 527 -83.2%
Woodmere Club o
(Villages) 527 231 -56.2%
Total 3,661 758 -79.3%

Based on residential rate of 3.5 Ibs/capita/day
Source: Environmental Engineering. Salvato, Nemerow, Agardy. 2003.

3.7. Traffic

As part of this SEQRA analysis, a detailed Traffic Impact Study (TIS) was performed to provide

a detailed investigation of the potential traffic impacts of the proposed zoning on the adjacent street

system.

A full copy of the TIS is provided in Appendix C with the study methodology, scope, and

conclusions summarized below.

The TIS considers three scenarios combining 59 single-family homes, hospitality, and golf

(Scenarios A, B, and C) and compares them to an As-of-Right scenario as represented on the

Willow View Estates Subdivision Plan.

1. The Woodmere Club is on the southwest corner of Broadway and Meadow Drive on £118

acres comprising sections of Woodmere (in the Town of Hempstead) and the Villages of

Lawrence and Woodsburgh.

2. The three scenarios are as follows:

e Scenario A: 59 single-family homes

e Scenario B: 59 single-family homes, and the Clubhouse with added hospitality use

e Scenario C: 59 single-family homes, the Clubhouse, and a 9-hole golf course

3. The following key intersections were included in this report:

Broadway at Meadow Drive

a.
b. Broadway at Pine Street

c. Broadway at Woodmere Boulevard

d. Broadway at Prospect Avenue

e. Albro Lane at Atlantic Avenue

4. The peak hour periods for this study are the weekday AM period (between 7:00 and 9:00 a.m.),

weekday PM period (between 4:00 and 6:00 p.m.), and the Sunday midday period (between
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10.
1.

12.

11:00 a.m. and 2:00 p.m.). In the Five Towns, Sunday is the busier weekend day. Future
weekend conditions are described as the Weekend peak hour to reflect Sunday or Saturday.

The existing volumes were counted in November 2019 and adjusted to June (peak month)
conditions based on New York State Department of Transportation data for similar Long Island

suburban roadways.

The No Action condition is called the As-of-Right condition in this report because without the
Proposed Action, the property owner intends to apply to subdivide and redevelop the site with
285 residences. The As-of-Right condition was projected by applying a 0.5% per year ambient
growth rate, accounting for other planned projects in the area that may come online by 2022,
and adding in the anticipated traffic from the Willow View Estates Subdivision Plan.

Scenarios A, B, and C (59 residences/hospitality/golf) were projected by applying the 0.5%
per year ambient growth rate, accounting for other planned projects in the area, and adding in
the anticipated traffic from each scenario.

The As-of-Right scenario (285 residences) would generate 45% to 78% more traffic during
peak hours on a day-to-day basis, compared to any of the With-Action scenarios (59 residences
with Clubhouse/golf use). Of note, Scenarios B and C reflect periodic peak activity that does
not persist each day or throughout the year. The Clubhouse does not have events every day,
and golf season is only about 6 months a year, of which 2 months have limited activity gearing
up or down for the season.

As-of-Right Scenario A Scenario B Scenario C
59 single-family 59 single-family 59 single-family
285 single-family homes homes homes/Clubhouse | homes/Clubhouse/golf

AM PM | Weekend | AM | PM |Weekend| AM | PM |Weekend| AM | PM | Weekend
Enter| 53 178 143 11 38 36 34 41 63 52 | 57 86
Exit | 158 104 122 35 23 32 37 25 36 45 | 44 60
Total | 211 282 265 46 61 68 71 66 99 97 | 101 146

The As-of-Right analysis considers the potential for Willow View Estates to have a new

driveway on Broadway opposite Prospect Avenue, as well as no new driveway.
Scenarios A, B, and C do not require mitigation at any of the study intersections.

The Broadway/Prospect Avenue intersection would experience a noticeable difference in delay
for southbound Prospect Avenue, and with a new driveway the northbound delays would be
unacceptably high (over 360 seconds per vehicle, well within LOS F). As-of-Right
development might require a traffic signal or other expansive traffic mitigation. Potential
mitigation options would themselves impact existing traffic, e.g. a signal that introduces new
stops on Broadway and/or street widening that removes existing on-street parking.

If 285 residences are built under the As-of-Right scenario with no new driveway opposite

Prospect Avenue, this would increase Meadow Drive delay by £8 seconds during the weekday
AM peak hour.
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13. On a 24-hour basis, the As-of-Right existing zoning scenario (285 residences) would generate
traffic every day, throughout the day, and significantly more traffic at every time of day
compared to development under the proposed Coastal Conservation District, which includes
the Clubhouse and golf which often generate little to no traffic for extended periods of time.
The 285 residences would generate almost five times as much traffic, or up to more than 2,000
additional vehicles per day compared to the proposed Coastal Conservation District (59
residences, Clubhouse/golf). The 285 residences under the As-of-Right scenario would
increase daily traffic volume on Broadway by almost 20%.

Based on the analyses and the conclusions herein, it is our professional opinion that the Proposed
Action (full buildout under the proposed zoning, Scenarios A, B, or C) will not create off-site
traffic impacts, whereas the As-of-Right scenario (existing zoning, 285 residences) will create
significant adverse impacts at Broadway/Prospect Avenue and almost 80% more traffic during
peak and off-peak hours. In fact, the anticipated 24-hour volume under As-of-Right Residence B
zoning would increase traffic on Broadway by almost 20%.

Figure 3-2: Peak Hour Trip Generation Comparison Chart
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In addition to peak hour differences, there could be vastly different daily (24-hour) traffic
volumes associated with the property, based on the land uses and density of new development.

The following chart depicts the differences in daily (24-hour) site-generated traffic. Figure 3-3
represents total daily volumes, which would be up to +78% higher with the As-of-Right
Residence B zoning (285 residences) than the Coastal Conservation District’s 59 single-family
homes and Clubhouse/golf uses. The difference is significant: the existing Residence B zoning
(285 residences) would generate up to more than 2,000 additional vehicles per day compared
to the full buildout with the Coastal Conservation District (59 residences, Clubhouse/golf).
This increase in daily traffic represents almost 20% of the existing daily volume on Broadway,
a two-lane road.

2,800

2,725

@ As of Right (285 homes)
059 homes
=58 homes, Limited Golf

— Daily Traffic Comparisons
* Compare 285 homes As of Right to

59 homes & Golf Course
with no Clubhouse event

2,400 -

2,000 -

Reduced Traffic with
Proposed Alternatives

-

Reduced Traffic with
Proposed Alternatives

L |- 78%(-75% | 1%

1,600 +

Trips Per Day

1,200 -

400 -

WEEKDAY WEEKEND

w55 homes, Peak Golf Season

Figure 3-3: Daily Trip Generation
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s of Right [ Existing Res B Zone: 285 single-family homes
— Coastal Conservation District: 59 single-family homes
= = = Cpastal Conservation District: Clubhouse
=== Coastal Conservation District: Golf
Figure 3-4: Hourly Traffic Variations during Golf Season
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Weekday

A5 of Right [ Existing Res B Zone: 285 single-family homes Weekend

Coastal Conservation District; 59 single-family homes
= = = Cpastal Conservation District: Clubhouse
=il Cpastal Conservation District: Golf

Figure 3-5: Hourly Traffic Variations during Golf Off-Season (6 Months a Year)
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3.8.Construction Impacts

3.8.1. Construction Traffic

The number of construction-related vehicles will vary over the course of construction,
especially with a high density of residential development on +118.4-acre property.
Typically, the most labor-intensive (highest concentration of truck trips) phase is the
earthwork phase when large trucks enter and leave the site on a continuous rotating basis
to transport excess material off-site or to bring imported fill. The number of trucks required
for the earthwork phase is based on the truck size and the volume of material to be imported
or exported.

As discussed in Sections 2.1 and 2.3, much of the property is low-lying and near or below
the FEMA Base Flood Elevation (BFE). The expectation is that much of the site would
need imported fill to address FEMA, NYSDEC, and local building code requirements for

new single-family homes.

Existing Zoning/As-of-Right Scenario

Below is a high-level, order-of-magnitude estimate of the number of construction trucks
associated with earthwork activity for the existing zoning/As-of-Right scenario,
considering an average of 2 feet of fill being necessary for portions of the site (not the
entire £118.4 acres). Several areas are shown remaining undeveloped on the Willow View
Estates Subdivision Plan, comprising +18.9 acres for bioretention basins and shoreline
areas. To be conservative, it was also considered that 70% of the remaining area might
require fill, with the other 30% requiring little or no fill. Of note, the portions of the site
closest to Broadway are higher than the Base Flood Elevation.

This results in the following calculation:

e 118.4 acres — 18.9 acres undeveloped = 99.5 acres x 70% = 69.7 acres requiring fill
e 69.7 acres x 43,560 s.f./acre x 2 feet of fill = 6,072,264 cubic feet
e 6,072,264 cubic feet x 1 cubic yard/27 cubic feet = 224,899 cubic yards of fill

The total number of truck trips is controlled by the volume of material to be transported,
adjusted by a 5% “fluff” factor to account for the fact that the material will not all be
completely packed down. Moving the material introduces air voids, and the trucks may
not be filled exactly to their full capacity.

With 224,899 cubic yards of material to import, the overall needed number of truck trips
will be:

o 224,899 cubic yards + 5% fluff = 236,144 cubic yards of space needed

e The total haul will take roughly 9,445 trips: 236,144/ 25 cubic yards per truck
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A project development with the density of 285 dwelling units would likely be phased. The
As-of-Right construction duration is unknown; below are two potential options.

Option A: 2 years of construction

For the earthwork to be complete within two years (24 months) would require the following

number of trucks per day on a continual basis:

e There are generally 240 working days per year (20 per month)

e Decrease the annual work day count by 10% to account for individual days when
conditions may not permit work (holidays, inclement weather, potential truck
breakdowns). This leaves 216 working days per year or 432 working days in two years.

e 9,445 total truck trips over 432 working days corresponds to 22 trucks per day
This number is in addition to construction workers arriving on-site for other operations.
Option B: 4 years of construction

For the earthwork to be complete within four years (48 months) would require the
following number of trucks per day on a continual basis:

e With 216 working days per year, there are 864 working days in four years.

e 9,445 10,110total truck trips over 864 working days corresponds to 11 trucks per day

This number is in addition to construction workers arriving on-site for other operations.
Daily Operations

Construction activity would need to abide by local noise ordinances, which generally

restrict exterior construction to weekday hours:

e Town of Hempstead permits construction 7:00 a.m. to 6:00 p.m. on weekdays (§144-3.G)

e Village of Lawrence permits construction 8:00 a.m. to 6:00 p.m. on weekdays, and 9:00
a.m. to 6:00 p.m. on weekends if noise can be limited to the property (§144-5)

e Village of Woodsburgh permits construction 8:00 a.m. to 6:00 p.m. Monday to
Saturday (§55-11).

To satisfy all three municipalities’ regulations will leave ten working hours per day, five
days a week.

With Option A (two-year duration and £22 truck trips per day) there would be an average
of 2-3 truck trips per hour, every hour, for ten hours a day to carry out the earthwork.

With Option B (four-year duration and +11 truck trips per day) there would be an average

of 1-2 truck trips per hour, every hour, for ten hours a day to carry out the earthwork.

Actual hourly truck trip generation will depend on duration, the number of trucks that can
be loaded/unloaded simultaneously, and the travel time to/from the material supply yard
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(all of which are unknown). Of note, a 25-yard truck can be loaded in approximately 15
minutes, so loading/unloading time is not expected to artificially limit the number of hourly
trucks.

Coastal Conservation District’s 59 Single-family homes and Clubhouse/Golf

The same stipulations for working hours, days, and truck size would apply to these three
Scenarios A, B, and C with 59 single-family homes and Clubhouse/golf uses. However,
there would be significantly fewer truck trips required because the area to be built/disturbed
would be notably smaller.

Whereas the As-of-Right scenario is considered to need fill over 74.6 acres, the three
Coastal Conservation District scenarios would only need to fill approximately 18.75 acres.
This corresponds to 75% of the +25.0 acres surrounding the 59 single-family homes with
the Coastal Conservation District. Of note, each of these scenarios limits or prohibits
disturbance and fill operations around The Clubhouse and the perimeter of the site.

Compared to the As-of-Right scenario, the three Coastal Conservation District scenarios
would require 75% less material to be imported, 75% fewer construction truck trips during
the earthwork phase, and £75% less time to complete and/or fewer hourly trucks at a time.

Compared to Option A or Option B above with As-of-Right Residence B zoning (285
single-family homes), the scenarios with the Coastal Conservation District save months or

years of construction activity.
4. Conclusion

This Expanded Environmental Assessment documents significant environmental impacts
associated with residential conversion under current zoning at the Woodmere Club. Overall, this
EEA provides conversion analysis (residential conversion under existing zoning), potential impact
analysis of residential conversion, identification of mitigation strategies and the formulation of the
proposed Coastal Conservation District — Woodmere Club (CC-WC). This level of analysis allows
for comparison between the existing zoning (no-action alternative) and the proposed zoning
district, which was developed under an Intermunicipal Cooperative Agreement (IMA) between the
Town of Hempstead, Village of Lawrence and Village of Woodsburgh, as a coordinated,
comprehensive measure for the impacts associated with maximum residential build-out under
existing zoning.

Overall, the proposed CC-WC district aims to better align with existing state and federal
environmental principles, provide coordinated floodplain management regulations, preserve area
character, and protect the critical environmental resources spanning the Town of Hempstead and
the adjacent contiguous Villages of Lawrence and Woodsburgh. The result is a more sustainable
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residential zoning district that will provide for contextual single-family development that is

responsive to environmental, ecological, cultural and physical conditions.

Cluster-style development will ensure that residential density remains consistent between the
Town and neighboring Village regulations while also ensuring that much of the existing open
space in the Woodmere Club Property is properly conserved. The proposed cluster-style
development for the Woodmere Club Property will allow for the preservation of approximately 83
acres/70% open space throughout the Woodmere Club Property. Sustainable design elements will
be required in all residential development applications, incorporating a sustainable approach and
low-impact development principles.

Similarly, construction phase impacts with respect to construction truck traffic, noise, and air
quality are expected to be reduced by +75% with the proposed CC-WC district compared to the
As-of-Right scenario.

It is important to note that neither this assessment, nor the adoption of any related zoning
amendments, would preclude the requirement for any future land subdivision/development to
perform a full environmental review in accordance with the State Environmental Quality Review
Act (SEQRA). In addition, any changes to Town or Village zoning regulations would not
supersede any existing federal or state regulations. The recognition of these existing environmental
regulations was critical in the formulation of the proposed zoning district, as the proposed district
has been designed to align with existing New York State Department of Environmental
Conservation (NYS DEC) Tidal Wetlands protection principles and allow for conformance with
Federal Emergency Management Agency (FEMA) National Flood Insurance Program (NFIP)
requirements. It also seeks to provide additional protection to this sensitive coastal area, by
identifying the resiliency functions associated with this large swatch of pervious coastal landscape.
Furthermore, the analysis and proposed mitigation contained herein should be considered
preliminary steps in addressing any future development at the subject property. As noted above,
any development application would be subject to an additional, detailed SEQRA review and
conformance with all other applicable regulations. It is likely that such applications would be
required to perform additional studies and develop more advanced mitigation beyond compliance
with the proposed regulations of the Coastal Conservation District — Woodmere Club (CC-WC).
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Appendix A — Proposed Zoning

Town of Hempstead Article VIIB: Coastal Conservation District — Woodmere Club (CC-WC)
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Article VIIB

Coastal Conservation District - Woodmere Club
(CC-weC)

8§ 76.17. Title.

This Article shall be known and cited as the "Coastal
Conservation District - Woodmere Club (CC-WC)".

8§ 76.18. Purpose.

A. The purpose of this Article, iIn coordination with the
contiguous neighboring Villages of Lawrence and
Woodsburgh, is to regulate development in the
environmentally sensitive coastal areas that span the
municipal boundaries of the Town and the contiguous
Villages of Lawrence and Woodsburgh, including the area
occupied by the former Woodmere Club - allowing for the
enhanced preservation and protection of the Town"s and
neighboring Villages®™ environmental, coastal, open space
and cultural resources and the preservation of the
residential neighborhoods - both within the
unincorporated areas of the Town and neighboring
incorporated Villages of Lawrence and Woodsburgh, in and
about the former Woodmere Club.

In the low lying southern coastal areas of the Town and
adjacent contiguous Villages there are located golf
courses that have been in place for more than a
century, which open spaces provide not only recreation
but a natural mitigation against adverse iImpacts on
the environment and, therefore, the well-being and
safety of the entire region.

Climate change is becoming the defining environmental
issue of our time, particularly for vulnerable, low-

lying coastal areas. This change has taken shape
already, in the form of more frequent and intense
storms, sea level rise and extreme flooding. It i1s

no longer a Tfuture endeavor, but rather a sound
planning imperative that the Town and the Villages of
Woodsburgh and Lawrence, immediately address ongoing
and future conditions, 1including greater risks of
flooding presented by sea level rise and enhanced
storm surge, inland flooding expected to result from
increasingly frequent extreme precipitation events and
the increased risk of compound flooding, resulting
from simultaneous storm surge and heavy precipitation.
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Through proper and coordinated regulation, the Town
intends to do i1ts part in preserving the health, safety
and well-being of residents in the area of the Woodmere
Club and the surrounding community.

Along the coast, and particularly in low-lying coastal
areas, i1t iIs imperative that the Town and the Villages,
as stewards of the environment and protectors of their
community safety, health and welfare, assure that
flood risk mitigation measures effectively preserve
the floodplain and surrounding areas. As the
Department of Environmental Conservation has
expressed, the goal of managing the floodplain is not
only to ensure that new development is reasonably safe
from flooding, but to address existing risks, to avoid
increasing risk to others and to sustain natural
capacities to slow and diffuse flood flows. Reducing
development in TfTlood-prone areas allows the natural
landscape to absorb more floodwaters, reduce flooding
to adjacent areas, recharge groundwater and sustain a
healthy ecosystem.

As a result of declining golf participation and
membership at 18-hole golf clubs, golf courses are
closing, including The Woodmere Club. The land of The
Woodmere Club (""The Woodmere Club Property™) is
approximately 118.4 acres in size and is Ilocated
partially in the Town of Hempstead (approximately 55
acres) and partially iIn the adjacent contiguous
Villages of Woodsburgh (approximately 40.5 acres) and
Lawrence (approximately 22.9 acres).

As a result, this large and mostly open coastal area,
spanning the boundaries of these three contiguous
municipalities, is vulnerable to residential and
commercial development, seriously threatening both this
environmental ly-sensitive coastal area, and the well-
being of the Town and Villages and the region as a whole,
and which potential adverse impacts and loss of existing
open space will not be adequately mitigated by existing
and i1nconsistent zoning regulations in both the
contiguous Town and Villages with respect to permissible
development, lot size, lot coverage, density, building
height and site-specific development regulations.

It is the belief of the Town, iIn coordination with the
contiguous Villages, that, unless addressed, the loss of
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this existing open space to over-development in the
Town®"s environmentally sensitive coastal areas presents
an immediate threat to the public health and safety of
the Town, the adjacent Villages, and the region as a
whole, and can best be mitigated, and the additional
benefits accomplished, with the coordinated creation of
matching complimentary Coastal Conservation District[s]
in each municipality in conjunction with the adjacent
contiguous Villages of Woodsburgh and Lawrence.

The Woodmere Club Property is located in a relatively
vulnerable, low-lying coastal area, well within Special
Flood Hazard Area (100-year floodplain) and the New York
State Coastal Boundary Area. The Woodmere Club Property
is also impacted by shallow groundwater conditions. The
New York State Department of Environmental Conservation
(N.Y.S. D.E.C.) has 1i1dentified the presence of
Significant Natural Communities and Rare Plants and
Animals at The Woodmere Club Property. The Woodmere Club
Property has also been identified by the New York State
Office of Parks, Recreation, and Historic Preservation
(OPRHP) as a potentially-archeologically sensitive area.
Given the presence of these environmental and cultural
resources, the Town intends to preserve a maximum amount
of open space while regulating residential development
to a lower level of density than that previously
permitted within the Residence B district of the Town.

Additionally, 1t is the belief of the Town that this
Article will be beneficial in protecting the character
of nearby residential areas (as the Woodmere Club
Property course extends into the Villages of Woodsburgh
and Lawrence), by regulating overall residential density
to ensure substantial consistency with the existing, and
newly adopted, Town and Village zoning regulations.
Cluster-style development will ensure that residential
density remains consistent with neighboring Village
regulations while also ensuring that much of the existing
and protective open space in the Woodmere Club Property
remains.

A traditional subdivision layout with a minimum lot size
of one acre (43,560 square feet) within the 55-acre Town
of Hempstead portion of the course would vyield
approximately 41 lots with no preservation of open space.
As such, residential density within the Town®"s portion
of the Woodmere Club Property would be equivalent to the
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density permitted by the adjacent one-acre zoning within
the Villages of Woodsburgh and Lawrence. At the same
time, the proposed cluster-style development for the
Woodmere Club Property will allow for the preservation
of approximately 83 acres/70% open space throughout the
Woodmere Club Property. Sustainable design elements will
be required in all residential development applications,
incorporating a sustainable approach and low-impact
development principles.

While the Town recognizes its responsibility to provide
for a properly balanced and well-ordered plan of
development and land uses within its community, it also
recognizes that, in enacting local zoning, consideration
must be given to regional needs and requirements, and
that there must be a balancing of the local desire to
maintain the status quo within the community and the
greater public interest that regional needs be met.

The New York State General Municipal Law, Section 239-
NN, indicates the intent and purpose of State of New York
to encourage the coordination of land use development
and regulation among adjacent municipalities iIn order
that each adjacent municipality may recognize the goals
and objectives of neighboring municipalities, and as a
result development occurs in a manner which iIs supportive
of the goals and objectives of the general area, and
neighboring municipalities.

Pursuant to Article 8, Sections 1 and 2-a of the New York
State Constitution, as effectuated by General Municipal
Law Article 5-J, Section 119-u, Village Law Section 7-
741, and Town Law Section 284, the Town, the Village of
Lawrence, and the Village of Woodsburgh agreed to
coordinate regulation and entered into an Intermunicipal
Cooperation Planning and Land Use Regulation Agreement
(the "Intermunicipal Cooperation Agreement'"} with the
purpose of undertaking mutually beneficial, shared and
coordinated comprehensive planning and land use
regulation for the Woodmere Club Property iIn order to
promote intergovernmental cooperation, increase
coordination and effectiveness of comprehensive planning
and land use regulation, make more efficient use of
infrastructure and municipal revenues and resources, as
to enhance the protection of community resources which
span municipal boundaries.



It is in that spirit, and pursuant to agreement of all
three municipalities to work together and the
Intermunicipal Cooperation Agreement, that the Town, in
conjunction and coordination with the adjacent
contiguous Villages of Woodsburgh and Lawrence, adopts
and creates the Coastal Conservation District - Woodmere
Club (CC-WC), for the Town of Hempstead.

The proposed Coastal Conservation District- Woodmere
Club (CC-WC) district represents an intermunicipal plan
that addresses current and future physical climate risk
changes due to sea level rise, storm surge and flooding.
The district recognizes these impacts in relation to the
unique geographical setting of the property at the
Woodmere Channel terminus, its historical and
environmentally and ecologically sensitive setting, and
the anticipated flood 1impacts associated with this
location. The risks to both private and public, and
existing and future development, from flooding iIn this
location under current and anticipated future
conditions, necessitates multi-jurisdictional regulation
guided by preservation and protection. The CC-WC
district 1incorporates climate change considerations,
while preserving both existing development and
infrastructure, as well as protecting future
development, including development on the Club property,
from the virtual certainty of increasing flood risks as
time progresses.

The Coastal Conservation District - Woodmere Club
establishes three Sub-Districts to ensure the
preservation of existing open space and regulate
development In a manner that"s compatible with area
zoning and development patterns. The Open
Space/Recreation Sub-District and the Single-Family
Residential Sub-District both include portions of the
Town of Hempstead and the contiguous Villages of
Woodsburgh and Lawrence, while the Clubhouse/Hospitality
Sub-District is located wholly within the Village of
Woodsburgh. The three Sub-Districts are described in
876.25 of this Article.

The Town Board finds that the creation of this zoning
district, in harmony with the coordinated creation of a
similar zoning district in the contiguous Villages of
Woodsburgh and Lawrence, is in the public interest and
that the provisions of these coordinated contiguous
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complimentary zoning districts In each municipality are
in the iInterest of the protection and promotion of the
public health, general welfare and safety of both the
residents of the Town of Hempstead and contiguous
Villages of Lawrence and Woodsburgh.

The creation of this district, in coordination with the
contiguous municipalities 1s intended to preserve the
Town®"s natural resources and environmental features,
while also preserving community character and the
economic value of other properties in the neighborhood
in and about the former Woodmere Club. Special
consideration is provided for sustainable design
elements, which will help to mitigate flood impacts,
preserve open space, decrease stormwater runoff, improve
local water quality and reduce traffic IiImpacts. The
regulations contained within this Article have been
designed to be compatible and complementary with other
permitted land wuses 1iIn the area and contiguous
municipalities and protect the character of their
existing and developed residential communities.

8§ 76.19. Applicability.

The intermunicipal Coastal Conservation District -
Woodmere Club (CC-WC) shall apply to the land that
comprises the privately-owned golf course commonly known
as The Woodmere Club, and referred to herein as the
Woodmere Club Property (Nassau County Land & Tax Map
Section 41, Block F, Lots 37, 40, 48, 310, 123/3024 (Lot
Grouping), 3028, 3030A/3030B (Lot Grouping), and 3032;
Section 41, Block D, Lots 53 and 55; and Section 41,
Block 72, Lot 1/3/4/5A/5B/6-9/11-12 (Lot Grouping)) (the
“Property”). Acreages identified within this Article are
based upon Nassau County Geographic Information Systems
(GIS) 2018 Tax Parcel database.

The Building Zone Map of the Town of Hempstead shall be
updated by the Town Engineering Department to reflect
the lands which are by definition included within the
CC-WC Coastal Conservation District - Woodmere Club.

In the CC-WC Coastal Conservation District - Woodmere
Club, the following regulations shall apply.

§ 76.20. Definitions.



Lot coverage: The horizontal area of a lot covered by
the roof areas of all buildings and/or structures,
in addition to all other iImpervious surfaces,
including but not limited to driveways, parking
areas, patios, terraces, permeable pavement and
paver systems and other similar features.

Permeable Pavement Surfaces: Pervious hardscape
surfaces that allow for the infiltration of water
into soils, helping to remove pollutants and
recharge the water table. Examples of permeable
pavement surfaces include pervious concrete, porous
asphalt and permeable paving stones. Recycled
concrete aggregate (RCA) shall not be permitted as
the basecourse material. Open graded natural stone
shall be used to facilitate storm water
permeability.

Smart Controller Technology: An irrigation control
system that reduces outdoor water use by monitoring
and using information about site conditions
(including, but not limited to soil moisture, rain,
wind, slope, soil, plant type), and applying the
correct amount of water based on those factors.

Compensatory Storage: A standard which preserves the
ability of the floodplain to store water. Compensatory
storage means that loss of flood storage due to
buildings or fill in the floodplain is compensated for
by providing an equal volume of storage to replace
what is lost.

§ 76.21. Master Plan Submission.

A conceptual development plan for the proposed
development of the Property shall be filed simultaneously
with the Town of Hempstead and the Villages of Woodsburgh
and Lawrence for review purposes prior to the filing of
a map or subdivision application with the Nassau County
Planning Commission. The purpose of this procedure is to
facilitate a coordinated review with the Town and
Villages, including a conceptual subdivision layout for
the three Sub-Districts. The conceptual subdivision
layout shall include existing and conceptual proposed
grading, proposed drainage for the lots and
infrastructure, lot configuration, hospitality
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development proposal, and plans for maintenance of open
space/common areas.

Upon receipt of the conceptual development plan, the Town
and Villages shall review the plan for compliance with
applicable zoning, subdivision and site-specific
(including any performance standards and sustainable
design) regulations in effect 1In the respective
jurisdictions. Each municipality shall inform the
applicant as to compliance with such regulations, within
45 days of receipt of the conceptual development plan,
and may also provide comments regarding any relevant
matter, including plans for maintenance of open space
and common area.

8§ 76.22. Subdivision Map

No permit shall be issued for any building requiring a
building permit unless the site 1s shown on a subdivision
map approved by the Nassau County Planning Commission
and any other jurisdiction with primary or concurrent
subdivision jurisdiction, and filed in the Nassau County
Clerk™s office.

8 76.23. Interpretation; conflicts with other
provisions.

. In iInterpreting and applying the provisions of this
article, the rules of iInterpretation applicable to
remedial legislation shall be used so that the spirit
and intent of this article shall be observed.

. In the event of a conflict between the provisions of this
article and other provisions of this Building Zone
Ordinance, the provisions of this article shall control.

8§ 76.24. Severability.

IT 8 76.25 or 8 76.26 of this Article shall be adjudged
by a court of competent jurisdiction to be invalid, such
judgment shall invalidate the remainder of this Article.
IT any other provision shall be so adjudged, i1t shall
not invalidate the remainder of this Article. If there
is found to be any imprecision, including but not limited
to lot descriptions or acreage of total property, such
will not invalidate this ordinance.



§ 76.25. Sub-Districts Established.

The Coastal Conservation District - Woodmere Club
establishes three Sub-Districts to ensure the
preservation of existing open space and regulate
development iIn a manner that®"s compatible with area
zoning and development patterns. The Open
Space/Recreation Sub-District and the Single-Family
Residential Sub-District both include portions of the
Town of Hempstead and the contiguous Villages of
Woodsburgh and Lawrence, while the Clubhouse/Hospitality
Sub-District is located wholly within the Village of
Woodsburgh. The three Sub-Districts of the Coastal
Conservation District — Woodmere Club are provided in
Figure 1 below and are described as follows:

. Open Space/Recreation Sub-District:

Accounting Tfor approximately 35.7 acres of the
approximately 55-acre Town of Hempstead portion of the
property (65% of the land area within the Town of
Hempstead) and approximately 83.3 acres of the
approximately 118.4-acre Woodmere Club (70% of total land
area), the intent of the Open Space/Recreation Sub-
District is to preserve critical coastal open space areas
to the maximum practicable extent. These open space areas
provide flood mitigation from storm surge, stormwater, and
sea level rise, provide critical habitats for wildlife
and contribute significantly to the unique community
character of the area. In recognition of the flood
mitigation provided by these open space areas, and the
protection of existing development and infrastructure in
the Town and the surrounding area, the use of fill shall
be regulated by the restrictions specified herein. Within
the Open Space/Recreational Sub-District, grading for
the purposes of flood water storage, including
Compensatory Storage requirements of the Village of
Lawrence (Lawrence Village Code: Article V Construction
Standards: 894-13 General Standards) and the Village of
Woodsburgh (Woodsburgh  Village Code: Article V
Construction Standards. 877-15 General Standards), shall
be permitted. In addition, within the Open
Space/Recreational Sub-District, with the exception of
areas associated for access, as defined in 8§ 76.35(C) of
this Article, any removal of trees greater than six-inch
caliper, or raising of grade by more than 12 inches,
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requires an administrative approval by the Town Board
pursuant to Town Code and the Building Zone Ordinance.

Single-Family Residential Sub-District:

The Single-Family Residential Sub-District
(approximately 29.4 acres of the approximately 118.4-
acre Woodmere Club Property, or 25% of total land
area) comprises two distinct development clusters, one
in the Town of Hempstead portion of The Woodmere Club
Property (approximately 19.3 acres in size) and one
straddling the boundaries of the Village of Woodsburgh
and the Village of Lawrence portions of The Woodmere
Club Property (approximately 10.1 acres 1in size).
These clusters, zoned for residential housing
(religious and educational uses permitted by special
exception), will allow development that is compatible
with the existing one-acre minimum lot zoning iIn the
Village of Woodsburgh and the 40,000 square foot minimum
lot zoning in the Village of Lawrence, while retaining
significantly more open space than provided for in
previous zoning and land use regulations.

Clubhouse/Hospitality Sub-District:

The Clubhouse/Hospitality Sub-District is limited to
approximately 5.7 acres within the Village of Woodsburgh
portion of The Woodmere Club Property. The intent of this
Sub-District is to preserve and enhance the existing
clubhouse of The Woodmere Club and its associated
hospitality services, including the parking areas,
athletic courts and outdoor swimming pool. This Sub-
District 1is regulated entirely by the Village of
Woodsburgh and is not subject to the regulations set
forth in this Article.
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Figure 1: Coastal Conservation District — Woodmere Club Map
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8§ 76.26. Permitted uses.

A_ Within the Open Space/Recreation Sub-District, a building
may be erected, altered or used and a lot or premises may be
used for any of the following purposes, and for no other:

i) Golf course - private or semi-private, including
practice golf areas such as putting greens and practice
pitching/sand bunker areas.

2) Passive parkland, including walking trails,
nature observation areas and passive recreation
features.

3) Accessory structures and uses, which are
customarily incidental to any of the above-permitted
uses, including maintenance buildings not greater than
500 square feet with a maximum height of 16 feet and
pavilion/shelter areas not greater than 400 square feet
with a maximum height of 16 feet, are permitted.
Setbacks for accessory structures within the Open
Space/Recreation Sub-District shall be 100 feet from
both perimeter property lines and residential homes.
Not more than one such accessory structure per seven
acres is permitted in this Sub-District.

B. Within the Single Family Residential Sub-District, a
building may be erected, altered or used and a lot or
premises may be used for any of the following purposes, and
for no other:

1) Single-family detached dwelling.

2) Accessory uses on the same lot with and customarily
incidental to the above-permitted use, including a
private garage, are permitted.

8 76.27. Single-Family Residential Sub-District
Regulations Established.

Given the sensitive environmental resources present at
the Property, special consideration for residential
development standards, including bulk regulations,
spatial distances and sustainable design features are
provided for the Single-Family Residential Sub-District
within 8 76.28 through 8 76.43 below.

8§ 76.28. Minimum lot area and width.
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No dwelling or other building shall be constructed on a
lot unless it contains an area of not less than 12,500
square feet and has a minimum street frontage of 100 feet
and maintains a minimum 75-foot lot width for a minimum
depth of 125 feet. Building lots located on a cul-de-sac
shall have a minimum street frontage of 50 feet and a
minimum lot width of 75 feet at a lot depth of 40 feet
offset from the street line, and shall maintain a minimum
lot width of 75 feet for a depth of 125 feet.

8§ 76.29. Height.

No building shall be greater in height than two- and
one-half stories, with a maximum height of 34 feet.
Building height within a designated Special Flood Hazard
Area shall be regulated by 8 352(H) of the Town of
Hempstead Building Zone Ordinance, except that the
maximum height restriction of 8§ 352(H)(3) shall be
superseded by the maximum heights set forth in this 8§
76.29.

8§ 76.30. Building area and lot coverage.

For a minimum lot size of 12,500 square feet, the
building area shall not exceed 30% of the lot area. In
no case shall a building area exceed 5,000 square feet,
regardless of lot size. Overall, lot coverage shall not
exceed 60% of the Ilot area. Sustainable design is
required through the utilization of Town-approved
Permeable Pavement surfaces, which shall account for a
minimum of 50% of any additional lot coverage beyond the
building area.

8§ 76.31. Front yards.

There shall be a front yard, the depth of which shall
be set back at least 30 feet from the street line.

In case of a corner lot, a front yard shall be required
on each street, and notwithstanding the foregoing, each
front yard shall be not less than 30 feet.

8§ 76.32. Side yards.

There shall be two side yards, one on each side of the main
building, the aggregate width of which shall be at least
30 feet. Neither side yard shall be less than 15 feet wide.
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8§ 76.33. Rear yards.

There shall be a rear yard, the depth of which shall be
at least 40 feet.

§ 76.34. Sustainable Design.

For all lots, impervious cover shall be reduced to the
maximum extent practicable and follow the regulations
set forth in 8 76.30 (Building area and lot coverage)
above.

Each building lot shall provide for the collection,
storage and recharge of stormwater on-site, with no
surface or roof runoff being directed off of each
individual 1lot, and, accounting Tfor both roof and
surface runoff, shall be sized, at a minimum, for the
volumetric design of a three-inch rainfall event, based
on the one-year, 24-hour storm event in New York State.
Roof runoff will be piped underground, directly to storm
water drywells, leaching galleys, and/or other accepted
infiltration practice. The use of green infrastructure
is encouraged. Green infrastructure such as rain gardens
and bioswales or other green techniques approved by the
Town Engineer will receive an additional credit of two-
times the volume capacity provided up to a total
reduction of one and one-half iInches. The three-inch
volumetric design is separate and in addition to any
storm water capacity provided for as part of a real
property subdivision map associated with the property.

Automatic irrigation systems utilizing Smart
Controller Technology shall be required in all new
residential construction. All automatic irrigation
systems shall also have rain and soil moisture sensors.

§ 76.35. Subdivision regulations

The requirements for subdivision development within the
CC-WC Coastal Conservation District — Woodmere Club
shall comply with all State and local regulations,
including compliance with Nassau County Ordinance No.
46-2009 and Town Code § 181-19, and obtain all necessary
approvals as required by law. Proposed public streets
shall have a 50-foot right-of-way width and a paved
roadway width of 30 feet, with sidewalk and curb design
to be provided in accordance with County and Town
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requirements. Private streets shall have a 50-foot
right-of-way width, and subject to approval of the Town
Engineer, shall provide a paved roadway width of a
minimum of 26 feet, with sidewalk and curb design, if
any, commensurate with those indicative of low-density
communities. Maintenance of private roads, including
snow removal and garbage pickup, shall not be the
responsibility of the Town.

There shall be perimeter open space view corridors,
extending from an interior roadway to the perimeter of
the residential lots, not less than 80 feet iIn width
and provided at a minimum ¥for each 500 feet of
contiguous residential property.

Dedicated rights-of-way providing access to the
Property shall be provided at the following locations:

1) Single-Family Residential Sub-District: Access right-
of-way shall be provided off Meadow Drive (to be located
250 feet to the centerline of the new right-of-way south
of Broadway) and off Keene Lane (to be located 280 feet
to the centerline of the new right-of-way northwest of
Rutherford Lane). Emergency access rights-of-way shall
be provided at the southern terminus of Lotus Street and
the north-western terminus of Tulip Street.

2) Clubhouse/Hospitality Sub-District: An access right-of-
way shall be provided at the intersection of Meadow Drive
and Keene Lane. The requirements fTor subdivision
development within the CC-WC Coastal Conservation
District Woodmere Club Property shall comply with all
State and local regulations, including compliance with
Nassau County Ordinance No. 46-2009 and obtain all
necessary approvals as required by law.

Infrastructure costs associated with access and right-
of-way improvements shall be addressed by the respective
applicant(s), at the cost of the applicant(s) as
determined at the time of an application made to the
Nassau County Planning Commission.

§ 76.36. Permitted encroachments.

The following encroachments are hereby permitted:

1) Cornices, eaves, gutters, chimneys or bay windows

projecting not more than 24 inches.
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2) Air-conditioning condenser units, emergency generators,
basement stairs and basement areaways, projecting not
more than 36 inches into one of the required side yards.

3) Driveway piers not exceeding four feet in height.

4) Exclusive of encroachments permitted under this section
and structures approved by Board of Appeals grant,
second-story additions above existing permitted one-
story structures may project into any required yard,
provided that they do not extend beyond the wall of the
existing structure.

8§ 76.37. Swimming pools

Swimming pools are regulated by all of the requirements
of Article XXV of the Building Zone Ordinance of the
Town of Hempstead. Within the Coastal Conservation
District - Woodmere Club, all provisions of Article XXV
shall apply except for the regulations provided
hereinafter.

There shall be 10-foot side yard and 20-foot rear yard
setbacks.

Swimming pool terraces shall have 10-foot side yard and
20-foot rear yard setbacks.

Cabanas shall comply with all requirements set forth iIn
§ 76.39 of this Article.

8§ 76.38. Accessory buildings and structures.

Accessory buildings may occupy not more than 18% of the
required area of the rear yard up to an average height
of 12 feet. The yard area occupied by such accessory
building shall, however, be included iIn computing the
maximum percentage of the lot area which may be built
upon.

Exclusive of an accessory private garage and a cabana
permitted as an accessory to a swimming pool pursuant
to 8 76.33, only one structure can be erected and
thereafter maintained, and such structure shall be
erected on the ground and in the rear yard only and
shall not exceed 144 square feet of floor area, nine
feet in height maximum and 12 feet horizontally maximum,
unless authorized as a special exception by the Board
of Appeals.
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8 76.39. Fences.

No fence shall exceed six feet In height and shall
be permitted on the rear lot line and those linear
portions of the side lot lines enclosing a rear yard;
provided, however, that the four-foot fencing does
not extend beyond the front line of the house.
Fencing shall not substantially obstruct line of
sight and there shall be compliance with 8 311 of
Article XXXI of this ordinance, with respect to clear
sight triangles.

8§ 76.40. Signs.

Such signs which are authorized for single-family
residences under the provisions of Article XXIV are
permitted.

§ 76.41. Excavations.

No excavations for purposes other than the
construction of a driveway, walk, a permitted wall or
building or part thereof or accessory thereto, or to
remove topsoil from one part of the lands of an owner
to another part of the same premises, when such removal
IS necessary as an accessory use or improving said
property, shall be made unless approved by the Board of
Appeals.

8§ 76.42. Transition

Within 45 days of the effective date of this Article,
unless a greater period 1s determined necessary,
specific amendments to the Building Zone Map of the Town
of Hempstead shall be prepared by the Department of
Engineering or its designate, precisely i1dentifying the
area included 1i1n the CC-WC Coastal Conservation
District - Woodmere Club.

Notwithstanding the foregoing, this Article shall be
fully applicable to all properties falling within the
definition of CC-wC Coastal Conservation
District - Woodmere Club immediately upon adoption of
this Article and in accordance with law, and any prior
zoning district regulation or classifications are
thereby immediately superseded.
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Full Environmental Assessment Form
Part 1 - Project and Setting

Instructions for Completing Part 1

Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.

Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information.

Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the applicant or project sponsor to verify that the information
contained in Part lis accurate and complete.

A. Project and Applicant/Sponsor Information.

Name of Action or Project:
Establishment of the Coastal Conservation District - Woodmere Club (CC-WC) in the Town of Hempstead

Project Location (describe, and attach a general location map):

The Woodmere Club, 99 Meadow Drive, Woodmere, New York (see attached location map)

Brief Description of Proposed Action (include purpose or need):

The Woodmere Club property is approximately 118 acres in size, located partially in the Town of Hempstead (55 acres), and partially in the adjacent
contiguous Village of Lawrence (£22.9 acres), and partially in the adjacent contiguous Village of Woodsburgh (£40.5 acres). Under an Intermunicipal
Cooperative Agreement between the Town of Hempstead and the contiguous Villages of Lawrence and Woodsburgh (finalized on January 9, 2020), each
municipality intends to adopt its own version of the Coastal Conservation District — Woodmere Club (CC-WC) and serve as respective lead agency for this
action. Overall, the Coastal Conservation District - Woodmere Club (CC-WC) establishes zoning regulations creating three Sub-Districts: the Open
Space/Recreation Sub-District, the Single-Family Residential Sub-District, and the Clubhouse/Hospitality Sub-District. While the Open Space/Recreation
Sub-District and Single-Family Residential Sub-District span all three jurisdictions, the Clubhouse/Hospitality Sub-District is located entirely within the
Village of Woodsburgh. An Expanded Environmental Assessment has been prepared as a supplement to the Full Environmental Assessment Form to
provide additional information related to proposed zoning district (attached under Section F).

Name of Applicant/Sponsor: Telephone: 516.812-3205

Town of Hempstead -Mail:
p E-Mail: ckovit@tohmail.org
Address: 1 Washington Street
City/PO: yempstead State: |\ one Zip Code: gy

Project Contact (if not same as sponsor; give name and title/role): Telephone: 516.812-3205

Charles S. Kovit, Chief Deputy Town Attorney E-Mail: ckovit@tohmail.org

Address:
1 Washington Street

City/PO: State: Zip Code:
Hempstead New York 11550
Property Owner (if not same as sponsor): Telephone:
E-Mail:
Address:
City/PO: State: Zip Code:
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B. Government Approvals

B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial

assistance.)

Government Entity If Yes: Identify Agency and Approval(s) Application Date
Required (Actual or projected)
a. City Counsel, Town Board, [IYesCINo |Hempstead Town Board Spring 2020
or Village Board of Trustees
b. City, Town or Village CYes[CONo
Planning Board or Commission
c. City, Town or OYes[ONo
Village Zoning Board of Appeals
d. Other local agencies Oyes[INo
e. County agencies [OYes[ONo [Nassau County Planning Commission Spring 2020
f. Regional agencies [dYes[INo
g. State agencies CJyes[No
h. Federal agencies OYes[ONo
i. Coastal Resources.
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway? [MYes[ONo
ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program? O YesINo
iii. Is the project site within a Coastal Erosion Hazard Area? [ Yes[DNo
C. Planning and Zoning
C.1. Planning and zoning actions.
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the [Yes[CINo
only approval(s) which must be granted to enable the proposed action to proceed?
o If Yes, complete sections C, F and G.
e If No, proceed to question C.2 and complete all remaining sections and questions in Part 1
C.2. Adopted land use plans.
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site [dYes[INo
where the proposed action would be located?
If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action [DYesCINo
would be located?
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenways; CYes[No
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan;
or other?)
If Yes, identify the plan(s):
c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, [JYes[IINo

or an adopted municipal farmland protection plan?
If Yes, identify the plan(s):
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C.3. Zoning

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance. [dYes[INo
If Yes, what is the zoning classification(s) including any applicable overlay district?

Residence B District (Town of Hempstead portion of the subject property); Residence AA District (Village of Lawrence portion of the subject property);
Residence 1A and Residence 2A Districts (Village of Woodsburgh portion of the subject property).

b. Is the use permitted or allowed by a special or conditional use permit? [ YesONo
c. Is a zoning change requested as part of the proposed action? [ YesCINo
If Yes,

i. What is the proposed new zoning for the site? Coastal Conservation District - Woodmere Club (CC-WC)

C.4. Existing community services.

a. In what school district is the project site located? Lawrence UFSD, Hewlett-Woodmere UFSD

b. What police or other public protection forces serve the project site?
Nassau County Police Department (4th Precinct)

c. Which fire protection and emergency medical services serve the project site?
Woodmere Fire Department

d. What parks serve the project site?
N/A

D. Project Details

D.1. Proposed and Potential Development

a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all
components)?

b. a. Total acreage of the site of the proposed action? acres
b. Total acreage to be physically disturbed? acres
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor? acres
c. Is the proposed action an expansion of an existing project or use? [ YesCONo
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units,
square feet)? % Units:
d. Is the proposed action a subdivision, or does it include a subdivision? CYes CONo
If Yes,
i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)
ii. Is a cluster/conservation layout proposed? OYes [ONo
iii. Number of lots proposed?
iv. Minimum and maximum proposed lot sizes? Minimum Maximum
e. Will the proposed action be constructed in multiple phases? OYes[No
i. If No, anticipated period of construction: months
ii. If Yes:
e Total number of phases anticipated
e Anticipated commencement date of phase 1 (including demolition) month year
e Anticipated completion date of final phase month year
e  Generally describe connections or relationships among phases, including any contingencies where progress of one phase may

determine timing or duration of future phases:
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f. Does the project include new residential uses? OYes[ONo
If Yes, show numbers of units proposed.

One Family Two Family Three Family Multiple Family (four or more)

Initial Phase
At completion

of all phases
g. Does the proposed action include new non-residential construction (including expansions)? OYes[INo
If Yes,

i. Total number of structures

ii. Dimensions (in feet) of largest proposed structure: height; width; and length
iii. Approximate extent of building space to be heated or cooled: square feet
h. Does the proposed action include construction or other activities that will result in the impoundment of any [dYes[No

liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage?

If Yes,

i. Purpose of the impoundment:
ii. If a water impoundment, the principal source of the water: [] Ground water [[] Surface water streams [_]Other specify:

iii. If other than water, identify the type of impounded/contained liquids and their source.

iv. Approximate size of the proposed impoundment. Volume: million gallons; surface area: acres
v. Dimensions of the proposed dam or impounding structure: height; length
vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):

D.2. Project Operations

a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? [ |Yes[ |No
(Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain onsite)
If Yes:
i .What is the purpose of the excavation or dredging?
ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
e  Volume (specify tons or cubic yards):
e  Over what duration of time?
iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them.

iv. Will there be onsite dewatering or processing of excavated materials? [Jyes_INo
If yes, describe.

v. What is the total area to be dredged or excavated? acres
vi. What is the maximum area to be worked at any one time? acres
vii. What would be the maximum depth of excavation or dredging? feet
viii. Will the excavation require blasting? [Jyes[JNo

ix. Summarize site reclamation goals and plan:

b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment [JYes[No
into any existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description):
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ii. Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:

iii. Will the proposed action cause or result in disturbance to bottom sediments? [dYes[INo
If Yes, describe:

iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation? [ Yes[INo
If Yes:

e acres of aquatic vegetation proposed to be removed:

e expected acreage of aquatic vegetation remaining after project completion:

e purpose of proposed removal (e.g. beach clearing, invasive species control, boat access):

proposed method of plant removal:

if chemical/herbicide treatment will be used, specify product(s):

v. Describe any proposed reclamation/mitigation following disturbance:

¢. Will the proposed action use, or create a new demand for water? [JYes[CNo
If Yes:
i. Total anticipated water usage/demand per day: gallons/day
ii. Will the proposed action obtain water from an existing public water supply? [Yes[INo
If Yes:
e Name of district or service area:
e Does the existing public water supply have capacity to serve the proposal? [JYes[INo
e Is the project site in the existing district? Oyes[No
e s expansion of the district needed? O Yes[OINo
e Do existing lines serve the project site? OyesCINo
iii. Will line extension within an existing district be necessary to supply the project? Cdyes[INo
If Yes:

e Describe extensions or capacity expansions proposed to serve this project:

e  Source(s) of supply for the district:

iv. Is a new water supply district or service area proposed to be formed to serve the project site? [ Yes[CINo
If, Yes:

e  Applicant/sponsor for new district:

e Date application submitted or anticipated:

e  Proposed source(s) of supply for new district:

v. If a public water supply will not be used, describe plans to provide water supply for the project:

vi. If water supply will be from wells (public or private), what is the maximum pumping capacity: gallons/minute.
d. Will the proposed action generate liquid wastes? Oyes[ONo
If Yes:

i. Total anticipated liquid waste generation per day: gallons/day

ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and
approximate volumes or proportions of each):

iii. Will the proposed action use any existing public wastewater treatment facilities? [JYes[INo
If Yes:
e  Name of wastewater treatment plant to be used:
e  Name of district:
e  Does the existing wastewater treatment plant have capacity to serve the project? dYes[INo
e Is the project site in the existing district? [JYes[INo
e Is expansion of the district needed? [OYes[INo

Page 5 of 13




e Do existing sewer lines serve the project site? OYes[INo

e  Will a line extension within an existing district be necessary to serve the project? OYes[No
If Yes:

e Describe extensions or capacity expansions proposed to serve this project:

iv. Will a new wastewater (sewage) treatment district be formed to serve the project site? [dYes[No
If Yes:
e Applicant/sponsor for new district:
e  Date application submitted or anticipated:
. What is the receiving water for the wastewater discharge?
v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge or describe subsurface disposal plans):

vi. Describe any plans or designs to capture, recycle or reuse liquid waste:

e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point OYes[INo
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to total size of project parcel?
Square feet or acres (impervious surface)
Square feet or acres (parcel size)
ii. Describe types of new point sources.

iii. Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?

e Ifto surface waters, identify receiving water bodies or wetlands:

e  Will stormwater runoff flow to adjacent properties? [dYes[INo
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? []Yes[]No

f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel OYes[INo
combustion, waste incineration, or other processes or operations?

If Yes, identify:
i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)

ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers)

iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)

g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit,  [JYes[]No
or Federal Clean Air Act Title IV or Title V Permit?

If Yes:

i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet OYes[ONo
ambient air quality standards for all or some parts of the year)

ii. In addition to emissions as calculated in the application, the project will generate:

Tons/year (short tons) of Carbon Dioxide (CO,)

Tons/year (short tons) of Nitrous Oxide (N,0)

Tons/year (short tons) of Perfluorocarbons (PFCs)

Tons/year (short tons) of Sulfur Hexafluoride (SFg)

Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs)

Tons/year (short tons) of Hazardous Air Pollutants (HAPs)
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h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants, Cyes[INo
landfills, composting facilities)?
If Yes:

i. Estimate methane generation in tons/year (metric):

ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or
electricity, flaring):

i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as [Yes[INo
quarry or landfill operations?

If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):

j- Will the proposed action result in a substantial increase in traffic above present levels or generate substantial [Yes[]No
new demand for transportation facilities or services?
If Yes:
i. When is the peak traffic expected (Check all that apply):  [] Morning [ Evening [OWeekend
[0 Randomly between hours of to

ii. For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks):

iii. Parking spaces: ~ Existing Proposed Net increase/decrease

iv. Does the proposed action include any shared use parking? Cyes[CINo
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe:

vi. Are public/private transportation service(s) or facilities available within 2 mile of the proposed site? [Yes[]No
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric [ ]Yes[ ]No
or other alternative fueled vehicles?

viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing [JYes[INo
pedestrian or bicycle routes?

k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand [Yes[INo
for energy?

If Yes:
i. Estimate annual electricity demand during operation of the proposed action:

ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):

iii. Will the proposed action require a new, or an upgrade, to an existing substation? [JYes[]No

1. Hours of operation. Answer all items which apply.

i. During Construction: ii. During Operations:
e Monday - Friday: e  Monday - Friday:
e Saturday: e  Saturday:
e Sunday: e  Sunday:
e Holidays: e  Holidays:
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m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction,
operation, or both?

If yes:

i. Provide details including sources, time of day and duration:

OYes[ONo

ii. Will the proposed action remove existing natural barriers that could act as a noise barrier or screen?
Describe:

OyvesONo

n. Will the proposed action have outdoor lighting?
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:

OYes[ONo

ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen?
Describe:

OyvesONo

0. Does the proposed action have the potential to produce odors for more than one hour per day?
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures:

OYes[ONo

p- Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons)
or chemical products 185 gallons in above ground storage or any amount in underground storage?
If Yes:
i. Product(s) to be stored

O Yes[INo

ii. Volume(s) per unit time (e.g., month, year)
iii. Generally, describe the proposed storage facilities:

q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
insecticides) during construction or operation?

If Yes:
i. Describe proposed treatment(s):

O Yes [ONo

ii. Will the proposed action use Integrated Pest Management Practices?

[ Yes [CONo

r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal
of solid waste (excluding hazardous materials)?

If Yes:
i. Describe any solid waste(s) to be generated during construction or operation of the facility:
e Construction: tons per (unit of time)
e  Operation : tons per (unit of time)

ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste:

e  Construction:

[ Yes [INo

e  Operation:

iii. Proposed disposal methods/facilities for solid waste generated on-site:
e  Construction:

e  Operation:
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s. Does the proposed action include construction or modification of a solid waste management facility? O Yes[] No
If Yes:
i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or
other disposal activities):

ii. Anticipated rate of disposal/processing:

. Tons/month, if transfer or other non-combustion/thermal treatment, or
° Tons/hour, if combustion or thermal treatment
iii. If landfill, anticipated site life: years

t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous [ ]Yes[]No
waste?
If Yes:

i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility:

ii. Generally describe processes or activities involving hazardous wastes or constituents:

iii. Specify amount to be handled or generated tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents:

v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? Llves[INo
If Yes: provide name and location of facility:

If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:

E. Site and Setting of Proposed Action

E.1. Land uses on and surrounding the project site

a. Existing land uses.
i. Check all uses that occur on, adjoining and near the project site.
[0 Urban [ Industrial [ Commercial [] Residential (suburban) [ Rural (non-farm)
[1 Forest [ Agriculture [] Aquatic [1 Other (specify):
ii. If mix of uses, generally describe:

b. Land uses and covertypes on the project site.

Land use or Current Acreage After Change
Covertype Acreage Project Completion (Acres +/-)
e Roads, buildings, and other paved or impervious

surfaces

e Forested

e Meadows, grasslands or brushlands (non-
agricultural, including abandoned agricultural)

e Agricultural
(includes active orchards, field, greenhouse etc.)

e  Surface water features
(lakes, ponds, streams, rivers, etc.)

e Wetlands (freshwater or tidal)

e Non-vegetated (bare rock, earth or fill)

e  Other
Describe:
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c. Is the project site presently used by members of the community for public recreation? CdyesCINo
i. If Yes: explain:

d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed Yes[INo
day care centers, or group homes) within 1500 feet of the project site?

If Yes,
i. Identify Facilities:

e. Does the project site contain an existing dam? [Yes[INo
If Yes:
i. Dimensions of the dam and impoundment:
e Dam height: feet
e Dam length: feet
e Surface area: acres
e Volume impounded: gallons OR acre-feet

ii. Dam’s existing hazard classification:

iii. Provide date and summarize results of last inspection:

f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility, yes[INo
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?

If Yes:
i. Has the facility been formally closed? [Yes[] No

e Ifyes, cite sources/documentation:

ii. Describe the location of the project site relative to the boundaries of the solid waste management facility:

iii. Describe any development constraints due to the prior solid waste activities:

g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin Yes[INo
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:

h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any OYyes[d No
remedial actions been conducted at or adjacent to the proposed site?
If Yes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site Oyes[INo
Remediation database? Check all that apply:
[ Yes — Spills Incidents database Provide DEC ID number(s):
[ Yes — Environmental Site Remediation database Provide DEC ID number(s):

[] Neither database

ii. If site has been subject of RCRA corrective activities, describe control measures:

iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database? Cyes[INo
If yes, provide DEC ID number(s):

iv. If yes to (i), (ii) or (iii) above, describe current status of site(s):
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v. Is the project site subject to an institutional control limiting property uses?

If yes, DEC site ID number:

[dyesCINo

Describe any use limitations:

Describe the type of institutional control (e.g., deed restriction or easement):

Describe any engineering controls:

Explain:

Will the project affect the institutional or engineering controls in place?

[JYes[INo

E.2. Natural Resources On or Near Project Site

a. What is the average depth to bedrock on the project site?

feet

b. Are there bedrock outcroppings on the project site?

If Yes, what proportion of the site is comprised of bedrock outcroppings?

%

[Yes[JNo

c. Predominant soil type(s) present on project site:

%
%
%

d. What is the average depth to the water table on the project site? Average:

feet

e. Drainage status of project site soils:[] Well Drained:

[J Moderately Well Drained:

[] Poorly Drained

% of site

% of site

% of site

f. Approximate proportion of proposed action site with slopes: [] 0-10%:

O 10-15%:

[ 15% or greater:

% oofsite

% of site

% of site

g. Are there any unique geologic features on the project site?

If Yes, describe:

[JYes[INo

h. Surface water features.

i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers,

ponds or lakes)?

ii. Do any wetlands or other waterbodies adjoin the project site?

If Yes to either i or ii, continue. If No, skip to E.2.1.

iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal,

state or local agency?

iv. For each identified regulated wetland and waterbody on the project site, provide the following information:
Classification

e Streams: Name

Lakes or Ponds: Name

dYes[INo
CYes[JNo

Cyes[INo

Classification

°
®  Wetlands: Name
®  Wetland No. (if regulated by DEC)

Approximate Size

v. Are any of the above water bodies listed in the most recent compilation of NY'S water quality-impaired

waterbodies?

If yes, name of impaired water body/bodies and basis for listing as impaired:

Cyes[No

i. Is the project site in a designated Floodway?

dYes[INo

J- Is the project site in the 100-year Floodplain?

CYes[No

k. Is the project site in the 500-year Floodplain?

dYes[No

1. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer?

If Yes:
i. Name of aquifer:

Cves[INo
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m. Identify the predominant wildlife species that occupy or use the project site:

n. Does the project site contain a designated significant natural community? [dYes[INo
If Yes:
i. Describe the habitat/community (composition, function, and basis for designation):
ii. Source(s) of description or evaluation:
iii. Extent of community/habitat:
e  Currently: acres
e Following completion of project as proposed: acres
e Gain or loss (indicate + or -): acres
0. Does project site contain any species of plant or animal that is listed by the federal government or NYS as [ Yes[[]JNo

endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?

If Yes:
i. Species and listing (endangered or threatened):

p- Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of
special concern?

If Yes:
i. Species and listing:

[IYes[INo

qg. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing?
If yes, give a brief description of how the proposed action may affect that use:

Yes[INo

E.3. Designated Public Resources On or Near Project Site

a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to
Agriculture and Markets Law, Article 25-AA, Section 303 and 304?
If Yes, provide county plus district name/number:

CYes[JNo

b. Are agricultural lands consisting of highly productive soils present?
i. If Yes: acreage(s) on project site?

dYes[[INo

ii. Source(s) of soil rating(s):

c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National
Natural Landmark?
If Yes:
i. Nature of the natural landmark: [1 Biological Community [ Geological Feature
ii. Provide brief description of landmark, including values behind designation and approximate size/extent:

Yes[INo

d. Is the project site located in or does it adjoin a state listed Critical Environmental Area?
If Yes:
i. CEA name:

OYes[INo

ii. Basis for designation:

iii. Designating agency and date:
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district O yYes[INo
which is listed on the National or State Register of Historic Places, or that has been determined by the Comunissioner of the N'YS
Office of Parks, Recreation and Historic Preservation to be eligible for listing on the State Register of Historic Places?

If Yes:

i. Nature of historic/archacological resource: [JArchaeological Site CHistoric Building or District
ii. Name:

iii. Brief description of attributes on which listing is based:

f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for ClyesNe
archaeological sites on the NY State Historic Preservation Office (SHPQ) archaeological site inventory?

g. Have additional archaeclogical or historic site(s) or resources been identified on the project site? Oyes[INo

If Yes:

i. Describe possible resource(s):

ii. Basis for identification:

h. Is the project site within fives miles of any officially demgnated and publicly accessible federal, state, or local Oves[INo

scenic or aesthetic resource?
If Yes:
i. Identify resource:

ii. Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway,
etc.):

iff, Distance between project and resource: miles.

1. Isthe project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers OYes[INo
Program 6 NYCRR 6667 '

If Yes:
i. Identify the name of the river and its designation:

ii. 1s the activity consistent with development restrictions contained in 6NYCRR Part 6667 OYes[INo

F. Additional Information
Attach any additional information which may be needed to clarify your project.

Please see attached Expanded Environmental Assessment.

G. Verification
I certify that the information provided is true to the best of my knowledge.

Applicant/Sponsor Name Town of Hempstead Date 95/11/2020

_— /ﬂﬁ?ﬁ e Chief Daputy Town Attney
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Summary and Principal Conclusions

* This study compares a 285-residence development scenario (“As of Right” existing Residence
B zoning) as depicted in the Willow View Estates application, with three potential buildout
scenarios with a proposed Coastal Conservation District:

0 Scenario A: 59 single-family homes
0 Scenario B: Scenario A plus the Clubhouse with an added hospitality use
0 Scenario C: Scenario B plus a 9-hole golf course

* The Clubhouse and golf course uses are periodic/seasonal and often generate no traffic. The
Clubhouse would likely not host events every day and the golf course would be closed six
months out of the year. The 285-residence scenario displaces these seasonal uses with a much
denser development of single-family homes which generate traffic throughout the day, every
day of the year. This results in significantly higher traffic generation with 285 residences than
with any of the three Coastal Conservation District scenarios (59 residences with
Clubhouse/golf use).

* Depending on the scenario and the time of year:
0 285 residences generate +74%-78% more traffic than Scenario A (59 residences)
0 285 residences generate £63%-77% more traffic than Scenario B (59 residences, Clubhouse)
0 285 residences generate £63%-77% more traffic than Scenario C (59 residences, Clubhouse,
golf) roughly 6 months a year (mid-October to mid-April); 53%-70% more traffic roughly 2
months a year (mid-April to mid-May and mid-September to mid-October); and 45%-64%
more traffic roughly 4 months a year (mid-May to mid-September)

Chart 1 depicts the relative hourly trips for the As-of-Right 285 residences and Scenarios A, B,
and C with 59 residences and hospitality/golf use. Traffic mitigation/impacts are based on peak
hour traffic volumes and Levels of Service.

* The “Proposed Action” represents full buildout under the proposed zoning and does not require
traffic mitigation at the intersections studied for this report.

* The scenario with 285 residences does require mitigation at the intersection of Broadway and
Prospect Avenue. The Broadway/Prospect Avenue intersection would experience a noticeable
difference in delay for southbound Prospect Avenue, and with a new driveway the northbound
delays would be unacceptably high (over 360 seconds per vehicle, well within LOS F). As-
of-Right development might require a traffic signal or other traffic mitigation. Potential
mitigation measures would themselves impact existing traffic, e.g. with a signal that introduces
new stops on Broadway and/or Prospect Avenue widening that removes existing street parking.
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* The need for mitigation at Broadway-Prospect Avenue applies to the 285-residence scenario,
with or without a new driveway opposite Prospect Avenue, as depicted on the Willow View
Estates Subdivision Map.

* Based on the analyses and the conclusions herein, the Proposed Action will not create off-site
traffic impacts, whereas the As-of-Right scenario will create significant adverse impacts at
Broadway/Prospect Avenue, whose mitigation might itself increase delay on Broadway.

* It is also important to note the significant difference in daily traffic volumes between the
scenarios with 285 residences vs. 59 residences and hospitality/golf use.

0 The 285 residences generate traffic throughout the day (whereas the Clubhouse and golf
uses do not)

0 The 285 residences represent a much denser land development, displacing
hospitality/golf uses that are often dormant, with single-family homes that generate
traffic throughout the day and year-round

0 The 285 residences generate almost five times the traffic of the proposed zoning

0 The 285 residences would add up to more than 2,000 additional vehicles per day on
Broadway compared to full buildout under the proposed zoning (59 residences,
Clubhouse/golf). This represents almost a 20% increase in daily volume on Broadway,

which is a two-lane roadway.
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Below is the summary of traffic flow delay and Level of Service (“LOS”) for Broadway at
Prospect Avenue, during the future Build year (2022):

As of Right: 285 residences Proposed 5C90 :::?(llecn?el:’elaztli)r;lIl)sies’tl;i:ltfl:llslieldout with
AM Peak Hour No new driveway | With New Driveway Scenario A Scenario B Scenario C
Movement Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS
EB Left-Thru 10.4 B 10.1 B 10.1 B 10.1 B 10.1 B
WB Thru-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Northbound 527.7 F
SB Left-Right 46.0 E 43.9 E 35.1 E 36.9 E 38.9
Intersection 2.5 A 20.2 C 2.0 A 2.1 A 2.2
PM Peak Hour
EB Left-Thru 10.4 B 10.2 B 10.2 B 10.2 B 103 B
WB Thru-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Northbound 400.2 F
SB Left-Right 136.3 F 126.0 F 71.2 F 71.2 F 78.8
Intersection 8.6 A 16.6 C 4.8 A 4.8 A 52 A
Weekend Peak Hour
EB Left-Thru 9.7 A 9.4 A 9.4 A 9.5 A 9.5 A
WB Thru-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Northbound 380.3 F
SB Left-Right 47.4 E 45.6 E 32.0 D 33.9 D 37.1 E
Intersection 3.5 A 14.6 B 2.6 A 2.7 A 2.9
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1.
1.1

1.2

Background

Purpose of Report

The Town of Hempstead, Village of Woodsburgh, and Village of Lawrence have entered
into an Intermunicipal Agreement to further their agreement to develop a Coastal
Conservation District for the Woodmere Club site. The Woodmere Club is located south of
Broadway and west of Meadow Drive on +118.4 acres (see Figure 1-1). It is a private
country club that was sold in 2018, and the current property owner intends to redevelop the
project site in or after 2022.

There are three potential scenarios under the “Action” of implementing the proposed Coastal
Conservation District; each scenario has 59 single-family homes. Scenario A has only the
59 single-family homes; Scenario B also retains the existing Clubhouse with an added
hospitality use; Scenario C adds a 9-hole golf course. This report analyzes all three
Scenarios: A, B, and C, and compares them to potential development under existing zoning
(285 single-family homes).

This traffic study analyzes the potential traffic impacts of the proposed zoning on the
adjacent street system. This study reviews the area’s existing roadway characteristics and
traffic conditions (traffic volumes, traffic flow quality, and geometry), considers alternate
site development without the new zoning (i.e. existing baseline zoning applies), estimates
the peak-period trip generation with the new zoning (three scenarios), assesses the various
trip generation during different times of the year, and assesses the effect of this additional

traffic on surrounding roads.
Study Methodology and SEQR Analytical Framework

This study comprises the development and analysis of the following scenarios:

1. Existing Traffic Conditions (volumes, flow, geometries)

2. As-of-Right Scenario with Residence B zoning (anticipated future traffic conditions
absent proposed rezoning)

3. Three Scenarios (A, B, and C) with the Coastal Conservation District (traffic conditions
anticipated in the future with the proposed rezoning: 59-single-family homes with and
without the Clubhouse/9-hole golf course)

4. Analysis of the incremental differences between the three Coastal Conservation District
Scenarios and the As-of-Right Scenario

5. Identification of potential adverse traffic impacts resulting from the Proposed Action
(Coastal Conservation District Scenarios A, B, or C with 59-single-family homes,
Clubhouse/golf use) and appropriate mitigation (if applicable)

Cameron Engineering 1-1
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6.

Conclusion (with the proposed mitigation measures, such that the Proposed Coastal
Conservation District does not result in significant adverse traffic impacts, so no further

analysis is required)

A. Assess Existing Traffic Conditions on the Project Site and at the Study Intersections

Examine the proposed zoning code and code-compliant site plans.

Determine the Average Annual Daily Traffic [AADT] volumes near the property
using New York State Department of Transportation [NYSDOT] 24-hour data.

Visit the site to observe prevailing traffic conditions and nearby physical features, and
to identify “key intersections” that this proposal might impact.

Perform traffic counts at those key intersections during weekday AM (7:00-9:00 am),
PM (4:00-6:00 pm), and Sunday midday (11:00 am-2:00 pm) peak traffic periods to
establish the existing peak hour volumes. In the Five Towns, Sunday is the busier
weekend day. Adjust counted traffic to depict peak spring-summer conditions, when
traffic is near its highest volumes of the year.

Determine the existing levels of service (LOS) at the study intersections, using
Synchro version 10, a software package that complies with the guidelines of the
Highway Capacity Manual Sixth Edition (HCM 6).

B. Determine the As-of-Right scenario: Future conditions absent the proposed rezoning

Obtain the area’s ambient growth rate from the New York State Department of
Transportation (NYSDOT); this rate accounts for general population growth.

Incorporate the traffic associated with known other projects being planned nearby,
whose traffic has the potential to utilize the key intersections by 2022.

Consider the anticipated development in the future under current zoning

(approximately 285 single-family homes). Determine the numbers of vehicular trips

associated with this dwelling unit yield and distribute this traffic to the study

intersections. Conduct two distributions:

1. With no new access to Broadway

2. With a new driveway on Broadway, opposite Prospect Avenue (which requires
Nassau County approval) as depicted on the Willow View Estates Subdivision Map

These features provide the potential traffic volumes in 2022 absent the proposed

rezoning.

Use Synchro to determine future As-of-Right levels of service.
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C. Analyze the three Scenarios with the proposed Coastal Conservation District zoning:

(Scenario A) 59 single-family homes;
(Scenario B) 59 single-family homes with the Clubhouse; and
(Scenario C) 59 single-family homes with the Clubhouse and a 9-hole golf course

Discuss the potential site plan yield, layout, access, and anticipated non-residential
operations.

Discuss on-site parking in qualitative terms.

Calculate the traffic generated in the Coastal Conservation District Scenarios A, B,
and C (59 single-family homes, Clubhouse/golf) during peak hours. The calculations
utilize the Institute of Transportation Engineers (ITE) Trip Generation Manual (10"
Ed.), local summertime golf course traffic counts, and use-specific projections.

This calculation includes references to the periodic/seasonal nature of the traffic
associated with Scenarios B and C (Clubhouse/golf). The Clubhouse does not host
events every day, and golf season is only active for 6 months a year, 2 of which
comprise limited golf activity as the season gears up or winds down for the year.

Distribute site-generated traffic to specific movements at the key intersections to
develop the expected future traffic volumes with the proposed zoning (the Proposed
Action).

Use Synchro to determine the associated levels of service with the zone change under
either open space scenario.

. Identify the potential for adverse traffic-related impacts in the three Scenarios A, B, and

C with the proposed Coastal Conservation District (59 single-family homes,
Clubhouse/golf)

Compare the levels of service between the As-of Right Scenario and the three
Proposed Action Scenarios to determine whether the Proposed Action has the

potential to result in any significant adverse traffic impacts.

Identify practicable mitigation measures that would be necessary to reduce or
eliminate the potential for significant adverse traffic impacts (“Mitigated Condition”),
if required.
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Figure 1-1: Project Location Map

Area Inset
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2. Existing Conditions

2.1

2.2

2.3

Existing Land Use

Land uses within the boundary of the +118-acre Project Site are a private golf club which
includes (i) Open Space (an 18-hole private golf course), and (ii) Recreation, including the
Clubhouse, outdoor tennis courts, and an outdoor swimming pool. The Project Site also
contains a surface parking lot. There are no residential uses on the Project Site.

Descriptions of Nearby Roadways

Broadway is a Nassau County minor arterial with one lane in each direction and a 30 mph
speed limit. Between Prospect Avenue and Woodmere Boulevard, the Average Annual
Daily Traffic (AADT) volume is approximately 15,500 vehicles per day (“vpd”)!.

Meadow Drive is a north-south Village of Woodsburgh road that runs between Broadway
and Keene Lane. It has one lane in each direction and a 30 mph speed limit. It is classified
as a minor arterial and its AADT volume is approximately 625 vpd.

Keene Lane is a one-way southwest Village of Woodsburgh street with a 30 mph speed limit.
Its AADT is less than 100 vpd east of Meadow Drive.

Prospect Avenue is a north-south local Town street with one lane in each direction between
Broadway and W. Broadway. Its posted speed limit is 30 mph and its AADT volume is
approximately 2,700 vpd.

Woodmere Boulevard is considered a major collector. It is a north-south Nassau County
roadway with one lane in each direction and a 30 mph speed limit. Its approximate AADT
is 7,800 vpd north of Broadway and 3,500 vpd south of Broadway.

Key Intersections

Based on site visits, there were five key intersections identified:
1. Broadway at Meadow Drive
2. Broadway at Pine Street
3. Broadway at Woodmere Boulevard
4. Broadway at Prospect Avenue
5. Albro Lane at Atlantic Avenue

The intersections, traffic control, and lane designations are listed below.

' Based on NYSDOT (New York State Department of Transportation) counts - see Appendix A.
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1. Broadway at Meadow Drive: 2-Phase traffic signal
*  Northbound: 1 lane for left and right turns
» Eastbound: 1 lane for through traffic and right turns
*  Westbound: 1 lane for through traffic and left turns
2. Broadway at Pine Street. Stop sign on Pine Street
*  Southbound: 1 lane for left and right turns
* Eastbound: 1 lane for left turns and through traffic
*  Westbound: 1 lane for through traffic and right turns
3. Broadway at Woodmere Boulevard: 2-Phase traffic signal
*  Northbound, Southbound, Eastbound, and Westbound: 1 lane for left turns, through traffic,
and right turns
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2.4

2.5

4. Broadway at Prospect Avenue: Stop sign on Prospect Avenue
*  Southbound: 1 lane for left and right turns
* Eastbound: 1 lane for through traffic and left turns
*  Westbound: 1 lane for through traffic and right turns
5. Albro Lane at Atlantic Avenue: All-way stop sign control
*  Northbound: 1 wide lane (over 16 feet wide) used as 1 left turn lane and 1 right turn lane
* Eastbound: 1 through lane
*  Westbound: 1 through lane

Traffic Volumes

Traffic volumes were counted at the study intersections on Sunday, November 17,2019 from
11:00 am-2:00 pm, and Tuesday November 19, 2019 from 7:00-9:00 am and 4:00-6:00 pm.
Localized traffic in the Five Towns is busier on Sundays than on Saturdays, based on local
experience and NYSDOT data, so this report considers Sunday as the busier weekend day.

As described in Section 2.5, before the traffic volumes were analyzed, they were adjusted
(increased) to reflect June traffic conditions.?

Seasonal Adjustment

Traffic volumes tend to vary from month to month. Due to the scheduling of this application,
this study’s traffic counts were obtained in November, when peak hour traffic tends to be
slightly less busy than average. To model a more conservative scenario (i.e., a busier month)
it is standard traffic engineering practice in New York State to increase off-peak counts by
a NYSDOT “monthly adjustment factor” as a reasonable substitute for peak season traffic
counts. The counted November volumes were adjusted (increased) to reflect June; see
Appendix B. The resulting volumes (shown in Figure 2-1 to Figure 2-3) were used to

2 For the purposes of a traffic impact study, “typical months” refer to the September to June school year, and the
busiest typical month is June.
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2.6

determine the baseline levels of service.

Note: The Woodmere Club’s golf course was not in use during the traffic counts, and it is
unlikely that the catering hall was in use based on the counted volumes. Therefore, no
adjustment was needed to remove traffic associated with The Woodmere Club, which is

anticipated to cease by 2022.

Existing Levels of Service

An intersection’s Level of Service (LOS) describes its quality of traffic flow, and ranges in
grade from LOS “A” (relatively congestion-free) to LOS “F” (congested). LOS grades are
based on average delay, measured in “seconds per vehicle,” and the threshold delays for each
grade depend on whether the intersection is controlled by a signal or a stop sign. Detailed
LOS descriptions are in Appendix B. Existing LOS analyses were performed using Synchro
10, a software package that complies with the guidelines of the Highway Capacity Manual
Sixth Edition (HCM 6).

Synchro software incorporates the following:

* Counted/adjusted traffic volumes, in 15-minute intervals

* The numbers of lanes (turn lanes, through lanes) in each direction

* Turn lane storage (where applicable)

*  Whether an intersection has a signal or stop sign

* If'there is a signal, the amount of green, yellow, and red time for each movement
* The use of left turn arrows or right turn arrows at signalized intersections

* The relative locations of adjacent intersections

The existing levels of service are summarized in Table 2-1, and the analysis worksheets are
in Appendix D.

Cameron Engineering 2-4



Existing Levels of Service

AM Peak Hour PM Peak Hour Sunday Peak Hour
Del Del Del
Intersection Movement o vie oy vie ey vie
(sec/veh) | Ratio | LOS |[| (sec/veh) | Ratio | LOS || (sec/veh) | Ratio | LOS
Eastbound TR 53 0.57 A 4.7 0.52 A 5.0 0.55 A
Br;’;‘zzvyvat Westbound LT | 1.0 | 050 | A 11 | 054 | A 07 | 041 | A
Drive Northbound LR 37.7 0.42 D 37.2 0.39 D 36.0 0.26 D
INTERSECTION 4.4 A 3.9 A 3.9 A
Eastbound LTR 17.4 0.66 B 15.1 0.51 B 154 0.60 B
Broadway at|| Westbound LTR | 8.8 0.53 A 10.5 0.55 B 7.0 0.43 A
Woodmere || Northbound LTR 30.4 0.48 C 30.9 0.61 C 29.9 0.34 C
Boulevard (| Southbound LTR |  34.3 0.71 C 34.8 0.74 C 342 0.68 C
INTERSECTION 17.9 B 18.5 B 16.2 B
Eastbound Left-| ) , 000 | A 9.6 000 | A 8.7 000 | A
Through
Broadway at Westbound) 000 | A 0.0 000 | A 0.0 000 | A
. Through-Right
Pine Street | hbound Lofi-
. 15.8 0.00 C 26.4 0.00 D 17.0 0.00 C
Right
Intersection 0.2 A 0.6 A 0.3 A
EB Lefi-Thru 9.8 0.00 A 10.0 0.00 A 9.3 0.00 A
Broadway at WB Thru-Right 0.0 0.00 A 0.0 0.00 A 0.0 0.00 A
Prospect
Avenue SB Lefi-Right 32.8 0.00 D 61.0 0.00 F 29.0 0.00 D
Intersection 2.0 A 4.2 A 2.4 A
EB Thru-Right 7.5 0.00 A 6.8 0.00 A 6.5 0.00 A
Albro Lane ™o o ml 74 | 000 | A 76 | 000 | A 72 | 000 | A
at Atlantic -
A NB Left-Right 7.7 0.00 A 7.5 0.00 A 7.1 0.00 A
venue
Intersection 7.4 A 7.6 A 7.1 A
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2.7 Facilities for Non-Vehicular Traffic

The following comprise the existing pedestrian/ADA accommodations at the primary
intersection of Broadway and Meadow Drive:

* A 4-foot wide sidewalk is provided along the north side of Broadway, west of Meadow
Drive and along both sides of the road, east of Meadow Drive. A 4-foot wide sidewalk
is also provided on the east side of Meadow Drive, south for approximately 100 feet.
There are pedestrian ramps in both directions in the southeast corner and a ramp on the
north side of Broadway. A crosswalk is painted for crossing Broadway on the east side
of the intersection.

* Crosswalks are eight feet wide.
* Pedestrian signals with push buttons operate on both sides of the crosswalk.

» Street lighting (for nighttime walking) is present on the north side of Broadway, at a
height of 20-25 feet and spaced every 100 feet

2.8 Grades and Sight Distance

Roadway grades along Broadway and Meadow Drive are generally flat and offer adequate
driver views. The intersection of Albro Lane at Atlantic Avenue has overgrown vegetation
on the southeast corner that may limit sight distance if it is not cleared. The other two stop-
sign controlled intersections have sufficient visibility in each direction.
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3. As-of Right Scenario

Traffic conditions in the As-of-Right Scenario will be informed by three anticipated conditions:

3.1

3.2

Ambient projected population growth
Other planned developments close to the site
As-of-right development anticipated to occur on the Project Site pursuant to the existing

underlying zoning provisions.
Ambient Growth

According to the NYSDOT, the annual ambient growth rate in this part of Nassau County is
0.6% per year. The factor was applied to the seasonally adjusted traffic volumes for three
years to project the adjusted volumes to the year 2022.

Other Planned Developments (“No Build Projects”)

“No Build Projects” refer to projects or zoning initiatives that are planned in the general
surrounding area. These projects have the potential to change the traffic volume at one or
more of the key intersections by 2022. As of the writing of this report, there were two such
other projects being planned:

» Town of Hempstead Transit Oriented Zoning Initiative: The Town of Hempstead is
proposing three zoning district codes in sections of North Lawrence and Inwood. In its
projected 3-year buildout, various parcels could redevelop from an industrial-single-

family mix to transit-oriented multi-family, office, and food/service uses:

Table 3-1: Town of Hempstead Zoning Initiative Yield and Trips

Existing Land Uses: Redevelopment Potential:
4,540 s.f.[General office space 750 s.f.|Coffee-donut shop
18,038 s.f.[Retail 15,672 s.f.[General office space

111,890 s.f.[Warehouse/Storage 3,070 s.f.[Takeout restaurant
45,970 s.f.|Industrial 17,277 s.f.|Retail
962 s.f.|Deli / Convenience market | 2,500 s.f.[Panera-type restaurant
3,004 s.f.|Auto service 5,850 s.f.|Fast casual restaurants
25]|Apartments 1,950 s.f.|Quality restaurant
55|Single-family homes 2,925 s.f.|Bank/Financial office
School Bus Depot 639|Apartments
60| Townhouses/Row houses
AM Peak Hour PM Peak Hour Weekend Peak Hours
Enter: 68 tph* Enter: 90 tph Enter: 90 tph
Exit: 149 tph Exit: 10 tph Exit: 72 tph
Total: 218 tph Total: 100 tph Total: 162 tph
* tph = trips per hour, which may not add directly due to rounding
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3.3

* Village of Cedarhurst Zoning Initiative: a new Incentive Overlay District with a potential
redevelopment site at Pearsall Avenue-Rockaway Turnpike that could generate traffic
on Broadway past the Woodmere Club. The site would have 3,426 s.f. retail, a 1,550 s.f.
café, 34 apartments, and 78 condominiums replacing a 1,346 s.f. convenience market, a
single-family house, a 2-family duplex, a 4-unit home, 8 apartments, 2,856 s.f. retail, and
a 14,950 s.f. warehouse-retail building. Net new trips would be:

Table 3-2: Village of Cedarhurst Zoning Initiative Trips

Weekday AM Peak Hour | Weekday PM Peak Hour | Weekend Peak Hour
Enter: 53 tph Enter: 12 tph Enter: 25 tph
Exit: 74 tph Exit: O tph Exit: 27 tph
Total: 127 tph Total: 12 tph Total: 52 tph

Trip generation and distribution of these zoning initiatives were referenced from their traffic
studies, which utilized the 10" Edition of the Institute of Transportation Engineers (ITE)
Trip Generation Manual. See Appendix E.

As-of-Right On-Site Redevelopment

Absent the Proposed (zoning) Action, the project site is anticipated to be developed with
approximately 285 single-family homes. This “As of Right” use reflects Residence B
zoning. This anticipates a 6,000 s.f. lot size within the Town of Hempstead; 40,000 s.f. lot
size within the Village of Lawrence; and 43,560 s.f. lot size within the Village of
Woodsburgh, accessing Meadow Drive and a new northbound lane to Broadway across from
Prospect Avenue®. Traffic generation was referenced from the 10™ Edition of the ITE Trip
Generation Manual:
Table 3-3: As-of-Right Peak Hour Trips (285 Single-Family Homes)

Weekday AM Peak Hour | Weekday PM Peak Hour | Weekend Peak Hour
Enter: 53 tph Enter: 178 tph Enter: 143 tph
Exit: 158 tph Exit: 104 tph Exit: 122 tph
Total: 211 tph Total: 282 tph Total: 265 tph

The Willow View Subdivision Plan (excerpted on the next page) depicts an access to
Meadow Drive as one of two access points. Its second access point would be a new driveway
created on Broadway, opposite Prospect Avenue, which would require Nassau County
Department of Public Works 239f approval. The second driveway is not “As-of-Right” but
it is a component of the Willow View Estates application as of February 2020, so this As-
of-Right scenario was analyzed with and without the second driveway.

3 Source: Subdivision Plan and Final Scope for the Willow View Estates DEIS “Brief Description of the Proposed
Action”, adopted by the Nassau County Planning Commission on September 26, 2019.
Accessed at https://www.nassaucountyny.gov/4705/Willow-View-Estates-Subdivision-SEQR
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For an apples-to-apples comparison* at Broadway-Meadow Drive, the study intersections
were first analyzed “As-of-Right” without the proposed new driveway, with 100% of
Willow View traffic utilizing Meadow Drive, followed by a second analysis with a new
driveway as shown on the Willow View Estates Subdivision Plan.

A new driveway in this location might handle roughly 40% of Willow View Estates traffic.

A

N

Proposed New
Driveway

Proposed Access

The associated traffic from ambient growth, specific other projects, and alternate on-site
redevelopment were added to the background “Adjusted to June 2019” volumes to determine
the “2022 As-of-Right” volumes (see Appendix F), and the data are summarized together
with the levels of service with the Coastal Conservation District (59 single-family homes
and Clubhouse/golf use) in Section 5.

Table 3-4 shows the traffic associated with the No Build Projects and As-of-Right
development on the site. Figure 3-1 and Figure 3-2 depict the As-of-Right scenario’s
anticipated traffic distribution, and Figure 3-3 to Figure 3-5 depict As-of-Right volumes.

4 As discussed in Section 4.2, Site Access, the Proposed Action’s Scenarios A, B, and C (59 residences and
Clubhouse/golf) do not have site plans; Scenario C has a Master Plan Sketch Study depicting conceptual access on
Meadow Drive. There would be no new access onto Broadway, so an apples-to-apples comparison has no new access.
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Table 3-4
Other Planned Projects

Enter
Exit
Total

Town of Hempstead Zoning

Overlay (net new trips)

AM

PM

SUN

68
149

90
10

90
72

218

100

162

Enter
Exit
Total

Village of Cedarhurst
Zoning Overlay (Site 2)
AM PM SUN

53 12 25
74 0 27

127 12 52

Dir

Movemt

Traffic
Distribution
% In % Exit

AM

PM

OTHER PROJECT 1
Generated Volume

SUN

Traffic
Distribution
% In % Exit

OTHER PROJECT 2
Generated Volume
AM PM SUN

Total Other Project

AM

Volume
PM

SUN
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Table 3-4 (continued)

Trip Distribution and Assignment: As of Right with 285 Single-Family Homes 285 single-family
0.6% growth for 3 years, to 2022 homes
3-year growth: 1.018 Existing volumes x the Adjusted counts x 1.018 AM PM SUN
Seasonal Adjustment: appropriate seasonal for 3 years of ambient Enter| 53 178 143
1.077 Weekday adjustment factor for growth & trips to/from Exit[ 158 104 122
1.108 Weekend weekdays or weekends other planned projects Total| 211 282 265 2022 As of Right
2019 Existing Volumes| Seasonally Adjusted Other Project Trips 2022 Baseline Weekday Dist. [ Weekend Dist. Generated Traffic (No Zone Change)

AM PM  SUN || AM PM  SUN |[ AM PM  SUN [[ AM PM SUN || %In  %Exit| %In %Exit| AM PM  SUN [[ AM PM  SUN

Peak Hours Begin at: [NB  Left 33 31 14 36 33 16 0 0 36 34 16 60% 55% 95 62 67 131 96 83
745 1630 1115 Right 12 11 12 13 12 13 0 0 0 13 12 14 40% 45% 63 42 55 76 54 68
EB Thr 702 595 640 756 641 709 22 1 9 791 653 731 -—- --- -—- 791 653 731

Right 10 41 16 11 44 18 0 0 0 11 45 18 60% 55% 32 107 79 43 152 97

Hourly Peak Hour WB  Left 15 16 17 16 17 19 0 0 0 16 18 19 40% 45% 21 71 64 38 89 84
Factors (PHFs) are: Thr 621 667 478 669 718 530 13 8 10 694 739 549 - --- - 694 739 549

0.97 | 0.94 | 0.91 |Intersection

Peak Hours Begin at: |SB  Left 1 8 3 1 9 3 0 0 0 1 9 3 - --- - 1 9 3
745 1630 1115 Right 15 15 8 16 16 9 0 0 0 16 16 9 - - 16 16 9
EB Left 3 27 13 3 29 14 0 0 0 3 30 15 - - 3 30 15

Thr 711 628 653 766 676 724 22 1 9 801 689 746 || 60% 55% 32 107 79 833 796 824

Hourly Peak Hour WB  Thr 648 693 489 698 746 542 13 8 10 723 768 562 60% 55% 95 62 67 818 830 629
Factors (PHFs) are: Right 6 5 3 6 5 3 0 0 0 7 5 3 -—- --- -—- 7 5 3

0.97 | 0.94 | 0.91 |Intersection

NB Left 58 95 37 62 102 41 0 0 0 64 104 42 4% 4% 2 7 6 66 111 47

Peak Hours Begin at: Thr 73 74 46 79 80 51 0 0 0 80 81 52 - --- - 80 81 52
745 1645 1145 Right 6 7 10 6 8 11 0 0 0 7 8 11 - - 7 8 11
SB  Left 59 84 66 64 90 73 0 0 0 65 92 74 - - 65 92 74

Thr 81 148 62 87 159 69 0 0 0 89 162 70 - - 89 162 70

Right 79 34 67 85 37 74 0 0 0 87 37 76 4% 4% 2 7 6 89 44 81

EB Left 60 65 70 65 70 78 0 0 0 66 71 79 4% 4% 6 4 5 72 75 84

Thr 557 320 504 600 345 558 22 1 9 632 352 578 32% 37% 51 33 45 683 385 623

Right 51 111 35 55 120 39 0 0 0 56 122 39 4% 4% 6 4 5 62 126 44

WB  Left 15 8 12 16 9 13 0 0 0 16 9 14 - - 16 9 14
Hourly Peak Hour Thr 493 535 400 531 576 443 13 8 10 553 595 461 | 32% 37% 17 57 53 570 652 514
Factors (PHFs) are: Right 42 50 45 45 54 50 0 0 0 46 55 51 - - 46 55 51

0.96 0.98 0.92 |Intersection

Peak Hours Begin at: [SB  Left 21 44 24 23 47 27 0 0 0 23 48 27 5% 5% 3 9 7 26 57 34
745 1630 1145 Right 48 53 64 52 57 71 0 0 0 53 58 72 - --- - 53 58 72
EB  Left 81 76 71 87 82 79 0 0 0 89 83 80 -—- --- -—- 89 83 80

Thr 719 687 636 774 740 705 22 1 9 810 754 727 || 55% 50% 29 98 72 839 852 798
Hourly Peak Hour WB  Thr 659 687 508 710 740 563 13 8 10 735 761 583 55% 50% 87 57 61 822 819 644
Factors (PHFs) are: Right 19 36 22 20 39 24 0 0 0 21 39 25 5% 5% 8 5 6 29 45 31

0.97 | 0.96 | 0.89 |Intersection

Peak Hours Begin at: |[NB  Left 4 6 7 4 6 8 0 0 0 4 7 8 -—- --- - 4 7 8
745 1615 1215 Right 0 3 2 0 3 2 0 0 0 0 3 2 - - 0 3 2
EB Thr 2 2 1 2 2 1 0 0 0 2 2 1 5% 5% 3 9 7 5 11 8

Right 4 1 3 4 1 3 0 0 0 4 1 3 - - 4 1 3

Hourly Peak Hour WB  Left 7 10 8 8 11 9 0 0 0 8 11 9 - - 8 11 9
Factors (PHFs) are: Thr 39 73 33 42 79 37 0 0 0 43 80 37 5% 5% 8 5 6 51 85 43

0.74 1 0.79 | 0.84 |Intersection




Table 3-4 (continued)
As of Right with 285 Single-Family Homes, New Driveway Opposite Prospect Avenue]

285 single-family

0.6% growth for 3 years, to 2022 homes
3-year growth: 1.018 Existing volumes x the Adjusted counts x 1.018 AM PM _ SUN
Seasonal Adjustment: appropriate seasonal for 3 years of ambient Enter| 53 178 143
1.077 Weekday adjustment factor for growth & trips to/from Exit[ 158 104 122
1.108 Weekend weekdays or weekends other planned projects Total| 211 282 265 2022 As of Right
2019 Existing Volumes| Seasonally Adjusted Other Project Trips 2022 Baseline Weekday Dist. [ Weekend Dist. Generated Traffic (No Zone Change)

AM PM  SUN

AM PM  SUN

AM

PM

SUN

AM PM SUN

% In  %Exit

% In  %Exit

AM

PM

SUN

AM PM  SUN

Peak Hours Begin at: |[NB  Left 33 31 14 36 33 16 0 0 36 34 16 20% 15% 32 21 18 68 55 34

745 1630 1115 Right 12 11 12 13 12 13 0 0 0 13 12 14 40% 45% 63 42 55 76 54 68

EB Thr 702 595 640 756 641 709 22 1 9 791 653 731 - -—- - 791 653 731

Right 10 41 16 11 44 18 0 0 0 11 45 18 20% 15% 11 36 21 22 81 39

Hourly Peak Hour WB Left 15 16 17 16 17 19 0 0 0 16 18 19 40% 45% 21 71 64 38 89 84

Factors (PHFs) are: Thr 621 667 478 669 718 530 13 8 10 694 739 549 - -—- - 694 739 549
0.97 | 0.94 | 0.91 |Intersection

Peak Hours Begin at: |SB  Left 1 8 3 1 9 3 0 0 0 1 9 3 - --- - 1 9 3
745 1630 1115 Right 15 15 8 16 16 9 0 0 0 16 16 9 -—- -—- 16 16 9
EB Left 3 27 13 3 29 14 0 0 0 3 30 15 - - 3 30 15
Thr 711 628 653 766 676 724 22 1 9 801 689 746 [l 20% 15% 11 36 21 812 725 767
Hourly Peak Hour WB  Thr 648 693 489 698 746 542 13 8 10 723 768 562 20% 15% 32 21 18 755 789 580
Factors (PHFs) are: Right 6 5 3 6 5 3 0 0 0 7 5 3 - -—- - 7 5 3
0.97 | 0.94 | 0.91 |Intersection

NB Left 58 95 37 62 102 41 0 0 0 64 104 42 4% 4% 2 7 6 66 111 47

Peak Hours Begin at: Thr 73 74 46 79 80 51 0 0 0 80 81 52 - --- - 80 81 52
745 1645 1145 Right 6 7 10 6 8 11 0 0 0 7 8 11 --- --- 7 8 11
SB  Left 59 84 66 64 90 73 0 0 0 65 92 74 --- --- 65 92 74

Thr 81 148 62 87 159 69 0 0 0 89 162 70 --- --- 89 162 70

Right 79 34 67 85 37 74 0 0 0 87 37 76 4% 4% 2 7 6 89 44 81

EB  Left 60 65 70 65 70 78 0 0 0 66 71 79 4% 4% 6 4 5 72 75 84

Thr 557 320 504 600 345 558 22 1 9 632 352 578 32% 37% 51 33 45 683 385 623

Right 51 111 35 55 120 39 0 0 0 56 122 39 4% 4% 6 4 5 62 126 44

WB  Left 15 8 12 16 9 13 0 0 0 16 9 14 --- --- 16 9 14

Hourly Peak Hour Thr 493 535 400 531 576 443 13 8 10 553 595 461 | 32% 37% 17 57 53 570 652 514
Factors (PHFs) are: Right 45 45 54 50 0 0 0 46 55 51 --- --- 46 55 51

0.96 0.98 0.92 |Intersection

!aovements !0 not \NB  Left 0 0 0 0 0 0 0 0 0 0 0 35% 35% 55 36 43 55 36 43
exist without Willow Thr 0 0 0 0 0 0 0 0 0 0 0 5% 5% 8 5 6 8 5 6
View development Right 0 0 0 0 0 0 0 0 0 0 0 - - - - - -
Peak Hours Begin at: [SB  Left 21 44 23 47 27 0 0 0 23 48 27 --- --- 23 48 27
Thr 0 0 0 0 0 0 0 0 0 0 0 5% 5% 3 9 7 3 9 7

745 1630 1145 Right 48 53 52 57 71 0 0 0 53 58 72 --- --- 53 58 72
EB  Left 81 76 87 82 79 0 0 0 89 83 80 --- --- 89 83 80

Thr 719 687 636 774 740 705 22 1 9 810 754 727 || 20% 15% 11 36 21 821 790 748

Right 0 0 0 0 0 0 0 0 0 0 0 0 35% 35% 19 62 50 19 62 50

WB  Left 0 0 0 0 0 0 0 0 0 0 0 0 --- - --- - --- -

Hourly Peak Hour WB Thr 659 687 508 710 740 563 13 8 10 735 761 583 20% 15% 32 21 18 767 782 601
Factors (PHFs) are: Right 19 36 22 20 39 24 0 0 0 21 39 25 0% 0% --- --- 21 39 25

0.97 | 0.96 | 0.89 |Intersection

Peak Hours Begin at: |[NB  Left 4 6 7 4 6 8 0 0 0 4 7 8 -—- --- - 4 7 8

745 1615 1215 Right 0 3 2 0 3 2 0 0 0 0 3 2 - - 0 3 2

EB Thr 2 2 1 2 2 1 0 0 0 2 2 1 5% 5% 3 9 7 5 11 8

Right 4 1 3 4 1 3 0 0 0 4 1 3 - - 4 1 3

Hourly Peak Hour WB  Left 7 10 8 8 11 9 0 0 0 8 11 9 - - 8 11 9

Factors (PHFs) are: Thr 39 73 33 42 79 37 0 0 0 43 80 37 5% 5% 8 5 6 51 85 43
0.74 1 0.79 | 0.84 |Intersection
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4. Coastal Conservation District Scenarios

For purposes of this traffic analysis, three Scenarios are contemplated under the Coastal
Conservation District:

* Scenario A: 59 single-family homes

* Scenario B: 59 single-family homes, and the Clubhouse with added hospitality use

* Scenario C: 59 single-family homes, the Clubhouse, and a 9-hole golf course

The additional uses in Scenarios B and C (the Clubhouse and golf) would not be active every day.
Their activity would fluctuate, and in fact (as discussed below), the Clubhouse is inactive most
days of the week, and golf is inactive roughly six months out of the year. On a day-to-day basis,
only the single-family homes are active, and they would have roughly 80% less traffic than the
+285 single-family homes contemplated in the As-of-Right scenario with Residence B zoning.

4.1 Anticipated Land Uses and Traffic
4.1.1 Residential Use (All Scenarios)

Under all three Scenarios, the project site would be redeveloped with 59 single-family
homes: 41 on the portion of the project site in the Town of Hempstead and 18 on the portion
of the project site in the Villages of Woodsburgh and Lawrence. Trip generation information
was referenced from the local Northeast and mid-Atlantic regional data in the 10™ Edition
of the Institute of Transportation Engineers (ITE) Trip Generation Manual. This report
considers peak site traffic during typical peak “rush hour” (AM and PM peak hour) travel
periods, and Saturday ITE data for Sunday, to be conservative®.

Table 4-1: Trip Generation — Scenario A
tph = trips per hour

Enter: 11 tph
Weekday Exit: 35 toh
AM Peak Hour | —2t=—=>>"P1
Total: 46 tph
Enter: 38 tph

Weekday er P

PM Peak Hour Exit: 23 tph
Total: 61 tph

Enter: 36 tph

Exit: 32 tph
Total: 68 tph

Weekend Peak
Hour

5 Saturday ITE data is utilized because the ITE data has higher traffic generation on Saturday than Sunday. Adding
Saturday ITE data to the higher Sunday baseline results in the most conservative projection.
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4.1.2 Clubhouse Operations (Scenarios B and C)

Clubhouse: At the existing Clubhouse, the predominant use would continue to be a catering
facility that can accommodate small to larger events (e.g. weddings) with 50 to 300 guests.
Additionally, the building would be expanded or retrofitted to accommodate +15 new
overnight stay rooms/suites. Fifteen new guest suites would function like a hotel for the
purposes of a traffic study. Trip generation information was referenced from the ITE Trip
Generation Manual (10™ Edition).

Trip generation for the catering use was based on the near-peak activity that would be
expected to occur at least twice per month during each peak period, during the
spring/summer, including periodic breakfasts and weekend midday peak hour events.
Larger events tend to be scheduled on Friday/Saturday/Sunday nights and Sunday late
afternoons, outside peak hours on the surrounding streets; see Appendix G. On many days,
the Clubhouse has and will have little to no activity.

The combined projected trip generation is calculated as:

Table 4-2: Clubhouse Peak Hour Trips

Catering-Related Lodging-Related Total

Enter: 20 tph Enter: 3 tph Enter: 23 tph

Weekday Exit: 0 tph Exit: 2 tph Exit: 2 tph
AM Peak Hour R AL AL

Total: 20 tph Total: 5 tph Total: 25 tph

Weekday Enter: 0 tph Enter: 3 tph Enter: 3 tph

AM Peak Hour Exit: 0 tph Exit: 2 tph Exit: 2 tph

(no events) Total: 0 tph Total: 5 tph Total: 5 tph

Enter: 0 tph Enter: 3 tph Enter: 3 tph

Weekday Exit: 0 tph Exit: 2 tph Exit: 2 tph
PM Peak Hour AL AL AL

Total: 0 tph Total: 5 tph Total: 5 tph

Enter: 25 tph Enter: 2 tph Enter: 27 tph

Weekend Peak Exit: 3 tph Exit: 1 tph Exit: 4 tph
Hour with an event AL AL L

Total: 28 tph Total: 3 tph Total: 31 tph

Enter: 0 tph Enter: 2 tph Enter: 2 tph

Weekend Peak Exit: 0 tph Exit: 1 tph Exit: 1 tph
Hour (no events) = AL AL

Total: 0 tph Total: 3 tph Total: 3 tph

4.1.3 Programmed Open Space: 9-hole golf course (Scenario C)

Natural, passive open space does not generate any traffic. A 9-hole golf course would
generate similar but smaller numbers of trips than an 18-hole course. Ofnote, the golf course
would only see its peak activity roughly 4 months a year, with limited activity 2 months a
year, and no activity from October through March (6 months a year). This traffic study
considers June conditions, when the golf course would be most active. Golf traffic
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projections are based on a compilation of local golf course data within the Town of
Hempstead and ITE data, considering that players would make advance reservations for tee
times. See Appendix H for further background.

Table 4-3: Golf Course Peak Hour Trips

Weekday AM Peak Hour ‘ Weekday PM Peak Hour ‘ Weekend Midday Peak Hour
4 month Peak Season (mid-May to mid-September)
Enter: 18 tph Enter: 16 tph Enter: 23 tph
Exit: 8 tph Exit: 19 tph Exit: 24 tph
Total: 26 tph Total: 35 tph Total: 47 tph
2 month Limited Season (mid-April to mid-May, mid-September to mid-October)
Enter: 9 tph Enter: 8 tph Enter: 12 tph
Exit: 4 tph Exit: 10 tph Exit: 12 tph
Total: 13 tph Total: 18 tph Total: 24 tph
6 month Off Season (mid-October to mid-April)
Enter: O tph Enter: O tph Enter: 0 tph
Exit: 0 tph Exit: 0 tph Exit: 0 tph
Total: O tph Total: 0 tph Total: 0 tph

4.1.4 Total Traffic with Coastal Conservation District Scenarios A, B, C
The following comparisons relate Scenarios A, B, and C (59 single-family homes with
Clubhouse/golf use) to the As of Right Residence B zoning (+285 single-family homes):
Scenario A:
* 165 (78%) fewer trips during the weekday AM peak hour than As-of-Right (Table 3-3)
e 221 (78%) fewer trips during the weekday PM peak hour than As-of-Right
* 197 (74%) fewer trips during the Weekend peak hour than As-of-Right

Scenario B, and Scenario C for 6 months a year (no golf):

* 140 (66%) fewer trips during the weekday AM peak hour than As-of-Right (Table 3-3)
160 (76%) fewer trips during the weekday AM peak hour with no Clubhouse event

* 216 (77%) fewer trips during the weekday PM peak hour than As-of-Right
* 166 (63%) fewer trips during the Weekend peak hour than As-of-Right
194 (73%) fewer trips during the Weekend peak hour with no Clubhouse event

Scenario C, 2 month limited golf season:

* 127 (60%) fewer trips during the weekday AM peak hour than As-of-Right (Table 3-3)
147 (70%) fewer trips during the weekday AM peak hour with no Clubhouse event

* 198 (70%) fewer trips during the weekday PM peak hour than As-of-Right

* 142 (54%) fewer trips during the Weekend peak hour than As-of-Right
170 (64%) fewer trips during the Weekend peak hour with no Clubhouse event
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Scenario C, 4 month peak golf season:
e 114 (54%) fewer trips during the weekday AM peak hour than As-of-Right (Table 3-3)
134 (64%) fewer trips during the weekday AM peak hour with no Clubhouse event
* 181 (64%) fewer trips during the weekday PM peak hour than As-of-Right
e 119 (45%) fewer trips during the Weekend peak hour than As-of-Right
147 (55%) fewer trips during the Weekend peak hour with no Clubhouse event

Each scenario is summarized below.

Scenario A: 59 single-family homes would generate traffic as shown in Table 4-1 above.

Scenario B: 59 single-family homes, the Clubhouse, and unprogrammed open space/natural

areas. The total traffic generation for Scenario B is shown below:

Table 4-4: Trip Generation — Scenario B

Single-Family Total| Clubhouse Total Total As-of-Right Trips
(Table 4-1) (Table 4-2) (Table 3-4)

Enter: 11 tph Enter: 23 tph Enter: 34 tph Enter: 53 tph
AMWIfee;{lf“gour Exit: 35 tph Exit: 2 tph Exit: 37 tph Exit: 158 tph
Total: 46 tph Total: 25 tph Total: 71 tph Total: 211 tph
Weekday Enter: 11 tph Enter: 3 tph Enter: 14 tph Enter: 53 tph
AM Peak Hour Exit: 35 tph Exit: 2 tph Exit: 37 tph Exit: 158 tph
with no events Total: 46 tph Total: 5 tph Total: 51 tph Total: 211 tph
Enter: 38 tph Enter: 3 tph Enter: 41 tph Enter: 178 tph
PM“;eeeﬁ{d?I-‘{)ur Exit: 23 tph Exit: 2 tph Exit: 25 tph Exit: 104 tph
Total: 61 tph Total: 5 tph Total: 66 tph Total: 282 tph
Weekend Peak Enter: 36 tph Enter: 27 tph Enter: 63 tph Enter: 143 tph
Hour with an Exit: 32 tph Exit: 4 tph Exit: 36 tph Exit: 122 tph
event Total: 68 tph Total: 31 tph Total: 99 tph Total: 265 tph
Weekend Peak Enter: 36 tph Enter: 2 tph Enter: 38 tph Enter: 143 tph
Hour with no Exit: 32 tph Exit: 1 tph Exit: 33 tph Exit: 122 tph
events Total: 68 tph Total: 3 tph Total: 71 tph Total: 265 tph

Scenario C:

Scenario C has 59 single-family homes, the Clubhouse, and programmed open space (9-hole

golf course). This study analyzes the peak golf season, which lasts about 4 months a year.

Most of the time, there will be limited or no traffic associated with the golf course. The

traffic generation for Scenario C, as it varies throughout the year, is shown below for the off

season, limited golf season, and peak golf season.
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Table 4-5: Trip Generation — Scenario C
6 month off Single-Family | Clubhouse Total |Golf Course Total Total As-of-Right
season (No Golf) [Total (Table 4-1)|  (Table 4-2) (Appendix H) | (Table 4-4) |Trips (Table 3-4)
Enter: 11 tph Enter: 23 tph Enter: 0 tph Enter: 34 tph Enter: 53 tph
AMW}?:;??{your Exit: 35tph | Exit: 2tph Exit: O0tph | Exit: 37tph | Exit: 158 tph
Total: 46 tph Total: 25 tph Total: 0 tph Total: 71 tph | Total: 211 tph
Weekday Enter: 11 tph Enter: 3 tph Enter: 0 tph Enter: 14 tph Enter: 53 tph
AM Peak Hour | Exit: 35 tph Exit: 2 tph Exit: 0 tph Exit: 37 tph Exit: 158 tph
with no events | Total: 46 tph Total: 5 tph Total: 0 tph Total: 51 tph | Total: 211 tph
Enter: 38 tph Enter: 3 tph Enter: 0 tph Enter: 41 tph | Enter: 178 tph
PM“;eeeid?Iyour Exit: 23 tph Exit: 2 tph Exit: O0tph | Exit: 25tph | Exit: 104 tph
Total: 61 tph Total: 5 tph Total: 0 tph Total: 66 tph | Total: 282 tph
Weekend Peak Enter: 36 tph Enter: 27 tph Enter: 0 tph Enter: 63 tph | Enter: 143 tph
Hour with a Exit: 32 tph Exit: 4 tph Exit: 0 tph Exit: 36tph | Exit: 122 tph
special event Total: 68 tph Total: 31 tph Total: 0 tph Total: 99 tph | Total: 265 tph
Weekend Peak Enter: 36 tph Enter: 2 tph Enter: 0 tph Enter: 38 tph | Enter: 143 tph
Hour with no Exit: 32 tph Exit: 1 tph Exit: 0 tph Exit: 33 tph | Exit: 122 tph
events Total: 68 tph Total: 3 tph Total: 0 tph Total: 71 tph | Total: 265 tph
2 months Single-Family | Clubhouse Total |Golf Cours'e Total Total As-of-Right
Limited Golf |Total (Table 4-1) (Table 4-2) (Appendix H) Trips (Table 3-4)
Enter: 11 tph Enter: 23 tph Enter: 9 tph Enter: 43 tph Enter: 53 tph
Ah}”;:;f"l‘{your Exit: 35tph | Exit: 2tph Exit: 4tph | Exit: 41tph | Exit: 158 tph
Total: 46 tph Total: 25 tph Total: 13 tph Total: 84 tph | Total: 211 tph
Weekday Enter: 11 tph Enter: 3 tph Enter: 9 tph Enter: 23 tph Enter: 53 tph
AM Peak Hour | Exit: 35 tph Exit: 2 tph Exit: 4 tph Exit: 41 tph Exit: 158 tph
with no events | Total: 46 tph Total: 5 tph Total: 13 tph Total: 64 tph | Total: 211 tph
Enter: 38 tph Enter: 3 tph Enter: 8 tph Enter: 49 tph | Enter: 178 tph
PM“;‘?:;S;“{{) 4 | Exit 23tph Exit: 2 tph Exit: 10tph | Exit: 35tph | Exit: 104 tph
Total: 61 tph Total: 5 tph Total: 18 tph Total: 84 tph | Total: 282 tph
Weekend Peak Enter: 36 tph Enter: 27 tph Enter: 12 tph Enter: 75 tph | Enter: 143 tph
Hour with a Exit: 32 tph Exit: 4 tph Exit: 12 tph Exit: 48 tph Exit: 122 tph
special event Total: 68 tph Total: 31 tph Total: 24 tph Total: 123 tph | Total: 265 tph
Weekend Peak Enter: 36 tph Enter: 2 tph Enter: 12 tph Enter: 50 tph | Enter: 143 tph
Hour with no Exit: 32 tph Exit: 1 tph Exit: 12 tph Exit: 45tph | Exit: 122 tph
events Total: 68 tph Total: 3 tph Total: 24 tph Total: 95 tph | Total: 265 tph
4 month Peak | Single-Family | Clubhouse Total |Golf Cours.e Total Total As-of-Right
Golf Season |Total (Table 4-1) (Table 4-2) (Appendix H) Trips (Table 3-4)
Enter: 11 tph Enter: 23 tph Enter: 18 tph Enter: 52 tph Enter: 53 tph
Al\/\IN ;:;(1? agour Exit: 35 tph Exit: 2 tph Exit: 8 tph Exit: 45 tph Exit: 158 tph
Total: 46 tph Total: 25 tph Total: 26 tph Total: 97 tph | Total: 211 tph
Weekday Enter: 11 tph Enter: 3 tph Enter: 18 tph Enter: 32 tph Enter: 53 tph
AM Peak Hour | Exit: 35 tph Exit: 2 tph Exit: 8 tph Exit: 45 tph Exit: 158 tph
with no events | Total: 46 tph Total: 5 tph Total: 26 tph Total: 77 tph | Total: 211 tph
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Enter: 38 tph Enter: 3 tph Enter: 16 tph Enter: 57 tph | Enter: 178 tph

PM“;eeeid?Iyour Exit: 23 tph Exit: 2 tph Exit: 19tph | Exit: 44tph | Exit: 104 tph
Total: 61 tph Total: 5 tph Total: 35 tph Total: 101 tph | Total: 282 tph

Weekend Peak Enter: 36 tph Enter: 27 tph Enter: 23 tph Enter: 86 tph | Enter: 143 tph
Hour with a Exit: 32 tph Exit: 4 tph Exit: 24 tph Exit: 60 tph Exit: 122 tph
special event Total: 68 tph Total: 31 tph Total: 47 tph Total: 146 tph | Total: 265 tph
Weekend Peak Enter: 36 tph Enter: 2 tph Enter: 23 tph Enter: 61 tph | Enter: 143 tph
Hour with no Exit: 32 tph Exit: 1 tph Exit: 24 tph Exit: 57 tph Exit: 122 tph
events Total: 68 tph Total: 3 tph Total: 47 tph Total: 118 tph | Total: 265 tph

Figure 4-1 on the next page is a bar chart to compare the existing zoning, proposed zoning
with open space on the perimeter, proposed zoning with a golf course on the perimeter under
peak (outing or no outing) and off-season conditions with respect to golf.

Cameron Engineering
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4.2 Site Access

Cameron Engineering has developed a Master Plan Sketch Study depicting a conceptual lot
layout, including site access. As shown on the Master Plan Sketch Study for Scenario C (59
single-family homes with Clubhouse/golf use, excerpted below), the 41-lot development will
access Meadow Drive +£230 feet south of Broadway, as detailed in the proposed code.
Access is defined in the proposed zoning code as a mitigation measure. Under Scenarios B
or C, the Clubhouse and golf course would continue to have unsignalized access where
Meadow Drive intersects Keene Lane/Railroad Avenue/Ivy Hill Road. The 18-residence
cluster would access Keene Lane. Any scenario would provide one or more unsignalized
“T” type driveways with one lane to receive traffic and one lane for outgoing traffic.

Figure 4-2: Scenario C Master Plan Sketch Study Excerpt

18-residence
cluster

Golf and

/ Clubhouse

Access

41-residence
cluster
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4.3

4.4

Parking

The Town and both Villages would require each dwelling unit to have two parking spaces,
which can be provided in garages or driveways. The front yard setbacks and garages shown
in the Master Plan Sketch Study are sufficient to provide the necessary parking. For the
Clubhouse and golf, the existing parking is known to accommodate existing demand, so the
parking can accommodate the reduced demand associated with a smaller golf course
capacity. The golf course capacity reduction more than outweighs the potential for 15 sets
of guests in the new lodging suites and associated nominal numbers of overnight employees.

Distribution and Assignment of Site-Generated Traffic

Cameron Engineering determined the peak traffic volumes that would be generated in each
direction at the study intersections. This was done by performing a directional distribution
analysis to determine the percentages of site trips during peak hour periods. For example:
“15% of exiting trips will make the northbound left turn at the intersection of...”

Any traffic associated with this site will almost entirely utilize Broadway rather than side
streets to the south, where there is low-density residential use. Traffic would be distributed
roughly 60% westbound-40% eastbound during the week and 55% westbound-45%
eastbound on weekends based on the traffic counts done for this study, with 5% utilizing
Prospect Avenue to cross the LIRR tracks west of the site. Periodically, some of the
southerly homes and/or Clubhouse-golf course traffic might head south/southwest. This
study considers an additional 5% of traffic utilizing the Albro Drive intersection to gauge if
this would impact local traffic flow. On a day-to-day basis, few to zero trips are expected
to head south/southwest of the property; this 5% assignment is a conservative over-estimate.
Table 4-6: Basic Site Trip Distribution

ORIGIN/DESTINATION Weekdays Weekends
To/from the north and east (Broadway) 40% 45%
To/from the south and west (Broadway) 60% 55%
To/from the south (Keene Lane/Station Road) 0% but analyze with 5% to be conservative

Once the distributions were established, they were used to calculate specific trip numbers.
For example: “15% of 100 PM trips out of the site trips equals 15 trips added to northbound
Street ‘X’ during the PM peak hour...” Table 4-7 illustrates the existing, No Action, and
Proposed Action volumes (Scenarios A, B, and C with 59 residences, Clubhouse, golf use),
the trip distribution percentages, and generated traffic. Figure 4-3 through Figure 4-6 depict
the site-generated traffic distribution and volumes; the three sets of potential volumes for
full buildout under the proposed zoning (Scenarios A, B, and C) are shown in Figure 4-7
through Figure 4-15.

Cameron Engineering 4-9



Table 4-7

0.6% growth for 3 years, to 2022

Trip Distribution and Assignment: Scenario A

59 single-family homes

3-year growth: 1.018 Adjusted counts x 1.018 AM PM __ SUN
Seasonal Adjustment: for 3 years of ambient Enter| 11 38 36
1.077 Weekday growth & trips to/from Exit| 35 23 32
1.108 Weekend other planned projects Total| 46 61 68
2022 - Alternative A
2022 Baseline WEEKDAY WEEKEND Generated Traffic Total Site Traffic

AM | PM [ SUN | Dir. AM PM %1In__ %Exit | AM PM SUN [ AM PM SUN| AM PM SUN

SUN

% In  %Exit

Peak Hours Begin at: [NB  Left 36 34 16 60% 55% 21 14 18 21 14 18 57 48 33

745 1630 1115 Right 13 12 14 40% 45% 14 9 14 14 9 14 27 21 28

EB Thr 791 653 731 - - - 0 0 0 791 653 731

Right 11 45 18 60% 55% 7 23 20 7 23 20 18 68 38

Hourly Peak Hour WB Left 16 18 19 40% 45% 4 15 16 4 15 16 21 33 35

Factors (PHFs) are: Thr 694 739 549 -—- - - 0 0 0 694 739 549
0.97 | 0.94 | 0.91 |Intersection

Peak Hours Begin at:  [SB  Left 1 9 3 -—- -—- -—- 0 0 0 1 9 3
745 1630 1115 Right 16 16 9 --- --- --- 0 0 0 16 16 9
EB Left 3 30 15 - - - 0 0 0 3 30 15
Thr 801 689 746 || 60% 55% 7 23 20 7 23 20 808 712 766
Hourly Peak Hour WB  Thr 723 768 562 60% 55% 21 14 18 21 14 18 744 782 579
Factors (PHFs) are: Right 7 5 3 -—- - - 0 0 0 7 5 3
0.97 1 0.94 | 0.91 |Intersection

NB Left 64 104 42 4% 4% 0 2 1 0 2 1 64 106 43

Peak Hours Begin at: Thr 80 81 52 - - - 0 0 0 80 81 52
745 1645 1145 Right 7 8 11 --- --- --- 0 0 0 7 8 11
SB Left 65 92 74 --- --- --- 0 0 0 65 92 74

Thr 89 162 70 - - - 0 0 0 89 162 70

Right 87 37 76 4% 4% 0 2 1 0 2 1 87 39 77

EB Left 66 71 79 4% 4% 1 1 1 1 1 1 67 72 80
Thr 632 352 578 32% 37% 11 7 12 11 7 12 644 359 589

Right 56 122 39 4% 4% 1 1 1 1 1 1 57 123 41

WB Left 16 9 14 --- --- --- 0 0 0 16 9 14

Hourly Peak Hour Thr 553 595 461 32% 37% 4 12 13 4 12 13 557 607 475
Factors (PHFs) are: Right 46 55 51 -—- - - 0 0 0 46 55 51

0.96 098 0.92 |Intersection

Peak Hours Begin at: |SB  Left 23 48 27 5% 5% 1 2 2 1 2 2 24 50 29
745 1630 1145 Right 53 58 72 --- --- --- 0 0 0 53 58 72
EB Left 89 83 80 - - - 0 0 0 89 83 80
Thr 810 754 727 || 55% 50% 6 21 18 6 21 18 816 775 745
Hourly Peak Hour WB  Thr 735 761 583 55% 50% 19 13 16 19 13 16 755 774 599
Factors (PHFs) are: Right 21 39 25 5% 5% 2 1 2 2 1 2 23 41 26
0.97 1 0.96 | 0.89 |Intersection
[INTERSECTION: Albro Lane and Atlantic Avenve [~ T [\ ]
Peak Hours Begin at: [NB  Left 4 7 8 -—- -—- -—- 0 0 0 4 7 8
745 1615 1215 Right 0 3 2 --- --- --- 0 0 0 0 3 2
EB Thr 2 2 1 5% 5% 1 2 2 1 2 2 3 4 3
Right 4 1 3 --- --- --- 0 0 0 4 1 3
Hourly Peak Hour WB Left 8 11 9 -— -— -— 0 0 0 8 11 9
Factors (PHFs) are: Thr 43 80 37 5% 5% 2 1 2 2 1 2 45 81 39
0.74 1 0.79 | 0.84 |intersection




Table 4-8 Trip Distribution and Assignment: Scenario B (with Perimeter Open Space)
59 single-family | Clubhouse Meetings Local
0.6% growth for 3 years, to 2022 homes / Events event entry .
_ Transferred trips
3-year growth: 1.018 Adjusted counts x 1.018 AM PM SUN| AM PM SUN AM from Broadway
Seasonal Adjustment: for 3 years of ambient Enter| 11 38 36 23 3 27 194 not new trips ’
1.077 Weekday growth & trips to/from Exit| 35 23 32 2 2 4 0
1.108 Weekend other planned projects Total| 46 61 68 25 5 31 19 .
2022 - Alternative B
2022 Baseline WEEKDAY | WEEKEND | Generated Traffic | Generated Traffic Transfer Total Site Traffic
AM | PM | SUN | Dir. Mvmt)|] AM PM SUN |[ %In  %Exit|{ %In %Exit| AM _PM SUN| AM PM SUN | %In AM AM PM SUN || AM PM SUN
Peak Hours Begin at: |[NB  Left 36 34 16 60% 55% 21 14 18 1 1 2 - 22 15 20 58 49 36
745 1630 1115 Right 13 12 14 40% 45% 1 9 1 1 --- 15 10 16 28 22 30
EB Thr 791 653 731 --- - --- - --- -- | -60% -1y -11 0 0 780 653 731
Right 11 45 18 60% 55% 7 23 20 14 2 15 ] 60% 11 32 25 35 43 70 53
Hourly Peak Hour WB  Left 16 18 19 40% 45% 4 15 16 9 1 12 | 40% 8 21 16 28 38 34 48
Factors (PHFs) are: Thr 694 739 549 - - - - - --- | -40% -8 -8 0 0 686 739 549
0.97 | 0.94 | 0.91 |Intersection

Peak Hours Begin at: |SB  Left 1 9 3 - - - - - - 0 0 0 1 9 3
745 1630 1115 Right 16 16 9 --- --- = 0 0 0 16 16 9
EB Left 3 30 15 --- --- - 0 0 0 3 30 15
Thr 801 689 746 || 60% 55% 7 23 20 14 2 15 20 25 35 822 714 780
Hourly Peak Hour WB Thr 723 768 562 60% 55% 21 14 18 1 1 2 22 15 20 745 783 581
Factors (PHFs) are: Right 7 5 3 - --- - --- - --- 0 0 0 7 5 3
0.97 | 0.94 | 0.91 |Intersection

NB Left 64 104 42 4% 4% 0 2 1 1 0 1 1 2 3 65 106 44

Peak Hours Begin at: Thr 80 81 52 - --- - --- - --- 0 0 0 80 81 52

745 1645 1145 Right 7 8 11 --- --- == 0 0 0 7 8 11

SB Left 65 92 74 --- - - 0 0 0 65 92 74

Thr 89 162 70 --- - - 0 0 0 89 162 70

Right 87 37 76 4% 4% 2 1 1 0 1 1 2 3 88 39 78

EB Left 66 71 79 4% 4% 1 1 1 0 0 1 1 1 67 72 80

Thr 632 352 578 32% 37% 11 7 12 1 1 1 12 8 13 644 360 591

Right 56 122 39 4% 4% 1 1 1 0 0 1 1 1 57 123 41

WB  Left 16 9 14 --- --- --- 0 0 0 16 9 14

Hourly Peak Hour Thr 553 595 461 32% 37% 4 12 13 7 1 10 11 13 23 564 608 485

Factors (PHFs) are: Right 46 55 51 - --- - --- - --- 0 0 0 46 55 51
0.96 098 0.92 |Intersection

Peak Hours Begin at: |SB  Left 23 48 27 5% 5% 1 2 2 1 0 1 2 2 3 25 50 30
745 1630 1145 Right 53 58 72 == == == 0 0 0 53 58 72
EB  Left 89 83 80 --- --- --- 0 0 0 89 83 80

Thr 810 754 727 || 55% 50% 6 21 18 13 2 14 19 23 32 829 777 758

Hourly Peak Hour WB  Thr 735 761 583 55% 50% 19 13 16 1 1 2 20 14 18 756 775 601
Factors (PHFs) are: Right 21 39 25 5% 5% 2 1 2 0 0 2 1 2 23 41 27

0.97 | 0.96 | 0.89 |Intersection
Peak Hours Begin at: |[NB  Left 4 7 8 0 0 0 4 7 8
745 1615 1215 Right 0 3 2 == == = 0 0 0 0 3 2
EB Thr 2 2 1 5% 5% 1 2 2 1 0 1 2 2 3 4 4 4
Right 4 1 3 --- --- == 0 0 0 4 1 3
Hourly Peak Hour WB  Left 8 11 9 - --- - --- - --- 0 0 0 8 11 9
Factors (PHFs) are: Thr 43 80 37 5% 5% 2 1 2 0 0 0 2 1 2 45 81 39
0.74 1 0.79 ] 0.84 |Intersection




* Reflects the peak 4
months of the year

Table 4-9 Trip Distribution and Assignment: Scenario C (with Golf Course)
59 single-family | Clubhouse Meetings 9-hole Golf Course* Local

0.6% growth for 3 years, to 2022 homes / Events evententry| (1. eoed trips
3-year growth 1.018 Adjusted x 1.018 AM PM SUN| AM PM SUN| AM PM SUN AM from Broadway.
Seasonal Adjustment: for 3 years of ambient Enter| 11 38 36 23 3 27 18 16 23 194 not new trips ’

1.077 Weekday growth & trips to/from Exit| 35 23 32 2 2 4 8 19 24 0

1.108 Weekend other planned projects Total| 46 61 68 25 5 31 26 35 47 19

2022 Baseline WEEKDAY | WEEKEND | Generated Traffic | Generated Traffic | Generated Traffic Transfer /|| Total Site Traffic
AM | PM | SUN [Dir.Mvmt{f{ AM PM SUN || % In %Exit| % In %Exitf AM PM SUN| AM PM SUN| AM PM SUN| %In AM AM PM SUN

2022 - Alternative C

AM

PM  SUN

Peak Hours Begin at:{NB Left 36 34 16 60% 55% | 21 14 18 1 1 2 5 11 13 --- 27 26 33 63 60 49
745 1630 1115 Right|| 13 12 14 40% 45% | 14 9 14 1 1 2 3 8 11 18 18 27 31 30 41
EB Thr 791 653 731 --- --- - - - || -60% 117 -11 0 0 780 653 731

Right|| 11 45 18 |f 60% 55% 7 23 20 14 2 15 11 10 13 || 60% 11 43 34 47 54 79 65

Hourly Peak Hour (WB Left 16 18 19 | 40% 45% 4 15 16 9 1 12 7 6 10 || 40% 8 28 23 39 45 40 58
Factors (PHFs) are: Thr 694 739 549 - --- - --- - --- - --- - || -40% -8 -8 0 0 686 739 549

0.97 | 0.94 | 0.91 |Intersection

Peak Hours Begin at:{SB  Left 1 9 3 - -- - - - - - - - 0 0 0 1 9 3
745 1630 1115 Right|[ 16 16 9 --- - == - == 0 0 0 16 16 9
EB Left 3 30 15 --- --- - - - 0 0 0 3 30 15

Thr 801 689 746 |l 60% 55% 7 23 20 14 2 15 11 10 13 31 34 47 || 832 723 793

Hourly Peak Hour [WB Thr 723 768 562 60% 55% (| 21 14 18 1 1 2 5 11 13 27 26 33 | 750 794 595
Factors (PHFs) are: Rightff 7 5 3 - --- - --- - --- - --- - 0 0 0 7 5 3

0.97 | 0.94 | 0.91 |Intersection

NB Left 64 104 42 || 4% 4% 0 2 1 1 0 1 1 1 1 2 2 3 66 106 45

Peak Hours Begin at: Thr 80 81 52 - --- - --- - --- - --- - 0 0 0 80 81 52
745 1645 1145 Right|[ 7 8 11 --- --- == - == 0 0 0 7 8 11
SB Left 65 92 74 --- - - - - 0 0 0 65 92 74

Thr 89 162 70 --- - - - - 0 0 0 89 162 70

Right|| 87 37 76 || 4% 4% 2 1 1 0 1 1 1 1 2 2 3 89 40 79

EB Left 66 71 79 4% 4% 1 1 1 0 1 1 2 2 2 68 73 81

Thr 632 352 578 32% 37% | 11 7 12 1 1 1 3 6 9 14 14 22 || 647 366 600

Right|[ 56 122 39 4% 4% 1 1 1 0 0 1 1 2 2 2 58 123 42

WB Left 16 9 14 --- --- --- - - 0 0 0 16 9 14

Hourly Peak Hour Thr 553 595 461 | 32% 37% 4 12 13 7 1 10 6 5 9 17 18 32 || 570 613 493
Factors (PHFs) are: Right || 46 55 51 - --- - --- - --- - --- - 0 0 0 46 55 51

0.96 098 0.92

Intersection

Peak Hours Begin at:{SB  Left 23 48 27 5% 5% 1 2 2 1 0 1 1 1 1 3 3 4 26 51 31
745 1630 1145 Right|| 53 58 72 --- - == - == 0 0 0 53 58 72
EB Left 89 83 80 - - - - - 0 0 0 89 83 80
Thr 810 754 727 | 55% 50% 6 21 18 13 2 14 10 9 12 29 31 43 || 839 785 770

Hourly Peak Hour [WB Thr 735 761 583 55% 50% | 19 13 16 1 1 2 4 10 12 25 24 30 || 760 786 613
Factors (PHFs) are: Right|| 21 39 25 5% 5% 2 1 2 0 0 0 1 1 2 2 3 23 42 28

0.97 1 0.96 | 0.89 |Intersection

Peak Hours Begin at:{NB Left 4 7 8 - -- - - - - - - - 0 0 0 4 7 8
745 1615 1215 Right|[ 0 3 2 --- - == - == 0 0 0 0 3 2
EB Thr 2 2 1 5% 5% 1 2 2 1 0 1 1 1 1 3 3 4 5 5 5

Right|[ 4 1 3 --- --- --- - == 0 0 0 4 1 3

Hourly Peak Hour (WB Left 8 11 9 - --- - --- - --- - --- - 0 0 0 8 11 9
Factors (PHFs) are: Thr 43 80 37 5% 5% 2 1 2 0 0 0 0 1 1 2 2 3 45 82 40

0.74 10.79] 0.84

Intersection
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5. Assessing Impact: As-of-Right/Coastal Conservation District
Scenario Levels of Service

The next step of this report was to determine the future levels of service with the proposed Coastal
Conservation District. Any traffic impacts are gauged by the genuine differences between the
scenario levels of service compared to the As-of-Right scenario.

Table 5-1 follows at the end of this section and contains the future level of service summaries. The
table is summarized below, and the analysis worksheets are in Appendix I (for Scenario A),
Appendix J (Scenario B) and Appendix K (Scenario C).

Each description applies equally to the full buildout scenarios with the proposed zoning (Scenarios
A, B, and C) unless otherwise noted. As expected, Scenario A (59 residences) yielded the lowest
delays (best operation), with slightly higher delays for Scenarios B and C (59 residences,
Clubhouse/golf use), and the highest delays under the As-of-Right scenario (285 residences).

5.1 Broadway and Meadow Drive

Northbound delay will increase the most under the As-of-Right scenario, though not enough
to yield adverse impacts to this intersection. There are nominal differences between
Scenarios A, B, and C (59 residences and Clubhouse/golf use); each scenario will operate
with less delay than the As-of-Right scenario (285 residences) and with no delay changes

compared to existing conditions.

This intersection will not require traffic mitigation under any of the analyzed scenarios.
Under the As of Right scenario, if there is no new driveway across Prospect Avenue,
northbound Meadow Drive would have +8 seconds of additional delay in the AM peak hour.

5.2 Broadway and Pine Street

The levels of service at this intersection will be the same for all scenarios (As-of-Right and
Coastal Conservation District Scenarios A, B, and C) during all time periods. There are
nominal differences in delay, within 1-2 seconds between different scenarios.

This intersection will not require traffic mitigation under any of the analyzed scenarios.
5.3 Broadway and Woodmere Boulevard

The only difference between any scenario with full buildout under the proposed zoning (59
residences and Clubhouse/golf use) and the As-of-Right scenario (285 residences) is during
the weekday PM peak hour, but the differences are minimal:

The eastbound approach operates at LOS C As-of-Right, which is comparable albeit with
higher delay than the LOS B operation under any scenario with the proposed Coastal
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5.4

Conservation District (59 residences and Clubhouse/golf use). The southbound approach
will operate at LOS D under the As-of-Right scenario (285 residences), compared to LOS C
under Scenarios B or C (59 residences and Clubhouse/golf use). The corresponding delay

differences are small.
This intersection will not require traffic mitigation under any of the analyzed scenarios.
Broadway and Prospect Avenue

This location will operate at an overall LOS A under Scenario A, B, or C (59 residences and
Clubhouse/golf use). The eastbound and westbound Broadway approaches will operate at
LOS A or LOS B during all peak hours, under any scenario. The differences are less than 1
second per vehicle, too small for drivers to notice.

However, the As-of-Right scenario (285 residences) could change overall operation to LOS
B or C if its proposed second driveway is approved. Additionally, with or without a new
driveway, the As-of-Right scenario would incur significant adverse impacts to southbound
traffic that would require mitigation, and northbound traffic with a new driveway would

experience high delays that are not appropriate for day-to-day operation.

Currently, southbound traffic operates at LOS D, LOS F (61 seconds of delay per vehicle),
and LOS D during the respective AM, PM, and Weekend peak hours. The three scenarios
with full buildout under the proposed zoning yield LOS E, LOS F, and LOS D/E during the
same peak hours. Scenarios A (59 residences) and B (59 residences and Clubhouse) change
PM southbound delay by roughly 10 seconds, with roughly 17 seconds for Scenario C (59
residences and Clubhouse/golf use), which represents the peak condition 4 months a year.

On the contrary, the Willow View Estates As-of-Right scenario (Residence B zoning, 285
residences) represents higher LOS E delays for the AM and Weekend Midday hours, and
more than twice the delay — 126 to 136 seconds of delay, 65 to 75 more than without
development — during the PM peak hour.

The As-of-Right scenario requires mitigation because of the magnitude and frequency of the
delay increase, a typical day-to-day condition rather than an infrequent peak condition.

Furthermore, if the As-of-Right scenario includes a new access on Broadway, the
northbound approach is not expected to operate well. With 40% of site traffic utilizing this
driveway, anticipated delays are well above the LOS F threshold during every peak hour, in
the typical, day-to-day condition: over 360 seconds in any peak hour.

This intersection is unsignalized and it could warrant a traffic light under the As-of-Right
scenario, or significant widening on Prospect Avenue. There are limited options available,
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and the anticipated options would introduce stopped traffic on Broadway and/or remove
street parking from Prospect Avenue to accommodate widening.

5.5 Albro Lane and Atlantic Avenue

Each lane group at this intersection will maintain its Level of Service A during each time
period, under each scenario that was analyzed. The difference between scenarios is less than
1 second; there is no discernable difference. This intersection will not require traffic
mitigation under any of the analyzed scenarios.

Table 5-1, Level of Service Summaries, follows at the end of this section.
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Table 5-1

Broadway at Meadow Drive Level of Service

2022 £285 single-family homes As of Right

2022 with the proposed zoning: 59 single-family homes, hospitality, golf

New driveway opposite
AM Peak Hour 2019 Volumes No new driveway Prospect Xvell)lll)le 2022 Scenario A 2022 Scenario B 2022 Scenario C
Movement | Delay r:i ?0 LOS | Delay r;i :0 LOS | Delay r:i ?0 LOS Delay r:i ?0 LOS | Delay r;i :0 LOS | Delay r:i ?0 LOS
Eastbound TR [ 5.3 0.57 A 10.7 0.70 B 8.0 0.64 A 6.0 0.61 A 6.2 0.62 A 6.6 0.63 A
Westbound LT 1.0 0.50 A 1.8 0.62 A 1.5 0.59 A 1.1 0.53 A 1.2 0.55 A 1.3 0.56 A
Northbound LR | 37.7 0.42 D 51.1 0.85 D 423 0.80 D 423 0.69 D 422 0.69 D 42.2 0.71 D
INTERSECTION | 4.4 A 11.7 B 8.1 A 57 A 5.9 A 6.3 A
PM Peak Hour
Eastbound TR | 4.7 0.52 A 8.3 0.66 A 6.0 0.57 A 5.1 0.55 A 5.1 0.55 A 5.5 0.56 A
Westbound LT 1.1 0.54 A 7.4 0.83 A 2.6 0.72 A 1.3 0.58 A 1.3 0.58 A 1.4 0.60 A
Northbound LR | 37.2 0.39 D 41.7 0.79 D 41.8 0.74 D 40.1 0.59 D 40.5 0.60 D 41.9 0.70 D
INTERSECTION | 3.9 A 10.7 B 6.7 A 4.7 A 4.8 A 5.6 A
Weekend Peak Hour
Eastbound TR | 5.0 0.55 A 8.7 0.67 A 6.2 0.59 A 5.4 0.58 A 5.5 0.59 A 6.1 0.61 A
Westbound LT 0.7 0.41 A 4.3 0.66 A 1.8 0.58 A 0.9 0.45 A 1.0 0.47 A 1.1 0.50 A
Northbound LR |  36.0 0.26 D 42.6 0.80 D 41.9 0.74 D 39.4 0.55 D 40.3 0.59 D 41.9 0.71 D
INTERSECTION | 3.9 A 10.2 B 6.8 A 5.0 A 5.3 A 6.2 A




Table 5-1 (continued)

Broadway at Pine Street Level of Service

2022 +£285 single-family homes As of Right

2022 with the proposed zoning: 59 single-family homes, hospitality,

golf

New driveway opposite

AM Peak Hour 2019 Volumes No new driveway Prospect Avenue 2022 Scenario A 2022 Scenario B 2022 Scenario C
Movement Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS
Eastbound Left-Through 53 A 9.7 A 9.4 A 9.4 A 9.4 A 9.4 A
Westbound Through-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Southbound Left-Right 15.8 C 18.2 C 16.9 C 16.7 C 16.8 C 16.9 C
Intersection 0.2 A 0.2 A 0.2 A 0.2 A 0.2 A 0.2 A
PM Peak Hour

Eastbound Left-Through 9.6 A 10.0 A 9.8 A 9.8 A 9.8 A 9.8 A
Westbound Through-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Southbound Left-Right 26.4 D 34.1 D 29.6 D 28.9 D 28.9 D 29.7 D
Intersection 0.6 A 0.7 A 0.7 A 0.7 A 0.7 A 0.7 A

Weekend Peak Hour
Eastbound Left-Through 8.7 A 9.0 A 8.8 A 8.8 A 8.8 A 8.9 A
Westbound Through-Right 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A 0.0 A
Southbound Left-Right 17.0 C 20.1 C 18.2 C 18.1 C 18.4 C 18.9 C
Intersection 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A 0.3 A




Table 5-1 (continued)

Broadway at Woodmere Boulevard Level of Service

2022 +£285 single-family homes As of Right

2022 with the proposed zoning: 59 single-family homes, hospitality, golf

New driveway opposite

AM Peak Hour 2019 Volumes No new driveway Prospect Avenue 2022 Scenario A 2022 Scenario B 2022 Scenario C
Movement Delay v/cratio LOS | Delay v/cratio LOS | Delay v/cratio LOS Delay rz/tio LOS | Delay rz/t:0 LOS | Delay rz/t:o LOS
Eastbound LTR | 17.4 0.66 B 19.9 0.75 B 20.3 0.75 C 18.8 0.71 B 18.8 0.71 B 18.9 0.73 B
Westbound LTR | 8.8 0.53 A 9.6 0.57 A 9.6 0.57 A 9.4 0.55 A 9.5 0.56 A 9.6 0.57 A
Northbound LTR | 30.4 0.48 C 30.3 0.50 C 30.3 0.50 C 30.3 0.49 C 30.3 0.49 C 30.3 0.50 C
Southbound LTR | 34.3 0.71 C 344 0.72 C 344 0