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June 16, 2026

The Honorable Ted Rosen, Mayor and Board of Trustees
Incorporated Village of Great Neck Plaza

2 Gussack Plaza

P.O. Box 440

Great Neck, NY 11022-0440

RE: Response to Comments
Proposed Redevelopment at 68 Grace Avenue
Incorporated Village of Great Neck Plaza, Nassau County, New York

Dear Mayor Rosen and Trustees:

In response to the VHB letter dated May 29, 2026, we have addressed the comments and
provide the following responses: Enclosed materials include the revised 2026 Part 1 Full EAF,
the updated project description and Village Notice of Disapproval, and the supplemental traffic
and parking exhibits referenced below.

Comments Regarding the Part 1 — Full EAF

Comment 1: The New York State Department of Environmental Conservation (NYSDEC)
recently adopted amendments to the State Environmental Quality Review Act
(SEQRA) regulations at 6 NYCRR Part 617, which were published in the New
York State Register on May 13, 2026. The Part 1 EAF has been updated by the
NYSDEC to be compatible with the amended SEQRA regulations. Pursuant to
Section 617.19, Effective Date, of the amended regulations, for actions that have
not received a determination of significance prior to the Effective Date (June 12,
2026), the actions would be subject to the amended regulations. Lead agency
coordination is mandatory for this Type | Action, and the coordinated review
period is expected to expire after June 12, 2026, such that no determination of
significance will have been made as of the effective date of the amended

Response 1: A revised Part 1 Full Environmental Assessment Form has been prepared using
the 2026 NYSDEC form and is enclosed with this response.

Comment 2: Page 1, Question A: The project description indicates that 113 parking spaces
are proposed. However, the Site Plan Zoning Calculations (SP-1) and the Traffic
and Parking Assessment for Four-story Multi-family Housing indicate that 105
parking spaces are required and 81 are provided. This inconsistency must be
resolved and the need for a parking variance indicated on the EAF, as
applicable.
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Response 2: The project description and revised EAF now state that 105 parking spaces are
required and 81 spaces are proposed, consisting of 74 below-grade spaces and 7
surface spaces. The application therefore includes a variance for a 24-space
parking deficiency. The Village Notice of Disapproval also identifies the need for
relief for the seven above-grade parking spaces.

Comment 3: Page 1, Question A: The total gross floor area of the new building indicated on
the Site Plan Zoning Calculations (SP-1) does not match that provided in the
project description. This inconsistency must be reconciled.

Response 3: The revised EAF identifies approximately 79,058 square feet of gross floor area,
consistent with the FAR calculation in the Village Notice of Disapproval. The Notice
of Disapproval narrative separately references 75,522 square feet; the applicant
and architect will confirm and reconcile this discrepancy before the EAF is filed.

Comment 4: Page 2, Questions A and B: Based on a review of the Site Plan Zoning
Calculations (SP-1), it appears that the Applicant is seeking a conditional permit
pursuant to Village Code Section 225-50.3, Conditional permits for buildings
containing affordable housing units. Therefore, the Applicant, within the
Description of the Proposed Action, needs to identify the number of proposed
affordable dwelling units and the percentage of gross floor area that comprises
the affordable units, as a minimum of 20 percent of gross floor area is required.
Furthermore, the Applicant should indicate that a conditional permit from the
Board of Trustees is required for implementation of the proposed action.

Response 4: The revised project description and EAF identify the required conditional permit
from the Village Board of Trustees pursuant to Village Code Section 225-50.3. The
applicant anticipates providing not fewer than 8 affordable dwelling units and will
confirm through the final unit and floor-area schedule that the affordable units
comprise at least 20 percent of the project's gross floor area before filing.

Comment 5: Page 2, Question B: The Applicant must identify and add to the list of
Government Approvals all required variances (including parking) and each Board
that would grant any such variances.

Response 5: The revised EAF identifies the Village Zoning Board of Appeals and the variances
listed in the May 18, 2026 Notice of Disapproval: a 24-space parking deficiency;
seven above-grade parking spaces; maximum building height; floor area ratio; two
undersized accessible parking spaces; and aggregate side-yard width. The Board
of Trustees conditional permit is separately identified under the applicable Village
approval.

Comment 6: Page 2, Question B: The Village Department of Public Works should be added
to the list of Government Approvals with respect to the modification of the curb
cuts on St. Paul’s Place (Ninth Avenue) and Gilchrest Street.
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The Village Department of Public Works has been added to the Government
Approvals section for review and approval of the proposed curb-cut modifications
on St. Paul's Place and Gilchrest Road.

Page 2, Question B: Approvals from the Great Neck Plaza Water Pollution
Control District (sewer) and Water Authority of Great Neck North (water) are
listed under Village Planning Board/Commission. These should be moved to
“Other local agencies” and the sewer agency corrected to “Great Neck Water
Pollution Control District.”

The Great Neck Water Pollution Control District and the Water Authority of Great
Neck North have been moved to the Other Local Agencies category. The sewer
district name has been corrected to Great Neck Water Pollution Control District.

Page 2, Question B: The list of Governmental Approvals should be updated to
include a Certificate of Appropriateness from the Village of Great Neck Plaza
Historic Preservation Commission, since the St. Paul’s Episcopal Church is a
Village Landmark.

The revised EAF identifies the required Certificate of Appropriateness from the
Village of Great Neck Plaza Historic Preservation Commission for work affecting
the Village-designated church and Liberty Oak landmarks.

Page 2, Question B: Since the Subject Property is located within 500 feet of a
municipal boundary (i.e., Village of Thomaston), the Applicant should add to the
list of approvals General Municipal Law (GML) 239-m Referral to the Nassau
County Planning Commission. Additionally, the agency associated with the 239-f
approval (i.e., Nassau County Department of Public Works) should be identified
for clarity.

The revised EAF identifies referral to the Nassau County Planning Commission
pursuant to General Municipal Law Section 239-m and identifies the Nassau
County Department of Public Works in connection with the applicable Section 239-
f review.

Page 2, Question B: The Applicant should list LIPA c/o PSEG Long Island for
electric service connection under Government Approval, and National Grid
should be listed for natural gas connection, if proposed.

PSEG Long Island is identified as the electric service provider. National Grid will
be identified as an approval or service-coordination entity if natural gas service is
included in the final building design.
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Page 3, Question D.1.c: The total acreage owner or controlled by the applicant
or project sponsor is listed as “TBD.” The Applicant must provide this information.

The revised EAF identifies 1.17 acres as the total acreage owned or controlled by
the applicant/project sponsor.

Page 3, Question D.1.e.i: The construction period is listed as “TBD.” The
Applicant must provide this information.

The project is anticipated to be constructed as a single phase. The applicant and
construction manager are confirming the construction duration, which will be
inserted in the EAF before filing.

Page 4, Question D.1.f: The number of proposed residential units should be
modified to indicate that there would be a total of 64 multifamily residential units
at completion. There are no one-family or two-family residences proposed, as
indicated by the current response.

The revised EAF identifies 64 multifamily dwelling units at completion, consisting
of 30 one-bedroom units and 34 two-bedroom units. No one-family or two-family
residences are proposed.

Page 5, Questions D.2.c and d: Based on a review of the Nassau County
Department of Public Works Minimum Design Sewage Flow Rates, the water
demand and sewage generation numbers appear to be higher than expected for
the residential units. Therefore, the Applicant should provide the back-up
calculations for the projected water use (including irrigation) and sewage
generation.

The revised EAF identifies the Water Authority of Great Neck North and the Great
Neck Water Pollution Control District as the applicable service providers. The
applicant's civil and plumbing teams are preparing backup calculations for
projected water demand, including irrigation if applicable, and sanitary sewage
generation using the applicable Nassau County design flow criteria. The final
calculations and corresponding EAF values will be provided before filing.

Page 6, Question D.2.f: The Applicant has indicated “no” with respect to the
question regarding use on-site of one or more sources of air emissions. Based
on a review of the EAF Workbook for the Part 1 Full EAF, it is VHB’s
recommendation that the Applicant respond to this question in the affirmative and
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described, as there will be, at a minimum, mobile sources during project
operations, including passenger vehicles and typical delivery vehicles.

Question D.2.f has been revised to 'Yes.' The EAF now identifies passenger
vehicles, typical delivery and service vehicles, temporary construction vehicles and
equipment, and temporary generators, as applicable, as sources of air emissions.
No major stationary air source is anticipated.

Page 7, Question D.2.j: The “yes” response to this question regarding traffic
generation indicates that there would be a substantial increase in traffic above
present levels or there would be a new demand for transportation facilities or
services. This appears to contradict the Traffic and Parking Assessment for Four-
story Multi-family Housing prepared by the Applicant’s consultant, and should be
confirmed.

Question D.2.j has been revised to ‘No' because the project is not expected to
result in a substantial increase in traffic or create substantial new demand for
transportation facilities or services. As documented in the supplemental traffic
response below, project-generated traffic would represent less than five percent of
existing Grace Avenue traffic during the analyzed peak periods.

Page 7, Question D.2.I: It should be noted that the hours of construction are not
consistent with Section 89- 27, Permitted Hours, of the Village Code.

The construction hours in the revised EAF have been corrected to comply with
Village Code Section 89-27: Monday through Friday from 8:00 a.m. to 6:00 p.m.;
Saturday from 9:00 a.m. to 5:00 p.m.; and no construction on Sundays or holidays.

Page 9, Question E.1.b: The table of existing and proposed land use covertypes
(acreages) and the change from existing to proposed is incomplete and does not
provide covertype data for the entire site under existing and proposed conditions.
Complete, accurate data is needed to understand the effects of the proposed
action on land surface coverage at the subject property.

The land-cover table in the 2026 EAF has been reformatted so that existing
conditions, proposed conditions, and the net change can be reported for the entire
1.17-acre site. The civil/site plan team is finalizing the cover-type acreages, and
the completed totals will be inserted before filing so that each condition sums to
1.17 acres.

Page 10, Question E.1.h.i: There are four spills listed on the EAF. Only two
(8703873 and 0708603) are located on the site. The other two spills that are
listed (0511913 and 0910589) are not located on the site and should be removed
for accuracy.
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The revised EAF retains only Spill Nos. 8703873 and 0708603 as on-site spill
records. Spill Nos. 0511913 and 0910589 have been removed because they are
not located on the subject property.

Page 13, Question E.3.e: The list of eligible historic properties is cut off on the
EAF and must be completed

The historic-resources response has been expanded and made legible. It identifies
the St. Paul's Episcopal Church complex as National Register-eligible and
identifies the church and Liberty Oak as Village-designated historic landmarks. The
accompanying EAF Mapper information also identifies the nearby eligible
resources, including Canterbury House, St. Paul's Memorial Parish House, and
the United States Post Office in Great Neck.

There are responses within the EAF that are obscured by symbols such that the
data is not legible (e.g., Questions D.1.b.a and E.2.f). The Applicant should
amend the form to make all responses legible.

The revised 2026 EAF has been reformatted so that all responses are legible and
are not obscured by symbols. The final filing copy will be reviewed again for
legibility after the remaining applicant and design-team confirmations are entered.
For clarity, the revised EAF identifies the following limited items for final
applicant/design-team confirmation before filing: gross floor area; the affordable-
unit and affordable-floor-area schedule; construction duration; water and sewer
calculations; and existing/proposed land-cover acreages.

Comments Regarding Traffic and Parking Assessment for Four-story Multi-family Housing

Comment 1:

Response 1:

Comment 2:

On page 3 of 5, the Traffic and Parking Assessment states that the trip
generation rates for the Institute of Transportation Engineers (ITE) Land Use
Code 211 (mid-rise multi-family housing) was utilized to predict the traffic
generated by the project. However, Land Use Code 211 is not included in the
latest edition of the Trip Generation Manual. This is likely a typographic error and
Land Use Code 221 was instead utilized. The dataset that was utilized should be
confirmed and the correct Land Use Code provided.

Land Use Code 221 (Mid-Rise 2+ BR units) was utilized.
Under the assumption that Land Use Code 221 was utilized, it appears that the

trip generation rates detailed on Page 3 of 5 were utilized for the dataset of units
that are not close to rail transit. It is noted that, due to the site’s location less than
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% mile from the Great Neck Train Station, the trip generation estimate is likely
conservative with respect to the activity that will be generated.

Comment acknowledged.

The project is predicted to generate 24 new trips during the weekday a.m. peak
hour, 24 trips during the weekday p.m. peak hour, and 23 trips during the
Saturday peak hour. On page 3 of 5 it is stated that ‘According to the Institute of
Transportation Engineers (ITE) and the NYSDEC SEQR Handbook, traffic
generation at this level is not anticipated to have noticeable impacts on local
traffic flow or delays.” While this is generally true, there are marginal cases where
small increases in traffic can result in impacts. To better demonstrate that the
application will not result in significant increases in traffic relative to the
background conditions, the proposed traffic to be generated should be compared
to traffic volumes on Grace Avenue fo show the percentage increase that the
project represents. If the increase is potentially significant (e.g., greater than a
10% increase relative to the existing volume of traffic) then traffic capacity
analysis for the signalized intersection of Grace Avenue and Gilchrest Street,
which will accommodate most of the traffic from the development via turns,
should be performed.

The site-generated traffic would comprise less than 5% of existing traffic volumes
on Grace Avenue, as shown below. Traffic counts were collected at the
intersection of Grace Avenue and Gilchrest Road on Saturday 3/14/26 from
11:00 a.m. to 2:00 p.m. and on Wednesday 3/18/26 from 7:00-9:00 a.m. and 4:00
to 7:00 p.m. The counts comprised typical weekday AM and PM and Saturday
midday peak hour periods.

Counted Traffic at Grace Avenue-Gilchrest Road in March 2026:
AM PM SAT

NB Left 17 i) I
Thr 10 13 2
Right | 18 9 1

SB Left 52 42 26
Thr 14 B 2
Right || 44 32 25

EE  Left 11 48 18
Thr 188 324 213
Right | 22 18 8

WEB  Left 25 8 2
Thr 281 250 208
Right | 82 36 21
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Relative Trip Generation increases:
. . East-West Grace
Ttip GefSstion Avenue Traffic Volumes % Change

AM PM SAT AM PM SAT AM PM SAT

6 17 12

25/589 | 26/693 | 23 /465

19 9 11 589 693 465 4.2% 3.8% 4.9%

25 26 23

In accordance with the parking calculations, 105 parking spaces are required by
the Village Code whereas 81 parking spaces are to be provided. Therefore, a
variance for 24 parking spaces is associated with the application. The parking
demand analysis included on Page 4 of 5 indicates that the maximum number of
vehicles parked would be 76, utilizing the average rates for ITE Land Use Code
221. This results in an overage in provided parking of only 5 stalls or 6.5%. which
is not significant and is within the range of daily fluctuation where the total
parking demand may come close to meeting or exceeding the parking supply. It
is also noted that the 85th percentile rate for this dataset indicates a maximum
demand of 86 parked vehicles, which is greater than the parking spaces that will
be provided. Due to this, additional information regarding how a potential
overage would be accommodated or estimates specific to the units being in close
proximity to rail transit should be provided to support the conclusion that the
project will not result in undue parking congestion.

ITE Parking Generation Manual data are more consistent with bedroom count than
unit count. The proposed building would have 98 bedrooms: 30 associated with 30
1-bedroom units and 68 associated with 34 2-bedroom units. The data plots for
units with close to 98 bedrooms are consistent with the average rate line, and
buildings in this size range have a higher ITE calculation using the rate than with
using the equation. An excerpt of the ITE data points is provided below for
Monday-Friday (the manual only has one Saturday study site).

The rate line is at or above nearly every study site, which is why we are confident
that providing 81 spaces, compared to the average rate result of 76, is realistic.

In the event of periodic higher demand, visitors could utilize St. Paul’s Place.
Weekday parking is permitted on one side of St. Paul's Place on weekdays. We
expect that weekend parking was restricted to accommodate the former church
use. If it becomes warranted in the future, the Village could remove this restriction
and permit parking 7 days a week.

And as noted, the site is walkable to the Great Neck LIRR station and will be an
attractive residence for people who do not commute by car. In our experience, we
find this to be common among people moving out of New York City.
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P = Parked Vehicles

S0 100 150

X = Number of Bedrooms

It is also noted that 30 of the parking spaces are to be provided in tandem (15
pairs) within the below grade parking garage. While it is stated that these parking
spaces would correspond to two-bedroom units, assurances must be provided
that each pair of tandem spaces will be assigned to a single rented unit so that
blocked vehicles do not occur between multiple residences.

The applicant would assign any tandem (set of 2 spaces) to the same unit.

With respect to the spaces, it is also noted that assigning pairs of spaces to
individual units will create different ratios of the parking supply to the number of
units within the same development. In this case, with one pair of tandem spaces
assigned to each of 15 two-bedroom units, the parking supply for each of those
units is effectively 2 spaces per unit. Because there are 64 units and 81 parking
spaces, the remaining 49 units would only have 51 parking spaces available,
which is a much lower ratio of supply to demand. Therefore, the parking demand
analysis should be separated for the units for which tandem spaces will be
provided from the remainder and the units and spaces being proposed to
demonstrate the adequacy of both parking supplies.

In the current layout, there are 15 proposed tandems (30 spaces total) fo be
assigned to 15 of the 2-bedroom units. The remaining 51 parking spaces would
serve the remaining 49 units, 88% of which have only 1 bedroom. As noted above,
there is surplus on-street parking if it is ever needed. And please note there is no
stipulation in Village code to change the required parking ratios based on having
tandems assigned to specific units.
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Comment 7: The applicant should provide turning templates illustrating the ability of vehicles
to enter and exit all proposed stalls in the parking garage. While they meet code
width requirements, that code does not account for the presence of fixed
columns between stalls and adjacent walls as shown on the proposed site plans.

Response 7: Selected vehicle turning diagrams are provided in the attachments.

Comment 8: The applicant should state definitively whether or not the Residential Amenity
Building will be used for events that would involve non-residents, as any such
events would attract additional parked vehicles for which there may be no on-site
accommodation.

Response 8: The proposed building is expected to have a similar propensity for visitors as the
multifamily buildings included in the ITE study sites. Periodic visits are typical and
expected. This should be accommodated because residential parking demand
peaks overnight.

Should you have any further questions, please contact me at (516) 224-5225.

Sincerely,

Rob T. Schiavone
Senior Civil Designer

Attachments: (1) Revised 2026 Part 1 Full Environmental Assessment Form; (2) Updated
Project Description and Village Notice of Disapproval dated May 18, 2026; and (3)
Supplemental Traffic and Parking Exhibits, including selected vehicle turning templates.



