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Site Plan and Special Permit Approvals 
Dear Mr. Duquesne: 

The Westchester County Planning Board has received a site plan (revised December 21, 2020) and 
related materials for the above referenced application to construct a new continuum of care facility on a 
8.17-acre portion of the 123.87-acre Metropolis Country Club located at 289 Dobbs Ferry Road (NYS 
Route 100B) (SBLs 8.10-1-6 and 8.141-94-13 to 18). The applicant had previously petitioned the Town 
to establish new continuum of care facility special permit regulations. As the Town has adopted those 
regulations, the applicant is currently seeking subdivision, site plan and special permit approvals for a 
new continuum of care facility using these new regulations.  
The proposed subdivision would create a 5-acre lot for the continuum of care facility along the country 
club’s current frontage with Dobbs Ferry Road. A second, 3.17-acre parcel would be created as a 
conservation easement to be located in between the northern boundary of the country club and the 
assisted living facility and the surrounding neighborhood.  
The proposed facility would offer 155 units, mixed between independent living, assisted living and 
memory care units, within a four-story building. 100 parking spaces are to be provided on-site, mostly 
in front of the building along Dobbs Ferry Road, but also within a smaller lot to be located within a half-
courtyard of the building’s north side. A full courtyard within the building would contain a garden for 
residents, and two more garden areas would be located behind the building. 
The site currently contains the main access driveway for the country club. The driveway would be 
relocated west of the proposed building to facilitate access to both the facility and the golf course. A 
second, smaller vehicular access drive would lead to Dobbs Ferry Road east of the proposed building.  

The County Planning Board has participated in the review of this proposal since it was initially referred 
to us in 2019 as a petition to amend the Town Zoning Ordinance. In our two letters to the Town dated 
July 22, 2019 and September 25, 2020 we offered several preliminary site planning comments which the 
applicant has responded to. We are particularly appreciative of the applicant’s inclusion of sidewalks 
and crosswalks along Dobbs Ferry Road as well as within the site. We are also supportive of the 
continuing efforts between the Town and the applicant set aside a portion of these units as affordable.  
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We now offer additional comments with respect to the site plan and special permit applications under 
the provisions of Section 239 L, M and N of the General Municipal Law and Section 277.61 of the 
County Administrative Code: 

1. Conservation easement.  

The proposed conservation easement shown on the plans could serve as a useful pedestrian connection 
between Prospect Avenue and Dobbs Ferry Road if public access were to be allowed and a walking path 
developed. Since such a connection has the potential to greatly improve pedestrian access and mobility 
in an area not well-served with sidewalks, we encourage the applicant, Town and surrounding 
community to give it consideration.  

2. Sewage flows.  

The proposed development will increase sewage flows from this site into the existing infrastructure and 
will add to the volume requiring treatment at the Yonkers Joint Water Resource Recovery Facility 
operated by Westchester County. Since 2010, it has been the policy of the County Department of 
Environmental Facilities (WCDEF) that municipal governments require the applicant to identify 
mitigation measures that will offset the projected increase in flow. The best means to do so is through 
the reduction of inflow and infiltration (I&I) at a ratio of three for one for market rate units and a ratio 
of one for one for affordable units.  

The County Planning Board further recommends that the Town implement a program that requires 
inspection of sewer laterals from private structures for leaks and illegal connections to the sewer system, 
such as from sump pumps. These private connections to the system have been found to be a significant 
source of avoidable flows. At a minimum, we encourage the Town to enact a requirement that a sewer 
lateral inspection be conducted and any necessary corrective action be enforceable by the municipal 
building inspector. 

3. Recycling provisions.  

The Town should require the applicant to verify that sufficient storage measures are provided to 
accommodate the expanded County recycling program. County regulations for recycling may be found 
at http://environment.westchestergov.com. We note that Westchester County has reporting requirements 
for waste management for businesses with more than 100 employees. 

We also recommend consideration of on-site food composting for any on-site food service operations. 
Food composting would not only reduce the burden of food waste in the waste stream, but it would also 
provide a resource for the maintenance of the golf course and landscaping.  

4. Green building technology and bicycle parking.  

We continue to encourage the applicant to include as much green, or sustainable building technology as 
possible into the proposed development as well as provide bicycle parking for visitors and employees.  
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Please inform us of the Town’s decision so that we can make it a part of the record. 

Thank you for calling this matter to our attention. 

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 
By: 

 
Norma V. Drummond 
Commissioner 

NVD/MV 
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