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County Planning Board Referral File MMV 21-002 — 715 Mamaroneck Avenue
Site Plan and Special Permit Approval

Dear Ms. Savolt:

The Westchester County Planning Board has received a site plan (dated May 26, 2021) and related
materials for the proposed demolition of an existing commercial building and the construction of a new
four-story multi-family building on two parcels totaling 0.41 acres. The site consists of 715 and 705
Mamaroneck Avenue (County Road 8) (SBLs 8-22-366 & 398), and is surrounded on three sides by
Mamaroneck Avenue, Jefferson Avenue, and Van Ranst Place. The site is located within the C-1 —
General Commercial zone and Transit Oriented Development district in the Village’s downtown, is
within walking distance to the Mamaroneck Metro-North train station and is adjacent to multi-family
buildings that are similar to what is proposed on the subject site. Columbus Park and the Mamaroneck
River are located across Van Ranst Place. As with most of the surrounding area, the site lies within the
100-year floodplain of the Mamaroneck River, and the applicant has provided a Stormwater Pollution
Prevention Plan and a Costal Assessment Form. The applicant has acknowledged the flood hazards of
the area, and has situated the residential portions of the building above the 100-year flood level and has
indicated that the first floor of the structure will be floodable.

The proposed building is to contain 21 residential units (six one-bedroom and 15 two-bedroom units),
three of which would be offered as fair and affordable housing units. Residences would be located on
the top three floors of the building. The ground floor would contain a fitness center, lounge, business
center, and storage areas. A rooftop patio is also proposed. 27 parking spaces would be located in a lot
at the rear of the building, with two-way access to Jefferson Avenue and a secondary exit onto Van Ranst
Place. A formal pedestrian entrance to the building would be located on Mamaroneck Avenue, and
secondary access would lead to the parking lot.

We have reviewed this matter under the provisions of Section 239 L, M and N of the General Municipal
Law and Section 277.61 of the County Administrative Code and we offer the following comments:

1. Consistency with County Planning Board policies.

The proposed development is generally consistent with the County Planning Board’s long-range
planning policies set forth in Westchester 2025—Context for County and Municipal Planning and
Policies to Guide County Planning, adopted by the Board on May 6, 2008, amended January 5, 2010,
and its recommended strategies set forth in Patterns for Westchester: The Land and the People,
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adopted December 5, 1995, because it would add new, higher density residential development near a
train station and within walking distance of a number of commercial uses.

However, the site plan shows that while a formal entrance facade is proposed along Mamaroneck
Avenue, this entrance leads directly into the fitness room instead of the building’s lobby which is only
accessible from the parking lot. This building orientation is less than ideal since residents and visitors
attempting to access the building from the front would either have to walk around the outside of the
building, or walk through the fitness room, depending on how building access is controlled. We advise
that the first floor layout be revised to provide a more welcoming front entrance to the building along
Mamaroneck Avenue, perhaps by exchanging the location of the fitness room and the lounge space.

We also note that the plans are unclear as to whether the sidewalk that runs along the back of the building
connects to the sidewalk along Jefferson Avenue. The plans should indicate that these sidewalks connect.

2. Affirmatively furthering fair housing (AFFH).

We are supportive of the applicant including the required three affordable units within the development,
though it is not indicated if they will follow AFFH guidelines. We urge the Village to consider the
County’s Model Ordinance Provisions for guidance in providing affordable housing. The County
developed these Provisions to standardize the affordable housing programs across Westchester to make
it easier for both residents and developers to understand qualifications and requirements, and to provide
fair housing throughout all municipalities.

3. Stormwater management.

While the proposed site plan shows subsurface stormwater quality and retention infrastructure, we point
out that subsurface methods of stormwater management can be of diminishing effectiveness over time
if not properly cleaned and maintained. We note that the applicant has submitted a Stormwater Pollution
Prevention Plan, which should be used to enact an enforceable maintenance program that will prevent
the system from being clogged with sediment and force a higher amount of stormwater runoff into the
neighboring Mamaroneck River. The applicant should also be encouraged to explore aboveground
stormwater management solutions that treat runoft on-site wherever possible, such as using pervious
paving for parking areas, installing collection basins for greywater usage, or the installation of vegetative
rain gardens.

We also note that the applicant states in the Costal Assessment Form that the first floor of the building
is to be floodable. The applicant should include a narrative of how this flood hazard prevention system
would work in the case of a major flood, such as the recent inundation from Hurricane Ida. FEMA
guidelines state that wet-floodproofing techniques are not practical for areas of buildings that are to be
used as living spaces, which include the amenity areas of the first floor. A record of consideration for
how to best protect the portions of the building that are susceptible to flooding should be included in the
application for this and any future development in the area.
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4. Opportunities to reduce the impacts of parking.

Although the proposed development would contain less parking than is required by zoning, we
encourage the Village to consider the County Planning Board’s policies that support strategies to reduce
single-person car trips in an effort to reduce the impacts of parking, which can include excessive land
disturbance as well as increased stormwater runoff and flooding. The cost of constructing and providing
parking in residential developments can also add to housing costs, resulting in fewer housing options
that are affordable to people who live and work in Westchester. We encourage the Village to consider
these impacts and consider using practices that would provide sufficient parking, but would also help
avoid the impacts of unnecessary parking. Such practices could include landbanking, setting parking
maximums (instead of minimums), sharing parking between adjacent properties, unbundling the cost of
parking from housing costs (except for the affordable units), and other strategies.

5. County sewer impacts.

The proposed development will increase sewage flows from this site into the existing infrastructure. The
increased flow will add to the volume of sewage flow requiring treatment at a 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 applicants 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 at a ratio of one for
one for affordable units.

The County Planning Board further recommends that the Village implement a program that requires
inspection of sewer laterals from private homes 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 Village to enact a requirement that a sewer
lateral inspection be conducted at the time property ownership is transferred and any necessary corrective
action be enforceable by the municipal building inspector.

6. Provisions for recycling.

We recommend the Village request the applicant verify that sufficient space will be available to store
recyclables under the County recycling program which includes plastics numbered 1 through 7.

7. Green building technology and bicycle parking.

We encourage the applicant to include as much green, or sustainable building technology as possible
within the proposed development. We note that the section of the rooftop not occupied by the patio
could host a green roof or solar panels. We also encourage the applicant to consider electric vehicle
charging stations within the parking lot as well as indoor bicycle parking with charging capabilities for
electric bikes. A bike rack near the front entrance of the building should also be considered for visitors.
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8. County road.

Mamaroneck Avenue is a County road (CR 8). Approval for this work from the Westchester County
Department of Public Works and Transportation (WCDPW&T) under Section 239 F of the General
Municipal Law is required. Pertinent drainage, utility, erosion control and curb cut details need to be
provided at the time of Section 239 F submittal.

9. Universal design.

We encourage the Village to consider the principles of universal design in this development. Universal
design standards allow all residents and visitors to fully engage in our public spaces. Universal design is
also an important means of allowing households to age in place as well as to allow for persons with
mobility issues to visit. Information on universal design can be found at:
https://www.section508.gov/blog/Universal-Design-What-is-it.

Please inform us of the Village’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: /}LWJUW

Norma V. Drummond
Commissioner

NVD/MV

cc: Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation
Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation



