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George Latimer
County Executive

June 15, 2021

Michelle Russo, Planning Board Secretary
Village/Town of Mount Kisco

104 Main Street

Mount Kisco, NY 10549

County Planning Board Referral File MTK 21-003 — Coast to Coast Industries, 134 Main Street
Site Plan Approval

Dear Ms. Russo:

The Westchester County Planning Board has received a site plan (dated revised April 20, 2021) and
related materials for the proposed development of a 16-unit apartment building to be constructed above
a surface parking lot, behind an existing retail building with frontage along Main Street (NYS Route
117). The apartment building would contain three levels and would be accessed via a vestibule on the
ground level, which would primarily contain surface parking for 16 vehicles located under the building.
The rear of the site faces the Blackeby municipal parking lot which provides parking for the downtown
area. A narrow strip of municipal land runs along the site’s southern boundary and provides pedestrian
access between Main Street and the Blackeby municipal parking lot. The subject site is located in the
Village’s Downtown Overlay District.

We have no objection to the Mount Kisco Planning Board assuming Lead Agency status for this review.

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 have 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, adopted
December 5, 1995 because it will add to the range of housing types available in a downtown area that is
walkable to businesses, services and public transit.

However, we note the site plan does not place the front entrance of the residential building along any
public accessway. Instead, building residents can only access the building from the parking area
underneath the building. We recommend an alternative site plan be considered that places at least one
building entrance along a sidewalk. In particular, the site plan should be revised to better activate the
space along the municipal land that is used by pedestrians to connect Main Street to the Blackeby parking
lot (which has its own sidewalk network). While the site plan reserves some areas for “civic space” we
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point out that the new building will dramatically reduce natural light and visibility into this space, which
could make this pedestrian walkway less appealing.

We also encourage the Village/Town 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.

2. Affordable affirmatively furthering fair housing (AFFH).

The submitted materials do not indicate if any of the proposed apartments would be set aside as affordable
AFFH units. We encourage the Village/Town to work with the applicant to include as many affordable
AFFH units as possible into the proposed development.

3. Croton Watershed protection.

The site is located in the Croton Watershed. Components of the site development may be subject to
compliance with the New York City Department of Environmental Protection (NYC DEP) Rules and
Regulations for the Protection from Contamination, Degradation and Pollution of the New York City
Water Supply and its Sources, including the preparation of a Stormwater Pollution Prevention Plan.
Adequate erosion and sediment control and stormwater runoff water quality protection, both during and
after construction, are of critical importance.

4. Unbundled parking.

We recommend “unbundling” the cost of a parking space from housing costs, where a tenant only pays
for a parking space that they need. Providing parking spaces that are included in rent incentivizes a tenant
to keep additional cars on site, even though they may not need them, because parking is “free”.

The County Planning Board’s policies aim to reduce unnecessary driving of single-occupancy vehicles
and to reduce housing costs so that more housing options are affordable to people who live and work in
Westchester. Unbundling parking from rents can help meet both goals and could potentially allow
municipalities to eventually lower parking requirements, which can have positive benefits in reducing
land disturbance and stormwater runoff.

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 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 at a ratio
of one for one for any affordable units.
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The County Planning Board further recommends that the Village/Town 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/Town 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. Recycling.

The site plan is not clear about where trash and recycling will be stored for the apartments. The applicant
should verify that sufficient space will be available to store recyclables under the County recycling
program which includes plastics numbered 1 through 7. County regulations for plastic recycling may be
found at: http://environment.westchestergov.com.

7. Green building technology and bicycle parking.

We encourage the Village/Town to work with the applicant to include as much green or sustainable
building technology into the development as possible and we commend the applicant for indicating the
potential for rooftop solar panels on the proposed building. We also recommend that a bicycle parking
area be included for residents who own bicycles.

8. NYS DOT review.

Main Street (NYS Route 117) is a State road. The Village/Town should forward a copy of the application
to NYS DOT to identify any required permits for the proposed project and to evaluate potential traffic
impacts to Main Street.

Please inform us of the Village/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: MUW

Norma V. Drummond
Commissioner
NVD/LH

cc: Lance MacMillan, Regional Director, NYS DOT Region 8
Anne Darelius, NYS DOT Region 8
Cynthia Garcia, Bureau of Water Supply, SEQR Coordination Section, NYC DEP



