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One Town Hall Plaza 
Valhalla, NY 10595 

County Planning Board Referral File MTP 21-001 – Envision Mount Pleasant 
Comprehensive Plan and Zoning Text and Map Amendments 

Dear Supervisor Fulgenzi: 

The Westchester County Planning Board has received a draft copy of Envision Mount Pleasant, a 
proposed update to the Town of Mount Pleasant Comprehensive Plan which was adopted in 1970. The 
Town is also proposing to adopt a new Mount Pleasant Hamlet Form Based Zoning Code which is 
intended to replace the zoning regulations in three of the Town’s hamlets: Valhalla, Hawthorne and 
Thornwood.  
Envision Mount Pleasant is a policy-oriented plan discussing seven broad topics (Natural Environment, 
Economic Environment, Social Environment, Built Environment, Mobility and Connectivity, The 
Hamlets, and Sustainability and Resiliency) which set policy and planning goals to guide future decision-
making in the Town. The end of each chapter provides an implementation matrix which contains specific 
proposed actions to accomplish the goals discussed in the chapters. 
The Mount Pleasant Hamlet Form Based Zoning Code is one of the implementation actions discussed 
within the plan, and seeks to focus new development within the three major hamlets of the Town with 
three new zoning districts: VH – Valhalla Hamlet District, HH - Hawthorne Hamlet District and TH – 
Thornwood Hamlet District. A Hawthorne Hamlet Core sub-district would also be created west of the 
Hawthorne Metro North train station within the HH district and would allow for density bonuses in 
exchange for public benefits that an applicant could provide. These new zoning districts would replace 
all existing zoning in each hamlet area and would permit a mix of uses, including multi-family 
residential. Building footprints would be regulated to the front of the property, with parking located 
behind the buildings. A maximum of four stories would be allowed, with a fifth story permitted in the 
Hawthorne Hamlet Core subject to the density bonus provisions. Additional regulations with respect to 
building type, parking regulations, signs, and design guidelines are included in the new zoning. The 
proposed parking requirements promote a “park once” policy for drivers, with shared parking, combined 
lots, offsite parking, and pedestrian-focused design included in the regulations. 

We have reviewed the comprehensive plan and zoning amendments 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:  

Archived File - May Not Be ADA Compliant



Referral File No. MTP 21-001 – Envision Mount Pleasant 
Comprehensive Plan and Zoning Text and Map Amendments 

May 3, 2021 
Page 2  

1. Consistency with County Planning Board policies.  

The proposed comprehensive plan and form-based code are 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, because they call for future growth to be directed towards the established 
centers of the Town through a mixed-use development strategy that is supportive of transit and non-
motorized forms of travel. Other aspects of the plan, such as the focus on a complete streets policy, and 
the re-envisioning of office park and institutional properties, are also consistent with County Planning 
Board policies. We encourage the Town to adopt the proposed comprehensive plan and the form-based 
code, with the considerations below included, and work towards implementing the various goals and 
strategies provided in the plan.  

2. Affirmatively furthering fair housing.  

While several sections of the comprehensive plan contain discussions about housing affordability, as 
well as the goal of increasing the range of housing types available in Mount Pleasant, the comprehensive 
plan stops short of recommending the Town adopt the County’s Model Ordinance Provisions.  

Having all of Westchester’s municipalities adopt the Model Ordinance Provisions is critical as it will 
standardize the conversation on affordable housing throughout the county, which is helpful for both 
developers and the families or individuals seeking this housing. With that goal in mind, we recommend 
the Town adopt the Model Ordinance Provisions as part of its comprehensive planning and zoning 
efforts. Doing so will ensure that all future development in the Town will help affirmatively further fair 
housing and avails the Town to participate in various County funding opportunities to improve 
infrastructure and local parks.  

In addition, we recommend the plan include a strategy to conduct an inventory of sites that have the 
potential to facilitate affordable housing, including areas that are zoned single-family. The Town should 
also consider including accessory apartment regulations within single-family zones, as this could 
potentially allow for additional housing opportunities without altering the built character of 
neighborhoods. We also recommend that the Town make the provision of additional affordable AFFH 
(above the 10% required by the Model Ordinance) one of the requirements for a density bonus within 
the new Hawthorne Hamlet Core zoning district.  

3. Transit services and connections. 

We are supportive of the comprehensive plan’s focus on improving transit accessibility, yet we note that 
discussion regarding the County’s Bee-Line bus system is minimal. County Planning Department staff 
are currently looking at changes to Bee-Line bus services as part of an ongoing Mobility and Bus 
Redesign Study which should have recommendations available by the end of 2021. We encourage the 
Town to review this study when it is completed, and include a discussion within the Town’s 
comprehensive plan to analyze how and where buses can be utilized more effectively, especially in areas 
where Metro-North service is not currently provided. 
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In addition, as transit services continue to evolve in the age of the “shared economy,” we recommend 
the comprehensive plan include a discussion of the role transportation network companies (such as Uber 
and Lyft) and micro-transit (such as Via) can have on transit mobility in the Town.  Improving 
connectivity for these services throughout Mount Pleasant can enhance access between the Town and 
train stations as well as other regional destinations. A County Department of Public Works and 
Transportation study entitled “First and Last Mile Connections Mobility Study” gives a good 
background about transportation network companies and issues to consider should the Town wish to 
consider partnering with them to serve particular travel markets. This report is available at: 
http://transportation.westchestergov.com/planning-division/projects.  

a. Mount Pleasant train station. 
We recommend the comprehensive plan include a discussion of the potential for the Mount Pleasant 
train station to serve the new development at the North 60 as well as other uses within the Valhalla 
Complex (aka the Grasslands Campus).  Prior to the pandemic, the Mount Pleasant station only 
received part-time service, which was primarily intended for people using the train to visit the 
cemeteries surrounding the station. This service has since been eliminated as the pandemic has 
continued and the station is currently closed. We urge the Town to consider the potential for this 
station in the comprehensive plan and to advocate for its re-opening.   

4. Non-motorized mobility.  

The comprehensive plan contains a robust discussion concerning non-motorized mobility and 
recommends the Town adopt a complete streets policy. The plan acknowledges that there are many 
challenges for non-motorized mobility in the Town, including poor east-west access, narrow, curved, 
and steep roadways, high vehicular speeds, and a general lack of wayfinding. The plan offers a number 
of very generalized goals and strategies and recommends additional study for a number of problematic 
intersections. We commend the Town for including this discussion, and we urge the Town to develop 
and adopt a complete streets policy. We are also supportive of the plan’s recommendation to implement 
a complete streets checklist for land use applications. We believe that such a checklist could serve as a 
model for other municipalities. 

We offer the following additional recommendations with respect to non-motorized mobility:  

a. Bicycle pedestrian plan.  
We recommend the Town consider implementing the goals and recommendations discussed in 
the comprehensive plan through a separate bicycle and pedestrian planning effort. A number of 
Westchester’s municipalities have undertaken stand-alone bicycle pedestrian plans that can then 
be incorporated into the larger comprehensive plan after adoption. These bicycle pedestrian plans 
can provide important guidance in establishing future connections, and can be an effective tool 
to attract grant money as well as cooperation from other government agencies involved with 
larger scale transportation projects inside Town boundaries. Bicycle pedestrian plans can also be 
useful documents for establishing standards for important design elements of the Town’s non-
motorized network, particularly with respect to crosswalks, road separation and sidewalk 
standards.  
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We stress that as the Town develops these plans, protected bicycle lanes should be utilized 
wherever possible, as they provide the safest means of travel. Also, as the comprehensive plan 
and the form-based zoning generally focus on the pedestrian experience within the hamlets, this 
Town-wide bicycle pedestrian plan can focus on the connections between the hamlets, such as 
along Grasslands Road, Saw Mill River Road, Columbus Avenue, Kensico Road, Route 117, and 
other major east-west connectors.  We also recommend that the Grasslands Road and Saw Mill 
River Road corridors be viewed as having significant potential for additional pedestrian and 
bicycle connections, particularly as the North 60 is redeveloped, the Regeneron campus is 
expanded and the Tarrytown-Kensico Trailway is implemented. 

b. Future trailways. 
We are supportive of the concept discussed in the comprehensive plan for a new Mount Pleasant 
Recreation Trailway. Such a trailway would provide an important connection in the town, as well 
as provide improved access to a number of County parks and facilities. The plan should clarify 
whether the proposed Mount Pleasant Recreation Trailway is envisioned to be for cyclists and 
pedestrians, or if it is intended to only be a hiking trail. In addition, it would be ideal to have as 
much interconnectivity as possible between this trailway and County trailways.  We point out 
that trailways can serve an important transportation function for non-motorized transportation 
modes and that many segments of existing trailways in Westchester have received federal 
transportation funds for this purpose. We recommend the comprehensive plan reference this and 
we encourage all future trailway segments to be considered for their transportation function as 
well as for recreation.  

We also recommend the comprehensive plan include the current proposed routing of the 
Tarrytown-Kensico Trailway, which begins at the southern end of Kensico Dam Plaza and 
follows Broadway to Legion Drive, where the trail would cross Broadway to follow the Taconic 
Parkway to Lakeview Avenue. The trail would then follow Lakeview Avenue west, and enter 
County property at Bradhurst Avenue, where it would turn north to follow the Sprain Brook 
Parkway to Hospital Road and enter the County’s Valhalla Complex and the North 60. The trail 
would then follow through the Complex south to Grasslands Road, where it will then continue 
on west towards Tarrytown Lakes. As the Tarrytown-Kensico Trailway would provide a much 
needed east-west route across the County, a connection with the proposed Mount Pleasant 
Recreation trailway should be a priority. 

c. Bicycle facilities. 
While the comprehensive plan calls for requiring bicycle racks and indoor storage facilities in 
residential developments and places of work, we recommend the Town consider adopting a 
bicycle parking ordinance that would require the provision of bicycle parking. To be consistent 
with the comprehensive plan’s policies with respect to electric vehicle charging stations, bicycle 
parking areas should also provide the ability to charge e-bicycles. New Rochelle, Port Chester 
and New Paltz are local communities with bicycle parking provisions in their local ordinances.  

We also agree with the comprehensive plan’s recommendation that the Town consider 
establishing a bike share program. We note that the County’s upcoming Valhalla Complex 
Master Plan will make a similar recommendation to introduce bike sharing to the Complex, 

Archived File - May Not Be ADA Compliant



Referral File No. MTP 21-001 – Envision Mount Pleasant 
Comprehensive Plan and Zoning Text and Map Amendments 

May 3, 2021 
Page 5  

including the North 60. As we mentioned above with respect to non-motorized potential for the 
Grasslands Road and Saw Mill River Road corridors, these areas also have a great deal of 
potential for bike sharing.  For example, there could be potential for a system to be coordinated 
with both Mount Pleasant and Greenburgh that encompasses the Valhalla Complex, the North 
60, Regeneron, the Cross Westchester Executive Park and properties within the Warehouse Lane 
and Fairview Park Drive area.  

5. Valhalla Complex. 

While, historically, the Valhalla Complex was designed to be isolated from surrounding areas, we 
support the concept of integrating the North 60 development with the rest of the Town. Our referral letter 
regarding the development, dated September 28, 2020, discusses this, and the discussion of the North 60 
in the comprehensive plan is consistent with our previous recommendations.  

The Town should also be aware that the County is undertaking a master planning effort for the Valhalla 
Complex as previously mentioned. As this study will be released within the year, the comprehensive 
plan should indicate the need for a future dialogue between the Town and County regarding cross-
initiatives. 

6. Cumulative traffic impacts to Saw Mill River Road. 

In our recent reviews of the Acquest Development distribution center and the North 60 development, we 
noted concern about cumulative traffic impacts to Saw Mill River Road that may impact the surrounding 
municipalities, particularly Elmsford and Greenburgh. Saw Mill River Road is an important traffic artery 
in central Westchester County in that it is the primary north-south truck route in the area. The addition 
of hundreds of delivery van trips per day on this corridor, combined with the new development on the 
North 60 site, should be discussed in the comprehensive plan. 

7. County sewer impacts. 

New development occurring within County sewer districts will increase sewage flows and add to the 
volume requiring treatment at Water Resource Recovery Facilities operated by Westchester County. We 
commend the comprehensive plan for including a specific reference to the longstanding policy of the 
County Department of Environmental Facilities (WCDEF) concerning the reduction of inflow and 
infiltration (I&I) as part of any new development project. As noted in the comprehensive plan, the best 
means to do so is through the reduction of I&I at a ratio of three for one for market rate units. A ratio of 
one for one for affordable AFFH units is also acceptable. We urge the Town to consider the 
comprehensive plan’s recommendation to incorporate this policy into the zoning ordinance. We are also 
supportive of the plan’s other implementation goals with respect to I&I, including creating an inventory 
of all I&I conditions and prioritizing locations that require corrective action.  

The County Planning Board further recommends that the 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 
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source of avoidable flows. At a minimum, we encourage the 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. 

8. Sustainability and resiliency. 

We commend the Town for including a focus on green building and resiliency planning within the 
comprehensive plan. We agree with standards such as requiring LEED certification for larger-scale 
projects, and the development of a Green Mount Pleasant certification program. 

We note that the creation of a Town flood hazard mitigation plan could benefit from efforts undertaken 
by the County flood hazard mitigation plan. The County plan includes both a countywide vulnerability 
assessment and an individual annex for each municipality. Each annex includes specific vulnerability 
assessments and issues identified by the municipality as well as mitigation strategies. The County will 
also be exploring technology to assist in plan maintenance and annual updates, including tools to 
facilitate communication and collaboration among municipalities and assistance in implementing the 
mitigation strategies. 

9. Saw Mill River. 

We note that the plan does not discuss specific strategies to protect and rehabilitate the Saw Mill River. 
Mount Pleasant, with a total of 5,715 acres of Saw Mill River watershed, is the municipality with the 
largest Saw Mill River watershed area (34.3% of the river’s total watershed area is within Mount 
Pleasant).  The Saw Mill River Coalition has developed a five-year action plan, which should be 
referenced within the comprehensive plan. While the plan does not include any specific tasks for the 
Town of Mount Pleasant, it contains general goals for watershed towns in the fields of water quality and 
stormwater management. The plan can be found here: 
https://www.groundworkhv.org/programs/transforming-places/saw-mill-river-coalition/  

We offer the following additional observations with respect to the Saw Mill River for the Town’s 
consideration:  

a. Water quality. 
According to the water sampling done by River Keeper and Sarah Lawrence College, there are 
relatively high levels of fecal coliforms at the various Mount Pleasant sampling locations. While 
this is also a problem in other watershed towns, the exact source of this contamination is 
unknown. River Keeper intends to undertake an additional analysis to determine if the source of 
the fecal coliforms is from human or animal waste, and it is theorized that one potential source 
is wastewater from older sewer lines leaking into the soil during rain events when the soil gets 
saturated. Water sampling results are available here: https://www.riverkeeper.org/wp-
content/uploads/2020/03/2019-SAW-MILL-Entero-data-charts-Riverkeeper.pdf  
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b. NYS Department of Transportation project.  
The NYS Department of Transportation is undertaking a flood mitigation project on the Saw Mill 
River in Mount Pleasant to mitigate flood risk to the Saw Mill Parkway and the nearby residential 
neighborhoods. The comprehensive plan should reference this project.  

c. Restoration corridors. 
There are 49 wetlands in the Town of Mount Pleasant with only 16 of them providing the 
recommended 100ft buffer. The Saw Mill River Coalition has identified several potential 
floodplain restoration sites such as the Marble Ave McDonald's site in Thornwood and the 
Broadway Field site in Hawthorne. 

10. Universal design. 

We encourage the Town to consider the principles of universal design in all future development, and to 
consider referencing universal design in the comprehensive plan. We also recommend that universal 
design be referenced under Section F: Planning Principles in the form-based code. Universal Design is 
an important means of allowing households to age in place, but also 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. 

11. Technical comments concerning form-based code. 
a. Referrals to the County Planning Board 
We note that the proposed form-based code includes an “expedited review” track for applications 
that follow specific eligibility standards, allowing the applicants to bypass a full public hearing. 
While we are generally supportive of this expedited review, the Town should be aware that 
certain applications will still need to be referred to the County Planning Board. In particular, 
applications involving a site plan approval that are within 500 feet of a jurisdictional trigger, must 
be referred 30 days before an approval is rendered. County Planning Department staff is always 
available to consult with Town staff concerning this matter.  

b. Discrepancies and inconsistencies 
As form-based codes become more common in Westchester, we are finding that each code is 
unique in how they present information and explain the regulations. We commend the Town and 
the Town’s planning consultants for devising a form-based code that is very understandable and 
easy to read.   

We recommend the Town consider providing some additional clarity with respect to the core 
intensity areas in the code.  For example, a Hawthorne Hamlet Core sub-district would be created 
west of the Hawthorne Metro-North train station within the HH – Hawthorne Hamlet district to 
would allow for density bonuses in exchange for public benefits that an applicant could provide.  
This sub-district is referred to as HHC on the Permitted Building Types chart, but the HHC zone 
is not listed in the introductory section of the Regulating Plan with the other districts. In addition, 
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the Permitted Uses chart lists a THC district, which we assume means a Thornwood Hamlet Core 
sub-district. However, the THC district is not discussed anywhere else in the form-based code.  

12. Hamlet reconceptualization. 

We commend the Town for discussing the reconceptualization of its hamlets in the comprehensive plan, 
and we agree that the consolidation of building footprints and parking lots can allow for smart growth 
development and a better allocation of space. As noted above, the plan’s goals of placing parking behind 
buildings, and creating public spaces that improve the pedestrian experience, are consistent with the 
County Planning Board’s policies. However, we also urge the Town to consider the impact of new 
development on existing residences and businesses and to take steps to avoid or minimize displacements 
that could occur as a result. We are also concerned about the comprehensive plan’s reference to using 
eminent domain in this regard.   

Because the comprehensive plan contains much discussion on the reconceptualization of the Town’s 
three major hamlets, we offer the following, generalized comments on each, based on staff review and 
our discussion at our April 6 meeting:  

a. Valhalla hamlet. 
We understand that traffic is of great concern within Valhalla, and that the recommended studies 
of the entrances to the Taconic Parkway from Broadway are of great importance. We also 
acknowledge that the closure of Westlake Drive across the Kensico Dam has forced a large 
amount of through-traffic along Broadway as vehicles drive north to the business parks along 
Columbus Avenue. We recommend that as the plan’s studies and complete streets policies 
proceed, the possibility of re-opening the road across the top of the dam road be analyzed. The 
Town should also work with NYSDOT to make further improvements along the Taconic State 
Parkway as it passes through Valhalla. 

We agree that there are many possible development uses for the land associated with Holy Name 
of Jesus Church. As the church lies between the hamlet center and Kensico Dam Plaza, there are 
many opportunities to promote connectivity between the church, Kensico Dam Plaza, the 
Valhalla train station and the hamlet’s businesses. While we concur that a senior development 
could be appropriate along North Kensico Avenue, we also recommend that a parking structure 
be considered that could be shared by residents, businesses, park users and church parishioners.  

Pedestrian connectivity along Broadway in front of the Holy Name of Jesus property is also of 
vital importance to connect the Kensico Dam Plaza to the hamlet, and the plan’s complete streets 
strategies should focus along this corridor. We recommend that the Town work with the church 
to consider creating a pathway that could provide direct pedestrian access between the hamlet 
and the northern end of Kensico Dam Plaza.  

We also recommend the Town consider the feasibility of a pedestrian bridge across the Taconic 
State Parkway to the Valhalla Metro North station, possibly by extending the existing bridge that 
provides access to the train station platforms. We point out that the Valhalla station is the only 
station in Westchester that requires an at-grade crossing of a limited access highway for station 
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access.  Given the potential for the Valhalla station to connect people to the hamlet as well as 
Kensico Dam Plaza, better pedestrian connectivity would increase the value of transit-oriented 
development within Valhalla, and could help shift more of Kensico Dam Plaza’s visitors onto 
trains, which would help alleviate traffic and make available more parking.  

b. Hawthorne hamlet. 
We support the form-based code’s inclusion of the Hawthorne Hamlet Core sub-district near the 
Hawthorne Metro-North train station as a way to promote higher density transit-oriented 
development in the hamlet. However to ensure the success of this development, it will be 
important for the Town to enhance the pedestrian streetscape in the hamlet by completing 
sidewalks. This is particularly important for the section of Broadway that crosses under the 
Taconic State Parkway, which currently has no sidewalks. Since the Hawthorne hamlet is 
essentially bisected by the parkway, improving pedestrian access between each side of the 
parkway should be viewed as essential.  

We also recommend that the comprehensive plan provide more focus on the portion of the hamlet 
west of the parkway.  In particular, we recommend the Town consult with Holy Rosary Church 
on Bradhurst Avenue to determine if there is any redevelopment potential for this property, 
including the consideration of this site for affordable housing. 

c. Thornwood hamlet. 
We note that the Plan does not have many specific implementation strategies regarding 
Thornwood, other than the implementation of the form-based code and the conversion of the 
“four corners” signalized intersection into a roundabout. While we understand that Thornwood  
does not have as much transit-oriented development potential as Valhalla and Hawthorne because 
it has no train station, its status as a commercial center with regular Bee-Line bus service should 
not be overlooked. The implementation of a more complete sidewalk network in the hamlet, 
combined with strategies to introduce micro-transit or bike sharing could improve Thornwood’s 
connectivity to both Pleasantville and Hawthorne where train stations are located. We also 
recommend the comprehensive plan discuss any potential to possibly re-open the Thornwood 
train station, which was removed from the Metro-North system in 1984.  

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 
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NVD/MV 

cc: Honorable George Latimer, County Executive 
Lance MacMillan, Regional Director, NYS Department of Transportation, Region 8  
Anne Darelius, NYS Department of Transportation, Region 8  
Christopher Lee, NYS Department of Transportation, Region 8 
Honorable Paul Feiner, Supervisor, Town of Greenburgh 

 Garrett Duquesne, Commissioner, Department of Community Development and Conservation, Town of Greenburgh 
Honorable. Robert Williams, Mayor, Village of Elmsford 
Michael C. Mills, Village Administrator, Village of Elmsford 

Archived File - May Not Be ADA Compliant


