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George Latimer
County Executive

June 21, 2021

Honorable Carl Fulgenzi, Town Supervisor
Town of Mount Pleasant

One Town Hall Plaza

Valhalla, NY 10595

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

Draft Generic Environmental Impact Statement

Dear Supervisor Fulgenzi:

The Westchester County Planning Board has received a Draft Generic Environmental Impact Statement
(DGEIS) for 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 previously 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 responded in a comment letter dated May 3, 2021.
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The DGEIS is intended to measure the potential impacts of adopting the comprehensive plan and
implementing the zoning amendments. We offer the following comments specific to that document:

1. Affirmatively furthering fair housing.

While several sections of the comprehensive plan contain discussions about housing affordability, the
comprehensive plan stops short of recommending the Town adopt the County’s Model Ordinance
Provisions. We note that the DGEIS does not discuss affordable housing at all.

The final GEIS should contain an analysis of affordable housing in Mount Pleasant. In particular, this
analysis should reference the Westchester County Housing Needs Assessment, released in November
2019, and include a discussion of how the implementation of the comprehensive plan and new zoning
amendments will meet the needs documented in this report. It may be beneficial for the Town 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. These strategies should also be included
as mitigation measures within the GEIS.

2. Water infrastructure.

The DGEIS states that the various water districts serving the Town would be improved and enhanced,
but does not discuss existing water quantity issues. We note that preliminary discussions are in process
for the Town to utilize County property to install a water tower to provide additional water service. We
recommend that the DGEIS include comments regarding existing water service issues as well as possible
plans for the water tower within Section II1.D — Built Environment.

3. Bee-Line bus service.

As we discussed in our previous letter, discussion regarding the County’s Bee-Line bus system in the
comprehensive plan is minimal. The final GEIS should include a reference to the upcoming County
Mobility and Bus Redesign Study, which should have recommendations available by the end of 2021.
By utilizing this study, the Town can further promote mass transit usage and determine means to solve
first/last mile problems.

4. Bicycle pedestrian plan.

As with the comprehensive plan, the DGEIS contains a robust discussion regarding non-motorized
mobility, which we support. As part of the mitigation measures under Section III.E — Mobility and
Connectivity, we encourage the Town to consider including 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
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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.

5. Grasslands Campus.

The County is currently undertaking a master planning effort for the Grasslands Campus. As this study
will be released within the year, the GEIS should reference this effort and note the need for dialogue
between the Town and County regarding possible cross-initiatives alongside any programs that stem
from the study as well as the development of the North 60.

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 GEIS.

7. Saw Mill River.

As discussed in our previous letter, we note that the comprehensive 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 GEIS as a mitigation measure under
Section I1I.A —Natural Environment. 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/

8. Universal design.

We encourage the Town to consider the principles of universal design in all future development, and to
consider referencing universal design as a mitigation measure within the GEIS where it is applicable.
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.

Please inform us of the Town’s decision so that we can make it a part of the record.
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Thank you for calling this matter to our attention.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

s B

Norma V. Drummond
Commissioner

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



