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George Latimer
County Executive
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Carolyn Saracino, Planning Board Secretary
Town of Mount Pleasant Planning Board
One Town Hall Plaza

Valhalla, NY 10595

County Planning Board Referral File MTP 21-002 — Brightview Senior Living
236 Grasslands Road
Zoning Text and Map Amendments, Site Plan Approval

Dear Ms. Saracino:

The Westchester County Planning Board has received a petition to amend the text of the Mount Pleasant
Zoning Ordinance to add a new Service Enriched Senior Housing floating zone which could be applied
to properties within Office Business or Residential districts, subject to certain conditions. The proposed
floating zone would allow independent living, assisted living and memory care residences within the
same multifamily building on a single development site. This floating zone would only be permitted on
lots of eight acres or more, with at least 100 feet of frontage on a State or County road. Such residences
would not be permitted within a quarter mile of other existing memory care, independent, or assisted
living facilities. Other use, density, and dimensional standards are included, including a maximum height
of four stories, a requirement for on-site medical care, a landscaping requirement, and a parking
requirement of one space per every two units. The maximum permitted density would be 2,000 square
feet of lot area per each unit, and the maximum occupancy would be two people per unit.

If the floating zone is added to the Town Zoning Ordinance, the applicant intends to seek for its
application to an eight-acre site located at 236 Grasslands Road (NYS Route 100) (SBL 117.17-1-28)
where a new service enriched senior housing development is proposed. The site is zoned R-20 and is
currently vacant, although it has been previously cleared for construction. A minor subdivision would
adjust the western lot line with the neighboring 364 Grasslands Road (SBL 117.17-1-29.2), straightening
a curve in the property boundary and providing more street frontage to the adjacent lot. The site is located
across the street from the west gate of Westchester Community College (WCC), and is bordered on the
north by the Kensico Cemetery. Single-family residences lie to the east and west of the site.

The proposed building would be four stories and contain 170 units, 89 of which would be independent
living and 81 of which would be assisted living. Amenities would include a dining area, theater, library,
exercise rooms, and entertainment rooms. Outdoor gardens and walking paths would also be provided.
A driveway would encircle the site, providing access to various parking lots totaling 120 spaces. This
driveway would utilize an existing curb cut onto Grasslands Road, which is opposite the driveway for
WCC. The applicant proposes to signalize this intersection, and establish left turn lanes for both
directions of Grasslands Road.
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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. Bee-Line bus access.

The general vicinity of the site, which includes WCC and the County’s Valhalla Campus, is well-served
by several Bee-Line bus routes. This application, with its development location across from WCC on
Grasslands Road, should take transit service into account, and an effort must be made to incorporate bus
stops into the development in both the eastbound and westbound directions. We point out that service
enriched senior housing facilities have employees who may rely on bus transit to get to and from the
workplace as well as residents who may wish to take advantage of the area’s bus routes as an alternative
to driving. Grasslands Road is also a challenging environment for pedestrians due to a lack of sidewalks,
which makes incorporating bus stops into the plan imperative, and to ensure they are designed with safe
access to the entrance of the building.

As the development proposal moves forward, the applicant should consult Bee-Line’s Bus Stop
Planning, Design and Placement Guidelines and work with County Planning Department and NYS
Department of Transportation staff to determine the appropriate locations for bus stops to serve this
development. The location of crosswalks and pedestrian signals should also be examined to ensure safe
access between the bus stops and the building entrance, which should be no more than 500 feet from the
bus stops.

Undertaking this effort appears to be consistent with Section D(2)(1) of the proposed floating zone
regulations which states that senior enriched housing residences “shall be located within a proximate
distance to Westchester County Bee Line bus stops.” However, our review of the ordinance suggests
that this provision be moved to Section C, which discusses location criteria.

2. Non-motorized connectivity.

As noted above, Grasslands Road is a challenging environment for pedestrians due a lack of sidewalks
amidst an area containing several employment and institutional sites. As development continues along
this corridor, adding more residents and jobs to this area, it will be critical to improve pedestrian access
and safety.

County government has long understood the Grasslands Road corridor as being key to improving
mobility for bicycles and pedestrians in central Westchester County. This corridor was highlighted in
the Mid-Hudson South Region Bicycle and Pedestrian Master Plan, and later by the Tarrytown-Kensico
Trailway Master Plan which states:

The County master plan calls for this east/west route to ultimately be developed along NYS
Route 100 (Grasslands Road) at the time that New York State updates and improves this
roadway. However, highway work has been postponed. While the recommendation for this
routing remains, the County has decided to seek interim alternative routings that may be
implemented more quickly. When Route 100 is rebuilt and bikeway and pedestrian facilities
included, mobility options will be further enhanced.
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Given the County’s longstanding policies and plans with respect to this corridor, the site plans should be
revised to include a shared use pathway along the site’s frontage, similar to what was constructed at the
Landmark at Eastview, along that site’s frontage with Old Saw Mill River Road. Although such a facility
in front of the subject site would initially be non-contiguous, the long-term vision has already been
established to eventually connect it to a broader network of non-motorized facilities.

3. Affirmatively furthering fair housing.

The submitted materials do not indicate if any of the proposed residential units will be affordable
affirmatively furthering fair housing (AFFH) units.

Pursuant to the Stipulation of Settlement and Dismissal entered in U.S. ex rel. Anti-Discrimination Center
v. Westchester, the County produced a fair and affordable housing implementation plan containing
Model Ordinance Provisions to affirmatively furthering fair housing (AFFH). Westchester County is
required to promote the adoption of these Model Ordinance Provisions by eligible local municipalities.

We urge the Town to take steps towards the adoption of new zoning that incorporates the Model
Ordinance Provisions. By doing so, new developments would automatically be required to set aside 10%
of newly created housing units as affordable AFFH. The Model Ordinance Provisions can be found at:
http://homes.westchestergov.com/resources/affordable-housing-ordinances/model-ordinance.

4. Excessive parking.

The site plan shows the provision of 120 parking spaces where only 85 spaces would be required. The
application materials offer no explanation for why so much additional parking is being proposed.

We point out that there is a current trend towards lower household car ownership within the general
population. In addition, many senior citizens looking to reside in units such as those proposed tend to
have reduced vehicular ownership. This can be further incentivized by “unbundling” the cost of a parking
space from rents, where a tenant only pays for a parking space that they need.

We recommend that the applicant decrease the amount of parking provided on-site to the required 85
spaces and unbundle the parking cost from the price of the rent. Land that does not need to be used for
these additional parking spaces can be landbanked or used for stormwater management practices as
discussed below.

5. Stormwater management.

The site plan does not indicate how stormwater will be managed within the site. As a major portion of
the site is to be covered with impermeable surfaces, the Town should require the applicant to provide a
stormwater management plan. We recommend that the applicant be encouraged to explore aboveground
stormwater management solutions that treat runoff on-site wherever possible. For example, vegetative
rain gardens could be used to provide both stormwater management and landscaping on the site, and
water collected from green roofs can be utilized as a source of water for landscape maintenance, laundry,
and lavatories.
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6. County sewer impacts.

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&]) at a ratio of three for one for market rate units and a ratio
of one for one for any affordable AFFH 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.

7. Recycling provisions.

The Town should request the applicant to locate a trash and recycling storage area on the site plans and
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. We also recommend the applicant consider the on-site
composting of food waste from the proposed dining facilities. Compost could serve as a resource for
maintaining on-site landscaping.

8. Green building technology and bicycle parking.

We encourage the applicant to include as much green building technology as possible into the proposed
development. We also recommend the site plan include bicycle parking for employees and residents of
the site. Electrical outlets should also be provided near the parking area for the charging of electric
bicycles, which have proven popular among senior citizens.

9. NYS DOT review.

Grasslands Road (NYS Route 100) is a State highway. The Town should forward a copy of the
application to NYS DOT to identify any required permits for the proposed project and to evaluate
potential impacts to Grasslands Road, including the need for transit and non-motorized facilities as
discussed above.
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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: MUW

Norma V. Drummond
Commissioner

NVD/MV

cc: Lance MacMillan, Regional Director, NYS DOT Region 8
Anne Darelius, NYS Department of Transportation, Region 8
Christopher Lee, NYS Department of Transportation, Region 8



