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Subdivision and Site Plan Approval – Draft Scoping Document 
Dear Ms. Saracino: 

The Westchester County Planning Board has received a draft scoping document for the preparation of 
an environmental impact statement (EIS) with respect to a proposal to subdivide and redevelop a 36.827-
acre residential property into 31 single-family residential lots. The site is located at 715 Sleepy Hollow 
Road (SBL 105.17-1-15) and contains three existing residences that would be incorporated into the plan. 
The subdivision would include two new private roads that would end in cul-de-sacs, and would join 
together before connecting to Sleepy Hollow Road at the north side of the property. The site is zoned R-
40 – One Family Residential, and would take advantage of cluster development provisions to maintain 
21.56 acres of the property under a conservation easement. This open space, as well as the new roads, 
would be maintained by a homeowners association. The site lies amongst other previously subdivided 
land, with single-family residences on large properties. The northern edge of the site boarders the Village 
of Briarcliff Manor, and the eastern edge of the property boarders Pocantico Lake County Park and 
parallels a ridgeline that rises above the lake. 

We have reviewed the draft scoping document 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. Affordable affirmatively furthering fair housing.  

The acute shortage of affordable housing in Westchester County has been documented in the County’s 
Housing Needs Assessment and it is critical for all of Westchester’s municipalities to play a role in 
meeting this need, particularly since the economic and social impacts of this affordable housing shortage 
are spread throughout the county. Because of the County’s public policies and support for affirmatively 
furthering fair housing throughout Westchester, Section V.H: Socio-economic/fiscal should be revised 
to include a discussion regarding Westchester County’s affordable housing policies. Specifically the EIS 
should discuss the Model Ordinance Provision requiring:  

Within all residential developments of 10 or more units created by subdivision or site plan 
approval, no less than 10% of the total number of units must be created as affordable AFFH 
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units. In residential developments of five to nine units, at least one affordable AFFH unit shall 
be created. 

The recommendation to include affordable AFFH in all residential development proposals has been 
consistently made to the Town for over a decade. Approving the subdivision and site plan without 
including a provision for a minimum set-aside of 10% for affordable affirmatively furthering fair housing 
would run contrary to County affordable housing policies. 

2. Critical Environmental Area.   

The Pocantico Lake and watershed is listed by the County as a Critical Environmental Area, yet this is 
not mentioned in the Scoping Document. As the property abuts the lake and includes sections of the 
watershed, a discussion of possible impacts to the CEA should be included in Section V – Existing 
Conditions, Potential Impacts, Mitigation. The status of the Critical Environmental Area should also be 
recognized throughout the EIS when discussion regarding the lake and watershed occurs. 

3. Stormwater Management.   

We appreciate that the preliminary subdivision plat for the cluster subdivision avoids the existing 
wetlands on the property, and provides a buffer area from Pocantico Lake. We recommend Section V.D.3 
– Water Resources, Proposed Mitigation includes a discussion regarding the use of aboveground 
stormwater management solutions that treat runoff on-site wherever possible, such as using pervious 
paving for parking areas, or the use of vegetative rain gardens. While underground stormwater 
management systems can be effective, that effectiveness can diminish over time if the system is not 
properly cleaned and maintained. Proper stormwater management is of vital importance for this area, as 
Pocantico Lake is recognized as a potential alternate water source for area municipalities, and is the 
determining factor in the Park’s status as a CEA. 

4. County sewer impacts.   

Since 2010, it has been the policy of the County Department of Environmental Facilities (WCDEF) that 
municipal governments require development applicants to identify mitigation measures that will offset 
the projected increase in sewer flows to County operated wastewater facilities. 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 housing 
units and at a ratio of one for one for affordable affirmatively furthering fair housing (AFFH) units. 

We recommend this mitigation policy be discussed in Section V.E – Sanitary Sewage and Water Supply 
with specific details on how the implementation of I&I mitigation is to be accomplished in response to 
the development. For example, will the applicant be required to place funds into a dedicated account for 
I&I work based on a per gallon cost of removal of flow through I&I?  How will I&I projects be 
identified?  Who will conduct the work and in what timeframe? 

5. Visual impacts.   

We note that the scoping document includes a section for the discussion of potential visual impacts to 
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the region stemming from the development. Consideration should be given as to how the additional 
residences will affect the viewsheds of the lake from the rest of the Park, especially due to their proposed 
location atop the ridgeline. 

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 

NVD/MV 
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