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Zoning Text Amendment 
Dear Mr. Holmes: 

The Westchester County Planning Board has received a petition to amend the text of the Mount Vernon 
Zoning Ordinance with respect to an ongoing proposal to develop a vacant 13,068 square foot corner lot 
with an eight-unit townhouse development. The site is located at 65 West 2nd Street (SBL 165.77-3067-
23) in the RMF-6.75 zone.  Because this zone does not permit townhouse development, the applicant 
has made a number of attempts to gain approval for this development, including applying for use and 
area variances, and later petitioning for the rezoning of the site to RMF-15. The current submission 
would take a different approach and amend the text of the Zoning Ordinance to add regulations for 
townhouse developments in the RMF-6.75 district that would essentially permit the proposed 
development to proceed. It is our understanding that the site plan for the proposed development has not 
changed.  

We previously reviewed the use and area variance applications for 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 responded to the City in letters dated October 4, 2019 and September 18, 2020. We also 
reviewed the proposed zoning map amendment and responded in a letter dated March 5, 2021.  

Our opinion continues to be that the proposed buildings would not match the character of the surrounding 
residential buildings in terms of density, size and building type. We also note that the density of the 
proposed townhouses could be increased further if additional apartments were divided out of each 
townhouse, using either the recreational room or attic space shown on the floor plans. 

We note that there are two similarly sized vacant lots to the east of this site: 47 West Second Street and 
70 South Sixth Avenue. We note that the proposed zoning text amendment could invite similar proposals 
for those two sites as well as on other properties with RMF-6.75 zoning throughout the City. Therefore, 
we advise the City to undergo a zoning study to determine how these changes could impact those 
development scenarios.  

We continue to be concerned that the application-by-application approach of reviewing projects through 
use variances or zoning changes does not allow for the implementation of a comprehensive vision for 
the future of the City’s development. We recommend that the City continue its work on developing a 
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new comprehensive plan that outlines where areas can be appropriately rezoned to accommodate the 
type of development the City wishes to see. Absent that effort, it appears that applicants are beginning 
to take advantage of the City’s situation by petitioning for zoning amendments that are tailored to specific 
development applications.  

Please inform us of the City’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/LH 
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