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George Latimer
County Executive

March 17, 2021

William H. Holmes, Deputy City Clerk
City of Mount Vernon

One Roosevelt Square
Mount Vernon, NY 10550

County Planning Board Referral File MTV 21-005 — Mount Vernon East TOD Overlay District
Zoning Text and Map Amendments

Dear Mr. Holmes:

The Westchester County Planning Board has received a petition to amend the text of the Mount Vernon
Zoning Ordinance to create a new Mount Vernon East Transit Oriented Development Overlay District,
which could be applied to sites located near the Mount Vernon East train station. Properties eligible for
the overlay would be located in an area bounded by Park Avenue to the west, East Prospect Avenue to
the north, North Fulton Avenue to the east, and the Metro North train tracks to the south. Within this
area of eligibility, three sub-areas, generally divided by Rich Avenue and Glen Avenue, would regulate
maximum building height to concentrate the tallest buildings towards the west and downtown Mount
Vernon. Properties located within the eligible area could be developed using the TOD Overlay
regulations or using the existing zoning.

To be eligible for the TOD Overlay, development sites must be 20,000 square feet with a minimum street
frontage of 100 feet. Building heights are regulated by the size of the site as follows:

Minimum Lot | Minimum Lot | Minimum Sub-Area 1 Sub-Area 2 Sub-Area 3
Size (SF) Width Lot Depth Max. Height Max. Height Max. Height
(feet) (feet) (stories) (stories) (stories)
20,000 100 90 20 12 8
28,000 125 90 23 15 10
36,000 150 90 26 18 12

Other regulations for the overlay zone include mandatory building step-backs between 30-60 feet, a
minimum parking requirement of 0.7 spaces per residential unit, and an infrastructure fee based off the
number of residential units and bedroom count. Floor height maximums of 12 feet for upper stories and
25 feet for the first floor would restrict the height of buildings, and limits to the number of units allowed
per building is restricted by ratio of lot area per dwelling unit. Also, within Sub-Area 1, at least 50% of
the ground floor area not used for parking would be required to include a commercial use permitted in
the NB Neighborhood Business or CB Commercial Business districts. Building footprints are regulated
through building coverage, impervious surface coverage, and setback requirements.
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The proposed zoning amendment has been combined with a development proposal that is contemplated
for 55 Elm Avenue (SBL 165.63-1141-5), which would combine that property with 140, 146, and 152
East Prospect Avenue. The current submission shows a conceptual plan for a 26 story, 370-unit
apartment building with 4,500 square feet of ground floor retail and 259 parking spaces, all of which
rely on mechanical stacking devices. Four existing multifamily houses would be demolished.

We have no objection to the Mount Vernon City Council assuming Lead Agency status for this review.

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. Consistency with County Planning Board policies.

The concept of increasing residential density immediately next to a downtown train station is consistent
with several County Planning Board 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, and its recommended strategies set forth in Patterns for
Westchester: The Land and the People, adopted December 5, 1995.

2. Need for additional review.

We continue to be supportive of the City’s efforts to re-examine its zoning ordinance to expand the
potential for mixed-use, transit-oriented development, and we continue to urge the City to work towards
the development of a new comprehensive plan. Without this form of guidance, the City has had to rely
on smaller, more neighborhood-focused initiatives to carry out new zoning, such as with the Mount
Vernon West TOD zoning and the proposed MX-1 district. However, with respect to these prior zoning
initiatives, the Mount Vernon East TOD rezoning is unique in that it includes a specific development
proposal.

For the proposed MX-1 district rezoning, which is east of the subject area along East 3rd Street between
Fulton Avenue and Columbus Avenue, a generic environmental impact statement (GEIS) was
undertaken to evaluate the impacts of the new zoning regulations for the entire subject area. While this
process required a longer timeline, it allowed for further study of the proposed regulations. In addition,
by evaluating the new zoning’s impacts on a larger study area, it lowers the burden of environmental
review for future development proposals if they conform to the SEQR findings.

We recommend the City consider undertaking additional planning review with respect to the following:

a. Scale of development.

The proposed regulations would allow for buildings that are out of scale with the current built
environment in downtown Mount Vernon. The conceptual plans submitted for 55 Elm Street
would create the tallest building in Mount Vernon and one of the tallest buildings in Westchester
County. It would be helpful to examine more fully how the regulations would impact other sites
within the overlay area and on what scale.
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b. Impacts of development.

A regulatory change of this scale may have far reaching impacts on traffic, sewer, solid
waste/recycling, utilities, municipal services and more. Additional environmental review
through a GEIS would be an appropriate way to analyze this.

3. Affirmatively furthering fair housing.

We recommend the City consider including minimum set asides for the inclusion of affordable
affirmatively furthering fair housing (AFFH) units into the proposed zoning regulations.

4. Parking management.

We recommend the City consider adding more flexibility to the parking requirements by offering credits
for parking management practices, instead of a straight parking ratio. One example of this is the
“unbundling” of the cost of a parking space from rent, where a tenant only pays for a parking space that
they need. Providing parking spaces that are included in rent incentivizes a tenant to keep additional cars
on site, even though they may not need them, because parking is “free”.

The County Planning Board’s policies aim to reduce unnecessary driving of single-occupancy vehicles
and to reduce housing costs so that more housing options are affordable to people who live and work in
Westchester. Unbundling parking from rents can help meet both goals and could potentially allow
municipalities to eventually lower parking requirements, which can have positive benefits in reducing
land disturbance and stormwater runoff.

5. County sewer impacts.

We recommend including a requirement that new developments within the TOD Overlay district provide
mitigation to reduce inflow and infiltration (I&I) at a ratio of three for one, reflecting a County
Department of Environmental Facilities policy. For affordable units, a ratio of one for one can be applied.
We note that the proposed zoning for the MX-1 district includes this provision.

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

6. Bicycle parking.

We recommend the City consider a bicycle parking requirement for the TOD Overlay as well as in other
areas of Mount Vernon. The City could consider regulations similar to what New Rochelle has used in
their zoning ordinance.
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7. Green building technology.

We encourage the City to include regulations that would require new buildings to incorporate green
building technology. We note that the proposed zoning for the MX-1 district includes these provisions.
Please inform us of the City’s decision so that we can make it a part of the record.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

By: MUW

Norma V. Drummond
Commissioner

NVD/MV



