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Dear Mr. Holmes: 

The Westchester County Planning Board has received a revised version of a proposed amendment to the 
Mount Vernon Zoning Ordinance to create a new MX-1 Commercial Corridor District and to rezone 65 
tax parcels totaling 16.68 acres along East 3rd Street between Fulton Avenue and Columbus Avenue to 
this new zoning designation.  

The intended purpose of the MX-1 Commercial Corridor District is to encourage residential and 
commercial mixed-use development, activate the street-level environment and promote the growth of a 
vibrant and pedestrian-oriented commercial corridor. A wide range of uses are proposed to be permitted 
under the MX-1 district including, but not limited to, upper story residential dwellings, offices, business 
incubator spaces, stores and shops, medical office spaces, restaurants, theaters, vocational schools, places 
of worship, and banks. Additional uses such as bars and nightclubs, day-care facilities, hotels, motor 
vehicle rental agencies, universities, and private schools would be allowed as special permit uses. Uses 
not listed in the regulations could be appealed for special permit status to the Planning Commissioner for 
referral to the Planning Board. 

The proposed MX-1 regulations take a hybrid form, combing elements of both traditional and form-
based zoning. Regulations concerning form, mass, scale and style of buildings are based on a set of 
standards and could result in buildings up to twelve stories in height if certain density bonus provisions 
are included. Three tiers of form regulations are differentiated based on the street frontage of a property. 
Design standards are also included with an emphasis on pedestrian friendliness, and require usable open 
space areas on-site. 

We previously reviewed a FGEIS along with the proposed zoning amendments and we responded to the 
City in a letter dated December 18, 2020. Because the proposed MX-1 zoning has been modified to 
permit heights up to twelve stories if density bonuses are sought (the previous limit was eight stories), 
the City is proposing revisions to the FGEIS and SEQR findings to accommodate this change.   
 
We have reviewed the revised submission 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 find the changes to be a 
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matter for local determination. We again offer our previous comments for the City’s continued 
consideration: 

1. Consistency with County Planning Board policies. 
The proposed MX-1 Commercial Corridor District continues to be consistent with the County Planning 
Board’s long-range 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 by implementing zoning that will help to create a vibrant, 
pedestrian friendly, transit accessible environment near downtown Mount Vernon.  

We continue to urge the City to work on developing a new comprehensive plan to accommodate the type 
of development the City wishes to see. While the City has made progress on implementing mixed-use 
zoning (first near the Mount Vernon West train station and now with the proposed MX-1 district) there 
are likely other areas of Mount Vernon that would benefit from new mixed-use zoning. A comprehensive 
planning effort will help the City accomplish this as well as provide direction for new zoning initiatives 
as they proceed. For example, we note that the proposed MX-1 regulations were substantially revised 
since the DGEIS was reviewed in 2016, and now they have been revised again. If a new comprehensive 
plan had already been in place, it may have been easier for the City to formulate the new regulations 
since many of the ideas and concepts involved with the zoning would have been vetted during the 
comprehensive planning process.  
2. Non-conforming uses and displacements.  
We note that the revisions to the permitted uses in the MX-1 district will likely create a number of non-
conforming uses within the new zone, and that the regulations could also cause a degree of displacement 
for existing businesses and residents. As the final version of the zoning amendments are considered, we 
recommend the City evaluate these impacts and address them in the findings, perhaps adding additional 
provisions in the new zoning to accommodate non-conforming uses. 

3. Sewage flows. 
We commend the City for including a requirement that new developments within the MX-1 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. We are also supportive of the density bonus offered in 
exchange for additional sewer improvements provided by an applicant above the three for one ratio. 

4. Bicycle parking. 
While we are supportive of the provisions to require bicycle infrastructure in the proposed regulations, 
we note that the provision of bicycle parking is not mandatory. Since East 3rd Street is a major east/west 
route through the City, the City should place as much focus as possible on providing bicycle 
infrastructure within this corridor. We recommend the City also consider a bicycle parking requirement 
similar to what New Rochelle has in place in their zoning regulations. 
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5. Green building technology. 
We commend the City for including regulations in the new zoning that would require new buildings to 
incorporate green building technology to a level equivalent of a LEED certification or other similar 
certifications. 

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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