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Zoning Map Amendment 
Dear Mr. Holmes: 

The Westchester County Planning Board has received a petition for a proposed amendment to the Mount 
Vernon Zoning Map to apply the RMF-SC Senior Citizen Housing Floating Overlay district to a 0.431-
acre property located at 505 Gramatan Avenue (SBL 165.30-1019-14) on the corner of East Cedar Street. 
The current zoning for the property is OB – Office Business, which permits the overlay of the RMF-SC 
district. 

If the zoning overlay is approved, the applicant would seek site plan approval to construct a new eight-
story mixed-use building containing 56 senior housing units above 3,905 square feet of ground floor 
retail. A 23-space parking garage on the first floor would be accessed via separated entrance/exit 
driveways leading from Gramatan Avenue, and a 29-space parking area on the second floor would be 
accessed from East Cedar Street. Outdoor seating areas are proposed for residents on a second floor 
terrace, and rooftop terraces are proposed alongside a gym area and pool. The existing one-story 
pharmacy building on the site would be demolished, and the pharmacy relocated within the proposed 
building. A separated drive-thru lane is also proposed, utilizing the entrance and exit to the first floor 
garage that would have vehicles travel around the rear of the commercial units. This configuration would 
replace the existing drive-thru for the pharmacy. 

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 find the application of the RMF-SC 
overlay to the site to be a matter for local determination in accordance with the City’s planning and 
zoning policies. While any future site plan review for this matter, if the RMF-SC overlay is approved, is 
outside of the County Planning Board’s jurisdiction, we offer the following observations for the City’s 
consideration:  

1. Consistency with County Planning Board policies.  

The proposed development is 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 
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recommended strategies set forth in Patterns for Westchester: The Land and the People, adopted 
December 5, 1995, because it would direct new development to an area served by a train station, where 
infrastructure can support growth and where redevelopment can enhance economic vitality.  

2. Affirmatively furthering fair housing (AFFH). 

We are supportive of the applicant setting 10% of the units as affordable housing, though it is not 
indicated if they will follow AFFH guidelines. We urge the City to consider the County’s Model 
Ordinance Provisions for guidance in providing affordable housing. The County developed these 
Provisions to standardize the affordable housing programs across Westchester to make it easier for both 
residents and developers to understand qualifications and requirements, and to provide fair housing 
throughout all municipalities. 

3. Drive-thru replacement. 

While the proposed drive through lane within the parking garage would replace the existing drive-thru 
lane around the pharmacy, we urge the City to consider the appropriateness of including the drive-thru 
in the new development since it would now be located inside of the building. Drive-thrus inside or 
underneath mixed-use buildings could result in negative air quality and pedestrian safety impacts to the 
residential population that lives above and around it. The City should also consider if drive-thrus in the 
Fleetwood area are consistent with the neighborhood’s character, which has historically been focused on 
active, pedestrian-friendly streetscapes where residents and visitors can walk to their destination.  

4. Stormwater management. 

The applicant should be encouraged to explore aboveground stormwater management solutions that treat 
runoff on-site wherever possible, such as using pervious paving for parking areas, or the use of green 
roofing. 

5. Provisions for recycling.  

The City should require the applicant to verify that there is sufficient space to accommodate the storage 
needs for recyclables under the County’s recycling program. County regulations for plastic recycling 
may be found at: http://environment.westchestergov.com. 

6. Bicycle and electric vehicle parking. 

We recommend that a bicycle rack be added to the plans in front of the commercial units for employee 
and customer use. We also recommend an interior bicycle storage room be provided for building 
residents. This storage room should include electrical outlets for the charging of e-bicycles, which have 
proven popular with seniors. In addition, the City and the applicant should give consideration towards 
the provision of electric vehicle parking capabilities within the proposed parking garage. 
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7. Green building technology. 

We encourage the applicant to include as much green, or sustainable building technology as possible 
within the proposed development. In particular, we encourage the consideration of rooftop solar panels.  

8. Universal design. 

We encourage the City to consider the principles of universal design in this development. Universal 
design standards allow all residents and visitors to fully engage in our public spaces. Universal design is 
also an important means of allowing households to age in place as well as to allow for persons with 
mobility issues to visit. Information on universal design can be found at: 
https://www.section508.gov/blog/Universal-Design-What-is-it. 

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/MV 
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