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Dear Mr. Kaufman: 

The Westchester County Planning Board has received a site plan (revised June 14, 2024) and related 
materials for The Summit Club (formerly Brynwood Golf Course), located at 568 Bedford Road (NYS 
Route 22) (SBL 101.02-1-28.1 & 28.2). The applicant proposes to construct a new residential community 
on an 8.17-acre portion of the 156.3-acre country club. The applicant has previously petitioned the Town 
for various site plan, special permit, and zoning amendment approvals pertaining the golf course, with 
this application acting as the “Residential Phase” of the club’s redevelopment. 

The application includes a proposed subdivision that would adjust the existing interior property lines 
within the site to better accommodate the proposed development.  The residential portion of the site and 
front entrance would be within the 28.93 acre “Lot 2” while the majority of the golf course lands would 
be within the 127.37 acre “Lot 1.” The site lies within the R-2A – One Family Residence district, with 
the GCCFO – Golf Course Community Floating Overlay district applied to the property which permits 
the residential component.  

The developer is seeking to construct six 3-story buildings each containing 12 residential units, for a 
total of 72 dwellings. 54 of the units would be 2-bedroom, and 18 units would be 3-bedroom. The six 
buildings would be split into three groups of two, with each group sharing a common driveway leading 
to garages. A porous pavement parking lot containing five parking spaces would be located in front of 
each building, for a total of 30 exterior spaces. A new street would connect the buildings and these 
parking lots to the proposed golf course entrance drive, with a roundabout utilized for the intersection. 

Three of the residences would be constructed as a Phase 1 of the proposed development. Alongside these 
buildings, a new amenities building is proposed to be constructed to the south of the course entrance 
drive, which would include a new swimming pool, terrace, and tennis courts. This amenity area would 
connect to the existing sidewalk and golf cart path network within the golf course. A separate driveway 
would connect this area to the entrance roundabout. A new parking lot containing 58 parking spaces and 
utilizing porous pavement would connect to the existing parking lot, separating the proposed tennis 
courts from Bedford Road. A stormwater management basin is also proposed to retain stormwater from 
the increase in impervious surfaces, and is to be located behind the residences to the west. 
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Phase 2 of the development would consist of constructing the last three of the residential buildings. Phase 
3 would include the construction of additional tennis courts east of the six residential buildings, 
separating them from Bedford Road. An additional access drive is proposed to connect these tennis 
courts to the residential street. Additionally, this phase would include a redesign of the existing golf 
course parking lot. 

We have previously reviewed aspects of The Summit Club redevelopment in letters dated August 6, 
2013, May 20, 2015, January 4, 2016, July 6, 2020, and February 19, 2021 under the provisions of 
Section 239 L, M and N of the General Municipal Law and Section 277.61 of the County Administrative 
Code. We submit the following comments regarding this residential phase of the proposed site plan: 

1. Affirmatively furthering fair housing (AFFH).  

We note that while seven affordable AFFH units are required to be constructed as part of this 
devleopment, the applicant intends to locate these units off-site. The County Planning Board does not 
support the off-site location of required affordable AFFH units, and the County’s Model Ordinance 
Provisions do not include such allowances. This practice counters the goals of affirmatively furthering 
fair housing, in which integration among all forms of market-rate housing is a primary goal. We 
recommend the Town work with the applicant to integrate these seven AFFH units into the new 
residential buildings, in a manner that the affordable units are not distinguishable from the other market 
rate units. We also recommend the Town reconsider its provisions that allow for required affordable 
AFFH units to be located off-site. 

2. Pedestrian connectivity.  

We agree with the proposed plan to connect the new residential buildings with the golf course through 
new sidewalks along the proposed interior streets. We note, however, that pedestrian access from the 
new residencies to the proposed tennis courts to the east requires a long walk along the length of the 
access roads. While we understand that the grading of the site locates the courts uphill from the buildings, 
we recommend that a sidewalk be included to provide more direct, and safe, access. We also note that 
the existing sidewalk connecting the site to the Coman Hill Elementary School to the south is not 
included in the site plans. This connection should be maintained and included in the plans, as this would 
provide safe access from the residences to the school for any students living in the development. 

3. Opportunities to reduce the impacts of parking. 

The County Planning Board’s policies support strategies to reduce single-person car trips in an effort to 
reduce the impacts of parking, which can include excessive land disturbance as well as increased 
stormwater runoff and flooding. The cost of constructing and providing parking in residential 
developments can also add to housing costs, resulting in fewer housing options that are affordable to 
people who live and work in Westchester. We encourage the Town to consider these impacts and 
consider using practices that would provide sufficient parking, but would also help avoid the impacts of 
unnecessary parking. Such practices could include landbanking, setting parking maximums (instead of 
minimums), sharing parking between adjacent properties, unbundling the cost of parking from housing 
costs, and other strategies.  
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4. Recycling provisions.  

The Town should require the applicant to verify that sufficient storage measures are provided to 
accommodate the expanded County recycling program within the proposed amenities building and the 
residential buidlings. County regulations for recycling may be found at 
http://environment.westchestergov.com. We note that Westchester County has reporting requirements 
for waste management for businesses with more than 100 employees. 
 
We also recommend consideration of on-site food composting for food service operations associated 
with the country club.  Food composting would not only reduce the burden of food waste in the waste 
stream, but it would also provide a resource for the maintenance of the golf course and landscaping. 

5. Green building technology.  

We commend the applicant for including pervious and porous pavement technologies as part of the site 
plan for the new parking areas. We encourage the applicant to include as much additional green, or 
sustainable building technology as possible into the proposed development. We also recommend that 
pervious pavement be considered for the driveway accessing the tennis courts. 

6. Bicycle and electric vehicle parking.   
We recommend the applicant provide bicycle parking for residents, club members and visitors. We also 
recommend that any bicycle parking area provided include access to a power supply for the charging of 
e-bicycles. In addition, the Town and the applicant should give consideration towards the provision of 
electric vehicle parking capabilities within the proposed development. 

7. NYS DOT review.  

Bedford Road (NYS Route 22) is a State highway. The Town should forward a copy of the application 
to NYS DOT to identify any required permits for the proposed project and to evaluate potential traffic 
impacts to Bedford Road. 

8. Universal design. 

We encourage the Town 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. 
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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 
 
cc: Lance MacMillan, Regional Director, NYS Department of Transportation, Region 8 

Anne Darelius, NYS Department of Transportation, Region 8 
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