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Dear Mr. Kaufman: 

The Westchester County Planning Board has received a draft generic environmental impact statement 
(DGEIS) (dated June 24, 2021) related to a petition to amend the text of the North Castle Zoning 
Ordinance to permit hotel and residential uses by special permit in the Designed Office Business - DOB-
20A zoning district, subject to certain requirements. In particular, hotel uses would be permitted only 
through the conversion of existing office space. Residential uses would be permitted through the 
conversion of existing office space at a ratio of 1 square foot to 1 square foot. Residential uses would 
also be permitted through the conversion of unbuilt allocations of office spaces that have a site plan 
approved by the Town at a ratio of 1 square foot of office to 1.25 square feet of residential.  In addition, 
medical office is also proposed to be added as a principal permitted use in this district.  

The submitted materials also include a draft environmental impact statement (DEIS) (dated June 24, 
2021) that is specific to the redevelopment of the 38-acre former MBIA campus located at 113 King 
Street (NYS Route 120) (SBLs 118.02-1-1 and 113.04-1-13 and 14) which would require site plan and 
special permit approvals if the new zoning regulations are approved. The proposed development program 
for this site includes:  

 Conversion of a 161,000 square foot office building into a 125-room hotel 
 Construction of a new five-story, 149-unit multi-family building with 331 structured parking 

spaces 
 Construction of 22 townhouses 
 Continuation of an existing 100,000 square foot office building to be marketed to office tenants 
 Affordable affirmatively furthering fair housing (AFFH) units would be provided in accordance 

with existing zoning. 
The MBIA site currently has existing site plan approvals in place to allow for the construction of an 
additional 165,000 square feet of office space, 53,000 square feet of amenity space, a 20,000 square foot 
meeting house and a 1,000 space parking structure on the site. The proposed application would replace 
these previously approved plans. 
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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 have the following comments: 

1. Recommendation for disapproval of residential development.  

While the County Planning Board is generally supportive of the redevelopment of vacant office campuses 
with non-office uses, the subject site is not suitable for residential development. While the continuation 
of office space on the site along with a hotel use may be acceptable for this property, we recommend the 
Town not approve residential uses on this site for the following reasons:  

a. Proximity to Westchester County Airport  
We disagree with the DEIS’s conclusion that airport-related noise will not be an issue for the 
future residents who would live on this site. While the DEIS references noise contours to make 
this assessment, we point out that the contours were developed in 1999 and 2005 and have yet to 
be updated. The County is undertaking a new Airport Master Plan which will contain a new series 
of contours. This master planning effort has also called attention to the large number of noise 
complaints the County already receives from residents in Purchase and Armonk. In light of these 
ongoing findings, we are opposed to the construction of any full-time residential uses this close 
to the Airport, especially at this scale.  

b. High-density residential uses in remote areas 
The concept of placing large amounts of new development in relatively remote locations runs 
contrary to 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, 
which call for directing growth towards existing downtown centers. In this case, the applicant is 
contemplating a five-story, 149-unit multi-family building. Typically, higher density apartment 
buildings of this size are placed closer to public transit, shopping, and services so that more people 
can avail themselves of the shorter traveling distances. Placing multi-family buildings in low-
density areas further from services would necessitate that more people would have to make longer 
automobile trips for all of their daily needs. The 331 parking spaces that the applicant proposes 
(more than two spaces per apartment unit) provides an insight into the scale of this automobile 
dependency.  

c. Traffic and parking impacts 
The DEIS acknowledges that the placement of a high-density apartment building in this isolated 
location could add to cumulative traffic and parking impacts in the Armonk hamlet. While the 
DEIS discusses a potential community benefit agreement that could assist with the construction 
of more parking in the hamlet, a better solution would be for the Town to focus on creating more 
residential development that is walkable to the Armonk hamlet.  
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The Wampus River and the Byram River are both County streams that flow through the Armonk 
hamlet just north of their confluence. The County Planning Board and the County Department of 
Public Works and Transportation have consistently advised the Town against the 
overdevelopment of new impervious surfaces near these waterways which are prone to 
downstream flooding. As our region continues to experience more frequent and intense rain 
storms that have resulted from climate change, we are opposed to the concept of building more 
parking lots within this sensitive area to accommodate the parking demands created by 
irresponsible residential development.  

2. Equitable and safe access for pedestrians and transit passengers. 

We note that the site plan shows sidewalks and paths within the interior of the site, connecting the various 
buildings. However the site plan does not contain pedestrian connections between the site’s buildings 
and King Street or Cooney Hill Road. Connections between the buildings and road frontages is an 
important consideration, especially due to the location of a Bee-Line bus stop located at the intersection 
of the site’s driveway and King Street. The lack of a pedestrian connection along this driveway creates 
an unsafe and unequitable environment for those needing to access jobs or services on the site using Bee-
Line buses. This will be especially problematic if medical offices are considered for the site since transit 
services are often used by patients seeking access to medical appointments. The Town should not approve 
the site plan for any mixed-use development on this site without this basic and essential form of access.   

3. Bicycle mobility.  

As new regulations are being considered for the DOB-20A district, we encourage the Town to consider 
the role of bicycle mobility in developments across all DOB-20A zoned sites and their proximity to the 
intersection of King Street and Route 22. Both roads are popular with cyclists, which is recognized by 
the Town’s Comprehensive Plan which discusses a vision of a multi-use path along the Route 22 corridor. 
We recommend the proposed zoning amendments and site plan account for this and consider how bicycle 
mobility and access can be provided internally within each campus as well as beyond, with potential 
connections to adjacent properties that create a larger network of mobility that can include both King 
Street and Route 22.  We point out that Plainsboro Township, New Jersey has had some successes with 
office campus conversions that have included new multi-use path segments that ultimately became part 
of a larger network. We encourage North Castle to think similarly about how the reinvention of these 
campuses can be leveraged to expand non-motorized transportation.  

4. County sewer impacts.  

While the DEIS includes a discussion regarding the need for nearby pump stations to be upgraded to 
current standards, the document did not include the reduction of inflow and infiltration (I&I) from the 
existing infrastructure as a mitigation measure to offset the increase in flow that the development would 
add to the Blind Brook Sewer District.  
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The final EIS must include a discussion regarding the County Department of Environmental Facilities’ 
policy requiring the applicant to identify mitigation measures that will offset the projected increase in 
flow through I&I at a ratio of three for one. In particular, the FEIS should provide specific details on how 
implementation of these improvements is to be accomplished.  For example, will the applicant be 
required to place funds into a dedicated account for I&I work based on a per gallon cost of removal of 
flow through I&I?  How will I&I projects be identified?  Who will conduct the work and in what 
timeframe? 

The County Planning Board further recommends that the Town implement a program that requires 
inspection of sewer laterals from private structures 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 Town 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. 

5. NYS DOT review.  

King Street (NYS Route 120) 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 King Street. 

6. Kensico Reservoir protection.  

The site is adjacent to the Kensico Reservoir. The proposed development will entail site disturbance 
during construction and will result in the creation of new impervious building and parking lot surfaces. 
Components of the site development may be subject to compliance with the New York City Department 
of Environmental Protection (NYC DEP) Rules and Regulations for the Protection from Contamination, 
Degradation and Pollution of the New York City Water Supply and its Sources, including the preparation 
of a Stormwater Pollution Prevention Plan. Therefore, erosion and sediment control and stormwater 
runoff water quality protection - both during and after construction - are of critical importance. 

7. Recycling.  
The applicant should verify that sufficient space will be available to store recyclables under the County 
recycling program which includes plastics numbered 1 through 7. County regulations for plastic 
recycling may be found at: http://environment.westchestergov.com. The Town should also be aware that 
Westchester County has reporting requirements for waste management for businesses with more than 
100 employees. 

8. Green building technology and electric vehicle parking. 
We appreciate the applicant’s proposed use of permeable pavement, and the extensive use of bioretention 
and other aboveground stormwater management techniques. We encourage the Town to work with the 
applicant to include as much further green or sustainable building technology into the development as 
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possible. In addition, the Town and the applicant should give consideration towards the provision of 
electric vehicle parking capabilities as well as charging facilities for electric bicycles.   

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: Anne Darelius, NYS Department of Transportation, Region 8 

Christopher Lee, NYS Department of Transportation, Region 8 
Cynthia Garcia, Bureau of Water Supply, SEQR Coordination Section, NYC DEP 
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