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George Latimer
County Executive
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Curt LaValla, Director of Planning

Department of Planning & Economic Development
Village of Port Chester

222 Grace Church Street

Port Chester, NY 10573

County Planning Board Referral File PCH 21-003B — United Hospital Redevelopment
406-408 Boston Post Road & 999 High Street
SD-PMU District Zoning Text Amendment

Dear Mr. LaValla:

The Westchester County Planning Board has received a petition to amend the text of the Port Chester
Zoning Ordinance with respect to the SD-PMU — Planned Mixed-Use Special District. This district is
coterminous with the 15.45-acre property known as the “United Hospital Site” at 406-408 Boston Post
Road (US Route 1) (SBLs 141.52-1-2 & 2.4) and 999 High Street (SBL 141.60-1-11), and has been the
subject of ongoing site plan review to redevelop the site as a mixed-use development since the hospital
closed in 2005. The latest site plan application was submitted on January 29, 2021, and included 775
multi-family residential units, 200 age restricted housing units (90 units of independent living and 110
assisted living units), 18,159 square feet of retail/restaurant space, and a 120-room hotel building.

As part of the site plan review process, the applicant has identified portions of the Zoning Ordinance that
are incompatible with the plan that is proposed. As a result, the applicant is petitioning to make the
following amendments:

- Section 345.1003 - reclassifying Assisted Living Apartment to Assisted Living Facility, establishing
that such uses are considered “commercial institutional” rather than “residential”, and that they
would “not constitute dwelling units”.

- Table 345.405.K-1 — adding “Assisted Living Facility” as a permitted institutional use within the
SD-PMU district.

- Table 345.405,A-11.F.5 — removing a requirement that commercial uses shall front the street-level
along Boston Post Road and instead requiring that any street-level uses be commercial.

- Section 345-405.W.14.a — allowing the Board of Trustees discretion to permit wireless
telecommunications facilities between the principal building and a street.

We previously reviewed the site plan application 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 responded to the
Village in a letter dated April 20, 2021. We now offer the following comment on the proposed zoning
amendments:
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1. Facilitation of an isolated development, inconsistent with County Planning Board policies.

Our previous site plan review found that the plan did not integrate the development into its surrounding
environment and instead created an isolated campus. Our letter highlighted a lack of commercial uses
along the site’s frontage with Boston Post Road as one of the factors contributing to the proposed
development’s isolation.

The County Planning Board has long advocated for developments that relate to adjacent parcels in such
a way as to create efficient and attractive multi-use places, particularly when located along major
corridors outside of downtown areas. Because of this, it is important for the United Hospital site to have
a commercial presence on Boston Post Road, which the Zoning Ordinance clearly prescribes. Changing
the regulations as petitioned by the applicant will mean the Village will potentially lose the opportunity
to redevelop this section of Boston Post Road in a way that is consistent with this Board’s
recommendations. Therefore, we do not recommend the Village adopt the amendment concerning
commercial uses along Boston Post Road. We also urge caution concerning the petition’s request to
locate wireless telecommunications facilities between a principal building and a street.

2. Classification of residential and commercial uses.

The proposed zoning amendments contain slight language changes intended to shift the categorization
of assisted living facilities as a “commercial institutional” use instead of a residential use. The new
definition of “assisted living facility” would be also stripped of words like “residential” or “residents”
and would “not constitute dwelling units”.

While we are appreciative of the fact that assisted living facilities do not operate the same way as
residential apartment buildings, these facilities are places where people live. However, by parsing
assisted living facilities in the proposed manner — as a commercial institutional use — it brings up the
concern we raised in our previous letter about the proposed development containing an insufficient mix
of uses. We are concerned that assisted living facilities, if they are defined as commercial, will result in
the loss of retail or other commercial uses that could potentially lend more vitality to the site’s mixed-
use environment.

3. Affordable affirmatively furthering fair housing (AFFH).

The change of assisted living to commercial institutional makes the guidance around the provision of
affordable housing less clear. While zoning requires no less than 10% of the total number of dwelling
units to be set aside as affordable AFFH units, the proposed zoning changes would automatically
preclude assisted living units from that calculation since they would no longer be considered a residential
use. While we acknowledge the challenges with producing affordable assisted living units, the Village
should give consideration to requiring some level of affordability for a portion of these residential spaces.
We point out that the Village of Scarsdale was successful in providing affordable assisted living units
and the County Board of Legislators passed a resolution in support of affordable assisted living units in
2001.

The zoning regulations should also make it clear that any age-restricted independent living units should
include the affordable set-aside. We point out that the provision of affordable units on the United
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Hospital site is a particularly sensitive matter due to the loss of 135 apartments that once existed on this
site.

Please inform us of the Village’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: MUW

Norma V. Drummond
Commissioner

NVD/MV



