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Dear Ms. McPherson: 

The Westchester County Planning Board has received a site plan (dated revised November 16, 2020) and 
related materials for the above referenced site plan application to construct a transit-oriented development 
containing 296 residential apartments and 1,000 square feet of ground-floor retail space on an assemblage 
of eight tax parcels adjacent to the North White Plains Metro-North station. The site consists of 
approximately 2.44 acres on both sides of Holland Avenue and is located in the Light Industrial Mixed Use 
2 zoning district.  

Building “A” would be located at 20 Haarlem Avenue with additional frontage on Holland Avenue and 
Glenn Street. This building would contain five residential floors containing 163 apartments (20 studios, 84 
one-bedroom and 59 two-bedroom units) above a two-level partially below-grade parking structure 
containing 216 parking spaces. The main pedestrian access to the building is on the corner of Haarlem and 
Holland Avenues. Vehicular access to the lower parking level is from Glenn Street and vehicular access to 
the upper parking level is from Holland Avenue. 

Building “B” would be located at 27 Holland Avenue, on the south side of the street, across from Building 
“A”. This building would contain five residential floors containing 133 apartments (39 studios, 64 one-
bedroom and 30 two-bedroom units) above a two-level partially below-grade parking structure containing 
166 parking spaces. Vehicular access is via two driveways that access each level of parking from Holland 
Avenue. A pedestrian entrance and lobby is located at the northwest corner of the building.  

To the west of Building “B”, the development includes an approximately 15,000 square foot open space to 
be located at 7-11 Holland Avenue which would include dog runs and passive use areas. This open space 
would be open to both building residents and the public.  

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 offer the following comments: 

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 
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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, 
because it would add new, higher density development next to a train station and within walking distance 
of a number of commercial and educational uses.  

We are supportive of the inclusion of a retail storefront within the development since the store could be 
utilized by residents, commuters or users of the Bronx River Pathway. We are also appreciative of the 
applicant providing a publically accessible open space area as part of this development, which is also 
consistent with the County Planning Board’s policies. 

2. Affirmatively furthering fair housing.  

The submitted materials do not indicate how the proposed application will comply with the provision of 
affordable affirmatively furthering fair housing (AFFH) units as specified in the City’s zoning ordinance. 
We urge the City and the applicant to work towards providing as many affordable units as possible in the 
proposed development. 

3. Pedestrian access along Haarlem Avenue. 

The proposed streetscape along the Building “A” frontage with Haarlem Avenue should be revised to better 
relate to the train station entrance across the street.  There will likely be a substantial number of pedestrian 
trips by residents of this building between the building entrance and the train station entrance. The site 
plans should be revised to show a direct and inviting route for pedestrian traffic to flow between the two 
entrances, and a crosswalk across Haarlem Avenue should be provided.  

4. Unbundled parking.  

While the site plan provides the number of parking spaces required by zoning, we point out that many 
prospective apartment tenants look for buildings that are near transit and shopping as a way to reduce car 
ownership. This can be further incentivized by “unbundling” the cost of a parking space from rent, where a 
tenant only pays for a parking space that they need. Providing parking spaces that are included in rent 
incentivizes a tenant to keep additional cars on site, even though they may not need them, because parking 
is “free”. This could potentially be the case if the 80 tandem spaces shown on the site plan are bundled with 
particular units.   

The County Planning Board’s policies aim to reduce unnecessary driving of single-occupancy vehicles and 
to reduce housing costs so that more housing options are affordable to people who live and work in 
Westchester. Unbundling parking from rents can help meet both goals and could potentially allow 
municipalities to eventually lower parking requirements, which can have positive benefits in reducing land 
disturbance and stormwater runoff. 

5. County sewer impacts.  

The proposed development will increase sewage flows from this site into the existing infrastructure. The 
increased flow will add to the volume of sewage flow requiring treatment at the Yonkers Joint Water 
Resource Recovery Facility operated by Westchester County. Since 2010, it has been the policy of the 
County Department of Environmental Facilities (WCDEF) that municipal governments require the 
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applicant to identify mitigation measures that will offset the projected increase in flow. The best means to 
do so is through the reduction of inflow and infiltration (I&I) at a ratio of three for one for market rate units 
and at a ratio of one for one for affordable AFFH units. 

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

6. Recycling.  

While we note that while the plans show refuse storage areas to handle waste generation, the City should 
require the applicant to verify that there is sufficient space to accommodate the storage needs for 
recyclables under the expanded County recycling program, which includes plastics numbered 1 through 7. 
County regulations for plastic recycling may be found at: http://environment.westchestergov.com. 

7. Green building technology.  

We encourage the applicant to include as much green building technology as possible into the proposed 
development. Any measures taken to reduce stormwater runoff from the site are critical since a portion of 
the site is located in a flood zone.  

8. Bicycle parking.  

We commend the applicant for including bicycle parking within each building. We recommend the 
applicant consider including a power supply for the charging of e-bicycles within the bicycle storage areas. 
We also recommend a bicycle rack be added in front of the retail storefront.   

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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