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Dear Ms. McPherson: 

The Westchester County Planning Board has received a site plan (revised May 21, 2021) for the 
redevelopment of the 16.1-acre Good Counsel campus located at 52 North Broadway (NYS Route 
22/County Road 150) (SBL 125.52/2/5.1). This application has been under consideration by the City 
since 2016 and has undergone an environmental review pursuant to SEQR culminating in a findings 
statement adopted on March 1, 2021. Since that time the site has been rezoned to the Planned Residential 
Development (PRD) zoning district and given concept plan approval by the Common Council. 

The site plan as currently shown features the following development components:  

 A 48-unit, three-story multifamily building with 64 parking spaces; 
 A senior care facility, restricted to ages 55 and older, consisting of a six-story, 232-unit 

independent living building and a four-story, 103 unit assisted living building, sharing 295 
parking spaces; and 

 28 townhouses split among six “pods” with 56 associated parking spaces. 
 
The layout of the site has changed drastically from the initial 2016 proposal. The front of the site along 
North Broadway is to remain open space, with the proposed buildings located behind. The multifamily 
building would be located in the center of the site, flanked by an existing chapel building to the north 
and a second historic building (the Mapleton building) to the south. Two townhouse pods would be 
located to the north of the chapel, and four townhouse pods would run along the southern property 
boundary. The independent living building would be located to the rear of the property, connected to the 
assisted living building in the southeast corner of the site.  

The site would contain 449 total parking spaces, with most of the parking situated within parking garages 
underneath the buildings they would serve. Surface parking would be provided for the existing chapel 
and Mapleton buildings, and 21 spaces would be land-banked. The proposed road layout would follow 
a circular pattern similar to the existing layout around the site, with driveway access from North 
Broadway. This driveway would continue to be a shared driveway with the Pace University campus to 
the north.  

Archived File - May Not Be ADA Compliant



Referral File No. WHP 21-016 – 52 North Broadway – Residential Development 
June 22, 2021 

Page 2 
 

While the Good Counsel campus is listed on the State and National Registers of Historic Places, only 
two of the existing buildings, the Chapel and the Mapleton Building, are to remain fully intact. The 
western portion of the Convent building is to be incorporated into the proposed multifamily building. 
All other structures on the site are to be documented and demolished. 

Various open spaces would be set aside throughout the site, most notably the front lawn area which was 
of concern to City residents. New sidewalks, stone benches, and an amphitheater would be added to the 
lawn for public use, and a permanent easement for this lawn is to be approved by the City. Behind the 
chapel, a large greenspace would be established, with winding paths and trellises. Additionally, two 
terraces would serve as private open space for the independent and assisted living buildings. Sidewalks 
are proposed throughout the site, connecting the various buildings to North Broadway. 

The County Planning Board previously offered comments to the City in seven letters dated October 31, 
2016; November 28, 2016; December 27, 2016; February 17, 2017; April 10, 2017; June 15, 2018; and 
March 27, 2020. We now offer the following comments regarding the current site plan under the 
provisions of Section 239 L, M and N of the General Municipal Law and Section 277.61 of the County 
Administrative Code: 

1. Affirmatively furthering fair housing (AFFH). 

The submitted materials state that the applicant would provide only five affordable AFFH units in the 
proposed development. However, given that this development would contain 48 multi-family units, 28 
townhouses, 232 senior independent living apartments and 103 assisted living units, five units is 
insufficient. According to our understanding of the City’s affordable housing regulations as applied to 
this application, the applicant must only provide 8% of the units as affordable AFFH, and that calculation 
does not include the townhouses or the assisted living units. Furthermore, the applicant has taken 
advantage of a zoning provision for a payment-in-lieu to satisfy the affordable housing requirement for 
17 of the 22 required affordable AFFH units, which is why the development would only contain five 
affordable units.  
 
We urge the City and the applicant to provide as many affordable AFFH units as possible in the proposed 
development, including within the assisted living portion of the development. The City should consider 
the County’s Model Ordinance Provisions for guidance in providing affordable housing throughout the 
City. 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. At a minimum, developments 
should contain no less than 10% of the units as affordable AFFH, and applicants should not be able to 
make payments-in-lieu, since such payments often result in insufficient funds to actually construct 
affordable AFFH units.  

2. Pedestrian access. 

The site plan does not show sufficient pedestrian access to the neighborhood south of the site. Our 
previous letters have noted that some form of non-motorized access should be provided in this location 
to promote pedestrian connectivity and dissuade the use of cars for travel to the businesses on Lake 
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Street. The applicant should provide a sidewalk connecting the main portion of the site to Ross Street 
and Stewart Place. 

We also note that the two northern townhouse pods are not connected to the on-site sidewalk network. 
We recommend the applicant provide a dedicated sidewalk for these residents along their shared 
driveway to connect to the main loop road. 

Finally, while a sidewalk is provided along the northern section of the loop road adjacent to the Pace 
University campus, we note that there are no crosswalks shown on the plans to provide dedicated 
pedestrian access across the loop road, even though the project narrative indicates that a crosswalk is to 
be provided. The applicant should indicate the location of this crosswalk on the plans. 

3. Bicycle access. 

While prior versions of the development concept for the site included a dedicated bicycle lane along the 
main access drive, the current plans do not show dedicated bicycle infrastructure. As many of the interior 
roadways are to be reconstructed, the applicant should include a separated bicycle path along the loop 
road. This path would service both residents and visitors to the site, as well as provide bicycle access for 
students and faculty of Pace University. Bicycle access should also be provided to the neighborhood 
south of the site, as discussed above.  

Additionally, we note that while the independent living building includes an indoor bicycle storage room, 
access could be difficult due to the arrangement of parking in front of the doors to the room. Clear access 
should be maintained for resident cyclists, especially as larger electronic bicycles have proven popular 
with senior citizens. We also note that an indoor bicycle parking area should be provided within the 
multifamily residential building, as the current plans do not include one. All interior bicycle parking 
areas should include a power supply for the charging of e-bicycles. Finally, outdoor bicycle racks should 
be provided in front of the buildings on the site, to provide bicycle parking for visitors and employees 
of the various uses. 

4. Recycling provisions.  

While we note that the plans show specific refuse areas to handle waste generation, the City should 
request the applicant to 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. 

In addition, we recommend the application include a discussion of the potential for the composting of 
food waste generated by the assisted living/memory care facility. 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 open spaces on the site. 

5. County road. 

North Broadway (CR 87) is a County road. Approval for this work from the Westchester County 
Department of Public Works and Transportation under Section 239-F of General Municipal Law is 
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required. Pertinent drainage, utility, erosion control and curb cut details need to be provided at the time 
of Section 239 F submittal.  Driveways must also be designed in accordance with current County, State 
and AASHTO standards. 

6. Sewage flows. 

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 a Water Resource Recovery 
Facility operated by Westchester County. Since 2010, it has been the policy of the County Planning 
Board that municipal governments require the applicant to identify mitigation measures that will offset 
the projected increase in flow. The best means to do so is through reductions in inflow/infiltration (I&I) 
at a ratio of three for one for market rate units and 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. 

7. 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. 

8. Green building technology. 

We commend the applicant for including stormwater planting areas and for land-banking a portion of 
the required parking. We encourage the applicant to include as much further green, or sustainable 
building technology as possible within the proposed development. In addition, the City and the applicant 
should give consideration towards the provision of electric vehicle parking capabilities within the 
proposed parking areas. 
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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 
 
cc: Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation 
 Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation 
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