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Garrett Duquesne, AICP, Commissioner

Department of Community Development and Conservation
Town of Greenburgh

177 Hillside Avenue

Greenburgh, New York 10607

County Planning Board Referral File GRB 22-003 — ElImwood Preserve
Zoning Map Amendments, Site Plan, and Subdivision Approvals
Final Environmental Impact Statement (FEIS)

Dear Mr. Duquesne:

The Westchester County Planning Board has received a final environmental impact statement (FEIS)
(dated accepted February 10, 2022) for the proposed redevelopment of the vacant Elmwood Country
Club located at 850 Dobbs Ferry Road (NYS Route 100B). This former golf course comprises 106.8
acres and is located northwest of the interchange of the Sprain Brook Parkway and Dobbs Ferry Road.
The site is bisected by a Con Edison transmission line, and abuts East Rumbrook Park to the east. The
site is also located across Dobbs Ferry Road from a recently opened assisted living facility, a golf driving
range, and a nursery greenhouse. To the north and the west lies a single-family residential neighborhood
with the western portion of the subject site also having frontage on Worthington Road.

The subject site is currently split-zoned, with 20.4 acres located in the R-20 District and 86.4 acres
located in the lower-density R-30 District. As currently zoned, the site would support 119 single-family
homes in a conventional subdivision. The applicant is petitioning the Town to increase the residential
density by rezoning all portions of the site that are zoned R-30 to R-20. This would allow the construction
of 175 single-family homes. The applicant is also seeking to apply the Town’s Planned Unit
Development District to the site, which would allow for the development of clustered townhouses.

The development, as initially proposed in the DEIS, involved a cluster-style townhouse community for
seniors over the age of 55 on the 92.6-acre portion of the site that is west of the Con Edison transmission
lines. The remaining 14.2 acres east of the transmission lines were proposed to be subdivided and
dedicated to the Town as parkland. The applicant also proposed to contribute $1.5 million towards
developing or programming the new park parcel. No affordable units were proposed.

As a result of the public hearing process associated with the DEIS, the FEIS contains five alternatives
that the applicant considers viable:

Alternative A — The original proposal from the DEIS: 175 age-restricted townhouses with no
affordable units. 14.2 acres of land given to the Town for new parkland with $1.5 million for
park design and programming.
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Alternative B — 119 single-family homes developed using a conventional subdivision under
current zoning. There would be no affordable units, no age restrictions and no land dedicated to
the Town for parkland.

Alternative G — The same as Alternative A, but with no age restrictions.

Alternative H — The same as Alternative B except that six fewer building lots are created. This
results in a residual area (8.6 acres) that is offered to the Town for parkland. No funding is offered
for park design or programming.

Alternative I — 159 townhouse units with 15 set aside as affordable units. There would be no
age restrictions and 14.2 acres of parkland would dedicated to Town. No funding is offered for
park design or programming.

The County Planning Board has participated in the review of this application under Section 239 L, M
and N of the General Municipal Law and Section 277.61 of the County Administrative Code and we
have responded to the Town with three letters dated May 7, 2019, June 21, 2019 and December 21, 2020.
We have continued our review and we offer the following comments on the FEIS:

1. Preference for Alternative I

The County Planning Board appreciates the efforts made by the Town and the applicant to offer
alternative development concepts in response to the comments and concerns raised by the public as well
as our three previous letters. In particular, we are supportive of the concept presented in Alternative I
because it contains a set-aside of much-needed affordable housing and would not have the senior
restrictions, which we expressed opposition to in our December 21, 2020 letter. While Alternative |
would still involve changing zoning to increase the allowable density on the site, it has fewer units than
Alternative A. Although we are generally supportive of this compromise, we would have preferred that
Alternatives C, D and F could continue to be considered, since they represent design concepts that did
not include a density increase.

While we are supportive of the development concept shown in Alternative I, in that it contains affordable
housing and would be open to any household type, we hope the conceptual site plan shown in the FEIS
can be revised as the site plan review progresses. The FEIS has acknowledged most of the concerns
raised in our December 21, 2020 letter, and we look forward to seeing how our comments can help shape
the form and function of this development, particularly in terms of how it relates to the larger surrounding
area.

2. Affirmatively furthering fair housing.

Our support for Alternative I is, in part, based on the inclusion of affordable units. The applicant and the
Town should work to ensure that all of the affordable units meet the provisions for affirmatively
furthering fair housing (AFFH) in terms of affordability, marketing and unit integration. In addition, the
number of affordable AFFH units should be increased to 16 so that the development as a whole does not
contain less than a 10% affordable component.
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3. Site planning concerns.

For almost 100 years, this site has existed as a golf course while the abutting land uses changed around
it. Residential subdivisions were created to the north and west. Commercial uses were placed to the
south, opposite the site’s frontage with Dobbs Ferry Road. Immediately to the east are busy intersections
with the Sprain Parkway and Hartsdale Avenue/Knollwood Road, which is another hub of commercial
activity. The site is also 0.56 miles from the Village of Elmsford. While the golf course functioned as a
visual open space resource for the surrounding area, the fact that such a large parcel was held in private
ownership for so long also made it an obstacle for orderly development patterns to occur as the
surrounding parcels were developed. This can be seen by the four subdivision roads that dead-end at the
subject site’s boundaries and the fact that this site needed to be crossed by a utility corridor. The subject
site is essentially a missing piece in a larger network of connections, and this application offers the
opportunity to improve those connections.

FEIS responses 12-1 through 12-4 acknowledged the issues we identified with respect to pedestrian
access, sidewalks, crosswalks, bus stops and connectivity through the site. In those responses, the
applicant expressed a willingness to work with the involved agencies to accomplish the goals of
increasing pedestrian and bicycle mobility in the local area as well as improving access to transit.
Therefore, we expect the conceptual plans to be revised once an alternative is selected, and we hope our
input will help shape these plans. In particular, as the site plan is refined we recommend the following:

e The site plan should attempt to complete the street grid that exists north and west of the site and
connect it to Dobbs Ferry Road. If this cannot be done for vehicles, then there must at least be
pedestrian and bicycle access through this site so that Dobbs Ferry Road has a clear connection
to Saw Mill River Road through this area with safe, unrestricted access.

e Sidewalks should be provided along the site’s full frontages with Dobbs Ferry Road and
Worthington Road. There should also be a sidewalk connection established to the commercial
area that centers around the Dobbs Ferry Road/Hartsdale Avenue/Knollwood Road intersection.

e Crosswalks should be provided across Dobbs Ferry Road at each of the site’s driveway locations.

In addition, Alternative I shows an interior open space which could have potential as a natural
environment if carefully developed and landscaped with native species. If Alternative I is chosen, we
look forward to seeing how this space can potentially be used.

We look forward to continuing our review of the site plan once an alternative is selected.

Please inform us of the Town’s decision so that we can make it a part of the record.
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Thank you for calling this matter to our attention.

Respectfully,
WESTCHESTER COUNTY PLANNING BOARD

By: MUW

Norma V. Drummond
Commissioner

NVD/LH

cc: Lance MacMillan, Regional Director, NYS DOT Region 8
Anne Darelius, NYS DOT Region 8
Christopher Lee, NYS DOT Region 8



