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County Planning Board Referral File HAR 22-001 – Webb Avenue Residential Development 
Zoning Text Amendment, Site Plan and Special Exception Use Approvals 

Final Environmental Impact Statement 

Dear Ms. Cusumano: 

The Westchester County Planning Board has received a final environmental impact statement (FEIS) 
(dated accepted March 29, 2022) for the proposed construction of a 200-unit apartment building on a 
9.54-acre undeveloped site located on the northeasterly side of Webb Avenue between Bowman Avenue 
(County Road 104) and Westchester Avenue (NYS Route 120A). The development site is owned by 
760-800 Owner LLC, which also owns the adjacent parcels of land located in the Village of Rye Brook, 
with addresses of 760 and 800 Westchester Avenue. All of these parcels were previously owned by Kraft 
General Foods, Inc. The subject site contains existing pathways that are connected to the walking path 
system at 800 Westchester Avenue via two footbridges that cross Blind Brook, a County-regulated 
stream that is the border between Harrison and Rye Brook. It is the applicant’s intention to expand on 
this pathway system to connect the sites together, as well as provide public access to a proposed 20,000 
square foot community garden that would be placed in the northern portion of the subject property.  

The proposed 200-unit apartment building will be comprised of five stories of residential and amenity 
space above two levels of structured parking, with 289 parking spaces provided. All apartments are 
proposed to be market-rate rental units with no affordable affirmatively furthering fair housing (AFFH) 
units proposed. Because most of the site is located in a flood zone, the FEIS shows a preferred alternative 
that contains a “floodplain offset program” that is greater than what was shown in the DEIS.  
The subject site is located in the SB-0, “Special Business” Zoning District where multi-family residential 
is permitted as a special exception use only on parcels located in the “teardrop” area bounded by I-287, 
I-684, the connector road from I-287 to I-684 and the Hutchinson River Parkway.  Since the subject site 
is located outside of that area, the applicant is petitioning the Town/Village for a zoning text amendment 
to permit a multi-family residential use on the subject site. 
The County Planning Board participated in the review of the DEIS 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 
responded with substantive comments in a letter dated November 4, 2020 (attached) which was the day 
the Harrison Planning Board conducted its public hearing. However, our comments were not included 
in the FEIS. Because of this omission, the Town/Village should not issue a findings statement until a 
revised FEIS is made available that addresses our comments. 
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Furthermore, the County Planning Board also reviewed another residential development proposed for 
another SB-O zoned site located at 2700 Westchester Avenue, which is also seeking a similar zoning 
amendment to that which is proposed for the Webb Avenue development. We responded to a DEIS for 
that proposal in a letter dated December 23, 2021 (attached).  In that letter we noted several omissions 
that were not discussed in the DEIS, and we stated that the DEIS should not have been accepted as 
complete by the Town/Village. 
We maintain our position that the Town/Village is considering significant and large-scale changes in 
land use without the benefit of any comprehensive planning. Since the adoption of the 2013 
comprehensive plan, several properties within the “teardrop” area have begun the process of being 
redeveloped. With each redevelopment, our referral response letters have documented the challenges 
and concerns, and in some cases, the Town/Village has not followed through on the recommendations 
contained within its own comprehensive plan. Development applications have been approved and 
constructed without connections, without sidewalks and without safe, ADA-compliant facilities to 
connect the County’s bus passengers to the entrance of buildings. 
 
The current proposal, along with ongoing proposals for 2700 Westchester Avenue and 3000 Westchester 
Avenue will result in substantially more vehicle, transit, pedestrian and bicycle activity centered around 
a set of roadways with major safety concerns.  The most recent traffic crash report we reviewed showed 
68 crashes (with one fatality) located at the intersection of Westchester Avenue and Webb Avenue over 
a three-year period. This intersection also lacks many safety elements, such as sidewalks and crosswalks, 
which is of particular concern for Bee-Line bus passengers who need to navigate a complicated series of 
one-way roads split by a highway to get from bus stops to building entrances.  If the Town/Village 
proceeds with the approval of these proposed developments without showing consideration for our 
comments, then the Town/Village is potentially placing more people in danger.  The disregard for the 
safety of the pedestrians, cyclists and bus riders should not be allowed to continue given the peril these 
lawful users of public roadways will be subjected to as a result of these developments.  
 
Finally, it is unacceptable that the Town/Village continues to disregard its responsibility towards 
affirmatively furthering fair housing (AFFH). The acute shortage of affordable housing in Westchester 
County has been documented in the County’s Housing Needs Assessment and it is critical for all of 
Westchester’s municipalities to play a role in meeting this need, particularly since the economic and 
social impacts of this affordable housing shortage are spread throughout the county. A minimum 10% 
set-aside of affordable AFFH units is standard for developments of this type. As with previous residential 
proposals in Harrison, the SEQR documentation notes a willingness by the applicant to make this 
inclusion. The Town/Village should not approve any more housing developments without an inclusion 
of affordable AFFH units. The best way to achieve this standard would be through the adoption of the 
Model Ordinance Provisions, which we continue to encourage the Town/Village to consider.  
Please inform us of the Town/Village’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:  

 
Norma V. Drummond 
Commissioner 

NVD/LH 
cc: Honorable Rich Dionisio, Mayor/Supervisor, Town/Village of Harrison 
 Honorable Paul Rosenberg, Mayor, Village of Rye Brook 
 Thomas Heaslip, Chair, Harrison Planning Board 
 Pat Cleary, Planning Consultant, Town/Village of Harrison 
 Chris Bradbury, Village Administrator, Village of Rye Brook 

Jeffrey A. Dean, Senior Engineer (Civil), County Department of Public Works and Transportation 
Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation 
Marian Pompa, Associate Engineer, County Department of Environmental Facilities   
Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation 
Lance MacMillan, Regional Director, NYS DOT Region 8 
Anne Darelius, NYS DOT Region 8 
Christopher Lee, NYS DOT Region 8 
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November 24, 2020 
 
Rosemarie Cusumano, Secretary 
Town/Village of Harrison Planning Board 
1 Heineman Place 
Harrison, NY 10528 

County Planning Board Referral File HAR 20-003 – Webb Avenue Residential Development 
Zoning Text Amendment, Site Plan and Special Exception Use Approvals 

Draft Environmental Impact Statement 

Dear Ms. Cusumano: 

The Westchester County Planning Board has received a draft environmental impact statement (DEIS) 
(dated accepted October 27, 2020) for the proposed construction of a 200-unit apartment building on a 
9.54-acre undeveloped site located on the northeasterly side of Webb Avenue between Bowman Avenue 
(County Road 104) and Westchester Avenue (NYS Route 120A). The development site is owned by 
760-800 Owner LLC, which also owns the adjacent parcels of land located in the Village of Rye Brook, 
with addresses of 760 and 800 Westchester Avenue. All of these parcels were previously owned by Kraft 
General Foods, Inc. The subject site contains existing pathways that are connected to the walking path 
system at 800 Westchester Avenue via two footbridges that cross Blind Brook, a County-regulated 
stream that is the border between Harrison and Rye Brook. It is the applicant’s intention to expand on 
this pathway system to connect the sites together, as well as provide public access to a proposed 20,000 
square foot community garden that would be placed in the northern portion of the subject property.  

The proposed 200-unit apartment building be comprised of five stories of residential and amenity space 
above two levels of structured parking. The proposed unit mix would consist of 32 studios, 78 one-
bedroom units and 90 two-bedroom units. All apartments are proposed to be market-rate rental units 
with no affordable affirmatively furthering fair housing (AFFH) units proposed. Because most of the site 
is located in a flood zone, the building would be elevated two feet above base flood level, allowing 
floodwaters to flow beneath the proposed building structure. Of the 289 parking spaces proposed, only 
twelve are shown as surface parking outside of the proposed building.  
The subject site is located in the SB-0, “Special Business” Zoning District where multi-family residential 
is permitted as a special exception use only on parcels located in the “teardrop” area bounded by l-287, 
l-684, the connector road from l-287 to l-684 and the Hutchinson River Parkway.  Since the subject site 
is located outside of that area, the applicant is petitioning the Town/Village for a zoning text amendment 
to permit a multi-family residential use on the subject site. 
We have reviewed the DEIS 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:  
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1. Consistency with County Planning Board policies.  

The proposed multi-family apartment building is generally 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 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 help transform a section of the Westchester 
Avenue corridor into a mixed-use environment that includes open space amenities, connections to 
adjacent properties and connections to public transit.   

2. Affirmatively furthering fair housing.  

The submitted materials do not state that any of the residential units are to be developed as affordable 
affirmatively furthering fair housing (AFFH) units. As shown in the recently released Westchester 
County Housing Needs Assessment, there is a dire need for affordable housing throughout the County. 
We strongly encourage the Town/Village to adopt the “Model Zoning Ordinance Provisions for 
Affordable Affirmatively Furthering Fair Housing Units” as included in the Westchester County Fair 
and Affordable Housing Implementation Plan (dated August 9, 2010). These provisions include, among 
other recommended requirements, that: 

Within all residential developments of 10 or more units created by subdivision or site plan 
approval, no less than 10% of the total number of units must be created as affordable AFFH 
units. In residential developments of five to nine units, at least one affordable AFFH unit shall 
be created. 

We point out that the proposed apartment building would be an ideal location for the inclusion of 
affordable AFFH units due to its close proximity to public transit and employment sites. As stated in the 
DEIS, the apartment building is at least partially intended for younger households who are a part of 
Westchester’s workforce. The DEIS notes that these households may choose apartment living in lieu of 
buying a starter home due to the economic challenges that face their generation. Given those challenges, 
it should be expected that this apartment building include a set aside of at least 10% of all units as 
affordable AFFH, which is the standard for apartment buildings of this type in Westchester County.  

3. Construction impacts to floodway and floodplain.  

Although the proposed building and associated impervious cover are located outside of the floodway 
associated with Blind Brook, the applicant proposes construction within the floodplain which could 
impact floodplain elevations. While the applicant is permitted up to a one foot of rise in floodplain 
elevation, this construction must not cause any change in floodway elevation. (The County recommends 
no rise in either area). 

The FEIS must show through analysis that there will be less than one foot of rise in the floodplain area 
and no rise in floodway elevation. We also recommend any that if there are any adverse effects to the 
floodplain, there should be floodplain mitigation which must have connectivity to the existing floodplain. 
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For example, graded depressions which do not allow flood waters from the Blind Brook to enter will not 
be acceptable.  
The links and illustration below explain the “no-rise certification” for floodways and the allowance of 
up to a 1.0-foot rise in water surface elevation for the 100-year flood.  
https://www.fema.gov/no-rise-certification-floodways 
https://www.fhwa.dot.gov/engineering/hydraulics/policymemo/860402.cfm 

 

4. County stream control permit.  

This portion of Blind Brook is a designated County stream channel.  A County Stream Control Permit 
will be required from the Westchester County Department of Public Works and Transportation as part 
of the approval process for this development. It is noted that a proposed walking path runs through an 
existing wetland and wetland buffer areas.  It is not clear if these disturbed areas will be mitigated.  

5. Pedestrian circulation. 

The site plan for the proposed development will feature a network of publicly accessible walking paths 
that will connect directly to the walking paths at 800 Westchester Avenue as well as the Bee-Line bus 
stop on the south side of Westchester Avenue.  While we are supportive of this aspect of the proposed 
site development, we point out that the general area surrounding the site has a major deficiency of 
pedestrian facilities. This may be detrimental to the success of the proposed apartment building since 
good pedestrian access is an expected amenity for many tenants seeking apartments. In addition, the 
introduction of a residential population to this area will likely increase pedestrian activity on public roads 
that are not currently equipped to handle pedestrian activity safely. 

The DEIS acknowledges this situation by noting that a sidewalk “could be constructed along Webb 
Avenue on the east side of the roadway with a connection to the existing sidewalk on the south side of 
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Westchester Avenue currently terminating at the signalized Purchase Professional Park Driveway 
intersection.”  However, the site plans do not show this sidewalk and the DEIS suggests that pedestrians 
could walk in the existing road shoulders of Webb Avenue and Westchester Avenue if a sidewalk were 
not constructed.   

We point out that for pedestrians to lawfully walk in a road shoulder, they must walk against traffic. This 
means that pedestrians would need to cross Webb Avenue or Westchester Avenue to walk to or from the 
apartment building, depending on their direction of travel.  A sidewalk constructed along the site frontage 
with each road would eliminate this concern and the unnecessary crossing of two roadways since 
sidewalks can accommodate bi-directional pedestrian travel. We therefore recommend the site plans be 
revised to show sidewalks along all of the site frontages with public roads.  

In addition, it will also be likely that pedestrians coming to or from the subject site will need to cross 
Westchester Avenue at the signalized intersection with the Purchase Professional Park.  This is because 
a Bee-Line bus stop is located on the north side of Westchester Avenue and some of the building’s 
tenants may work at the Purchase Professional Park. In addition, it is likely that workers from the 
Purchase Professional Park may want to access the walking trails on the site for exercise during lunch 
breaks, etc. Therefore it is imperative that the applicant and the Town/Village work with the NYS 
Department of Transportation (NYSDOT) to install crosswalks and pedestrian signals at this 
intersection. It is not clear from the DEIS or the Notice of Completion if NYSDOT has been given an 
opportunity to review and comment on this proposal.  

6. Unbundled parking.  

The proposed apartment building will include 289 parking spaces, which exceeds the 250 parking spaces 
required by zoning. However we note that many prospective apartment tenants look for buildings that 
are near employment sites and transit as a way to reduce car ownership, which may reduce the need for 
this extra parking. Reduced parking utilization can be further incentivized by “unbundling” the cost of a 
parking space from rents, 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”. 

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. 

7. Sewer impacts. 

The County-owned trunk sewer associated with the Blind Brook Sewer District runs along the eastern 
boundary of the site. The applicant is proposing to connect directly to the trunk sewer via a connection 
to an existing manhole located just inside the site’s property lines. This will require an approval from 
the County Department of Environmental Facilities (WCDEF) for this connection along with an approval 
from the County Department of Health (WCDOH). After WCDEF has approved the plan to connect to 
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the trunk sewer and WCDOH has issued their approval of plans for the sanitary sewer extension, 
construction of the connection to the County Trunk Sewer may not begin until WCDEF has issued a 
“Permit to Construct Sewer Connections to the Westchester County Trunk Sewer System”. This permit 
cannot be issued until all insurances and a performance bond have been received from the contractor 
who will be making the connection to the County trunk sewer. 

In addition, we call to your attention that WCDEF typically requires the following with regard to 
developments in or around County trunk sewer easements: 

 All plans must continue to clearly identify and label the sewer easement. 
 Grading work proposed within the easement area must be clearly identified and elevation 

changes provided. 
 The easement must be staked in a highly visible manner and remain staked throughout 

construction. 
 Absolutely no heavy equipment will be allowed to cross the sewer easement and pipes. 
 No addition loads of any kind (including building weight or weight from additional fill 

material) are to be added to the County trunk sewer. 
 WCDEF must be included in ongoing review of all construction details in and around the trunk 

lines. 

Since 2010, it has been the policy of WCDEF that municipal governments require development 
applicants to identify mitigation measures that will offset the projected increase in sewer flows to County 
operated wastewater facilities. The DEIS identifies this policy and notes the applicant will consult with 
the Town/Village to ensure a reduction of inflow and infiltration at the correct ratios of three for one for 
market rate units. If affordable AFFH units are included in the development, a ratio of one for one is 
acceptable.  

As a general matter, the County Planning Board further recommends that the Town/Village implement 
a Town/Village-wide 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. 

8. Sustainability measures. 

We are supportive of the sustainability measures that the applicant has proposed for the development, 
including the pursuit of a LEED Silver certification.  We also commend the inclusion of the community 
garden into the development along with on-site food composting and rooftop solar panels. While we are 
supportive of the provisions of a bike storage room on the plans, we recommend that a bike rack also be 
added for the community garden. 
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9. Shuttle service.   

While we are supportive of the proposed shuttle service that the building would operate to the Port 
Chester Metro-North station and local retail areas, we recommend the Town/Village take steps to ensure 
the shuttle service will not be discontinued. Unfortunately, there have been other residential buildings in 
Westchester that have offered shuttle services to residents only to stop the service later on. The applicant 
should be discouraged from charging residents for infrequent service that attracts low usage, which then 
results in an excuse to discontinue the service.  

10. County road.  

The subject site contains frontage on Bowman Avenue, which is a County road (CR 104). Approval for 
this work from the Westchester County Department of Public Works and Transportation (WCDPW&T) 
under Section 239 F of the General Municipal Law is required. We point out that the DEIS does not 
show the 239F review under the list of approvals required for this application. The FEIS must have a 
revised list of required approvals listing the 239F review.  

Please inform us of the Town/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:  

 
Norma V. Drummond 
Commissioner 

NVD/LH 

cc: Jeffrey A. Dean, Senior Engineer (Civil), County Department of Public Works and Transportation 
Michael Dispenza, Contract Administrator, County Department of Public Works and Transportation 
Marian Pompa, Associate Engineer, County Department of Environmental Facilities   
Kevin Roseman, Traffic Engineer, County Department of Public Works and Transportation 
Lance MacMillan, Regional Director, NYS DOT Region 8 
Anne Darelius, NYS DOT Region 8 
Christopher Lee, NYS DOT Region 8 
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Rosemarie Cusumano, Secretary 
Town/Village of Harrison Planning Board 
1 Heineman Place 
Harrison, NY 10528 

County Planning Board Referral File HAR 21-003C – 2700 Westchester Avenue Redevelopment 
2500-2700 Westchester Avenue 

Zoning Text Amendment and Special Exception Use 
Draft Environmental Impact Statement 

Dear Ms. Cusumano: 

The Westchester County Planning Board has received a draft environmental impact statement (DEIS) (dated 
accepted November 23, 2021) with respect to a proposal to redevelop an existing office property with 69 
“for-sale, high-end townhomes”. The townhouses would each be three-bedroom, 3,000 square foot, three-
story structures that would be attached into larger buildings of four to six units. The development is proposed 
for an existing office property located at 2500-2700 Westchester Avenue that contains two office buildings 
and surface parking. The petitioner proposes to subdivide the property so that the existing building at 2500 
Westchester Avenue would remain and the building at 2700 Westchester Avenue would be demolished to 
accommodate the townhouse development on a separate tax lot, with access to Westchester Avenue via the 
existing office park driveway. The site is zoned SB-O, which is the same zoning district that comprises the 
“teardrop” area of the Westchester Avenue corridor, which has recently been the subject of several 
development proposals, including residential apartments.  

To accommodate the proposed townhouses, the petitioner is seeking to amend the Harrison Zoning Ordinance 
to add more flexibility for allowing SB-O Multi-Family Residential developments by special exception use 
permit approval from both the Planning Board and the Town/Village Board. The changes would essentially 
open up a second area of the Westchester Avenue corridor with SB-O zoning to residential and mixed-use 
development, and would also allow townhouses as a permitted use. This new area of development centers 
around Exit 10 of the Cross Westchester Expressway (I-287) where Westchester Avenue splits into a pair of 
one-way roads on each side of the expressway. This area, which has also been the focus of a recent 
development review on Webb Avenue, has the potential to become a second node of mixed-use development 
if the zoning amendments were to be adopted. Previously, residential uses were only permitted in the 
“teardrop” area.  

Our review of 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 has been ongoing since the initial draft zoning text 
amendment associated with this proposal was referred in March of this year.  We have responded twice to 
the Town/Village, first in a letter to the Supervisor/Mayor dated April 21, 2021, and later in a response to the 
draft scoping document for the preparation of the EIS, dated July 19, 2021.  
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We also point out that we have sent additional letters to the Town/Village with respect to referrals for 
development applications on sites within the SB-O zoned area that would be impacted by the proposed zoning 
amendments. These letters were dated November 24, 2020 with respect to a DEIS for a 200-unit apartment 
building proposed for Webb Avenue, and July 27, 2021 for the renewal of an expired approval to construct 
a 46,000 square foot office building and 232-space parking garage within the Purchase Professional Park.  

We have reviewed the DEIS under the provisions of Section 239 L, M and N of the General Municipal Law 
and Section 277.61 of the County Administrative Code. Although we have commented extensively on this 
application already, including specific comments asking for revisions to the scoping outline for the DEIS, 
the DEIS did not address the following topics: 

 The public policy section did not include a discussion of the County’s affordable housing policies 
 The DEIS did not sufficiently discuss road connectivity and circulation issues, particularly for non-

motorized forms of transportation and transit riders 
 The DEIS did not discuss the County Department of Environmental Facilities’ policy that municipal 

governments require the applicant to identify mitigation measures that will offset the projected 
increase in sewer flows 

As a result of the above omissions, we do not agree that the DEIS should have been accepted as complete. 
The Harrison Planning Board must consider the above topics in its responsibility as Lead Agency to take a 
“hard look” at the relevant impacts of this zoning change. Since these concerns were entered into the public 
record as part of our July 19, 2021 letter with respect to the scope of the DEIS, it is unclear if they were given 
the meaningful review and consideration that is required under SEQR’s “hard look” standard.  

In addition to the above topics, any further SEQR review must also consider the following:  

1. Sufficiency of the existing comprehensive plan to support the proposed zoning changes.  

The Town/Village of Harrison has not updated its comprehensive plan since 2013, and the 2013 plan only 
discusses the application of mixed-use or residential development within the “teardrop” area of the 
Westchester Avenue corridor. Because the proposed zoning amendments will essentially open up a second 
area of the Westchester Avenue corridor with SB-O zoning to residential and mixed-use development, the 
impacts of these zoning changes go beyond the subject site and should be analyzed as part of a new 
comprehensive planning effort that should either supplement or replace the 2013 comprehensive plan.  

In discussing the introduction of mixed-use and residential development within the “teardrop” area, the 2013 
comprehensive plan highlighted several areas of concern, including the lack of connectivity between the 
various dead-end roadways within the area.  Page 75 of the comprehensive plan states “providing for an 
improved internal roadway network – compete with sidewalk connections to accommodate pedestrians – 
would create a greater set of amenities and enhance the overall developability of the subarea”.  The plan went 
on to specifically recommend that “any new development or substantial redevelopment must include street 
and sidewalk connections to adjacent properties”.  

Since the adoption of the 2013 comprehensive plan, several properties within the “teardrop” area have begun 
the process of being redeveloped. With each redevelopment, our referral response letters have documented 
the challenges and concerns, and in some cases, the Town/Village has not followed through on the 
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recommendations contained within its own comprehensive plan.  Development applications have been 
approved and constructed without connections, without sidewalks and without safe, ADA-compliant 
facilities to connect the County’s bus passengers to the entrance of buildings. Given these results – in a 
geographic area that actually had the benefit of comprehensive planning – the Town/Village should not 
proceed with mixed-use or residential development in a new geographic area without first establishing a 
comprehensive vision for this area.  We offer the following observations in support of our argument: 

a. Difficult road geometry and safety concerns. 

The DEIS includes traffic crash reports within the DEIS study area for the time period between March 
1, 2017 and February 29, 2020.  During that time period, there were 94 crashes within the study area, 
one of which resulted in a fatality. The majority of these crashes (68, including the fatality) were 
located at the intersection of Westchester Avenue and Webb Avenue which is a difficult intersection 
that contains both traffic signals and merging traffic lanes that are very close the subject site’s 
driveway. This intersection also lacks many safety elements, such as sidewalks and crosswalks, which 
is of particular concern for Bee-Line bus passengers who need to navigate a complicated series of 
one-way roads split by a highway to get from bus stops to building entrances.  

While many of development challenges that were discussed in the 2013 comprehensive plan for the 
teardrop area remain relevant for this second SB-O zoned area to be opened up to new residential and 
mixed-use development (as discussed below), this area has the additional obstacle of being centered 
around difficult, high-volume intersection that lacks any pedestrian facilities. Earlier this year we 
pointed out in a letter dated July 27, 2021 that the recent expansion of the medical office facilities 
located in the Purchase Professional Park has placed additional transportation pressures on this area, 
particularly with respect to Bee-Line bus passengers who have difficulty getting to medical 
appointments or employment at this site.  

Because the subject proposal, as well as the proposed 200-unit apartment building on Webb Avenue 
and the proposed 46,000 square foot expansion of the Purchase Professional Park, will only increase 
the pressures on this intersection, the Town/Village must work with NYS DOT to improve this 
intersection so that crashes are reduced and so that all users of our transportation system are 
accommodated with all future development. 

b. Lack of pedestrian connections, sidewalks and bicycle infrastructure. 

As we have continued to point out, the sidewalk network along the Westchester Avenue corridor is 
incomplete. Before any additional development occurs within the study area, bicycle and pedestrian 
safety concerns should be accounted for. The current driveway for 2500-2700 Westchester Avenue 
does not have a complete, ADA-compliant sidewalk, which should be remedied as part of the 
proposed development. In addition, as discussed above, there is a dire need for pedestrian facilities 
within the study area which includes additional parcels that would be impacted by the proposed 
zoning. No future development should proceed in this study area without pedestrian facilities, 
including sidewalks and crosswalks. Bicycle infrastructure, such as bike lanes and bike parking 
should also be added to this area going forward, particularly since Bee-Line buses now have bike 
racks and the distances between important destinations in the area are often too far to walk, but 
suitable for bicycle transportation. For example, it is not uncommon to see bicycles chained to trees 
within the Purchase Professional Park, so it is clear that this form of transportation is already 
occurring here.  
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We recommend that the Town/Village consider the work of some of Westchester’s other 
municipalities as guidance. In particular, we point out that the Route 119 and Route 9 corridors have 
both been studied for non-motorized facilities to remedy conditions that area similar to those of the 
Westchester Avenue corridor within the study area. We encourage the Town/Village to consider if a 
similar study can be done in conjunction with NYSDOT for Westchester Avenue. Perhaps a solution 
would be to re-work this area with multi-use pathways which can accommodate both pedestrians and 
cyclists. We point out that the County Department of Planning has applied for grant funding twice to 
explore implementing facilities for pedestrians and bicycles along the Westchester Avenue corridor. 
These applications had widespread support among local residents, elected officials and property 
owners along the corridor.  

c. Unsafe access to bus stops. 

While the expansion of medical office facilities at the Purchase Professional Park has already resulted 
in greater transit ridership in this area, the addition of residential uses to the area (as well as additional 
medical office or commercial spaces) will likely continue that trend, particularly for domestic 
employees who may need to travel to these residential areas to work, or for children who live in these 
new developments who may need to access bus transportation since they are too young to drive. It is 
imperative that transit riders be accommodated as part of the any redevelopment within this area that 
may result from the proposed zoning amendments.  The FEIS should acknowledge these impacts and 
discuss a plan to work with NYSDOT and transportation staff from the County Department of 
Planning to address bus passenger access and safety.  

d. Continued lack of relationship between sites. 

With respect to the “teardrop” area, the 2013 comprehensive plan calls for “sidewalk connections to 
adjacent properties”.  This must also be considered for the study area, which is now the focus of 
similar residential development. In addition to completing the sidewalk along the site’s driveway out 
to Westchester Avenue, there should also be pedestrian access between the subject site and the 
Purchase Professional Park.  This is particularly important for anyone who works in the immediate 
vicinity and chooses to live in the proposed development, or any other new development that results 
from the proposed zoning amendments.  We point out that the Webb Avenue residential proposal 
featured pedestrian connections to the adjacent 800 Westchester Avenue office park property.  This 
should be done throughout this SB-O zoned area as it is opened up to more development. As noted 
above, particular attention must be paid to getting pedestrians across Westchester Avenue.  

2. Affordable affirmatively furthering fair housing.  

The acute shortage of affordable housing in Westchester County has been documented in the County’s 
Housing Needs Assessment and it is critical for all of Westchester’s municipalities to play a role in meeting 
this need, particularly since the economic and social impacts of this affordable housing shortage are spread 
throughout the county. We point out that the County’s Model Ordinance Provisions require that:  

Within all residential developments of 10 or more units created by subdivision or site plan approval, 
no less than 10% of the total number of units must be created as affordable AFFH units. In residential 
developments of five to nine units, at least one affordable AFFH unit shall be created. 

The recommendation to include affordable AFFH in all residential development proposals has been 
consistently made to the Town/Village for over a decade. Because the proposed zoning text amendments will 
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open up a substantial area to the potential for additional mixed-use development, we do not recommend 
implementing these zoning changes without including a provision for a minimum set-aside of 10% for 
affordable affirmatively furthering fair housing. The Town/Village should also not approve any proposed 
residential development on this site unless it has at least 10% of the units set aside as affordable AFFH.   

3. Green building technology 

We encourage the Town/Village to include a requirement for green or sustainable building technology into 
all development along this corridor.  Such efforts are increasingly common – and expected.  Many 
communities have begun amending local codes to make “green” design and building practices mandatory.  
Further, developments that have a type of environmental certification are recognized as environmentally 
responsible, profitable and healthy places to live and work.  These developments are often seen as premium 
properties. 

Nationally recognized systems (i.e. Energy-Star, LEED or Passive House certification) and organizations can 
assist the Town/Village in recommending sustainable elements of building and site design and in the ongoing 
assessment of the projects. Site elements include reduced site disturbance, alternative transportation 
opportunities and stormwater treatment. Building elements include energy and water efficiencies, 
environmentally sensitive building materials and green rooftops. 

Please inform us of the Town/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: 

 
Norma V. Drummond 
Commissioner 

NVD/LH 

cc: Lance MacMillan, Regional Director, NYS Department of Transportation, Region 8 
Anne Darelius, NYS Department of Transportation, Region 8 
Christopher Lee, NYS Department of Transportation, Region 8 

 

Archived File - May Not Be ADA Compliant


