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William G. O’Reilly, Chair 
Village of Hastings-on-Hudson Planning Board 
Municipal Building 
7 Maple Avenue 
Hastings-on-Hudson, NY 10706 
 

County Planning Board Referral File HAS 22-003B – 1 Warburton Avenue 
Zoning Map Amendment and Site Plan Approval – Lead Agency Notification 

Dear Mr. O’Reilly: 

The Westchester County Planning Board has received a Lead Agency notification for the above-
referenced application. This application involves a petition to amend the Hastings-on-Hudson Zoning 
Map with respect to a 2.824-acre property consisting of five parcels located on both sides of Warburton 
Avenue (County Road 75-I) at the boundary between the Village and the City of Yonkers. Of the five 
parcels, four are located in Hastings-on-Hudson (SBLs 4.160-166-1 & 3; 4.160-167-4 & 7) and one is 
located in Yonkers (SBL 3-3570-1). The applicant is petitioning the Village to rezone the three of the 
four parcels from R-10, One-Family Residence zone to MR-1.5, Multi-Family Residence, which is the 
current zone of the fourth parcel.  The parcel located in Yonkers is zoned A-Apartment Houses, High 
Density and no zoning changes are sought for that parcel.  

The site currently hosts a vacant catering hall building on the west side of the street and a large surface 
parking lot on the east side of the street.  A crosswalk connecting each side of Warburton Avenue is 
aligned with the front entrance of the catering hall. If the zoning map amendment is approved, the 
applicant would seek to develop this site as-of-right with a residential development containing 21 
townhouses on both sides of Warburton Avenue.  According to a conceptual site plan submitted with the 
zoning petition (dated revised December 29, 2021), five of the units would be located in one building on 
the western side of Warburton Avenue on the location of the catering hall. One of the units would be 
located in Yonkers and driveway access for all five units would be from the Yonkers side of the property. 
A total of ten parking spaces would be provided underneath the units. The other 16 units would be 
arrayed within three buildings on the eastern side of Warburton Avenue, within the footprint of the 
existing surface parking lot. Vehicular access would be provided by a new driveway which will connect 
to garages in the rear of each townhouse.  

As part of the zoning petition, the applicant is also proposing to create a publicly accessible open space 
on the west side of Warburton Avenue that includes a seating area and overlook. While this area is 
proposed to be dedicated to the Village as parkland, the applicant is also proposing to reserve an area to 
the north of this amenity for potential future residential uses. Pedestrian improvements are also proposed, 
with a new sidewalk along a portion of the eastern side of Warburton Avenue which will connect to the 
Old Croton Aqueduct Trailway via a new overlook area.  
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We have no objection to the Hastings-on-Hudson Planning Board assuming Lead Agency status for this 
review.  

We previously made an initial review of the zoning petition 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 January 31, 2022 (attached). The County Planning Board also 
discussed this matter at its monthly meeting on March 1, 2022 and we wish to offer the following 
additional comment at this time:   

Consideration for a mixed-use building  

The subject site, while located mostly in the Village of Hastings-on-Hudson, is essentially located within 
a large residential node surrounding the Greystone Metro-North station that is primarily in the City of 
Yonkers. Because of this, we encourage the Village to consider zoning for the site that is more similar 
to the higher density zoning abutting this site in Yonkers. It is our opinion that this site could support 
more residential density than is permitted under the MR-1.5 regulations that are proposed for the site.  

In addition to considering higher residential density, it would also be ideal to include a retail or 
commercial element within the development on this site. Although residential density is relatively high 
in this area, there are no retail stores or services within walking distance. Providing a retail space could 
have the potential to serve hundreds of nearby apartments who would no longer have to drive to utilize 
that business, which could in turn help reduce the pressure to build more parking in the Village’s 
downtown.  

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: 

 
Norma V. Drummond 
Commissioner 

NVD/LH 
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January 31, 2022 
 
Mary Beth Murphy, Village Manager 
Village of Hastings-on-Hudson 
Municipal Building 
7 Maple Avenue 
Hastings-on-Hudson, NY 10706 
 

County Planning Board Referral File HAS 22-003 – 1 Warburton Avenue 
Zoning Map Amendment and Site Plan Approval 

Dear Ms. Murphy: 

The Westchester County Planning Board has received a petition to amend the Hastings-on-Hudson 
Zoning Map with respect to a 2.824-acre property consisting of five parcels located on both sides of 
Warburton Avenue (County Road 75-I) at the boundary between the Village and the City of Yonkers. 
Of the five parcels, four are located in Hastings-on-Hudson (SBLs 4.160-166-1 & 3; 4.160-167-4 & 7) 
and one is located in Yonkers (SBL 3-3570-1). The applicant is petitioning the Village to rezone the 
three of the four parcels from R-10, One-Family Residence zone to MR-1.5, Multi-Family Residence, 
which is the current zone of the fourth parcel.  The parcel located in Yonkers is zoned A-Apartment 
Houses, High Density and no zoning changes are sought for that parcel.  

The site currently hosts a vacant catering hall building on the west side of the street and a large surface 
parking lot on the east side of the street.  A crosswalk connecting each side of Warburton Avenue is 
aligned with the front entrance of the catering hall. If the zoning map amendment is approved, the 
applicant would seek to develop this site as-of-right with a residential development containing 21 
townhouses on both sides of Warburton Avenue.  According to a conceptual site plan submitted with the 
zoning petition (dated revised December 29, 2021), five of the units would be located in one building on 
the western side of Warburton Avenue on the location of the catering hall. One of the units would be 
located in Yonkers and driveway access for all five units would be from the Yonkers side of the property. 
A total of ten parking spaces would be provided underneath the units. The other 16 units would be 
arrayed within three buildings on the eastern side of Warburton Avenue, within the footprint of the 
existing surface parking lot. Vehicular access would be provided by a new driveway which will connect 
to garages in the rear of each townhouse.  

As part of the zoning petition, the applicant is also proposing to create a publicly accessible open space 
on the west side of Warburton Avenue that includes a seating area and overlook. While this area is 
proposed to be dedicated to the Village as parkland, the applicant is also proposing to reserve an area to 
the north of this amenity for potential future residential uses. Pedestrian improvements are also proposed, 
with a new sidewalk along a portion of the eastern side of Warburton Avenue which will connect to the 
Old Croton Aqueduct Trailway via a new overlook area.  
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We have reviewed the zoning petition 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 zoning map amendment 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 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 residential development near 
public transit and a trailway. This development site is part of a neighborhood containing similar 
townhouse developments, and the proposed zoning change will add to that neighborhood in a consistent 
way. We also note that the conceptual site plan shows buildings placed close to the street line with 
parking in the rear, which will help create a pedestrian-scaled streetscape.  

2. Affirmatively furthering fair housing (AFFH). 

The submitted materials indicate that the proposed development would comply with zoning by setting 
aside three units as affordable affirmatively furthering fair housing (AFFH) units. We recommend the 
Village ensure that these units are dispersed across the various buildings of the site, and are not located 
within one singular area. The required affordable AFFH units should also be distributed among the units 
located within Hastings-on-Hudson. If the one unit shown on the plans to be located in Yonkers is set-
aside as affordable, it should not be counted towards the units required by the Village.  

3. Preliminary site plan comments. 

While the petition contains a conceptual site plan, we wish to reserve our full site plan comments for the 
site plan approval stage of this application, if the zoning map amendment is approved. However, based 
on our review of the conceptual plan, we would like to offer the following for the Village’s advanced 
consideration: 

a. County road, bus stops and sidewalks.  

Warburton Avenue (County Road 75-I) is a County road in Hastings-on-Hudson and a City road 
in Yonkers. There is currently a pedestrian crosswalk across the County portion of Warburton 
Avenue connecting each side of the site, and there are also Bee-Line bus stops on each side of 
Warburton Avenue along the site’s street frontages. In addition, the County recently installed a 
continuous sidewalk along the frontage of the site’s parcels on the west side of the road. The site 
plan should consider the relationship of the development to these features, and we look forward 
to collaborating with the Village on the site plan review. As more detailed plans are developed, 
the applicant should show the locations of the bus stops as well as the location of the crosswalk, 
and if that location is proposed to be changed. The applicant should also be advised that site plans 
along County roads require an approval from the Westchester County Department of Public 
Works and Transportation under Section 239-F of General Municipal Law.  
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With respect to the sidewalk, it is encouraging to see the applicant proposing a new sidewalk 
along the east side of Warburton Avenue that would connect to the Old Croton Aqueduct 
Trailway via a path through a new overlook area. Since this would substantially improve access 
to the Old Croton Aqueduct Trailway in this area, the applicant should verify that the public will 
be able to utilize the new path.  

b. Recycling.  

The applicant should 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. 

c. 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 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 
any affordable units. 

The County Planning Board further recommends that the Village 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 Village 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. 

d. Green building technology and electric vehicle parking. 

We commend the applicant for including green roofing in the conceptual plans. We encourage 
the applicant to include as much additional green, or sustainable building technology as possible 
into the proposed development. In addition, the Village and the applicant should give 
consideration towards the provision of electric vehicle parking capabilities. 

e. Reduction of impervious surfaces. 

The conceptual site plan indicates that there may be opportunities to reduced paved surfaces on 
the site which would have a positive environmental benefit related to stormwater management. 
As the site plans are developed we encourage the applicant to look for ways to reduce pavement 
and perhaps add surface-level stormwater treatment practices such as rain gardens.   
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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: 

 
Norma V. Drummond 
Commissioner 

NVD/MV 

cc: Naomi Klein, Director of Transportation Planning 
Illana Wagner, Associate Transportation Planner 
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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