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Dear Mr. Minozzi: 

The Westchester County Planning Board has received site plans (dated revised January 20, 2022) and 
related materials for the proposed development of a new three-story mixed-use building on a 6,265 
square foot site located at 15 Spring Street. The site contains an existing funeral home and surface 
parking, which would be demolished. The development would contain a 1,900 square foot retail space 
on the ground floor with five apartments arranged on the second and third floors and a sixth apartment 
on the ground floor in the rear of the building.  There will be three one-bedroom apartments, two two-
bedroom apartments and one three-bedroom apartment. Parking would be provided on the basement 
level of the building via a garage entrance from Spring Street.  
 
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 
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 provide appropriately-scaled infill development in downtown 
Hastings-on-Hudson. The inclusion of green roofing, solar panels, bicycle parking and electric vehicle 
charging stations make this a model project for downtown infill redevelopment. 

2. Affirmatively furthering fair housing (AFFH). 
The proposed development will not contain any affordable AFFH units because the Village Zoning 
Ordinance does not require any for developments of this size.  We recommend the Village consider 
revising its affordable housing regulations to more closely align with the County’s Model Ordinance 
Provisions. 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. In residential developments of 
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five to nine units, the Model Ordinance Provisions require at least one affordable AFFH unit to be 
created. Had the Village adopted this particular provision, this development could have included a 
critically needed affordable housing unit.  

3. Parking.  

It is not clear if the applicant intends to assign individual parking spaces to individual apartments and 
bundle the cost of parking with the rent. We recommend against bundling the cost of parking with the 
cost of rent as it can encourage unnecessary levels of car ownership, since the parking is included in the 
rent that a tenant already pays, regardless of whether they need the parking or not. Unbundling parking 
from rents has now also become the standard practice for most new residential buildings near transit in 
Westchester County.  The main exception to this are situations where the cost of unbundled parking 
would increase living expenses for tenants of affordable AFFH units above the income levels set in the 
regulations. 

4. Recycling provisions.  

The Village 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. 

5. 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 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. 
Please inform us of the Village’s decision so that we can make it a part of the record. 

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 
By: 

 
Norma V. Drummond 
Commissioner 

NVD/LH 
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