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Dear Ms. Walters: 

The Westchester County Planning Board has received draft scoping document for the preparation of a 
generic environmental impact statement (GEIS) to amend the Mount Vernon Zoning Ordinance to create 
a new Downtown Transit Oriented Arts District (DTOAD). This new zone would be applied to two 
blocks located near the Mount Vernon East train station, bounded by East First Street to the north, South 
First Avenue to the east, East Second Street to the south, and South Third Avenue to the west. These 
blocks are currently zoned DB – Downtown Business and RMF-10 - Multiple Family Residence. 

The proposed zone would implement a form-based code, providing design guidelines for the area and 
permitting a wide-ranging mix of uses that promote higher density and artist/creative class development. 
The zoning would also focus on transit-oriented design, utilizing the area’s proximity to the train station 
and various bus routes that pass near the neighborhood. 

Building types permitted in the proposed zone would include mixed-use, general commercial, multi-
family apartment, tower-on-podium, and townhouse forms. Build-to lines would be implemented to 
create a consistent street-wall, and permitted heights would range between three stories for townhouses 
and 17 stories for towers. Density bonuses up to two stories would be provided for developers that 
provide specific off-site civic improvements or amenities. As found in other form-based codes, 
regulations and design guidelines would be included to require frequent building entrances, consistent 
ground-story windows, and landscaping requirements for parking lots. 

Parking requirements for the zone would take into account the proximity of the mass transit opportunities 
in the neighborhood, and would also be arranged along a unique scale that lowers the parking 
requirement for developments that include affordable apartments targeted towards lower levels of 
income. Parking reduction incentives are also included for applicants that provide specific off-site civic 
improvements or amenities. 

The proposed zoning amendments are combined with a development proposal that is contemplated for 
a City-owned property at 20 South Second Avenue (SBLs 165.70-3112-11, 13, 37, & 39), which is the 
site of a former YMCA building that has been vacant since 2013. The current proposal would demolish 
the existing building and parking lot, and construct an 11-story mixed-use building containing 320 
residential units and amenities, retail and art gallery space, and community facilities. Parking for this 
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building would be situated in a basement garage. The development is currently known as Library Square, 
as the site would be located across South Second Avenue from the Mount Vernon Public Library. 

We have no objection to the Mount Vernon City Council assuming Lead Agency status for this review. 

We have reviewed the draft scoping document 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 concept of increasing residential density immediately next to a downtown train station is consistent 
with several County Planning Board 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. 

2. Need for comprehensive review.  

We continue to be supportive of the City’s efforts to re-examine its zoning ordinance to expand the 
potential for mixed-use, transit-oriented development, yet we also continue to urge the City to work 
towards the development of a new comprehensive plan. Without this form of guidance, the City has had 
to rely on smaller, more neighborhood-focused initiatives to carry out new zoning, such as with the 
Mount Vernon West TOD zoning and the proposed MX-1 and Mount Vernon East TOD districts. 

We note that for both this rezoning proposal and the Mount Vernon East TOD proposal, the impetus for 
rezoning has been a development application for a single site. While such proposals highlight the demand 
for development within these areas, the reactionary approach to rezone a neighborhood in response to 
an individual development proposal is a fragmented approach. For example, all of the zoning proposals 
surrounding the Mount Vernon East train station have included provisions for bicycle transportation. Yet 
if developed separately, the bicycle infrastructure included within each zone would not connect to the 
other areas, and have limited effectiveness. This and other examples are why we encourage the City to 
keep working towards a new comprehensive plan.  

3. Affirmatively furthering fair housing. 
We note the unique income-based parking requirement scale that would permit less parking for 
developments that incorporate affordable housing. We commend the applicant and City for including 
this novel means for incentivizing affordable housing. However, we continue to urge the City to consider 
the County’s Model Ordinance Provisions for guidance in providing affordable housing. 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. 
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4. Transit impacts. 
The new DTOAD parking requirements would generally be lower than elsewhere in the City due to the 
close proximity of train and bus transit. Because of this, the scoping document should be revised to 
include a discussion of transit impacts.  Future distributions of SEQR documents pertaining to this matter 
should also include the Metropolitan Transportation Authority (MTA).  Please include Louis Oliva, 
Deputy General Counsel – Environmental, MTA Headquarters, 2 Broadway, New York NY 10004 on 
future distribution lists.  Electronic submissions are preferred at loliva@mtahq.org.   

5. County sewer impacts.  
Since 2010, it has been the policy of the County Department of Environmental Facilities (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 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 housing 
units and at a ratio of one for one for affordable affirmatively furthering fair housing (AFFH) units. We 
note that the current proposal provides a density bonus for applicants that reduce I&I by six for one. This 
reduction could remain as a condition for density bonuses, so long as this reduction is in addition to the 
standards listed above. 

We recommend the WCDEF mitigation policy be discussed in Chapter 2.5: Infrastructure, with specific 
details on how the implementation of I&I mitigation is to be accomplished in response to the 
development. For example, will the applicant be required to place funds into a dedicated account for I&I 
work based on a per gallon cost of removal of flow through I&I?  How will I&I projects be identified?  
Who will conduct the work and in what timeframe? 

6. Bicycle parking. 

We recommend the City consider a bicycle parking requirement within the design standards for the 
proposed zone, rather than just offering a density bonus for the inclusion of bike parking. The City could 
consider regulations similar to what New Rochelle has implemented in their zoning ordinance.  

Please inform us of the City’s decision so that we can make it a part of the record. 
Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 
By:  

 
Norma V. Drummond 
Commissioner 

NVD/MV 

cc: Louis Oliva, Deputy General Counsel – Environmental, MTA Headquarters 
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