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Site Plan and Conditional Use Permit Approvals 
Dear Mr. Martinez: 

The Westchester County Planning Board has received a site plan (dated May 17, 2021) and related 
materials for a proposed application to construct a new four-story multi-family building on a 5.92-acre 
site off the Van Wyck Street cul-de-sac (SBL 89.15-1-72). The site is wooded, with steep slopes and a 
brook running across the site that directly connects to the Hudson River. The site is located within the 
CDD Conservation Development District, and is within walking distance to Ossining’s downtown and 
within a mile of the Ossining Metro-North train station. The site is near the Old Croton Aqueduct trail 
to the east, and Crawbuckie Nature Preserve to the west. 

The building is proposed to contain 48 residential units (16 one-bedroom and 32 two-bedroom) over a 
parking level. Due to the topography of the site, the building would be set back and oriented away from 
the cul-de-sac. 102 parking spaces are proposed for the structure, with 22 of the spaces provided on a 
surface parking lot in the front of the building. A driveway would encircle the building, providing access 
to the garage at the north side and the rear of the building. The driveway would then curve up and around 
a steep slope to access the Van Wyck Street cul-de-sac. Resident amenities are proposed within the 
building, and an elevated terrace would be located at the rear to provide views towards the Hudson River. 
A sidewalk would follow the proposed access drive, connecting the building to the street. 

In addition to the building, the applicant is proposing to preserve the western portion of the site under a 
conservation easement, and would provide a connection to the nature preserve. A new public pathway 
would be constructed through the site and beyond, connecting Van Wyck Street to the paths within the 
preserve, which includes a planned section of the Westchester RiverWalk. This proposed connection is 
featured on the RiverWalk plan, and would provide a link between the RiverWalk and the Old Croton 
Aqueduct trail. Boardwalks, gazebos, and seating areas are proposed along the pathway, as well as a 
four-space vehicular parking area and electric bicycle charging docks along the Van Wyck cul-de-sac to 
service visitors. In addition, the applicant is proposing to construct two new wetland areas within this 
easement to account for disturbance from the building construction. 

We have no objection to the Village of Ossining Planning Board assuming Lead Agency status for this 
review. 
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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 and local 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 add new, higher density development within walking distance of 
the downtown. We commend the applicant for providing an important trailway connection through the 
site, which will provide expanded access for the neighborhood as well as those using the Aqueduct and 
RiverWalk trails. 

2. Affordable housing. 

The submitted materials did not indicate how the proposed development would comply with the 
Village’s affordable housing ordinance, which requires that 10% of the total number of dwelling units 
be set aside as affordable. We encourage the applicant to work with the Village to provide as many 
affordable units as possible in the proposed development. 

In particular, we note that the Village’s zoning permits applicants to provide a buyout fee or locate 
affordable units off-site of a development. These practices are not supported by the County Planning 
Board and should not be pursued by the applicant. We encourage the Village to use the County’s Model 
Ordinance Provisions for guidance in this regard. Affordable AFFH units should be provided on the 
same site as a development, at the same time the development is constructed.  

3. Parking configuration. 

We note that the plans indicate 102 parking spaces are to be provided for residents of the site, which is 
higher than the 88 spaces required under zoning. While the building would be located too far from the 
Metro-North station to perhaps be considered “transit-oriented”, residents would probably still walk to 
the station as opposed to paying for station parking, and the building is also a short walk to downtown. 
Historically, buildings such as this often attract tenants seeking to minimize the expense of owning 
multiple cars, and we recommend a lower parking ratio be considered to help reduce the environmental 
and aesthetic impacts that are caused by proving a lot of parking. In particular, we recommend that the 
surface parking area proposed in front of the building be landbanked for any future need, or perhaps be 
constructed of permeable pavement if it is absolutely needed.  

It is also 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 
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set in the regulations; therefore parking should be provided at no additional cost to the residents of the 
affordable units.   

4. 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 Ossining 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 the reduction of inflow and 
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. 

5. Recycling.  

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. 

6. Bicycle and electric vehicle parking.  

We commend the applicant for including an e-bike charging location at the proposed entrance to the new 
trailway. We recommend that an indoor bicycle parking room be provided within the proposed building 
for residents that also includes charging docks. In addition, the Village and the applicant should give 
consideration towards the provision of electric vehicle parking capabilities within the proposed parking 
garage. 

7. Green building technology.  

We encourage the applicant to include as much green, or sustainable building technology as possible 
within the proposed development. We note that no indication has been provided towards the utilization 
of the rooftop. We recommend that the applicant consider incorporating a solar array or a green roof in 
order to provide further environmental remediation within the site. 

8. Universal design. 

We encourage the Village to consider the principles of universal design in this development. Universal 
design standards allow all residents and visitors to fully engage in our public spaces. Universal design is 
also an important means of allowing households to age in place as well as to allow for persons with 
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mobility issues to visit. Information on universal design can be found at: 
https://www.section508.gov/blog/Universal-Design-What-is-it. 

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 
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