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Dear Mr. LaValla: 

The Westchester County Planning Board has received a site plan (dated September 28, 2021) and related 
materials for a site plan application to construct a new twelve-story mixed-use building on two parcels 
totaling 0.448 acres. The site consists of 140 and 148-150 Westchester Avenue (County Road 112) 
(SBLs 142.30-2-65 and 17). The property lies along the northern edge of the block, with frontage also 
along Pearl Street to the west and New Broad Street to the east. The site is located within the CD-6 – 
Urban Core Character district in the Village’s downtown, and is diagonally across Westchester Avenue 
from the Port Chester Metro-North train station parking lot. Directly across Westchester Avenue is the 
Capitol Theater, and St. Peter’s Episcopal Church is across Pearl Street. An extended driveway for the 
Village-owned New Broad Street parking lot separates the property from New Broad Street. The site 
currently hosts two three-story mixed-use buildings and a private parking lot, all of which are to be 
demolished. 

The proposed building is to contain 202 residential units (88 studios, 75 one-bedroom, 37 two-bedroom, 
and two three-bedroom) within the third through twelfth stories of the building. 22 units would be offered 
as affirmatively furthering fair housing (AFFH) units at 60% area median income. 6,740 square feet of 
commercial space is proposed within three tenant areas along the three street frontages of the building, 
with the residential lobby to be located at the corner of Westchester Avenue and New Broad Street. 
Within a portion of the Village-owned parcel in front of this lobby, the applicant is proposing a new 
pocket park, consisting of an outdoor seating area and new landscaping. Additionally, a rooftop terrace 
and green roof are proposed, as are a fitness room and lounge area. 

A parking garage containing 64 spaces is proposed within the basement and first two floors of the 
building, with separate vehicular access to each floor utilizing the sloped terrain of the site. The basement 
garage access would be from New Broad Street utilizing a driveway that would traverse the Village-
owned parcel south of the proposed pocket park, and would be located north of a separate loading dock 
for the building. The first and second story garages would be accessed from separated entrances along 
Pearl Street, with ramps accommodating the elevation between the two floors. The applicant’s 
description mentions a bicycle parking room and outdoor bike racks, but these facilities are not shown 
on the site plans. 
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We have no objection to the Port Chester Planning Commission assuming Lead Agency status for this 
review. 

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. We note that the referral for this matter 
was made on December 27, 2021, which is less than 30 days before the public hearing. We remind the 
Village that no action can be taken on this matter for 30 days from the date of referral unless the County 
Planning Board responds with a comment letter. At this time we offer the following comments: 

1. Consistency with County Planning Board policies.  

The proposed development 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 direct new development to an existing center where 
infrastructure can support growth, where public transportation can be provided efficiently, and where 
redevelopment can enhance economic vitality. We stress, however, that the Village and developer should 
indicate how the displacement of residents and commercial tenants of the existing buildings would be 
mitigated. 

With respect to the height of the building, we have concerns with how the building will relate to the 
surrounding environment, particularly the contextual nature of the surrounding uses. In this case, the site 
is adjacent to the Capitol Theater and Saint Peter’s Church, both of which are on the National Register 
of Historic Places. A building that is twelve stories in height may dwarf their significance, which may 
run counter to other policies contained in Westchester 2025 that call for the protection of historic and 
cultural resources. We encourage the Village to ensure that the design of any new buildings are 
formulated in a manner harmonious with the existing streetscape, and provide aesthetic consideration 
for the whole downtown.  

2. Affirmatively furthering fair housing (AFFH). 

We recognize the applicant for including 22 affordable AFFH units into the development. We encourage 
the Village to continue to work with applicants to provide as many affordable AFFH units as possible 
into future developments. 

3. Vehicular access to/from Pearl Street 

Because of vehicular queueing on Pearl Street south of Westchester Avenue, we are concerned about 
left turns into and out of the two vehicular driveways that connect the parking garage to Pearl Street, 
since such movements could be blocked by the queued traffic. The Village should examine this issue as 
it could exacerbate local traffic problems.  

4. Pocket park and vehicular access from New Broad Street.  

It is unclear how the applicant would build a privately maintained open space on Village land or provide 
access to the New Broad Street garage entrance, since that access would also require the crossing of 
Village land.  The applicant should verify if they intend to seek the necessary easements or agreements 
that would facilitate this construction and access. 
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5. Parking 

The construction of the pocket park will eliminate five on-street parking spaces. This may exacerbate 
parking concerns in the local area, particularly with the combined loss of other municipal parking areas 
from other downtown developments. In light of this, we encourage the applicant and the Village to 
consider adding some additional parking to the proposed development. 

6. 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 a 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 applicants 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 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. 

7. Provisions for recycling.  

The Village should require the applicant to verify that there is sufficient space to accommodate the 
storage needs for recyclables under the County’s recycling program. County regulations for plastic 
recycling may be found at: http://environment.westchestergov.com. 

8. Bicycle and electric vehicle parking.  

We note that while the applicant has stated their intention to include indoor bicycle parking and outdoor 
bicycle racks, these amenities are not included on the site plans. We encourage the applicant to include 
these features on the final plans in order to provide full parking options for residents, employees, and 
visitors. We also recommend the applicant consider including a power supply for the charging of e-
bicycles within the bicycle storage room. In addition, the Village and the applicant should give 
consideration towards the provision of electric vehicle parking capabilities within the proposed parking 
garage. 

9. Green building technology.  

We commend the applicant for proposing to install green roofing, and we encourage the applicant to 
include as much additional green, or sustainable building technology as possible within the proposed 
development.  

10. County road.  

Westchester Avenue is a County road (CR 112). Approval for this work is required from the Westchester 
County Department of Public Works and Transportation (WCDPW&T) under Section 239 F of the 
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General Municipal Law. Pertinent drainage, utility, erosion control and curb cut details need to be 
provided at the time of Section 239 F submittal. 

11. 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 
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 

cc: 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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