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gO\-Com Section 277.61 of the County Administrative Code

George Latimer
County Executive

June 3, 2022

Curt Lavalla, Director of Planning

Department of Planning & Economic Development
Village of Port Chester

222 Grace Church Street

Port Chester, NY 10573

County Planning Board Referral File PCH 22-009 — United Hospital Redevelopment
406-408 Boston Post Road & 999 High Street
Site Plan and Subdivision Approvals

Dear Mr. Lavalla:

The Westchester County Planning Board has received a revised proposal for the construction of a new
mixed-use development on the former United Hospital site located on three parcels totaling 15.45 acres
at 406-408 Boston Post Road (US Route 1) (SBLs 141.52-1-2 & 2.4) and 999 High Street (SBL 141.60-
1-11). The site lies across Boston Post Road from the Kohl’s shopping center, and across High Street
from The Enclave Rehabilitation and Nursing Center. The Cross Westchester Expressway (I-287) abuts
the site to the west, and Abendroth Park and multifamily apartment buildings lie to the north. All
buildings and parking lots on the site associated with the former hospital are to be demolished. The site
lies within the SD-PMU — Planned Mixed-Use Special District, and as such is subject to special
consideration by the Board of Trustees.

The proposed redevelopment of this site was last reviewed in 2021 when a conceptual site plan approval
and a zoning text amendment was requested by the developer. These applications were granted on March
21, 2022 by the Board of Trustees, and included an amended SEQRA findings statement based upon a
previous proposal from 2017. These approvals have permitted the applicant to move forward with the
current full site plan and subdivision applications.

The development program appears to remain essentially the same as the conceptual site plan. The
applicant is proposing 775 multi-family residential units, 200 age restricted housing units (90 units of
independent living and 110 assisted living units), 18,159 square feet of retail/restaurant space, and a 120-
room hotel. 1,020 parking spaces are proposed on the site, mostly located within garages but also
including surface and on-street parking. The three existing parcels are to be combined, then re-
subdivided into four parcels.

The proposed development would be comprised of seven buildings, a new interior street layout, and a
“bypass road” that would be dedicated to the Village and connect the signalized intersection of Boston
Post Road and the Kohl’s shopping center with westbound High Street. The main entrance to the site
would be located along High Street, near an existing Bee-Line bus stop. 45,188 square feet of public
open space is to be provided between the bypass road and Boston Post Road. A second driveway would
connect to Boston Post Road for southbound traffic only. A total of 184,325 square feet of open space is
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to be provided on site. A direct pedestrian connection from the site to Abendroth Park is proposed, and
ten percent of the multi-family residential units would be offered as affordable affirmatively furthering
fair housing (AFFH) units, both of which are required by the zoning regulations. As the recently adopted
zoning regulations consider assisted living facilities to not be a residential use, they are not currently
included in the accounting for AFFH units.

We have previously 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 responded to the Village
in letters dated April 30, 2021 and November 22, 2021. We offer the following comments at this time:

1. Consistency with County Planning Board and local policies.

As we have stated in our past letters, the proposed project is inconsistent 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. While the redevelopment of a vacant intuitional site
such as United Hospital is generally viewed as positive, the current plan does little to integrate the
development into its surrounding environment and will essentially create an isolated area of apartments
with a small retail element. We offer the following observations:

a. Orientation of development.

The proposed development will not be oriented towards Boston Post Road and the businesses
and other uses located along that corridor. Instead, the entrances to the structures are focused
inward, and the view of the development from both Boston Post Road and High Street will be of
the rear sides of buildings. Ideally, any new development on the United Hospital site should be
oriented to the surrounding roadways, with access between the development and surrounding
sites designed to be as seamless as possible. The proposed site orientation does the opposite, and
creates an isolated pod that faces away from the surrounding areas.

b. Insufficient mix of uses.

Our understanding of the Village’s vision for United Hospital was that it was intended to serve
as a mixed-use development that would attract visitors to the site for shopping, employment,
recreation, and perhaps other uses. This is perhaps why zoning requires a minimum of 25% of
the development’s floor area ratio to be non-residential. The applicant should verify how this
requirement is being met. The proposed development has very little retail, which may also
indicate that these spaces are primarily intended for the residents of the development. Also, by
combining the retail spaces into buildings that contain residential amenities, there is a concern
that these retail spaces could be converted into resident amenity spaces were they not to succeed
as retail spaces. We also note that the lack of office space or other business usage in the current
proposal limits the ability for the site to function as an employment center.
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c. Open spaces.

While the zoning regulations require a connection from the site to Abendroth Park, we are
disappointed that this connection is essentially a small path paralleling a surface parking area.
Given the potential to connect such a prominent development to this important Village asset, we
recommend a more thoughtful design be considered, that could perhaps create a better sense of
place, particularly in light of the fencing that currently exists between the property and the park.

2. Affirmatively furthering fair housing.

The submitted materials indicate that the proposed development would comply with zoning by
incorporating the required 10% set aside of affordable affirmatively furthering fair housing (AFFH) units
within the site. However, the recent zoning code amendment has classified assisted living facilities as
commercial uses, and there is no indication as to whether these facilities would be included within the
AFFH set-aside. We recommend the Village ensure that affordable AFFH units are dispersed across the
various buildings of the site, potentially including the assisted living units, to ensure all dwelling types
receive a share of affordable housing.

3. Pedestrian connectivity.

We appreciate that the applicant has included a sidewalk alongside the site frontage with Boston Post
Road, and for adding a stairway and ramp up the hill to connect the northern portion of the site to the
street. We also note that the proposed High Street westbound bypass would also include a sidewalk on
the northern edge, which would direct pedestrians to the crosswalk towards the Kohl’s Shopping Center.
We recommend that a third pedestrian connection also be considered to connect the center of the
development to the sidewalk along the bypass, as this would alleviate pedestrians from being required
to walk around the major portion of property to access these connections. While we understand that the
topography is difficult in this section of the site, such a sidewalk could be accommodated by exterior
staircases along the proposed retention walls and leading to the courtyards flanking Building B, or by an
interior stair and elevator within Building B. By providing a more direct route, residents, customers, and
visitors would have better access to the neighboring shopping center, as well as to the proposed park
along Boston Post Road.

4. Reducing the impacts of parking.

While the site plan shows the majority of parking spaces to be located within parking structures, the plan
still relies substantially on surface parking lots, particularly along the site’s boundary with Abendroth
Park. Given the visual and environmental impacts of parking areas, we recommend the Village and the
applicant consider working together to reduce the on-site parking through the use of parking management
practices or landbanking. Land that does not need to be used for parking spaces could potentially be used
for stormwater management practices or as additional open space.

5. 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 Port Chester Water
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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 at a ratio of one for one for
affordable AFFH units. We appreciate the applicant contributing funding towards the removal of &I as
per the Environmental Compliance Document.

6. 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.

7. Green building technology and electric vehicle parking.

While we appreciate the applicant including permeable pavement and appropriate plantings within the
courtyards, we encourage the applicant to consider incorporating as much green building technology as
possible into the proposed development. We note that the applicant has submitted a required LEED
checklist, but the application falls far short of being LEED certified. As the site is being completely
redesigned, there are many opportunities to include green building technologies and sustainable
development practices. For instance, we note that the large amount of rooftop spaces throughout the site
are proposed to be unutilized. These could be fitted with solar panels or green rooftops, which would
help mitigate energy expenses while benefiting the environment. In addition, the Village and the
applicant should give consideration towards the provision of electric vehicle parking capabilities within
the proposed parking garage.

8. Bicycle accommodation.

We appreciate the inclusion of outdoor bicycle racks throughout the site, and for the applicant stating a
consideration for including indoor bicycle storage rooms. We recommend that the applicant follow
through with this initiative, and provide each building with an indoor bicycle storage room and electrical
outlets for the charging of e-bicycles. We also recommend that separated and protected bicycle lanes be
provided within the development and that a protected bicycle lane be considered for any portions of
Boston Post Road that may be modified in conjunction with this proposal. Providing a bicycle lane along
the length of Boston Post Road would be a great benefit for the residents of the site, as well as the Village
as a whole, as residents within the neighborhood would then have a safe alternative means for accessing
the Metro-North train station and downtown Port Chester without the need for driving along the busy
corridor.

9. NYS DOT review.

Boston Post Road (US Route 1) is a State highway. The Village should forward a copy of the application
to NYS DOT to identify any required permits for the proposed project and to evaluate potential traffic
impacts to Boston Post Road.
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10. 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: MUW

Norma V. Drummond
Commissioner

NVD/MV

cc: Lance MacMillan, Regional Director, NYS DOT Region 8
Anne Darelius, NYS DOT Region 8
Christopher Lee, NYS DOT Region 8



