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Dear Mr. Nersinger: 

The Westchester County Planning Board has received a site plan (revised May 20, 2022) for the 
redevelopment of a 0.91-acre site consisting of fifteen parcels. The properties are noted as 273 to 297 
Glenwood Avenue, 146 Lake Avenue, and 164 Lake Avenue (SBLs 151.62 – 2172 – 29-41,43,44). The 
site is located along the northwestern side of Father Finian Sullivan Drive (Glenwood Avenue), and 
connects to Somerville Place uphill. A right-of-way for Lake Avenue borders the northern boundary of 
the property, and contains a pedestrian stepstreet connecting Somerville Place with Glenwood Avenue. 
The property lies within the M – Apartment Houses, Medium Density zone, and is surrounded by other 
apartment towers and single family residences. The site is currently vacant, and contains a very steep 
slope. 

The applicant is proposing to construct a 14-story multi-family, affordable residential building. Rents 
would be managed for incomes within the 40% to 80% AMI range. The building would contain 177 units, 
with 10 studios, 70 one-bedroom, 77 two-bedroom, and 20 three-bedroom residences. Building amenities 
would include recreation rooms, a gym, and rooftop terraces. The first four floors would consist of a 
parking garage containing 138 parking spaces, with an entrance on the first floor accessing Glenwood 
Avenue, and a second entrance on the fourth floor accessing Somerville Place. A loading area would also 
be accessed from Somerville Place. A vehicular drop-off circle would provide access to the main 
pedestrian entrance on Glenwood Avenue, and a new sidewalk would be installed along the length of the 
road. A bicycle storage room would be provided within the garage. 

As part of the development, the applicant is petitioning to remap the site from the M zone to the A – 
Elevator Apartment, High Density zone. This rezoning would permit the density requested by the 
developer without including commercial uses. The A zone currently is mapped on the properties across 
Glenwood Avenue. Additionally, the development would require area variances for height, floor-area-
ratio, building coverage, setbacks, and parking. 

We have no objection to the Yonkers Planning Board assuming Lead Agency status for this review. 
Because County funding may be sought for this construction, we look forward to continuing our review 
of this application as an involved agency. 
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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 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 add new, higher density residential development near multiple bus 
lines, commercial services, and the Carpet Mills Arts District. However, because this application involves 
several significant variance requests, it may mean that the site is too small and steeply sloped for this 
scale of development. 

2. Affirmatively furthering fair housing (AFFH). 

We commend the applicant for proposing to include affordable housing throughout the entire building. 
While apartments would be offered at a mix of AMI levels, it is not indicated if they will follow all 
affirmatively furthering fair housing guidelines. We 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. 

3. Recycling provisions.  

While we note that the plans show specific refuse areas to handle waste generation, the City 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. 

4. 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 City 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 City to enact a requirement that a sewer 
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lateral inspection be conducted at the time property ownership is transferred and any necessary corrective 
action be enforceable by the municipal building inspector. 

5. Bicycle and electric vehicle parking. 

We commend the applicant for providing a bike storage room. We recommend that outdoor bicycle racks 
be provided for any visitors to the site, and any bicycle parking include access to a power supply for the 
charging of e-bicycles. In addition, the City and the applicant should give consideration towards the 
provision of electric vehicle parking capabilities within the proposed parking garage. 

6. Green building technology. 

We commend the applicant for including a discussion on sustainable building practices within the plan, 
and for including solar panels on the roof. We encourage the applicant to include as much green, or 
sustainable building technology as possible within the proposed development.  

7. Universal design. 

We note that if County funding is awarded to this development, the site must meet the County’s Universal 
Design Standards. Universal design allows all residents and visitors to fully engage in our public spaces, 
and is 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 City’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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