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Dear Mr. Ellman: 

The Westchester County Planning Board has received a final generic environmental impact statement 
(FGEIS) (dated accepted February 16, 2022) that examines the potential buildout of development that 
could occur with the implementation of the Ludlow Community Plan, which involves a study area 
focused on the Ludlow Metro-North station that includes the blocks along Ludlow Street between 
Stanley Place to the east and the Hudson River to the west.  On the east side of the Metro-North tracks, 
the study area extends north to O’Boyle Park and south to Pier Street. West of the tracks, the study area 
lies between the Domino Sugar Refinery and the County wastewater treatment plant. 

The Ludlow Community Plan includes specific proposals for two residential developments and 
contemplates adding a new L-MX – Ludlow Mixed-Use District to be zoned within the main portion of 
the study area, east of the railroad tracks. Smaller areas along the north side of Pier Street are also 
contemplated to be rezoned to the UR-MD – Medium Density Urban Residential zone, and a block on 
the west side of Riverdale Avenue and a block on the west side of Stanley Place are contemplated to be 
rezoned to the M – Medium-Density Apartment district.  

After public review of the DGEIS in May of 2021, the Plan’s buildout was reduced through changes to 
the proposed L-MX regulations. These changes included reducing maximum building heights from 65 
feet to 55 feet and requiring 8-foot setbacks at the fifth story level. Curb-to-building minimums would 
also be increased to 15 feet and the minimum parking requirements for the district would be increased 
from 1 to 1.1 spaces per unit if located within a 0.25-mile walk of the Ludlow train station.  In addition 
to these zoning changes, the proposed residential development located at 150 Downing Street that was 
discussed in the DGEIS has been reduced in size from 520 units to 356 units.  The height of this building 
will also be reduced from 150 feet to 90 feet.  

The Ludlow Community Plan is also the new name for this document, which was formerly called the 
Ludlow Street TOD Plan. According to the FGEIS, “the name change was made because the Transit‐
Oriented Development (TOD) terminology, a term of art in urban planning referring to areas that can 
take good advantage of the transit options available there, was off‐putting to the community. While 
Ludlow – as well as Downtown, Glenwood, Greystone, and the three communities around the Harlem 
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Line stations ‐ have been TODs since their first development a hundred years ago, community perception 
is important and so the plan title has been changed in response to public comments.” 

The County Planning Board participated in the review of the Plan and DGEIS 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 responded with substantive comments in a letter dated May 27, 2021 (attached). Although 
this letter was transmitted to City staff by email before the close of business on that date, our comments 
were not included in the FGEIS. Because of this omission, the City should not issue a findings statement 
until a revised FGEIS is made available that addresses our comments. 

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/LH 
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County Planning Board Referral File YON 21-006 
Ludlow Street Transit Oriented Development Plan 

Zoning Text and Map Amendments 
Draft Generic Environmental Impact Statement 

Dear Mr. Ellman: 

The Westchester County Planning Board has received a draft copy of the Ludlow Street Transit Oriented 
Development Plan (dated September, 2020). The plan was submitted along with associated zoning text 
and map amendments as well as a draft generic environmental impact statement (DGEIS) that examines 
the potential buildout of development that could occur if the plan and zoning changes are implemented. 

The Ludlow Street Transit Oriented Development (TOD) Plan involves a study area focused on the 
Ludlow Metro-North station that includes the blocks along Ludlow Street between Stanley Place to the 
east and the Hudson River to the west.  On the east side of the Metro-North tracks, the study area extends 
north to O’Boyle Park and south to Pier Street. West of the tracks, the study area lies between the Domino 
Sugar Refinery and the County wastewater treatment plant. 

The TOD plan includes proposals for two residential developments: a 520-unit development located at 
150 Downing Street and a 36-unit development located at 70 Pier Street. The TOD plan also 
contemplates adding a new L-MX – Ludlow Mixed-Use District to be zoned within the main portion of 
the study area, east of the railroad tracks. Smaller areas along the north side of Pier Street are also 
contemplated to be rezoned to the UR-MD – Medium Density Urban Residential zone, and a block on 
the west side of Riverdale Avenue and a block on the west side of Stanley Place are contemplated to be 
rezoned to the M – Medium-Density Apartment district. 

If rezoned as contemplated by the development plan, the maximum building height for the new L-MX 
zone would be 65 feet, except for the site under consideration for the 520-unit development. Maximum 
building height for this area is proposed to be 140-150 feet. Bonus heights of 65 to 100 feet would also 
be available on four tax lots close to the Ludlow Station entrance if an applicant agrees to provide 
community benefits, such as a commuter parking garage. 

As part of the L-MX zone, specific pedestrian-oriented commercial uses would be required within the 
ground floor of buildings along the designated “key streets” of Ludlow Street and Bridge Street. 
Commercial and light industrial uses are permitted throughout the zone, along with residential. Design 
standards are included as part of the new zone, establishing design and materials criteria to enhance the 
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streetscape. Parking standards are also included, regulating parking to the rear of properties and 
promoting cross-easements and shared driveways. 

Other improvement efforts discussed within the TOD plan include: 
- Converting Pier Street into a two-way road, while prohibiting left turns onto northbound Riverdale 

Avenue 
- Installing elevators within Ludlow Station for ADA accessibility 
- Redeveloping 170 Ludlow Street to include station amenities and commuter parking 
- Redeveloping Abe Cohen Plaza to be more inviting and accessible for both vehicles and pedestrians 
- Upgrading the amenities and infrastructure of O’Boyle Park 
- Working with the County Bee-Line service to coordinate bus schedules with train departures, and 

to adjust the bus route to provide additional stops near the train station 
- Extending Bridge Street north to O’Boyle Park, and to connect it to Downing Street 
- Creating a pedestrian promenade between the Bridge Street extension and the Metro North tracks 
- Upgrading the existing multi-use path along Riverdale Avenue to promote bicycle usage 
- Adding a bicycle lane along Bridge Street, to connect Buena Vista Avenue and Sunnydale Drive 
- Integrating a bicycle lane along Pier Street between Bridge Street and Riverdale Avenue 
- Creating a new waterfront park on the site of the current school bus storage lot along the Hudson 

River 
We have reviewed the TOD Plan and DGEIS 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 TOD plan and L-MX Mixed-Use district are 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, as it will implement zoning that has the potential to create a 
vibrant, pedestrian friendly, transit accessible environment near the Ludlow train station.  

With respect to transitioning this neighborhood into a transit oriented development, we urge the City to 
focus on creating a more urban form of development that prioritizes walking as opposed to a suburban 
model that prioritizes parking and vehicular drop-offs. Since the Ludlow station area offers the 
opportunity to create an entirely new development, we recommend pursuing a strategy of growing the 
station ridership locally with a substantial amount of residential units designed for as little automobile 
usage as possible.  

Increased ridership at the Ludlow station should draw mostly from new and existing residents within 
walking distance, with the adjacent Riverdale and Yonkers stations better able to accommodate vehicle 
access with their existing parking lots and drop-off areas.  Keeping this compact local focus will also 
reduce the traffic and environmental impacts associated with parking construction which we recommend 
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only be added to serve the local area. We do not recommend adding commuter parking structures to the 
Ludlow station area that are intended for use by commuters from other parts of our region.  

One potential model of development for the City to consider is the Clarendon Metro station in Arlington, 
Virginia. This station has no parking since it serves an entirely local population with a focus on 
pedestrian and bicycle access. Transit riders seeking access to stations by cars use other nearby stations 
along the line that are better suited for vehicular access.  

We also offer the following observations on the overall development concept:  

a. Inclusion of retail 

We recommend that more consideration be given towards adding a retail component that will 
meet the everyday needs of local residents.  There is currently very little retail within a short walk 
of the station or much of the existing neighborhood.  Providing neighborhood oriented retail can 
help reduce the need for residents to drive, and improve on the concept of a walkable transit 
oriented development.  

b. Streetscape considerations 

We are supportive of the TOD plan’s inclusion of design guidelines, and for establishing “key 
streets” which are to be the focus of ground floor commercial development in the neighborhood. 
As the residential density of the neighborhood increases, these commercial frontages will be of 
vital import in creating a walkable neighborhood. 

However, because of Ludlow’s narrow streets, it will also be important for buildings to be 
designed in such a way as to avoid a “canyon” effect created by tall buildings with no setback.  

c. Non-conforming uses and displacement.  

We note that the zoning revisions within the study area are intended to rectify non-conforming 
uses and the masses of some existing buildings, yet the regulations could still cause a degree of 
displacement for existing businesses and residents. The DGEIS states that direct displacement is 
not expected, yet indirect displacement may occur due to rises in rents. As the final version of 
the zoning amendments are considered, we recommend the City evaluate and address possible 
impacts.  

d. Ludlow station elevators 

The TOD plan recognizes the accessibility issues of the Ludlow station, highlighting the lack of 
elevators to the platforms, and recommends that the station be brought into ADA compliance. 
However, we note that the MTA 2020-2024 Capital Plan includes funding for two elevators at 
Ludlow Station to serve both platforms. We recommend the City collaborate with the MTA to 
incorporate these elevators into any future design plan for Abe Cohen Plaza and surrounding 
buildings. 
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e. Universal design. 

We encourage the City to consider the principles of universal design in all future development, 
and to consider referencing universal design in the TOD plan. Universal design is an important 
means of allowing households to age in place, but also 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. 

2. Affordable affirmatively furthering fair housing (AFFH).  

While we note that the plan recognizes the City’s affordable housing law, we recommend that the 
addition of increased affordable housing over 10% be incentivized through development bonuses, such 
as permitting increased height allowances as shown through the Height District Map. Density bonuses 
for increased affordable AFFH units should be prioritized over density bonuses for parking.  

3. Complete streets 

We commend the city for recognizing the need to upgrade the pedestrian system in the neighborhood, 
and the intention to add bicycle infrastructure. By including a bicycle connection from Buena Vista 
Avenue to Bridge Street, cyclists can access downtown Yonkers without needing to ride up the steep hill 
to access the path along Riverdale Avenue. The path along Pier Street would safely connect the Riverdale 
Avenue path with Abe Cohen Plaza and the train station.  

We recommend that as the City develops this area, protected bicycle lanes should be utilized wherever 
possible, as they provide the safest means of travel. Vehicular conflict points would be minimized, and 
a separated lane would dissuade cyclists from riding on the sidewalk. We note that Pier Street, while an 
appropriate route away from the truck usage on Ludlow Street, is very narrow, and proper bicycle 
infrastructure may require the removal of some street parking. This should be evaluated.  Also, road 
conditions should be examined before adding bicycle infrastructure to ensure there are no hazardous 
conditions from drainage grates, uneven pavement, etc.  

We also recommend that future bicycle connectivity east and west across the city be considered, as there 
are currently no trails that provide east/west access in this section of Yonkers. Connecting the proposed 
waterfront park, the proposed Riverwalk, the proposed Bridge Street bike path, the Riverdale Avenue 
path, and the future Yonkers Greenway with a separated bike lane would connect the Ludlow 
neighborhood to these trails and to the South Broadway commercial district. 

4. Parking. 

While the TOD plan calls for parking ratios that are similar to the requirements for downtown Yonkers, 
we recommend the City considers adding a system of credits for residential parking management 
practices, instead of using a straight parking ratio. One example of this is the “unbundling” of the cost 
of a parking space from housing costs, where a resident only pays for a parking space that they need. 
Providing parking spaces that are included in housing costs incentivizes a resident to keep additional 
cars on site, even though they may not need them, because parking is “free”.  This concept could also be 
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utilized on the streets within the neighborhood, by initiating a parking permitting system for residents, 
which would dissuade train commuters from parking on the streets. 

Bicycle parking and electric vehicle charging stations should be also required by the proposed zoning 
regulations. Indoor bicycle parking should be provided within all residential developments, and bike 
racks should be provided in front of commercial entrances. Indoor bike parking should also be 
incentivized for major job centers, such as the sugar refinery and Hudson Scenic Studios. We also 
recommend the inclusion of a significant bicycle parking area near the train station. Electrical outlets 
should be provided in certain bike parking areas to allow for the charging of e-bikes. E-bikes are often 
seen as a good solution for areas with hillier topography. 

As mentioned above, we do not agree with the concept of prioritizing commuter parking structures in 
the Ludlow station area.  

5. Street network.   

We are in favor of the proposed extensions of Bridge Street and Downing Street, which will provide 
more access to the northern section of the neighborhood. We are concerned, however, that the closing-
off of Knowles Street may create unintended traffic issues, and form a new boundary for pedestrians. 
We recommend that, as the plans for the Downing Street site go through the site plan process, through-
site connectivity is maintained for pedestrians, and an analysis is conducted to ensure that the new 
structures and any associated parking does not exacerbate traffic along Hawthorne Avenue or the rest of 
the neighborhood. 

We agree with the re-designation of Pier Street as two-way, and would recommend that the City consider 
converting Purser Place and Morris Street into two-way roads as well, in order to alleviate navigation 
issues in the neighborhood and promote connectivity. 

6. 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 commend the City for establishing I&I mitigation requirements, as referenced in the TOD plan. 
Specific details on how the implementation of I&I mitigation is to be accomplished within the two 
Ginsburg developments should be included when those projects undergo full site plan review. 

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 
lateral inspection be conducted at the time property ownership is transferred and any necessary corrective 
action be enforceable by the municipal building inspector. 
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7. Bee-Line bus service. 

We note that the plan indicates a desire to time Bee-Line bus service to Metro-North train schedules, as 
well as adjust routes 8 and 32 to include stops near the train station. As the County Planning Department 
is currently undertaking a mobility and bus redesign study, further discussion with the Department’s 
Transportation Planning staff is recommended. We recommend that as the City works to redesign Abe 
Cohen Plaza, bus accommodations for maneuvering within the plaza should be included to facilitate any 
adjustment of the routes. 

8. Waterfront park. 

We agree that the creation of a waterfront park on the site of the current bus parking lot would be a 
welcome amenity for the neighborhood, and provide southern Yonkers much-needed access to the river. 
We note that a small portion of County land between the bus lot and the wastewater treatment plant has 
been identified as a possible location for a County park, which could establish an opportunity for 
collaboration. Furthermore, one routing concept for the Westchester RiverWalk would site the pathway 
along the waterfront in this location, which would provide further access to the park. We caution that 
any boating access from this location would have to be protected from the outflows of the treatment 
plant, and when the park plan is further developed, discussion with the County Department of 
Environmental Facilities should occur. 

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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