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TO:  THE HONORABLE MAYOR AND MEMBERS OF THE COMMON COUNCIL 

SUBJECT: 1133 WESTCHESTER AVENUE 
SECTION 131.20, BLOCK 1, LOT 1.11 

 APPLICATION FOR MASTER PLAN AMENDMENT, SITE PLAN 
AMENDMENT AND SPECIAL PERMIT APPROVAL 

 
By letter dated September 16, 2022, Janet J. Giris, on behalf of Voda Solar Resources, LLC (the 
“Applicant”), submitted an application to amend a Master Plan and Site Plan Approval that was 
granted by the Common Council on May 6, 2019 at 1133 Westchester Avenue. The property 
consists of approximately 70 acres and is located on the westerly side of Westchester Avenue 
eastbound, in the Planned Campus Development District (PCDD), which is an overlay to the 
Campus Office (C-O) Zoning District. In addition to the residential development, which is 
currently under construction and nearing completion, there is an existing 529,000 square foot, 
multi-tenant office complex with associated surface parking areas. The office complex area 
comprises approximately 55 acres. 
 
The property is located in a Special “S” Zone and is considered an Environmentally Sensitive Site 
as it contains steep slopes in excess of 20%, rock outcroppings, and both federally and locally 
regulated wetland areas. 
 
The proposed site plan amendment includes the installation of high energy producing solar parking 
canopies over existing, on-site surface parking lots. Pursuant to Section 4.4.21.12 of the Zoning 
Ordinance, the installation of a solar parking canopy with a nameplate generating capacity of 1,000 
kilowatts or greater requires a special permit by the Common Council and is subject to an 
additional set of requirements outlined in Section 6.7.35.  
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I. PROJECT AMENDMENT SUMMARY 
 
Applicant seeks to install approximately 229,450 square feet of solar parking canopies in three (3) 
separate parking areas within the site.  In order to analyze the proposal for zoning compliance 
purposes the Planning Department has labeled each surface parking area, as follows:  

• “Area 1”: 49,706 square feet (within the parking lot between the newly constructed 
“Halden” and the office building complex) 

• “Area 2”: 48,439 square feet (adjacent to Maple Moor Golf Course) 

• “Area 3”: 131,305 square feet (behind the office buildings, across from Dreier Lane) 
 
The solar parking canopies will have a maximum height of approximately 23 feet, measured from 
the base of the support structure to the highest point of the solar panels when oriented at maximum 
tilt. A minimum vertical clearance height of 16 feet, 4 inches is provided, to allow for adequate 
vehicle parking, emergency access, and maneuverability.  The project will generate approximately 
4,117.94 kW DC and 3,375 kW AC in solar energy. 
 
Pursuant to Section 4.4.21.11 of the Zoning Ordinance, and subject to the approval by the Building 
Commissioner, the Applicant also proposes to install solar panels on the roof of the existing office 
building.  
 
Other than the proposed installation of solar parking canopies, the Master Plan and Site Plan, as 
approved, remain unchanged and in compliance with the Comprehensive Plan, the Special “S” 
Zone and Sections 5.9 and 7.5 of the Zoning Ordinance.  
 
The Planning Department has reviewed the proposed amendment for compliance with the 
Comprehensive Plan, Section 4.4.21 “Solar Energy System”, Section 6.5 Special Permit 
Standards, and Section 6.7.35 “Solar Parking Canopy” with a nameplate generating capacity of 
1,000 kilowatts or greater, and offers the following comments and recommendations for Common 
Council consideration: 
 
II. COMPREHENSIVE PLAN CONSISTENCY 

The proposed Master and Site Plan amendment and the special permit request are consistent with 
the goals set forth by the 1997 and 2006 Update to the Comprehensive Plan and the 2012 
Amendment to the Comprehensive Plan. Specifically, the Plan recommended that the City support 
energy efficiency strategies including the use of renewable energy resources and smart growth 
principals.  

Further, White Plains has established itself as a regional leader in developing and implementing 
clean energy projects and sustainability measures. In 2014, the Council adopted the New York 
State Unified Solar Permit, resulting in over 400 roof-mounted solar panels on commercial and 
residential structures citywide.  Further, the Common Council has transformed eight (8) City-
owned facilities to urban renewable energy production sites. With a maximum generating capacity 
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of 8.1 MW, these facilities produce enough clean energy to power more than 700 single-family 
homes each year.  

To continue making the transition to renewable energy accessible, in August 2022 the Common 
Council adopted a series of amendments to the Zoning Ordinance pertaining to Solar Energy 
Regulations. These zoning amendments permit the installation of solar parking canopies city-wide, 
streamline the permitting process for smaller scale arrays, and establish comprehensive oversight 
for installations over 1 MW.  

Accordingly, the Planning Department finds that the proposed solar parking canopies are 
consistent with the goals of the 2006 Comprehensive Plan. 
 
III. ZONING COMPLIANCE 
 
Special “S” Zone Requirements  
 
The 1133 Westchester Avenue property is located in a Special “S” Zone that created an 
approximately 200 foot by 895 foot buffer area at the southwesterly side of the property, in 
between the southwesterly parking lot and the southwesterly property line, adjacent to Dreier Lane. 
This “buffer zone” is to be maintained in its “unused and in its natural state and no buildings, 
roads, or parking areas shall be constructed over this strip of land.” In addition, no building can be 
erected on any portion lying within 150 feet of the easterly side of the buffer zone, no parking can 
occur within 100 feet of the easterly side of the buffer zone, and no road can be built within 50 
feet of the easterly side of the buffer zone. These restrictions run with the land and apply to all 
successors in title.  
 
The Planning Department finds that the proposed Special Permit request to install solar parking 
canopies is consistent with this agreement as the canopies are accessory structures that will be 
located on existing surface parking areas that are not within the buffer zone.   The canopies will 
be located approximately 320 feet from the nearest property line on Dreier Lane and approximately 
110 feet away from the buffer zone.  
 

 
 
Section 4.4.21 Solar Parking Canopies 
 
In order to install solar parking canopies, the Applicant must comply with the following pertinent 
subsections of Section 4.4.21 “Solar Energy Systems” and Section 4.4.21.12 “Solar Parking 
Canopy”: 
 
4.4.21.6  Applications for a “solar energy system” shall include the nameplate generating 

capacity of the proposed system in kilowatts expressed in both alternating current (AC) 
and direct current (DC), the proposed number of “solar panels,” the total square 
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footage of the installation, minimum vertical clearance, and maximum height of the 
“solar parking canopy.” 

 
Applicant proposes a series of solar parking canopies with one point of interconnection 
located proposed to be located within the existing, central surface parking area (the area 
in between “The Halden” and the office buildings). The nameplate generating capacity 
is proposed to be approximately 4,117.94 kW DC and 3,375 kW AC in solar energy.  
 
The total square footage of the installation is 229,450 square feet.  
The minimum vertical clearance is approximately 16 feet. 
The maximum height of the solar parking canopy, as defined by Section 4.4.21.12.5 is 
approximately 23 feet.  
 
The Planning Department finds that the Applicant complies with this section. 

 
4.4.21.7  Applications for a “solar energy system” shall include the total area of disturbance for 

installation of all system components, including interconnection. 
 
 The total area of disturbance is less than one (1) acre. The ground disturbance will be 

limited to installation of utility trenching, carport solar foundations, and the transformer 
pads. 

 
4.4.21.8 All “solar panels” shall have anti-reflective coating.  

 
Applicant shall comply with this section. 

 
4.4.21.9 A “solar energy system” may not be located within required “yards” in accordance 

with Section 5.3. 
 
The proposed solar parking canopies will not be located within required “yards”, in 
compliance with this Section. See Section 6.7.35.2 below for further discussion. 

 
4.4.21.12  “Solar Parking Canopy”: 
 

4.4.21.12.2  Installation of a "solar parking canopy" with a nameplate generating 
capacity of 1,000 kilowatts or greater shall require special permit approval 
by the Common Council, subject to the requirements of this Section and 
Section 6.7.35. 

 
 The Applicant proposes solar parking canopies with a nameplate generating 

capacity of approximately 4,117.94 kW DC and 3,375 kW AC in solar 
energy. See Section 6.7.35, below, for further discussion.  
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4.4.21.12.5 The height of a “solar parking canopy” shall be measured from the base of 
the support structure to the highest point of the “solar panels” when 
oriented at maximum tilt. 

  
 The Applicant complies with this section. 

 
4.4.21.12.6 Shall have a maximum height of 15 feet in Residence Districts, and a 

maximum height of 25 feet in Business or Industrial Districts as classified 
in Section 3.1. 
 
The Applicant has provided the measurements for the height of the solar 
canopies, in compliance with Section 4.4.21.12.5, above. Based on the Site 
Details Plan (CS 501), the maximum proposed height of the solar canopies 
is approximately 23 feet, in compliance with this section. 
 

4.4.21.12.7 Shall be located in a manner to reasonably avoid and/or minimize visibility 
from public streets and surrounding properties, while still providing 
adequate "solar access." 
 
The solar canopies are proposed to be located over existing surface parking 
areas within the site and will be subject to the landscaping and screening 
requirements of Sections 6.7.35.3 and 6.7.35.5.2, discussed below. 
 

4.4.21.12.8 Shall require approval of Fire Safety Operation Guidelines to the 
satisfaction of the Commissioner of Public Safety. 
 
The Fire Safety Operations Guidelines will be reviewed to the satisfaction 
of the Commissioner of Public Safety. 

 
4.4.21.13  Exterior lighting shall be limited to that minimally required for safety and 

operational purposes and shall be reasonably shielded and downcast from abutting 
properties.  

 
Applicant shall supply a lighting plan that complies with this Section, as condition 
of approval. 

 
4.4.21.14  “Solar energy equipment” shall be sited such that any ambient noise produced 

complies with Section 3.4 - Noise Pollution of the Municipal Code. 
 
  Applicant shall comply with this Section. 
 
4.4.21.15  “Solar energy equipment” shall not be located where there is potential for 

pedestrian or vehicular conflict, such as in parking medians, islands, or landscaped 
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areas unless where deemed non-hazardous by the Deputy Commissioner of Parking 
Responsible for Transportation Engineering. 

 
Subject to confirmation by the Commissioner of Parking and the City 
Transportation Engineer, the Applicant complies with this Section. 

 
4.4.21.16  All on-site utility lines related to a “solar energy system” shall be placed 

underground to the maximum extent practicable and as permitted by the serving 
utility. 

 
  The Applicant shall comply with this Section. 
 
4.4.21.17 No signage or graphic content shall be displayed on the “solar energy system” or 

“solar energy equipment” other than the manufacturer’s name, equipment 
specification information, safety information, and 24-hour emergency contact 
information. 

 
  The Applicant shall comply with this Section. 
 
4.4.21.18 Potential infringement to "solar access" related to "building" siting, orientation 

and landscaping, shall be considered by all approving agencies as a part of their 
review of any “solar energy system” application.  

  
 The Applicant shall comply with this Section. 
 
4.4.21.19  If the “solar energy system” ceases to perform its originally intended function for 

more than 12 consecutive months, the property owner shall remove the collector, 
mount and associated equipment in compliance with all relevant environmental 
regulations and restore the site to existing conditions prior to installation of the 
“solar energy system” no later than 90 days after the end of the twelve-month 
period. 

 
  The Applicant shall comply with this Section. 
 
Section 5.9 Planned Campus Development District 
 
Pursuant to Section 5.9 of the Zoning Ordinance, any application for a "Planned Campus 
Development," or an amendment thereto, shall be accompanied by a master plan for the entire 
development site. Because the PCDD is mapped over the entire 70-acre development site, the 
approved Master Plan must be amended to reflect the addition of the solar parking canopies and 
the PV solar modules (See CP100). No other elements of the approved Master Plan or Site Plan, 
including building design, unit count, affordable unit count, parking spaces, residential buffers, 
fencing, etc. have been changed since the May 6, 2019 approval. Moreover, the residential 
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development project continues to comply with the special set of regulations controlling "uses", 
"accessory uses", "height", "gross land coverage", bulk, and parking standards of the Planned 
Campus Development District. The proposed solar parking canopies will be located on existing 
surface parking lots. As such, no new impervious surfaces will be created and no environmentally 
sensitive features (steep slopes, wetlands or watercourses) will be affected.  
 
Accordingly, the Applicant has revised the Master Plan to include the proposed solar parking 
canopies and the proposed rooftop PV solar modules.  
 
Section 6.5 Special Permit Standards 
 
6.5.1 The location and size of the special permit "use," the nature and intensity of the 

operations involved in it or conducted in connection with it, the size of the site in 
relation to it, and the location of the site with respect to "streets" giving access to 
it are such that it will be in harmony with the appropriate and orderly development 
of the area in which it is located. 

 
 The solar parking canopies will be located over existing surface parking areas on 

the site and comprise approximately 5.6 acres (10%) of the total 55 acre parcel that 
encompasses the office complex. No new impervious surfaces will be created. The 
parking areas are already accessible via an existing internal roadway system. The 
solar parking canopies will be screened in accordance with Section 6.7.35.3. 

 
6.5.2 The location, nature and "height" of "buildings," walls and fences and the nature 

and extent of existing or proposed plantings on the site are such that the special 
permit "use" will not hinder or discourage the appropriate development and "use" 
of adjacent land and "buildings." 

 
 Solar parking canopies will be screened in accordance with Section 6.7.35.3. The 

maximum height of the solar parking canopies will be approximately 23 feet, which 
is less than the maximum permitted height of 25 feet. 

 
6.5.3 Operations in connection with any special permit "use" will not be more 

objectionable to nearby properties by reason of noise, traffic, fumes, vibration or 
other characteristics than would be the operations of permitted "uses" not 
requiring a special permit. 

  
 Solar parking canopies are accessory uses that will not be more objectionable in 

terms of noise, traffic, or fumes than permitted uses, such as commercial buildings. 
Further, the Applicant must comply with Section 4.4.21.14 of the Zoning 
Ordinance and Section 3.4 of the Municipal Code to minimize noise. 
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6.5.4 "Parking lots" will be of adequate size for the particular special permit "use," 
properly located and suitably screened from adjoining residential "uses," and the 
entrance and exit drives shall be laid out so as to achieve maximum convenience 
and safety. 

 
 No changes to the existing surface parking areas are proposed. The solar parking 

canopies will be located entirely over existing surface parking areas. 
 
6.5.5 Violations.  It shall be unlawful for any entity or person issued a special permit 

“use” to operate such “use” in violation of the terms and standards of Section 6.7, 
or to operate in a manner inconsistent with the conditions imposed or plans 
approved pursuant to Section 6 of this Ordinance. 

 
The Applicant shall comply with this section. 

 
Section 6.7 Individual Standards and Requirements for Certain Special Permit “Uses” 
 
6.7.35  “Solar parking canopy” with a nameplate generating capacity of 1,000 kilowatts 

or greater: 
 
6.7.35.1 Requires a minimum “lot area” of five acres.  
 The site is approximately 55 acres, in compliance with this section. 
 
6.7.35.2 When installed at grade within the Campus Office (C-O), Planned Campus 

Development (PCD), Planned Residential Development (PRD), or Planned Senior 
Residential Development (PSRD) Zoning District, a “solar parking canopy” must 
be sited at least 175 feet from the front “lot line.” The minimum distance to the side 
or rear “lot line” for accessory “structures” required by Section 5.3 shall apply, 
except for any property lines that are adjacent to a One or Two Family Zoning 
District, in which case an additional 50 feet must be provided. The Common 
Council may alter the required distance to any “lot line” for accessory 
“structures” to reduce the installation’s overall impact to adjacent Residence 
Districts, if any, as classified in Section 3.1. 

 
 The proposed solar parking canopies are setback over 200 feet from the front lot 

line that abuts the R1-5 Zoning District, in compliance with this section. The 
distance between the solar parking canopies and the side and rear lot lines all 
comply with the minimum requirements set forth in Section 5.3 and an additional 
50 feet is provided where the property line is adjacent to the R1-12.5 zoning district, 
as follows: 
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Yards Required Yards Provided Yards 

Area 1 Side Yard 100 100.0 
Area 2 Side Yard 100 101.1 
Area 2 Rear Yard 200 (150+50) 200.1 
Area 3 Front Yard 175 200.2 
Area 3 Side Yard 150 (100+50) 320.5 
Area 3 Rear Yard 200 (150+50) 200.0 

 
Accordingly, the Planning Department finds that the proposed solar parking 
canopies comply with this section. 

 
6.7.35.3  Shall be screened through landscaping, grading, or other means so that the views 

of a "solar energy system" are minimized as reasonably practicable from public 
roadways and adjacent properties. A detailed landscape and screening plan must 
be approved by the Common Council pursuant to Section 4.4.19 - Landscaping, 
Screening, and Buffer Areas and Section 7.3.5.9 of the Zoning Ordinance. Use of 
native plantings that foster pollinator habitats as identified in the New York State 
Department of Environmental Conservation native species list, Westchester 
Community College Native Plant Center native species list, or New York State 
Pollinator Protection Plan is required. 

 
 Applicant shall deposit funds into an escrow account in an amount established by 

the Commissioner of Public Works for the city to retain an independent landscape 
architect, arborist, or ecologist to inspect the screen plantings biannually for a 
period of two (2) years following installation to identify any plant material that did 
not survive, appears unhealthy, and/or otherwise needs to be replaced to maintain 
compliance with the landscape and screening plan approved by the Common 
Council. 

 
 Based on review and recommendation by the city’s independent consultant, IQ 

Landscape Architects, the Applicant has provided an updated Planting Plan (LP 
101), dated revised November 30, 2022, that includes a significant number and 
variety of new trees and shrubs located along the western and southern sides of the 
Area 3 parking area. Updates to the originally submitted planting plan include the 
establishment of a clearly defined 55,000 square foot maintenance boundary that 
will be monitored by an independent landscape architect for a period of two-years 
as required above.  The maintenance boundary is approximately 40 feet from the 
curb of the south side of Area 3 parking lot and 50 feet from the west side curb of 
the lot. 

Specific planting schedules for both Green Lane and Dreier Lane include native 
trees and shrubs, including Autumn Flame Red Maples, White Spruces, and 
Northern Bayberries among others. In an effort to provide additional variety and 
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pollinator support to the shade tree canopy, the originally proposed Pin Oak was 
eliminated in favor of Sourgum, and Blue Princess Holly was switched to Inkberry 
Holly to provide additional berry producing shrubs. Further, a continuous native 
pollinator meadow mix is now proposed throughout with native grasses and 
flowering perennials to support pollinator species. 

 During the public hearing the Applicant presented an illustrative planting plan 
along the northern property line of the Area 3 parking lot closest to Woodbrook 
Road which includes approximate screen planting locations to be determined based 
on existing tree canopy, line of site, and existing topography.  Due to existing 
topography and rocky conditions along that northern property line, it is likely that 
evergreen screen plantings would not be located on the Applicant’s property but 
rather in the rear yards of housing units fronting on Woodbrook Road. Such 
planting would be subject to each individual property owner’s approval outside the 
scope of Common Council action on this instant special permit, master plan and 
site plan amendment application. 

 
  
  
6.7.35.4 Tree removal is subject to Municipal Code Chapter 7-5, Tree Preservation 

Guidelines. 
 
 The Applicant shall comply with the Tree Preservation Guidelines. 
 
6.7.35.5 Applications for a “solar parking canopy” under this section shall include the 

following:  
 

6.7.35.5.1 the name, address, and contact information of proposed or potential system 
installer and the owner and/or operator of the "solar energy system." 
Confirmation of the final system installer shall be submitted prior to the 
issuance of building permit; 

 
 The Applicant complies with this section. 
 
6.7.35.5.2  renderings, and a line-of-sight profile analysis and digital view shed report 

illustrating the visual impact that the “solar energy system” may have on 
public roadways and adjacent properties; 

 Renderings, a line-of-sight profile analysis and a digital view shed report 
illustrating the visual impact have been provided. The Applicant provided 
photos from 16 different locations throughout the site. Based on these site 
photos (FG01), the solar parking canopies will not be visible from the 
surrounding neighborhood during the summer and fall months due to the 
leafy canopy of the many surrounding trees.  
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6.7.35.5.3  a preliminary equipment specification sheet that documents all proposed 

"solar panels" and significant components, including but not limited to the 
racking system details, mounting systems and inverters proposed to be 
installed. A final equipment specification sheet shall be submitted prior to 
the issuance of building permit; 

 
The Applicant has provided a Utility Plan (CU101-102), in compliance with 
this section. 

 
6.7.35.5.4  an electrical diagram showing the location of all “solar energy system” 

components, including “solar panels,” inverters, interconnection, 
disconnects and utility meter;  

 
 The Applicant has provided a Utility Plan (CU101-102), in compliance with 

this section. 
 
6.7.35.5.5  either a one- or three-line electrical diagram detailing the systems' layout, 

including "solar panels," "solar energy equipment," and electrical 
interconnection methods, with all National Electrical Code compliant 
disconnects and overcurrent devices; 

 
 The Applicant shall include this in its Utility Plan (CU101-102), in 

compliance with this section. 
 
6.7.35.5.6  an operation and management plan, describing continuing photovoltaic 

maintenance, inspection schedules, and property upkeep for proposed 
landscaping screening, including specifications for mechanical 
and/or/chemical management plans; 

 
The Applicant has provided an operation and management plan. 

 
6.7.35.5.7 a decommissioning plan signed by the owner and/or operator of the "solar 

energy system" detailing the location of facilities to be removed or those to 
remain on the site; the estimated cost of removing the "solar energy 
system," including waste stream management detailing the materials 
proposed to be recycled and/or salvaged; and the estimated cost and 
schedule for decommissioning and restoration of the site to its condition at 
the time the application is made, including provisions for the protection of 
soil, disturbed areas, and environmental features during the 
decommissioning and restoration process to the satisfaction of the Common 
Council. 
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 The Applicant has provided a decommissioning plan. 
 

6.7.35.6 A "solar energy system" that has not produced electricity for a 12-month period, 
has been damaged and will not be repaired or replaced, or where the existing land 
lease ends must be removed at the expense of the owner and/or operator(s). The 
owner and/or operator shall notify the City when decommissioning begins.  

 
 The Applicant shall comply with this section. 
 
6.7.35.7 If the owner or operator of the “solar energy system” changes, or the owner of the 

property changes, the special permit shall remain in effect, provided that the 
successor owner or operator assumes in writing all of the obligations of the special 
use permit, site plan approval and decommissioning plan. A new owner or operator 
of the “solar energy system” shall notify the Commissioner of Building of such 
change in ownership or operator within 30 days of the change.  

 
 The Applicant shall comply with this section. 
 
7.5 Site Plan Standards 

  
All aspects of the Applicant’s May 6, 2019 site plan approval remain the same with the exception 
of Section 7.5.3.7, which shall be amended as follows: 
 
7.5.3.7 Adequacy of “solar access” meeting at a minimum the requirements of Section 

4.4.21.12.7 and 4.4.21.12.18 of this Ordinance. 
 
The Applicant complies with this section. 
 
 
 

IV. CONCLUSION 

Based on the foregoing analysis and review of the submitted application pursuant to Section 4.4.21 
“Solar Energy System”, Section 5.9 Planned Campus Development District, Section 6.5 Special 
Permit Standards, 6.7.35 “Solar Parking Canopy” with a nameplate generating capacity of 1,000 
kilowatts or greater, and Section 7.5 Site Plan Standards, the Planning Department recommends 
that the Common Council grant the proposed Special Permit and amendment to both the Site Plan 
and Master Plan for the project, subject to the all conditions of the May 6, 2019 approval and the 
following new condition set forth below: 
 

1. Applicant shall submit a final lighting plan indicating the number, location, placement and 
specifications of lighting fixtures, to the satisfaction of the Commissioner of Building and 
in conformance with Section 4.4.20 of the Zoning Ordinance. 
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Respectfully submitted, 

 

Christopher N. Gomez, AICP 
Commissioner of Planning 
 
Dated: November 30, 2022 
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