Chapter 3:

3.1.

Land Use, Zoning, and Public Policy

INTRODUCTION AND SUMMARY OF FINDINGS
This Chapter describes the existing land uses and zoning conditions for the Project Site and the
area immediately surrounding the Project Site. Relevant public policy and planning documents
for the City of White Plains (the “City”) and Westchester County are also described. The
Chapter contains an assessment of the potential impacts of the Proposed Action, including an
evaluation of the consistency of the Proposed Project with surrounding land use patterns, trends,
and applicable zoning regulations, and the consistency of the Proposed Action with the City’s
Comprehensive Plan and other planning documents.
The Proposed Zoning would limit the uses permitted on the Site to residential uses of the same
character as the uses currently permitted. Further, the proposed permitted uses are consistent
with current land uses surrounding the Project Site. In the Applicant’s opinion, the Proposed
Action is also consistent with the City’s Comprehensive Plan. Specifically, the Proposed Action
is consistent with the Comprehensive Plan’s recommendations to maintain the residential density
currently permitted on the Project Site, preserve the open space features of the Project Site,
preserve the boulevard appearance of North Broadway, and provide linkages to the City’s open
space and pedestrian sidewalk network.

3.2.

LAND USE
This section focuses on the consistency of the Proposed Action, inclusive of the Proposed
Zoning and the Proposed Project, with the land uses surrounding the Project Site.
3.2.1.

CURRENT CONDITIONS
The Project Site contains 12 buildings. The Academy of our Lady of Good Counsel
(“Good Counsel School”) closed in 2015, prior to the acquisition of the Project Site by
the Applicant. Formerly used by the Sisters of the Divine Compassion (the “Sisters”)
and Good Counsel School, 9 of the 12 buildings are currently vacant. Three of the Site’s
buildings are currently being utilized. The Sisters are utilizing the Chapel for various
religious services and the Mapleton building, which continues to house their offices and
counseling services. The on-Site caretaker’s quarters are also occupied. Approximately
72 percent or 11.58 acres of the Project Site is currently undeveloped open space,
including the approximately 2.7 acres of the previously described landfill area that has
not been used. The area within ¼-mile of the Project Site contains a diverse mix of land
uses (see Figure 3-1): Commercial and retail (50 parcels); Institutional and Public
Assembly (21 parcels); Manufacturing, Industrial, Warehouse (12 parcels); Mixed Use
(24 parcels); Nature Preserves (1 parcel); Office and Research (24 parcels); Public
Parks, Parkway Lands (18 parcels); Residential (777 parcels); Transportation (9
parcels); Vacant (27 parcels); and a cemetery (1 parcel). This mix of uses are indicative
of the Project Site’s location at the periphery of the downtown area.
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As shown in Figure 3-1, within the neighborhood surrounding the Project Site, the
predominant land uses are residential. Immediately southwest of the Project Site, along
North Broadway, are six- to seven-story, higher-density multi-family residential
buildings. To the south of the Project Site, on Lake Street and Stewart Place, are 10- to
12-story, higher-density multi-family residential buildings. To the west of the Site,
across North Broadway, are three- to four-story multi-family residential buildings. The
corridor along North Broadway surrounding the Site is unique: the street right-of-way,
owned by the City, is approximately 177 to 200 feet wide and includes approximately60
feet of pavement, and 50 to 80 feet of unimproved right-of-way on each side of the
roadway. To the southeast of the Site, on Ross Street, are one- to three-story, single- and
multi-family residential buildings. The Elisabeth Haub School of Law at Pace
University (“Pace Law School”) campus abuts the Site to the north and contains 13
buildings. Immediately east of the Project Site is a parking lot for Pace Law School,
which is bordered on the east by Interstate 287 (I-287). Currently, there is no publicly
accessible open space on the Project Site. Within ¼-mile of the Project Site are Tibbits
Park and Turnure Park, together providing approximately 8 acres of open space. Within
½-mile of the Project Site is approximately 37 acres of publicly accessible open space.
See Chapter 11, “Community Facilities,” for a detailed description of the open space
resources proximate to the Project Site.
3.2.2.

FUTURE WITHOUT THE PROPOSED PROJECT
In the Future without the Proposed Project, no changes to the use of the Project Site are
anticipated to occur. The nine currently vacant buildings on the Project Site would
remain vacant, consistent with the existing condition. The former Good Counsel School,
which closed in 2015, prior to the acquisition of the property by the Applicant, would
not reopen. Any potential future development on the Project Site in the Future without
the Proposed Project would be required to conform to the existing RM-1.5 zoning.
Off-Site, there are several approved and pending projects proximate to the Project Site
located on other underutilized sites within the central area of White Plains (see
Figure 3-2). All of these projects are anchored by a significant multi-family residential
development component. Approximately ½-mile south of the Project Site, at 60 South
Broadway, an 858,000-square-foot (sf) redevelopment will replace the existing
Westchester Pavilion Mall. Two 24-story residential towers, 93,840 sf of commercial
space, 30,000 sf of outdoor public space, and a four-story, 1,000-car parking garage has
been approved by the City’s Common Council.
Approximately ½-mile west of the Project Site is the White Plains Transit Center. The
City has initiated a strategic planning effort, the White Plains Transit District Study, to
revitalize and reinvigorate the area immediately surrounding the White Plains Transit
Center, Metro-North Railroad station, and bus terminal. In December 2016, the City
released a strategic plan outlining recommendations to activate the streetscape and
invest in the land around the White Plains Transit Center. Recommendations include
improving the Metro-North Railroad station, enhancing pedestrian, bike, and vehicular
circulation at the station, adopting a “Transit-Oriented Development (TOD) Zone”
overlay zoning district to encourage residential and mixed-use neighborhoods, and
issuing Requests for Interest (RFI) and Requests for Proposals (RFP) for redevelopment.
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Approximately 0.3 miles west of the Project Site is the White Plains Mall. In 2016, the
owners of the White Plains Mall submitted an application to redevelop the property and
create a mixed-use development with 900 residential units, street-level retail and
sidewalk cafés, an upscale food and craft market hall, and a second-level publicly
accessible green space. This application is currently undergoing environmental review.
Approximately 400 feet south of the Project Site is 440 Hamilton Avenue. In March
2017, the Common Council approved the conversion of this office building into 245
residential units with 1,600 sf of retail space.
A 160-bed skilled nursing facility is being constructed at 120 Church Street,
approximately 1/3-mile south of the Project Site. The six-story, 110,000-sf facility was
approved by the Common Council in 2011 and construction began in 2017.
The Common Council recently approved two other residential projects near the Project
Site. In 2016, the Common Council approved the conversion of the former White Plains
Hotel and The Esplanade assisted-living facility into 212 residential units, supported by
medical offices, a restaurant, and retail space. In 2017, the Common Council approved a
77-unit residential project at 1 DeKalb Avenue.
Taken together, these pending and approved projects in the central area of White Plains,
proximate to the Project Site, demonstrate the City’s recent actions toward revitalizing
existing vacant and underperforming sites with mixed-use, smart-growth developments
that take advantage of each Site’s location within the City.
3.2.3.

POTENTIAL LAND USE IMPACTS OF THE PROPOSED PROJECT
The Proposed Zoning would allow residential living facilities (including multi-family
residential uses, assisted-living facilities, and academic housing), houses of worship, and
ancillary and accessory uses customarily associated with, and subordinate to, the
primary uses allowed. As described above, all of these uses are consistent with the uses
proximate to the Project Site. Multi-family residential buildings are located to the west
and south of the Project Site and a dormitory is located to the north of the Project Site.
The Project Site currently contains a house of worship, which would remain. The
proposed assisted-living facility (as described in Chapter 2, “Project Description”)
would provide day-to-day support services to its residents, but not skilled medical care.
The Proposed Zoning specifically prohibits independent retail, restaurant, and other
commercial uses within the proposed Planned Residential Development District
(PRDD), which is consistent with the predominantly residential character of the uses
surrounding the Project Site.
As stated above, the majority of the Project Site is, and has been since 2015, vacant and
not used. The Proposed Project would re-activate the Site with multi-family residential,
assisted-living, and academic housing uses in addition to retaining the Site’s religious
uses. These uses would be a change from the prior (pre-2015) use of the Site as an
educational, religious, and residential (i.e., Convent) campus. As with the Proposed
Zoning, the uses included in the Proposed Project are consistent with the existing land
uses proximate to the Project Site. The proposed multi-family residential buildings are
of a similar height and of the same use as the multi-family residential buildings
immediately to the south of the Site.
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As stated previously, the Chapel and the Mapleton building would remain on-Site and
would continue to be used in the same manner as at present. Specifically, the Chapel would
continue to be utilized for religious services and would be maintained by the Applicant for
the next 50 years. The Chapel is subject to a Chapel Preservation Covenant that was
recorded by the Sisters against the property just prior to the closing with the Applicant. The
covenant, which was recorded in the Westchester County Land Records Office, binds all
subsequent owners, including the Applicant, for 50 years (see Appendix AA-2). Pursuant
to the covenant, the Chapel building structure and the immediately surrounding grounds
cannot be altered or materially changed without the prior written consent of the Sisters,
except for compliance with any building or fire codes. Similarly, and again except for
compliance with any building or fire codes, the internal statuary and religious symbols,
altar, crypt, organ, and stained glass windows in the Chapel may not be altered or
materially changed without the prior written consent of the Sisters.
Mapleton building would continue to house the offices and related counseling services
of the Sisters, which is a permitted use.
The Proposed Project would create 2.69 acres of publicly accessible open space along
North Broadway—a change from the private nature of the open space today. The existing
front lawn would be enhanced with new walkways, benches, lighting, and related Site
furniture. Paths would be hard-surfaced, 5-feet wide, and would curve gently through the
lawn. Major elements within the western portion of the Site, such as the entry, Chapel,
relocated Mapleton building, Bee-Line bus stop, and the assisted-living facility would all
be connected by the path network. As described in Chapter 7, “Vegetation and Wildlife,”
existing trees within the front lawn would be preserved where feasible, and new trees
would planted be throughout the lawn area. The existing iron fence would be preserved
and a new pedestrian opening would be created south of the Main Site Driveway to allow
for convenient public access to this area of the Site. This space would not only provide
residents and employees of the area additional space for passive recreation, but would also
maintain the signature landscaping feature of the Project Site.
3.2.4.

MITIGATION MEASURES
While the Proposed Project represents a distinct change in use from the prior use of the
Project Site, the proposed uses are similar to, and generally consistent with, the land
uses surrounding the Project Site.

3.3.

ZONING
3.3.1.

CURRENT CONDITIONS
The Project Site is located within the RM-1.5 Residential Multi-Family Zoning District
(see Figure 3-3). The RM-1.5 district allows one-, two-, and multi-family residential
uses, churches, and convents as principal permitted uses. The district also permits
dormitories accessory to schools. Finally, the RM-1.5 district allows several other uses
subject to a special permit, including domiciliary care facilities (e.g., nursing homes),
public utility buildings, museums, and office space for philanthropic institutions. (See
Appendix B-1 for a full list of uses permitted in the RM-1.5 district.)
The RM-1.5 district permits a maximum building coverage of 35 percent and a
maximum height of three stories and 35 feet. The zoning district allows one residential
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unit to be constructed for every 1,500 sf of lot area and allows a maximum floor area
ratio (FAR) 1 of 0.80 for non-residential uses. As applied to the Project Site, the current
zoning would allow 467 residential units on the site and/or 560,000 sf of non-residential
uses. The RM-1.5 district establishes a 25-foot front-yard setback, a side-yard setback of
10 feet on one side and 25 feet on two sides, and a rear-yard setback of 30 feet. As
applied to the Project Site, the current zoning would allow development beginning 25
feet from North Broadway and 10 feet from Ross Street and Stewart Place. Site plans
within the RM-1.5 district are required to have 25 percent of the lot area “suitably
landscaped” with appropriate groundcover (see Table 3-1).

Table 3-1
Existing Site Zoning (RM-1.5)
Existing zoning allowance
1 per 1,500 sf of lot area
(467 units allowed on Project Site)
0.8 FAR
(560,000 sf allowed on Project Site)
3 stories/35 feet
25 feet
10 feet
35%
75%
25%
0 acres

Residential units
Non-residential
Height
North Broadway setback
Side yard (Ross Street/Stewart Avenue)
Building coverage
Impervious coverage
Open space
Publicly accessible open space
Source: White Plains Zoning Code.

Surrounding the Project Site are areas zoned R2-4, B-3, RM-0.4, and RM-0.35.
The R2-4 Residential One and Two Family zoning district does not allow multi-family
dwellings and allows slightly fewer special permit or accessory uses than the RM 1.5
district. The R2-4 district allows less building coverage than RM-1.5 district (30 percent
and 25 percent for one-family and two-family structures). Finally, the R2-4 district
permits one residential unit for every 5,000 sf of lot area for single-family homes or
every 4,000 sf of lot area for two-family structures.
While the RM-0.4 Residential Multi-Family zoning district shares some principal
permitted uses with the Project Site’s zoning district, such as churches and some
community facility uses, and also allows multi-family residential uses, it does not allow
one-family or two-family dwellings. The RM-0.4 zone allows 30 percent building
coverage and one residential unit for every 400 sf of lot area. There is a maximum
height of 12 stories and 125 feet within this district.
The RM-0.35 Residential Multi-family zoning district is almost identical to the RM-1.5
district in its use allowances. However, the district allows a maximum of 60 percent building
coverage and one unit for every 350 sf of lot area. It also establishes similar maximum
height (125 feet) to other zoning districts in the immediate vicinity of the Project Site.

1

FAR is used for zoning and indicates density. FAR is a relationship between the total area of a parcel and
the total area of usable floor space constructed on a Site. The ratio is established by dividing the total
floor area of the building(s) by the total area of the lot.
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3.3.2.

FUTURE WITHOUT THE PROPOSED PROJECT
In the Future without the Proposed Project, the Project Site would remain zoned RM-1.5
and future on-Site development would be required to conform to the requirements of the
RM-1.5 zoning. Chapter 18, “Alternatives,” discusses the potential for the Project Site to
be developed in accordance with the existing Site zoning.

3.3.3.

POTENTIAL IMPACTS OF THE PROPOSED PROJECT
3.3.3.1.

Proposed Zoning
The Proposed Action includes the creation of a new zoning district, the
PRDD, and mapping that district on the Project Site (see Appendix B-2). The
Proposed Zoning would permit multi-family dwellings, assisted-living
facilities, academic housing, houses of worship, or other housing or living
facilities deemed appropriate by the approving agency, as well as ancillary
and accessory uses customarily associated with and subordinate to such uses.
Stand-alone retail, restaurant, and other commercial uses would be expressly
prohibited in the PRDD (see Table 3-2 for a summary of the changes in uses
and Appendix B-4 for a complete list). The maximum density for multifamily housing is proposed to remain one residential unit for every 1,500 sf of
lot area, consistent with the existing RM-1.5 zoning. The Proposed Zoning
would limit the overall maximum non-residential density to 0.4 FAR and
would establish maximum densities for various non-residential uses as
indicated in Table 3-3.

Table 3-2
Use Comparison Summary
One/two-family dwelling
Multi-family dwelling
Housing or living facilities
deemed appropriate by council
for planned residential district
Houses of worship
Dormitory
Academic housing
Domiciliary care facilities
Assisted-living
facilities/memory care
Office space for physicians

Existing zoning
(RM-1.5)
Principally permitted
Principally permitted

Proposed Zoning
(PRDD)
##
Principally permitted

Not permitted

Principally permitted

Principally permitted
Accessory to university
and/or college
Accessory to university
and/or college
Special permit

Principally permitted

Not permitted

Principally permitted

Special permit

Not permitted

##
Principally permitted
##

Comparison
No change
No change
PRDD gives Common Council
authority to allow a range of
residential uses
No change
PRDD allows academic housing
as a principally permitted use
PRDD specifically allows
assisted-living facilities
PRDD does not allow standalone office space

Public school
Principally permitted
Not permitted
PRDD does not permit schools or
Private school
Special permit
Not permitted
colleges
University and/or college
Special permit
Not permitted
Libraries and museums
Special permit
Not permitted
Independent nursery schools
Special permit
Not permitted
or day care centers
PRDD restricts permitted uses to
Philanthropic institution office
Special permit
Not permitted
residential-type uses
Public utility buildings
Special permit
Not permitted
Parking lots or garages
Principally permitted
Not permitted
Note:
## = Allowed if deemed appropriate by City of White Plains Common Council for PRDD.
Source: White Plains Zoning Ordinance.
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Table 3-3
Zoning Comparison
Existing Zoning (RM-1.5)
1 per 1,500 sf of lot area
(467 units on-Site)
0.8 FAR
(560,000 sf on-Site)

Residential units
Non-residential
Assisted-living facility
Academic housing

Proposed Zoning (PRDD)
1 per 1,500 sf of lot area
(467 units on-Site)
0.4 FAR Total
(280,000 sf on-Site)
0.15 FAR
(105,000 sf on-Site)
0.15 FAR
(105,000 sf on-Site)
0.10 FAR
(70,000 sf on-Site)
See Tables 3-4 and 3-5
200 feet

Proposed Project
400 units
0.28 FAR
198,300 sf
0.13 FAR
93,000 sf
0.13 FAR
91,000 sf
0.02 FAR
14,300 sf
See Tables 3-4 and 3-5
248 feet

All other non-residential
Height
3 stories/35 feet
North Broadway setback
25 feet
Side yard (Ross/Stewart)
10 feet
Adjacent to residential use
30 feet
39 feet (assisted living)
Multi-family adjacent to nonresidential use
20 feet
23 feet
Non-residential adjacent to
non-residential use
10 feet(1)
24 feet (Mapleton)
Rear Yard
20 feet
27 feet
Building coverage
35%
25%
22%
Impervious coverage
75%(2)
45%
Open space
25%(2)
55%
Notes:
(1)
Academic housing may have zero side yard when adjacent to a university.
(2)
§4.4.19.5 of the Zoning Ordinance requires 25 percent of lots within the RM-1.5 district be landscaped.
Sources:
White Plains Zoning Code; Amended Petition for PRDD for Proposed Zoning; Perkins Eastman and JMC for Proposed Project.

To maintain the open space along the North Broadway frontage of the Project
Site, the Proposed Zoning would increase the required front-yard setback from
25 feet currently allowed in the RM-1.5 to 200 feet. The rear-yard setback,
towards I-287, would be 20 feet. The side-yard setback toward the north and
the south would be increased to 30 feet, regardless of the on-Site use, when
adjacent to an off-Site residential use. Adjacent to off-Site non-residential
uses, on-Site multi-family dwellings would have a side-yard setback of 20 feet
and all other uses would have a side yard setback of 10 feet. Finally, the side
yard would be allowed to be zero feet in depth for academic housing, if
adjacent to a university property.
The Proposed Zoning would reduce the maximum FAR for uses considered
by the Zoning Ordinance to be non-residential uses from 0.8 FAR, which
would allow up to 560,000 sf of non-residential floor area on the Project Site,
to 0.4 FAR. The Proposed Project would include approximately 198,000 sf of
“non-residential” space, which would consist of the academic housing,
assisted-living facility, and Chapel and Mapleton building.
The Proposed Zoning would allow increased building height as compared to
the Site’s current RM-1.5 zoning, up to 140 feet, based on a building’s
location relative to adjacent streets and uses. Specifically, the Proposed
Zoning includes two “stepback” provisions (see Figure 3-4). With respect to
North Broadway, allowable building height, as defined in the City’s Zoning
Ordinance, would be increased as the distance from North Broadway
DEIS
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increases (see Table 3-4). Specifically, the Applicant proposes to prohibit
development within 200 feet of the Site’s boundary with North Broadway and
then to limit the maximum building height to 50 feet within 450 feet of North
Broadway and 80 feet between 450 feet and 800 feet of North Broadway.
Until a building is at least 800 feet from North Broadway, it would not be
allowed to reach 140 feet in height. This stepback would have the effect of
preserving the characteristic view into the Project Site from North Broadway
by limiting taller buildings to the rear of the Site. As shown in Figure 3-5, the
setbacks, combined with the Site’s topography, have the effect of “sinking”
the multi-family residential buildings such that their height from North
Broadway is perceived as considerably lower than 10 stories.

Table 3-4
Proposed PRDD Stepbacks for All Buildings
Maximum height* of building
Minimum distance from
at set distance (feet)
State or County Road (feet)
50
230
80
450
140
800
Notes: * Height as defined in the City’s Zoning Ordinance.

The second stepback requirement applies specifically to multi-family
residential buildings. As shown in Table 3-5 and Figure 3-4, multi-family
residential buildings would only be allowed to rise 40 feet in vertical distance
within 60 feet of the nearest public street. Until a building is at least 120 feet
from the nearest public street, it would not be allowed to rise to 140 feet in
height. This stepback would have the effect of limiting the massing of multifamily residential buildings adjacent to existing streets. In the case of the
Project Site, the Proposed Zoning would require that the scale of the building
closest to Ross Street match the lower-rise residential uses southeast of the
Project Site. Until the building is 120 feet from Ross Street, the full height of
140 feet would not be allowed. Figure 3-6 illustrates how this stepback is
consistent with the setbacks of the existing multi-family residential buildings
immediately to the south of the Project Site.

Table 3-5
Proposed PRDD Stepbacks for Multi-Family Residential Buildings
Maximum vertical distance of building (from
elevation of the closest point of the building to
the curb of the nearest public street) (feet)
40
60
140

Minimum distance (from nearest
public street) (feet)
60
100
120–160

The PRDD would implement specific parking and loading regulations for the
district. Multi-family housing would be required to provide one space per
dwelling unit plus ¼-space per bedroom. This is a reduction from the one
space per unit plus ½-space per bedroom required in the RM-1.5 district.
However, the proposed ratio is consistent with the existing parking ratio
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required in the residential districts located directly to the south of the Project
Site. Assisted-living facilities would be required to provide 0.4 spaces for
each unit consistent with the requirement of the current zoning, and Planned
Senior Residential District. Academic housing and all non-residential uses
would be required to provide off-street parking in an amount determined by
the Common Council. Parking for the residents of the proposed academic
housing building would be provided at the Pace Law School campus, pursuant
to a permanent easement, or other legal instrument, granted by Pace Law
School to the Applicant. This easement would be for the use of an adequate
number of parking spaces, as determined by the Common Council, for the
anticipated population of the proposed academic housing building, as
described in Chapter 13, “Traffic and Transportation.” As it is likely that most
residents of the proposed academic housing building would be students of
Pace Law School, reserving spaces for those students would not cause a
parking hardship for Pace Law School, as those students already park on
campus during the day to attend classes as they currently live off-Site. The
adequacy of the off-street parking requirements proposed for the Project is
discussed in Chapter 13, “Traffic and Transportation.”
The Proposed Zoning also contains other provisions of note, including:
•

3.3.3.2.

DEIS

The Common Council would be the approving agency for all site plan
applications within the PRDD;
• Six percent of all dwelling units would be made available for sale or lease
to households that are income qualified under the City’s Affordable Rental
Housing Assistance Program or Affordable Home Ownership Program;
• Any planned residential development would require an accompanying
master plan and other information deemed necessary by the Common
Council; and
• A management plan describing the ownership of, and the operation and
maintenance plan for, the planned residential development would be
required prior to the issuance of any certificates of occupancy.
Appendix B-3 contains a preliminary outline for a future Management
Plan for the PRDD.
Proposed Project’s Conformance with Zoning Code
Other sections of the Zoning Ordinance, as it currently exists, place certain
performance requirements on the Proposed Project. Table 3-6 describes how
the Proposed Project would meet those requirements.
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Table 3-6
Other Requirements of the Zoning Ordinance
Zoning section

Zoning requirement

Project compliance

Maximum height of fence is 4 feet in required front
yard or any required yard abutting a street and 6 feet
4.4.16—Fences in any other required yard
Fence may not obstruct traffic visibility at an
intersection
Undeveloped areas must be landscaped and
permanently maintained in accordance with site plan

No new fence above 4 feet would be constructed in the front
yard or any other yard abutting a street. New fences in other
required yards, not along streets, would be no taller than 6 feet
Fences would not obstruct traffic visibility. Would be confirmed
during site plan
Areas of the Project Site not developed would be landscaped
and permanently maintained according to the final approved
4.4.19—
site plan
Landscaping,
Non-residential uses must have buffer screening area The area between the assisted-living facility and the
Screening and of 10 feet along lot line abutting residential district
residential lots to the south will be screened. Existing
vegetation will be retained to the extent practicable and a
Buffer Areas
landscape plan that meets the requirements of §4.4.19.2
would be presented for approval during Site Plan review
Lighting for multi-family or non-residential uses shall All exterior lighting would prevent objectionable glare and all
be of such type and location and have such shading fixtures will be designed such that the light source would avoid
4.4.20—Exterior
as will prevent the source of light from being seen
visibility from adjoining streets and residential properties. See
Lighting
from adjoining streets and residential properties and Chapter 9, “Visual and Community Character”
will prevent objectionable glare
New construction may not block access to sunlight
The Proposed Project would not block access to sunlight on
between 9 AM and 3 PM for existing approved or
adjacent properties with existing approved or permitted solar
4.4.21—Solar
permitted solar energy systems, except as permitted energy systems. The most proximate location of a solar
Access and
by the Board of Appeals
energy system appears to be the “E-House” on the Pace Law
Energy
School campus, which system would be unaffected by the
Considerations
Proposed Project as discussed in Chapter 9, “Visual and
Community Character”
Any mechanical equipment to be located on or above All rooftop mechanical equipment would be screened and
4.4.22—
the top of a building must be visually screened based shielded as approved by the Common Council and based on
Mechanical
the recommendation of the Design Review Board during site
Equipment to be on a recommendation of the Design Review Board
plan approval
Screened
Swimming pools shall be located at least 15 feet from The swimming pool included in the Proposed Project is more
than 30 feet from the nearest lot line. Use of the pool will be
restricted to occupants of the multi-family residential buildings,
and their guests
Conformity to goals of Comprehensive Plan
The Proposed Project conforms to the goals of the Comprehensive
Plan. See the “Public Policy” section of this Chapter
Safe, adequate, and convenient vehicular and
As discussed in Chapter 2, “Project Description,” the on-Site
pedestrian traffic circulation both within and without circulation system is safe, adequate, and convenient for all
the Site
modes. As discussed in Chapter 13, “Traffic and
Transportation,” the Proposed Project would not have
significant adverse impacts on the off-Site street system
Protection of environmental quality
The Proposed Project will both protect and enhance
environmental quality, especially through the provision of new
publicly accessible open space
Preservation and enhancement of property values in The Proposed Project would increase the property value of the
the neighboring area
Project Site and would likely cause the property values of
neighboring sites to increase owing to the improved condition
of the Project Site
Quality building and overall site design
All buildings and open space areas will be of quality design. More
detail can be found in Chapter 2, “Project Description”
One tree (minimum of 3-inch caliper) shall be
Surface parking lots associated with the Proposed Project
provided for every 12 parking spaces or at least 6
would contain at least one tree for every 12 spaces or at least
percent of total parking lot shall be landscaped
6 percent of the lot would be landscaped
Raised planting islands shall be provided to guide
The surface parking areas proposed would feature planting
vehicle movement as needed and to separate
islands to direct vehicle movement as necessary
opposing rows of spaces
Screening along the periphery of lot where abutting
All parking areas will be screened from adjoining uses when
streets, public spaces, and residential districts
located on the periphery of the lot
Landscaping shall not create an obstruction to driver
Landscaping on the Project Site would not obstruct driver
vision
vision

4.4.24—
all lot lines and shall be for the exclusive use of the
Swimming Pools occupant of the main building

7.5—Standards
for Site Plan
Approval

8.7.5—Parking
Area
Landscaping
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3.4.

PUBLIC POLICY
3.4.1.

POTENTIAL IMPACTS OF THE PROPOSED PROJECT
3.4.1.1.

2006 Revisions of the 1997 Comprehensive Plan for the City of White Plains
In 2006, the City updated the Comprehensive Plan that was adopted in 1997.
The 2006 update includes vision statements and strategies for various
planning units within the City. The Project Site is located within the “Close-In
Area” and the “North Broadway Corridor,” and is immediately adjacent to the
“Core Area” of the City. The Project Site is not identified as a “major
property” or a property that is “subject to change.” The consistency of the
Proposed Action (both the Proposed Zoning and the Proposed Project) with
the relevant sections of the Comprehensive Plan is described below.
For ease of navigation, sections of the Comprehensive Plan are italicized and
the consistency analysis is in plain text.
Close-In Area
The following sections of the Comprehensive Plan relate to the vision and
strategies related to the Close-In Neighborhoods. The Close-In
Neighborhoods are defined as those neighborhoods immediately outside of the
“Core Area” of the City. Adjacent to the Project Site, the Core Area of the
City is defined as extending north to Rockledge Avenue and east to North
Broadway. As such, the Project Site is located immediately to the north and
east of the Core Area.
Description: The Close-In Area comprises the six older residential
neighborhoods surrounding the Core Area, which contain a diversity of
housing types, from one- and two-family homes to medium density low-rise
multi-family structures. (I-II-5)
The Proposed Zoning would continue to allow a diversity of housing types
on the Project Site and would maintain, and not increase, the allowable
residential density from what is currently allowed. The Proposed Zoning
would allow buildings up to 140 feet tall. The increased allowable height
on the Project Site is similar to other zoning districts and other buildings
within the Close-In Area, including the Ross Street and Stewart Place
neighborhoods immediately to the south of the Project Site (see Chapter 9,
“Visual and Community Character”). As discussed above, the RM-0.4 and
RM-0.35 zoning districts are located immediately south of the Project Site.
These districts allow building heights of 12 stories and 125 feet. Indeed,
the buildings at 10 Stewart Place and 15 Stewart Place have 11 and 12
residential stories respectively and the building at 10 Stewart Place has
three stories of underground parking exposed along its eastern façade.
Finally, the Proposed Project would incorporate additional height
restrictions, or stepbacks, such that the tallest portions of the proposed
buildings are located the furthest from existing streets and residential uses.
Trends into the 21st Century in 2006: The preference in the 1997 Plan for
modest residential growth in the Close-In and Outer Areas remains
appropriate. The 2001 Zoning Ordinance amendments, which aligned the
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zoning to the existing densities of these areas, and thereby reduced overall
development potential, are consistent with the 1997 Plan objectives of
preserving the character of the neighborhoods in these areas. The 1997 Plan
strategies for limiting new housing development in the Close-In and Outer
Areas to that which is consistent with the character of the existing
neighborhoods is affirmed in this 2006 Update. (I-II-37)
The Proposed Zoning would continue to allow residential development at
the same density as that currently allowed in the RM-1.5 district. No
increase in residential density is proposed. Additionally, the Proposed
Zoning would maintain the Project Site’s distinctive open space and
campus character, which is a defining feature of the current neighborhood.
Vision Statement: The Plan further envisions protection of the residential
integrity of these neighborhoods through … the protection of quality housing
occupied in strict compliance with the City's zoning, building, and fire
prevention codes. (II-I-53)
The Proposed Project would adhere to the City’s zoning, building, and fire
prevention codes. The new buildings proposed would include all required
modern life-saving features.
Strategies: Establish new in-fill housing development guidelines to ensure
high-quality design and encourage compatibility of proposed development
with the character of surrounding housing, including building design,
adequacy of parking and site access, and landscaping to protect abutting
properties. (II-I-55)
The Proposed Action does not contemplate infill housing. Current RM-1.5
zoning would allow up to 75 percent of the Project Site to be developed. In
contrast, the proposed PRDD Zoning would allow residential uses to be
developed in a campus-like setting, thereby preserving the Site’s
significant open space. The Proposed Zoning includes setbacks to roads
and adjacent properties that are in excess of the existing zoning
requirements. In addition, the Proposed Zoning includes building
stepbacks, which would limit the height of new buildings immediately
adjacent to surrounding residential uses. The Proposed Project provides
adequate parking and Site access, while limiting the impact of these project
components on surrounding neighborhoods (for additional discussion see
Chapter 13, “Traffic and Transportation”). The Proposed Project would
accommodate required landscaping elements.
Strategies: Protect Close-In neighborhoods from intrusions of non-residential
commercial, industrial, or institutional uses, related accessory uses, and their
impacts. (II-I-56)
The Proposed Zoning does not introduce impacts from newly allowed nonresidential, industrial, or institutional uses. Rather, the Proposed Zoning
clarifies that the various types of residential uses already permitted within
the RM-1.5 zoning district can be included on a single parcel.
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Multi-family housing and houses of worship are principally permitted uses
in the RM-1.5 district and would continue to be principally permitted uses
in the PRDD. The academic housing use proposed in the PRDD is identical
in impacts to a dormitory use, which is allowed in the RM-1.5 district as
accessory to a school use. As such, the proposed academic housing use is
not a new use for the Project Site with a potential to introduce new
impacts; it is a use contemplated by the current zoning. In the case of the
Proposed Project, the proposed PRDD zoning would allow academic
housing to be constructed immediately adjacent to, but not on, Pace Law
School’s campus. Finally, the RM-1.5 zoning district allows domiciliary
care facilities (e.g., nursing homes), but does not specifically allow
assisted-living facilities. The PRDD would make assisted-living facilities,
which along with domiciliary care facilities are considered by the zoning
code to be a non-residential use, a principally permitted use. As stated
above, the difference between a domiciliary care facility and an assistedliving facility is that the former provides skilled nursing care on-Site,
whereas the latter does not. As noted in Chapter 13, “Traffic and
Transportation,” the impacts of both uses, as shown in trip generation
estimates, are substantially similar. As such, explicitly allowing an
assisted-living facility use would not introduce the potential for impacts
that were not already contemplated in the existing RM-1.5 zoning district.
The PRDD would also prohibit the development of certain non-residential
uses that are currently permitted within the RM-1.5 district (see Table 3-2).
Specifically, public and private schools, universities and colleges,
neighborhood parking, libraries, and office space for physicians within a
multi-family building would be prohibited in the PRDD, though they are
currently permitted in the RM-1.5 district.
Strategies: Any conversions to higher densities should continue to meet all
applicable building and zoning codes, especially with regard to providing
adequate off-street parking located and landscaped so as not to have a
negative impact on adjacent properties or the neighborhood. (II-I-55)
The Proposed Zoning maintains the currently allowed residential density
on the Project Site of one dwelling unit for every 1,500 sf of lot area. In
addition, the allowable non-residential density on the Project Site is being
reduced from 0.8 FAR to 0.4 FAR. As such, the Proposed Action does not
constitute a conversion to higher density.
As demonstrated in Chapter 13, “Traffic and Transportation,” adequate offstreet parking and loading are provided for each proposed use to avoid
parking impacts to neighboring properties. In addition, the parking garage
proposed to be located under the multi-family buildings would be screened
from neighboring residential uses by the construction of three-story
townhomes. As such, any negative visual impacts of the parking garage on
neighboring uses would be avoided. Finally, the Proposed Project would be
subject to the current landscaping requirements of the Zoning Ordinance as
noted in Table 3-6. As described in Chapter 2, “Project Description,”
planted buffers separating the Project Site from the adjacent residential
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neighborhood would be created (see Figure 2-25). These buffers would
consist of evergreen trees, such as spruce, fir, pine, and cedar, along with
native shrub plantings to provide visual interest throughout the year.
Strategies: …Housing outside the Core Area should be limited to existing
densities. (II-I-57)
The Proposed Zoning maintains the currently allowed residential density
on the Project Site of one dwelling unit for every 1,500 sf of lot area.
North Broadway Corridor
The following are the relevant excerpts from the section of the
Comprehensive Plan that sets forth the vision and strategies for the North
Broadway Corridor.
Vision Statement: The Plan's vision for this corridor focuses on preservation
and enhancement of its distinctive features: historical sites which relate to the
City's early history, including its critical role in the Revolutionary War; the
beautifully landscaped Tibbits Park; deep open space setbacks and low-rise
medium density residential and institutional uses, which contribute to the
expansive boulevard appearance of the street from the northern end of Tibbits
Park to I-287; and primarily low density residential and neighborhood retail
uses north of I-287 to the city line. (II-I-36; emphasis added)
Historic Site Preservation: The Project Site has no architectural features
relating to the City’s critical role in the Revolutionary War (see Chapter 8,
“Cultural Resources” and Appendix E). The Project Site does, however,
contain one building, Mapleton building, which is individually listed on the
State and National Registers of Historic Places (S/NR). As illustrated in
Figure 2-26, and described in Chapter 8, “Cultural Resources,” the
majority of the Project Site is also listed on the S/NR as a historic district,
made up of several contributing buildings and the campus landscape. The
Proposed Zoning would not alter the potential impacts to the Site’s historic
features from those currently allowed under the existing Site zoning.
The Proposed Project would impact the Site’s historic characteristics (see
Chapter 8, “Cultural Resources”). The Proposed Project would preserve the
individually listed Mapleton building, and the on-Site Chapel but, owing to
their age, structural condition, and inability to be converted to proposed
uses, the Proposed Project would require the removal of all other
“contributing buildings” to the historic district. The Proposed Project
would preserve the campus-like setting through the siting and
interconnection of various on-Site uses and the preservation of the majority
of the Site as landscaped open space.
Deep Setbacks: The Proposed Zoning would increase the minimum
setbacks along North Broadway from 25 feet to 200 feet. The Proposed
Project does not contemplate any buildings being constructed closer to
North Broadway than the current Chapel, which is approximately 245 feet
from North Broadway. As such, both the Proposed Zoning and the
Proposed Project would not only maintain the deep setbacks along North
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Broadway, they would dramatically enhance the boulevard appearance of
the Corridor. The Comprehensive Plan references that the existing setback
along North Broadway as protective of the “deep setbacks” along North
Broadway. While this may be true for the western side of North Broadway
that is mostly built-out, allowing buildings within 25 feet of North
Broadway on the Project Site would allow development within the Site’s
deep front lawn. Such development would significantly alter the existing
boulevard appearance of North Broadway from its current state and would
permanently alter the visual character of the Site.
Low-Rise Medium-Density Residential Uses that Maintain Boulevard
Appearance: The Proposed Zoning maintains the current residential density
on the Project Site and would limit the height of new buildings within 800
feet of North Broadway to 50 or 80 feet, consistent with, and even lower
than, most of the adjacent buildings to the north and south of the Project
Site. As such, the existing “low building profiles” along North Broadway
would be maintained. The Proposed Zoning would allow buildings up to
140 feet tall, similar to adjacent residential buildings within the Close-In
Neighborhoods; however, the Proposed Zoning and Proposed Project
would locate the tallest buildings more than 800 feet from North Broadway
taking advantage of the Site’s rear sloping topography, preserving the
Boulevard appearance of the existing corridor, and minimizing the views
of proposed residential structures from North Broadway. As shown in
Figure 3-5, the proposed setbacks, combined with the Site’s topography,
have the effect of “sinking” the multi-family residential buildings such that
their height from North Broadway is perceived as considerably lower than
10 stories. While the proposed assisted-living facility would be visible
from North Broadway, its height and scale would be consistent with the
scale of the Site’s existing buildings and would serve to maintain the
Boulevard appearance of the corridor (for additional discussion, see
Chapter 9, “Visual and Community Character”).
Analysis: 1997 Overview…North Broadway’s wide right-of-way, deep
building setbacks, historic features, and extensive landscaping make it one of
the most attractive entryways into the City. While the maintenance of
residential character should be paramount in planning for the surrounding
Church Street, Eastview and North End neighborhoods, addressing issues
related to institutional uses and upgrading open space linkages along North
Broadway are also important aspects of an overall strategy for this corridor.
(II-I-37)
The Proposed Project would create new publicly accessible open space
along the North Broadway frontage of the Project Site. The nearly 3 acres
of publicly accessible open space, owned and maintained by the Applicant
pursuant to a permanent easement, would preserve the visual and
neighborhood character of the corridor. The Proposed Project would be
consistent with North Broadway’s existing condition of deep building
setbacks, historic features, and attractive, extensive landscaping. The
proposed publicly accessible open space would link directly to the northern
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terminus of Tibbits Park, thereby increasing the open space linkages within
the corridor.
Analysis: Housing. Residential uses on North Broadway are high-rise, high
density uses along Tibbits Park; low-rise, medium density uses from Barker
Avenue to I-287… (II-I-38)
The Proposed Zoning maintains the currently allowed residential density on
the Project Site of one dwelling unit for every 1,500 sf of lot area. In
addition, the Proposed Zoning would limit the height of the buildings within
800 feet of North Broadway to 50 or 80 feet, consistent with, and even lower
than, most of the adjacent buildings to the north and south of the Project Site.
As such, the existing “low building profiles” along North Broadway would
be maintained. The Proposed Zoning would increase the maximum building
height allowed on-Site to 140 feet, which is similar to the height of the
neighboring buildings to the south. The maximum height of 140 feet,
however, would only be allowed for buildings that are set back 800 feet from
North Broadway. As described above, buildings closer to North Broadway
would be limited to between 50 and 80 feet in height. As such, the Proposed
Zoning is consistent with existing density and scale of the Corridor.
Analysis: 1997 Open Space. The campuses of Pace University and the Good
Counsel Academy have a combined area of 30 acres and serve important
open space functions which should be preserved. Both are zoned RM-1.5,
permitting educational uses in addition to medium density residential uses.
The temporary use of up to 20 percent of total existing floor space for related
but not specifically educational uses was recommended by the Economic
Development Task Force in the event that substantial building space should
become vacant or under-utilized. Possible candidates to re-occupy floor space
might include "think tanks," research institutes, or a training center. Such use
or conversion of existing building space to housing is preferable to permitting
residential development at the RM-1.5 level, which would consume most of the
open space. Existing limitations of the campuses put pressure on surrounding
residential neighborhoods, parking and student housing. (II-I-38, emphasis
added)
At present, approximately 67 percent, or 10.7 acres of the Project Site is
open space. While this open space contributes to the campus-like feel of
the Site, it is important to note that none of the open space is currently
publicly accessible. The Proposed Project would preserve approximately
8.6 acres, or 53 percent of the Site as open space, including preservation of
the entire approximately 3-acre front lawn along North Broadway. The
Proposed Project would make the front lawn publicly accessible open
space, owned and maintained at the Applicant’s expense, subject to a
permanent easement. Thus, the Proposed Action not only preserves the vast
majority of the open space on the Project Site, but it also creates nearly 3
acres of new publicly accessible open space.
As previously noted, the Proposed Action maintains the open space on the
Project Site by developing the Site at the same residential density as is
currently allowed, but at greater heights if set back a significant distance
5/7/2018
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from North Broadway. It is important to note that while the RM-1.5 zoning
district has a maximum building coverage of 35 percent, this coverage does
not include space set aside for parking. As described above and shown in
Chapter 18, “Alternatives,” development of the Project Site pursuant to the
RM-1.5 zoning requirements could result in a total of 9.75 acres of
impervious surface, leaving only 39 percent of the site as open space, with
hardly any of that space being contiguous or meaningfully usable.
As such, the Proposed Action is consistent with this section of the
Comprehensive Plan as both seek to maintain the unique open space
characteristics of the Project Site, which contribute to the overall character
of the North Broadway Corridor.
Analysis: The deep building setbacks along North Broadway and low building
profiles north of Barker Avenue create a gracious boulevard effect…. The
building setback requirements in the Zoning Ordinance are critical to the
preservation of the open space quality of this corridor. (II-I-38; emphasis
added)
The 2006 update to the Comprehensive Plan references the existing setback
along North Broadway as protective of the “deep setbacks” along North
Broadway. While this may be true for the western side of North Broadway
that is mostly built-out, allowing buildings within 25 feet of North
Broadway on the Project Site would allow new construction within the
existing front lawn of the Project Site, which is critical to maintaining the
open space quality of the corridor. The Proposed Action would preserve
the entire front lawn of the Project Site as open space, effectively achieving
a front-yard setback of approximately 250 feet. This front lawn would be
publicly accessible open space owned and maintained at the expense of the
Applicant pursuant to a permanent easement. As such, the open space
character of the southern end of the North Broadway Corridor would be
preserved in perpetuity.
The Proposed Action would also limit the height of the buildings within
800 feet of North Broadway to 50 or 80 feet, consistent with, and even
lower than, most of the adjacent buildings to the north and south of the
Project Site. As such, the existing “low building profiles” along North
Broadway would be maintained.
Strategies: Maintain the new zoning [2001] which conforms to existing
residential densities in the North End and Church Street/Park Avenue
neighborhoods and the distinct medium density context of the abutting North
Broadway apartment district, while maintaining a clear line between the two
densities. (II-I-39)
The Proposed Zoning maintains the currently allowed residential density
on the Project Site, which is within the “North Broadway apartment
district,” of one dwelling unit for every 1,500 sf of lot area.
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Strategies: Preserve the role of North Broadway as a linear open space by
preserving deep setbacks along North Broadway from I-287 to Tibbits Park.
(II-I-40)
The 2006 update to the Comprehensive Plan references the currently
required setback within the RM-1.5 zoning district as protective of the
“deep setbacks” along North Broadway. While this may be true for the
western side of North Broadway that is mostly built-out, allowing
buildings within 25 feet of North Broadway on the Project Site would
allow new buildings to be constructed within the existing deep front lawn
of the Project Site. In contrast, the Proposed Action would preserve the
entire deep front lawn area by requiring a minimum 200-foot setback and
achieving a setback of approximately 250 feet from North Broadway. As
such, the Proposed Action would preserve the entire deep front lawn of the
Project Site and preserve the role of North Broadway as a linear open
space. As an added benefit of the Proposed Project, the front lawn is
proposed to become publicly accessible open space.
Strategies: Continue to take steps to lessen the impacts of commercial and
highway traffic on residential areas adjacent to North Broadway; …
As described in Chapter 2, “Project Description,” the main entrance to the
Project Site is from North Broadway. The vast majority of Projectgenerated traffic would use the North Broadway entrance. As detailed in
Chapter 13, “Traffic and Transportation,” traffic from the Proposed Project
would not negatively impact the residential neighborhoods surrounding the
Site. During the AM peak hour, the Proposed Project would generate 22
additional trips in the neighborhood to the south of the Project Site and
seven in the neighborhood to the north as the vast majority of Projectgenerated traffic would use the North Broadway entrance. During the PM
peak hour, the Proposed Project would generate 30 trips in the
neighborhood to the south of the Project Site and nine in the neighborhood
to the north. In addition, the Proposed Project would provide on-Site
residences for existing Pace Law School students, which would reduce the
amount of daily commuting traffic into the Project Site. No credit for this
reduction in trips was taken in the Traffic Impact Study.
Therefore, the Proposed Project is consistent with keeping commercial
traffic out of the residential areas adjacent to North Broadway.
Other Relevant Policies and Strategies of the Comprehensive Plan
This section analyzes the consistency of the Proposed Action with relevant
sections of the Comprehensive Plan that are outside of the sections on the
Close-In Neighborhoods or the North Broadway Corridor.
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Downtown residential development has become, and will continue to be, a
major economic tool for the City to create a truly livable, ‘walkable’ urban
environment with a 24/7 character which supports the other two major
economic generators - office and retail. (II-I-1)
The Proposed Project is consistent with this vision by providing residential
development connected and accessible to the City’s urban core via
sidewalks and bicycle lanes. Proposed Project residents are expected to
support the City’s existing office and retail uses in the downtown area.
It should be noted that the Project Site is approximately the same walking
distance to the corner of Main Street and Mamaroneck Avenue, often
viewed as the “center” of the downtown, as the recently approved mixeduse project at 60 South Broadway (i.e., the Pavilion). In addition, the
Project Site is a shorter walk to the Metro-North Railroad station than 60
South Broadway. As such, the Proposed Project is consistent with the
Comprehensive Plan’s vision to encourage residential development at
previously zoned densities that offer a direct pedestrian connection to the
City’s downtown (see Figure 3-7).
Economic Expansion: The most frequently cited goal of economic
development is expansion of the City’s tax base…A broader tax base with
strong retail, housing and commercial office sectors is necessary.” (I-II-29)
The Project Site was returned to the City’s tax rolls in 2015, when it was
acquired from the Sisters by the Applicant. As such, the Project Site has
begun generating property tax revenue for the City for the first time in
more than 100 years. As discussed more fully in Chapter 10,
“Socioeconomic and Fiscal Impacts,” upon completion of the Proposed
Project, it is expected that the Site’s property value, and therefore the
property taxes generated by the Site, would substantially increase. In
addition, the Proposed Project’s residents would contribute to the City’s
economic vitality through local spending that would not only benefit City
businesses, but would also increase the amount of sales tax revenue for the
City. Therefore, the Proposed Project is consistent with the Comprehensive
Plan’s goal of broadening the City’s tax base.
The Plan calls for the creation of new zones to facilitate desirable
developments, including senior citizen assisted living. (III-I-5)
The Proposed Action would specifically allow assisted-living facilities on
the Project Site, whereas the current zoning only explicitly allows nursing
homes. As such, the Proposed Action is consistent with the Comprehensive
Plan’s goal of facilitating the development of assisted-living facilities.
The Plan encourages the use and expansion of mass-transit and alternate
methods of transportation, including shuttles and biking, as well as the
creation of facilities to support those transportation modes, such as the
expansion of bicycle and pedestrian facilities. (II-II-41)
The Project Site is within a 15-minute walk of the White Plains Transit
Center, including the Metro-North Railroad station (see Figure 3-7). As
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such, it is expected that the Proposed Project’s residents and employees
would make frequent use of the “alternate” modes of transportation
available. In addition, as described in Chapter 2, “Project Description,” the
Proposed Project would include a shuttle to and from the Metro-North
Railroad station serving the Proposed Project’s residents and staff, which
would further reduce dependency on automobile trips. The Proposed
Project would also include on-Site bicycle lanes and facilities (e.g., racks
and storage facilities), and provide pedestrian connections to surrounding
streets. As such, the Proposed Action is consistent with the Comprehensive
Plan’s goal of encouraging “alternate” transportation modes.
3.4.1.2.

1992 White Plains Open Space Inventory
In 1992, the Conservation Advisory Council (CAC, now the Conservation
Board) prepared the City of White Plains Open Space Inventory. The
document listed all properties determined by the CAC to satisfy at least one of
the defining characteristics of open space as set forth in the State enabling
legislation. To evaluate a property’s open space potential, the CAC used the
following criteria:
•
•
•
•

A property possesses the quality of physical beauty;
A property is important open space, by virtue of surrounding development;
A property conforms to a municipal planning objective in its present state
or semblance thereof; and
A property possesses natural or scenic resources.

The 1992 Open Space Inventory (the “Inventory”) lists over 100 public and
privately owned parcels and environmentally significant features in the City,
such as wetlands and bodies of water. The Inventory was prepared to provide
the City with a tool to guide decision-making and policy-setting with respect
to the protection of open space resources within the City. For each site
identified, the document provides a preservation matrix with a range of policy
options available to the City for preserving the relevant open space
characteristics. The matrix also contains the CAC’s recommendations
regarding which conservation options should be considered for each site.
The Inventory lists the Project Site and the Pace Law School campus together
as significant open space parcels in the City, though it notes that they are
privately owned and therefore not accessible to the public. Specifically, the
Inventory notes the two campuses are well maintained and aesthetically
enhance their surroundings. The Inventory notes that the two campuses serve
an important open space function as a transition between high-density
residential areas to the south and low-density residential areas to the north,
which have limited open space.
As stated above, the Inventory lists several types of preservation options as
potential tools for retaining the open space resources listed. For the Project
Site, the Inventory notes that acquisition of the campuses or a conservation
easement could be considered by the City. (The City did not advance those
options.) In addition, the Inventory noted that preservation of the Site’s
historic and architectural resources, and scenic qualities, should be considered.
5/7/2018
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As described in Chapter 8, “Cultural Resources,” reuse of the majority of the
Site’s historic buildings is not feasible owing to the nature of their original
construction, and, in some cases, their current condition. However, the
Proposed Project would preserve two buildings, the S/NR-listed Mapleton
building and the Chapel.
With respect to preservation of the scenic vistas afforded by the Project Site,
the Proposed Action is compatible with that vision. The Proposed Action
would preserve the wide swath of open space along North Broadway and
would locate taller buildings towards the rear of the Site. As such, the Project
Site would retain its function as an aesthetic transition between the areas
containing high-density multi-family residential buildings to the south and the
low-density residential areas to the north. In addition to the preservation of the
open space aesthetic, the Proposed Project would add approximately 3 acres
of publicly accessible open space to the City’s overall open space inventory.
3.4.1.3.

White Plains Complete Streets Policy
In June 2013, the Common Council adopted a “complete streets” policy to
promote multiuse roadways and protect pedestrians, bicyclists, and drivers. The
complete streets policy promotes safety, health, and accessibility to all street
and sidewalk users by urging the City to consider all users of the public realm
when designing streets and sidewalks. The complete streets policy resolves that
projects should evaluate the feasibility of implementing road, sidewalk, and
bicycle path design features in the planning stage of each new project. Such an
effort would facilitate connections between private developments, commercial
corridors, and major residential, office, and transportation hubs, and provide
safe alternatives to vehicular use between these locations.
The Proposed Project would be consistent with the complete streets policy as
it would add residential units within walking distance of the Metro-North
Railroad station, the downtown commercial areas, and service core of the
City. The Proposed Project would also promote bicycle- and pedestrianoriented travel by providing on-Site walking and biking paths, and
connections to the City’s sidewalk system along North Broadway and Ross
Street. These design features will reduce the dependency of the Proposed
Project’s residents and employees on personal vehicles.

3.4.1.4.

Westchester County Master Planning
Patterns for Westchester: The Land and the People
In 1996, the Westchester County Planning Board developed and published a
document entitled Patterns for Westchester: The Land and the People. This
document provides a general policy framework for Westchester County’s
review of local applications and major development proposals, defined as
50,000 or more square feet of commercial floor area, or 25 or more housing
units. Patterns for Westchester sets forth general policies for Westchester
County’s involvement in local and regional land use planning. It recommends
strategies to balance economic growth with a sound environment by directing
growth to centers, reinventing developed corridors as multiuse places, and
factoring open space elements into the development process. While Patterns
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for Westchester does not contain any specific recommendations for the Project
Site, the Proposed Project is consistent with the main themes of the document.
Specifically, the Proposed Project would preserve valuable open space within
a dense and growing city, increase the amount of publicly accessible open
space, and develop the Project Site in a manner that is consistent with the uses
and character of the surrounding area.
Westchester 2025
Westchester 2025 is a county-wide planning effort that emphasizes the
importance of regional planning and makes planning resources accessible to
communities and their residents. As part of that effort, the 2025 Context for
County and Municipal Planning and Policies to Guide County Planning was
adopted by the Westchester County Planning Board in 2008 and amended in
2010. This document replaces and updates the “Assumptions and Policies”
section of Patterns for Westchester with new principles and policies for
development in Westchester County.
Listed below are those principles from the 2025 Context that are most
applicable to the Project Site and the Proposed Action, and a description of
how the Proposed Action is consistent with those policies. The principles are
provided below in italic type; consistency of the Proposed Action is evaluated
below each principle and appears in plain type.
Assure interconnected open space: Assure a diverse and interconnected
system of open space to shape development, to provide contrast in the texture
of the landscape, to separate developed areas and to provide linkages among
open space systems of the region.
As stated above and discussed in more detail in Chapter 9, “Visual and
Community Character,” the Proposed Project would preserve not only the
nearly 3-acre open space along North Broadway to “provide contrast in the
texture of the landscape,” but it will also preserve nearly 55 percent of the
Site as open space, preserving the varied campus landscape. The new
publicly accessible open space would link directly to the northern terminus
of Tibbits Park, providing an open space greenway along North Broadway.
As such, the Proposed Project is consistent with Westchester County’s
policy of providing interconnected open space.
Preserve natural resources: Preserve and protect the county’s natural
resources and environment, both physical and biotic. Potential impacts on
water resources (water bodies, wetlands, coastal zones and groundwater),
significant land resources (unique natural areas, steep slopes, ridgelines and
prime agricultural land) and biotic resources (critical habitat, plant
communities and biotic corridors) require careful consideration as part of
land management and development review and approval.
As described in Chapter 4, “Geology, Soils, and Topography,” Chapter 5,
“Surface Water and Wetlands,” and Chapter 7, “Vegetation and Wildlife,”
the Project Site does not contain unique habitat or significant natural
features, such as wetlands or waterbodies. The Site’s existing steep slopes
would be altered by the Proposed Project to visually shield the parking
5/7/2018
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facilities required for development of the Proposed Project’s residential
component. The impact of this disturbance is not considered significant
and potential impacts to properties off-Site would be avoided through the
implementation of an Erosion and Sediment Control Plan. As such,
through redevelopment of a previously developed Site, rather than building
on a greenfield, the Proposed Project is consistent with Westchester
County’s policy of protecting natural resources.
Provide recreational opportunities to serve residents: Enhance use of
Westchester’s parks, beaches, and recreation facilities by improving public
access and by providing a variety of settings for passive and active use. New
recreational opportunities should take into account the recreational needs of
higher density population areas and the needs and interests of the county’s
changing population.
While the Project Site is not a Westchester County-owned open space
resource, the Proposed Project would create approximately 3 acres of open
space that would be available to the public. This publicly accessible open
space would be located within one of Westchester County’s more densely
populated cities, and one that has an identified need for additional open
space. By transforming what was once private land and making it
accessible to the residents of White Plains and employees that work in the
City, the Proposed Project is consistent with Westchester County’s goal of
enhancing the recreational opportunities within it.
3.4.2.

PUBLIC POLICIES IN THE FUTURE WITHOUT THE PROPOSED PROJECT
As noted above, the City has initiated a strategic planning effort, the White Plains
Transit District Study, to create a TOD zoning district proximate to the Metro-North
Railroad station. Recognizing the Metro-North Railroad station’s influence well beyond
the proposed TOD zoning district, the strategic plan also recommends several strategies
the City can undertake to provide improved connectivity between the TOD zoning
district and areas adjacent to the TOD district. These strategies include the creation of
enhanced pedestrian spaces, improved signage and wayfinding, a protected bike
network, transformed public spaces and streets, and improved traffic circulation. The
Project Site is not within the proposed TOD, but is well within the Metro-North Railroad
station’s zone of influence. Therefore, it is appropriate to consider the Proposed Action
in the context of the overall objectives of the White Plains Transit District Study, which
would continue to occur in the Future without the Proposed Project. Specifically, the
Proposed Action is consistent with the Strategic Plan’s emphasis on place-making, open
space creation, bicycle-pedestrian connections, mixed-use development with increased
density closest to the Metro-North Railroad station, and efficient parking strategies for
new developments.
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