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City Planning Board 
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City Hall - Roosevelt Square 

Mount Vernon, New York 10550-2060 
(914) 699-7230  

 
Shawyn Patterson-Howard                                                         Darryl Selsey 
       Mayor                                             Chair 
                                                                                                                                                  

 
MEMO 

 
TO:  Mount Vernon City Council 
 
FROM: Chair Darryl Selsey and Planning Board Members 
 
RE: Request for Comments on Proposed Comprehensive Plan 
 
DATE:  October 27, 2025 
 
 
Comments: 
 

• The Planning Board recommends adoption of the Comprehensive Plan. 
• The Comprehensive Plan should not rezone areas currently zoned as single-family to higher 

intensity zoning 
• The Comprehensive Plan should include a recommendation for the creation of an infrastructure 

fund to ensure the city’s infrastructure is maintained and upgraded as the City sees more future 
development. 

• The Comprehensive Plan should include a discussion of intermunicipal issues with respect to 
infrastructure, particularly how decisions made by the municipalities that surround the city can 
impact Mount Vernon. 

• The Planning Board is supportive of the Comprehensive Plan’s vision of Mount Vernon’s role in 
the region, particularly as a regional destination for sports and as a manufacturing center. This will 
help increase the city’s tax base.  

• The Comprehensive Plan should include a discussion about healthcare and how Mount Vernon can 
attract more health-related and medical office uses in the future. 

• The Comprehensive Plan should include a discussion concerning necessary improvements to roads 
and other transportation infrastructure that is not directly controlled by the City (such as State-
owned parkways or MTA-owned train lines) 
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Maryann Pope 

1 Laurel Ave MTV 

47 year resident… 

While I have heard about The Comprehensive Plan for some time, an email 
that I received on October 11th was the first time I heard about the vote on 
October 14 to change  SF Zoning to DUPLEX AND TRIPLEX housing by right. 

I have spent the last two days trying to get up to speed on the facts…please 
excuse any facts that I have gotten wrong. 

 I am still not clear about this vote: 

IS THIS A VOTE TO APPROVE THE COMPREHENSIVE PLAN OR IS IT A VOTE  TO 
AMMEND THE ZONING LAWS (AFTER STATE REQUIRED MEETINGS OPEN TO 
THE PUBLIC HAVE BEEN HELD). 

As a resident, I don’t recall… 

-- any reference to ENVIRONMENTAL STUDIES THAT WOULD EVALUATE THE 
IMPACT ALL THE ADDITIONAL HOUSING WOULD IMPOSE ON THE CITY 
SYSTEMS/INFASTRUCTURE. Our sewer system currently does not meet State 
standards. 

PERHAPS I MISSED THESE NOTICES 

So that I don’t get to the end of my comments and forget the following… 

----I would like to thank the Council Members for all the work…the hundreds of 
hours that you and your predecessors have spent working on The 
Comprehensive Plan.  I am sure there are many truly wonderful changes in the 
body of the Plan…but the SF Zoning change is not one of them. 

When a homeowner does alterations and needs a VARIANCE from the existing 
regulations, the process can be daunting.  

Multiple sets of plans 

Reviews by the Zoning and Planning Boards depending on the application 



Notices to neighbors within 500 feet of the project 

Posted signs at the site noticing residents of the request for a variance 

It’s a marathon…but a process that insures stability and safety for the 
homeowner and adjacent homeowners…for homeowners throughout the City. 
It helps to insure property values.  

 Allowing Duplexes and Triplexes by right bypasses many of those protections 
that each neighbor has. While one neighbor may want a triplex on his property, 
an adjacent neighbor may not…wanting only to enjoy being in a district that is 
zoned for Single Families…enjoying the asset that he has perhaps spent 25 
year pay for. 

  This change in zoning will decrease property values in Mount Vernon and 
adjacent neighboring towns. 

IF THIS CHANGE PASSES…The City of Mount Vernon could be coined THE 
WILD WEST” where anything goes in Real Estate! 

As a Licensed Associate Broker who has practiced in Mount Vernon, Bronxville 
and Yonkers for 25 years, I can attest that property values would be affected. 

 

Let’s look at The Plan>>> 

THE PLAN SITES: 

“Eliminate exclusionary zoning and legalize SMALL-SCALE MULTIFAMILY 
HOUSING, supporting the creation of MIXED-INCOME NEIGHBORHOODS 
with a diverse range of affordable housing options. (City of Homesv2.0)” 

Obviously, this sentence was carefully crafted. Let’s take a look at the 
wording. 

Exclusionary…Noone is excluded from anything in Mount Vernon. There are 
zoning districts that meet the needs for all people.  



What is SMALL-SCALE MULTIFAMILY HOUSING? Please clarify. How many 
units? 

What are the income ranges for the MIXED-INCOME NEIGHBORHOODS? How 
do you expect to achieve that? 

Specifically, what is the diverse range of affordable housing options? What are 
these ranges?  Contractors frequently represent that they are building 
affordable housing, however, when the project is completed most units wind 
up being priced at MARKET  PRICES! 

LET’S LOOK AT … 

By right…specifically what does this mean?  Is there an application and 
approval process. Are there circumstances when this right can be denied? 

 

I HAVE SEVERAL QUESITONS FOR THE COUNSEL: 

Looking beyond the vote itself… 

1) What environmental studies have been made? Have these been 
published to the public? 

2)What plan, if any, is currently drafted or in place to regulate this change 
to DUPLEXES AND TRIPLEXES SHOULD THIS VOTE SUCCEED AND BE 
EFFECTIVE IMMEDIATELY? How will the law be enacted immediately if the 
City plans to take 6-9 months writing new zoning laws? These laws should 
be in place if the law is effective immediately. If not, the law should not be 
enacted. Will these laws be similar to the 10-page rules for Short-Term 
Renters… Law 267-93-102. 

 

3)Would the properties where these DUPLEX AND TRIPLEX UNITS WOULD BE 
PREMITTED BE REASSEESSED UPWARD FOR TAX PURPOSES? 

 



4)WOULD DEVELOPERS RECEIVE ANY TAX BREAKS FOR BUILDING THESE 
UNITS REGARDLESS OF WHETHER THEY ARE TRULY LOW-INCOME UNITS? 

I SHOULD HOPE NOT!  I DON’T KNOW THE CURRENT PROCESS OF HOW 
THIS IS HANDLED BUT IN THE EVENT THAT TAX BREAKS ARE EVEN 
CONSIDERED, THERE SHOULD BE SOME TRANSCARENCY TO RESIDENTS 
BEFORE A TAX BREAK IS ESTABLISHED.… 

NOT TO FIND OUT THAT A PROPERTY IS OFF THE TAX ROLLS FOR MULTIPLE 
YEARS…AFTER THE FACT. 

EACH TIME A DEVELOPER IS GRANTED A TAX BREAK… RESIDENTS PAY FOR 
THESE BREAKS WHEN THE TAX BURDEN FOR THE CITY IS CALCULATED. 

5) Why does this City Counsel feel that it is qualified to make SUCH A BROAD 
SWEEPING CHANGE IN ZONING LAW? Realize that the next City Council vote 
or the one after that may elect a significantly different group of two/five with 
different opinions OR BIASES on SF Zoning than the current Council. The 
current zoning laws have worked for decades…don’t fix what isn’t broken. 
Instead, enforce the zoning laws rather than creating laws that will help to 
legalize the lack of enforcement throughout the City! Zoning laws are for the 
protection of MTV owners, not to be changed for the profits of 
developers!!!!! 

 It is reassuring to know that Councilman Edward Poteat has extensive 
experience developing low-income housing and that he has been involved in 
the development of a 450 unit in Northern Manhattan. 

However, can the residents of MTV be assured that you will have no personal 
interest or involvement in any of the City projects involving Duplexes, 
Triplexes, Small-Scale Multifamily housing or other applications by 
developers?  That would include any involvement with any person, associate, 
partnership, corporation, or entity whatsoever seeking to build under the new 
law if enacted.  



Lastly, I would request that the City Council KEEP THE PUBLIC HEARING 
OPEN NOT ONLY FOR WRITTEN COMMENTS BUT ALSO TO SCHEDULE OTHER 
PUBLIC MEETINGS.   

In the meantime, I would also request that the Council provide a Summary of 
the “revised” Comprehensive Plan to be emailed to Mount Vernon residents 
and published in the local papers with adequate time for review before any 
subsequent votes be taken. 
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