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VILLAGE OF SLEEPY HOLLOW 
ZONING BOARD OF APPEALS 
--------------------------------x 
Application of Open Door Family Medical 
Centers for Area Variances and an 
Appeal from the Determination of the Affidavit ofLindsay Farrell 
Building Inspector for Property Known 
and Designated as Section 115.11, 
Block 4, Lot 27,300 North Broadway, 
Village of Sleepy Hollow, New York 
--------------------------------x 

STATE OF NEW YORK ) 
) ss.: 

COUNTY OF WESTCHESTER ) 

Lindsay Farrell, being duly sworn, deposes and states as follows: 

1. I am the Chief Executive Officer of the applicant in this proceeding, Open 
Door Family Medical Centers ("Open Door"), and have served in this capacity since 
1999. For thirteen years before that, I worked as Open Door's Director of Operations and 
Director of Development. I am fully familiar with the operations at all of Open Door's 
medical offices, including the one that has been operating on Beekman Avenue in the 
Village of Sleepy Hollow for approximately 27 years. I submit this Affidavit to address 
some of the requests for additional information made at the public hearing conducted by 
the Sleepy Hollow Zoning Board of Appeals on November 14,2012. 

2. Open Door was asked to address whether the Family Residency Program 
could be relocated to the campus of Phelps Memorial Hospital ("Phelps") and patients 
bused to that medical office from downtown Sleepy Hollow. It cannot. Open Door is a 
Federally Qualified Health Center ("FQHC") and, as such, it is required by law to be 
situated where it can minimize barriers to access to health care resulting from an area's 
physical characteristics, residential patterns, economic and social grouping, and available 
transportation. As a result, Open Door must be located where it is convenient and 
accessible to its patients. In Open Door's experience in Sleepy Hollow, over 70 percent 
of Open Door's patients reside within an area bounded generally by Pocantico Avenue 
and North Broadway to the north, Depeyster Street to the east, Clinton and Division 
Streets to the west, and North Broadway at Franklin Street to the south, and walk to their 
appointments. The area bounded by the foregoing streets contains sidewalks and related 
pedestrian facilities that are adequate to promote safe pedestrian movement. 

3. The proposed office is within this service area and only a short distance 
away from the existing medical office. According to figures published by the United 
States Office of Housing and Urban Development ("HUD"), there is a significant 
additional population in Sleepy Hollow and its immediate surroundings that is likely to 
require the services of Open Door. According to those statistics, over 9,000 people in the 



10591 zip code served by Open Door Sleepy Holloware low income and, therefore, can 
qualify for sliding fee scale health care services provided by Open Door. New patients, 
like the existing ones, are expected to reside primarily in the downtown Sleepy Hollow 
vicinity and within walking distance to Open Door's proposed office. 

4. Relocating Open Door Sleepy Hollow's program to Phelps is not a 
feasible alternative for a number of reasons. Besides the hurdles outlined in the affidavit 
of Keith Safian, President and Chief Executive Officer of Phelps, submitted herewith, 
Phelps is relatively remotely located on the outskirts of the Village and the route between 
downtown Sleepy Hollow and Phelps is not pedestrian-friendly. As a result, Phelps is not 
easily accessible to patients without access to an automobile or private vehicular 
transportation. 

5. A patient shuttle service between downtown Sleepy Hollow and Phelps is 
not an effective solution to that impediment. It would be highly inefficient for patients 
and is likely to protract the time it takes for patients to obtain medical care, which may 
reduce the patient's ability to keep appointments or dissuade them from making 
appointments in the first place. 

6. Further, such an arrangement would create a logistical nightmare for Open 
Door and impede its ability to provide quality medical and other health-related services to 
its patients. Our medical office, like that of a private physician, schedules appointments 
at regular intervals to enable our physicians and other health care providers sufficient 
time to see patients, discuss questions and concerns, and address subsequent care 
requirements. Were the shuttle service arrangement to be used, patients would arrive en 
masse only to have to wait for long periods for their respective turns. Such a system 
would make it virtually impossible for the office to function efficiently and with the 
requisite level of personal care and attention required to provide medical services and, in 
tum, would compromise the training afforded to the Residents. 

7. Members of the public mentioned that a number of hospitals successfully 
operate health centers within the hospital, citing St. Joseph's in Yonkers as an example. 
St. Joseph's and the other hospital/health center institutions in the New York 
metropolitan area with which I am familiar are differently situated from Open Door and 
not comparable models. Specifically, they are located in urban centers that are readily 
and conveniently accessible to patients. For example, St. Joseph's is located in 
downtown Yonkers. Another example, White Plains Hospital, operates a small health 
center adjacent to the hospital. It too is within walking distance to a substantial amount 
of patient-occupied housing. I am familiar with Lutheran Medical Center in Brooklyn, 
another example of a hospital-affiliated health center situated close to where its patients 
are located. The only other residency program in Westchester County with which I am 
familiar is at the Westchester County Medical Center; that program is for specialty 
practices only. As such, it is not a reasonable point of comparison to the Open Door 
model. 
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8. As explained at the public hearing on November 14,2012, I investigated a 
number of different sites before Open Door selected the currently-proposed office. I have 
also explored other alternative mitigation that would reduce the extent of the variances 
required without success. One mitigation measure that I had hoped would be fruitful was 
the purchase of parking tags for spaces in the Village Lot on Elm Street. Open Door had 
been paying for parking in that location but the Village refused to renew the permits 
when environmental remediation of the area in and around the former Duracell Battery 
plant was about to commence. One of Open Door's attorneys was advised that some of 
the spaces were being reserved for the remediation contractor and the balance for 
residents in the area of the cleanup site whose on-street parking was being displaced by 
the remediation work. Open Door would gladly resume purchasing parking tags for any 
lot within reasonable proximity to the proposed office, be it in the Elm Street Lot or the 
Beekman Avenue lot right around the comer from the office. Thus far, this alternative 
mitigation has not been viable due to the Village's inability or unwillingness to make the 
parking available to Open Door. 

9. To understand why Open Door's patients currently walk to their 
appointments and why we firmly believe they will continue to do so, the Board needs to 
look at life from the patients' perspective and consider what constitutes "normal" for 
them because it does not equate to what is normal for most of us. The low income 
patients served by Open Door live at or below 200 percent of the Federal Poverty Level. 
For a family of four, that is less than $46,100 per year or about $3,842.00 per month 
before taxes. Many of these people work at low wage jobs that others just will not or do 
not want to do, i.e., housekeeping, landscaping, dry cleaning, restaurants. They are the 
"invisible" people that support the service economy and the suburban way of life here in 
Westchester. Rent of often more than $1,250 per month leaves a little more than $645 
per week for everything else - utilities, taxes, child care, food, toiletries , clothing, 
laundry, medical care, and the like. For this reason, the cost of a car and insurance is 
beyond the reach of most; taxis and public transportation are an expense to be incurred 
only when absolutely necessary and as a last resort . As a consequence, walking is the 
normal and accepted mode of transportation for Open Door's clientele; they walk to 
work, they walk to the store, they lug duffle bags of laundry on foot to the laundromat, 
and they walk to the doctor , with children in tow. 

10. Open Door was asked for additional information concerning its current 
operations at 80 Beekman Avenue. The information is as follows: 

* Patients served: Between November 2011 to November 2012, Open Door 
served approximately 4,000 patients. 

* Residents: Since July 2012 when the Residency Program began, the 
Residents have seen approximately 100 patients at Open Door. 

* Elderly Patients (65 years and older): Approximately 320 of Open Door 's 
patients are 65 years or older. Open Door does not maintain statistics on the number of 
patients who are disabled, but my experience is that the number is small. Upon 
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information and belief, on average, less than one patient per day is physically 
handicapped. 

* "Well care" versus "emergency" appointments: On average, up to 
approximately 30 percent of Open Door's appointments each day are available for 
"emergency" or urgent care same day visits (hereinafter "emergency" appointments). 
However, like private medical offices, Open Door urges its patients who require same 
day appointments to call ahead of time to schedule their visit and the overwhelming 
majority of patients do so. Therefore, emergency appointments represent patients already 
accounted for in Open Door's projections. On only an infrequent basis will patients 
"walk in" hoping to be seen. It is important for the Board to understand that the ratio of 
well care to emergency appointments and scheduled to unscheduled appointments at 
Open Door is comparable to any private medical office. 

* Ambulance Calls to Open Door: Open Door makes , on average, 
approximately 1.25 calls for an ambulance per quarter, or 5 for the year. 

11. A final issue that has attracted considerable attention in this hearing 
process and the one before the Planning Board is whether staff will adhere to the 
requirement that they park at Phelps and take a shuttle to the new office at 300 North 
Broadway and the "enforceability" of the measure. The Board has heard testimony from 
staff affirming that they will adhere to the requirement. As I have explained, complying 
with it will be a condition of employment at Open Door Sleepy Hollow and failure to 
abide by it will be grounds for disciplinary proceedings, including discharge. I know of 
no plainer way to explain why or how the commitment will be enforced. I would note 
that were the Village really concerned about compliance, it could solve the issue by 
making parking tags available once again to Open Door, an arrangement that worked well 
until the permits were not renewed. 

12. The importance and benefit of Open Door to the entire community, not 
just the patients it serves , cannot be overstated. Open Door needs to move to a larger 
facility to accommodate the growing demand for medical services from the community 
and the Family Residency Program, a program that will produce the next generation of 
family medicine practitioners to serve the needs ofthe entire Sleepy Hollow community 
and beyond. Absent the Residency Program, a serious risk exists that the Sleepy Hollow 
community will be under-served by family physicians. 
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13. Further, if Open Door is unable to serve the large Sleepy Hollow 
population requiring its services, those patients are going to use the emergency room for 
treatment which will reduce the ability of the emergency room to care for the patients 
requiring true emergency care. Such a consequence could have a devastating impact on 
Phelps and, by extension, the general community it serves. Open Door urges the Zoning 
Board of Appeals to weigh all of these factors in evaluating the benefit associated with its 
variance application. 

~J)))J~arrellLindsay 

Sworn to before me this \ 1­
day of December, 2012 

NANCY RODRIGUEZ 
Notary Public. State of NeW york 

No 01R06024127 
Qualified in Westchester co~~~ 5" 

Commission ExpIres MaY 3. 
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