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Dear Ms. Papes: 

The Westchester County Planning Board has received a proposed local law to amend the New Castle Zoning 
Ordinance and Zoning Map to create a new Form Based District for the Chappaqua hamlet. The area to be 
rezoned includes both sides of North Greeley Avenue between Bischoff Avenue to the north and King Street 
(NYS Route 120) to the south. The new zoning district is intended to implement the goals of the Town’s 
2017 Comprehensive Plan.  
In 2018, the Town adopted a six-month moratorium on development applications in the Chappaqua hamlet 
which was intended to allow adequate time for the Town Board to implement new retail and commercial 
zoning legislation for the Chappaqua Hamlet based on the recommendations of the Town’s 2017 
Comprehensive Plan. That moratorium remains in place today, having been extended five times. During that 
time, the Town undertook an extensive SEQR review utilizing a generic environmental impact statement 
(GEIS) that examined the potential buildout of the area to be rezoned. The County Planning Board responded 
to the draft GEIS in a letter dated November 17, 2020.  A final GEIS was accepted by the Town on October 
12, 2021 which adequately responded to our previous comments. 
The proposed Form Based District regulations have been modified substantially since our previous review.  
Most notably the area to be rezoned to the Form Based District has been reduced from 72 acres with nine 
different sub-districts to 20 tax parcels totaling 6.25 acres fronting two blocks along North Greely Avenue. 
Additional revisions include:  

 Modifications to the approval process, including additional public notice, limitations on the number 
of bedrooms per unit, and input from the Architectural Review Board 

 Lowering the maximum allowable height from five stories to four stories. On the east side of North 
Greeley Avenue, maximum height would be three stories 

 Adding a workforce housing requirement for developments greater than 10 units 

We have reviewed the revised Form Based District zoning regulations under the provisions of Section 239 
L, M and N of the General Municipal Law and Section 277.61 of the County Administrative Code and we 
offer the following comments:  
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1. Consistency with County Planning Board policies.  

While the revised Form Based District continues to be consistent with the County Planning Board’s long-
range planning policies set forth in Westchester 2025—Context for County and Municipal Planning and 
Policies to Guide County Planning, adopted by the Board on May 6, 2008, amended January 5, 2010, and 
its recommended strategies set forth in Patterns for Westchester: The Land and the People, adopted 
December 5, 1995, we are disappointed that the new Form Based District has been reduced so drastically in 
size, particularly after three years of moratorium restrictions.  

The potential to transform the Chappaqua hamlet with transit-oriented mixed-use development is strongly 
supported by this board.  Development should be channeled to existing hamlet centers, particularly when 
those centers have underutilized municipally owned sites that can be easily connected to existing 
infrastructure that can support that development. The Chappaqua hamlet represents this scenario as it contains 
some of the largest municipally owned surface parking lots in Westchester County. The location of these 
municipal properties in the Saw Mill Sewer District, with good transit and road connectivity, offers an 
unprecedented opportunity to broaden the range of housing types available in northern Westchester. This is 
an important regional goal that the County has identified in the Westchester County Housing Needs 
Assessment.  

By reducing the size of the Form Based District by 91%, the Town could potentially be wasting an 
opportunity for the responsible development of much needed housing that could also have the potential to 
bring more economic activity to the hamlet’s business community. We urge the Town to continue examining 
the potential for this growth, particularly on Town-owned properties, if the proposed Form Based District is 
adopted in its scaled-back form.  

2. Affirmatively furthering fair housing (AFFH).  

The revised Form Based District regulations contain a new provision that could result in development 
applications having less than the 10% set-aside of affordable AFFH units that the County’s Model Ordinance 
Provisions recommend. This provision is Section 60-900.A.B.(2) which requires that “developments of 
greater than or equal to 25 dwelling units shall provide a total of at least 12% affordable units, of which 1/3 
shall be Workforce Housing with the remainder being AFFH units.”  However, Workforce Housing units 
would not meet the same levels of affordability, and would remain price restricted for a shorter term, when 
compared to affordable AFFH units.  

While we are generally supportive of increasing a set-aside intended to broaden the affordability of proposed 
development, we are concerned that the proposed regulations will result in situations where the required 
number of Workforce Housing units results in a number of affordable AFFH units which is less than 10%.  
We recommend a revision be made to the regulations to ensure that the number of affordable AFFH units 
provided in a development is never less than 10%. 
  

Archived File - May Not Be ADA Compliant



Referral File No. NWC 21-009B – Chappaqua Hamlet Form Based Zoning 
November 17, 2021 

Page 3  

Please inform us of the Town’s decision so that we can make it a part of the record. 

Thank you for calling this matter to our attention. 

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 
By:  

 
Norma V. Drummond 
Commissioner 

NVD/LH 
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