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Dear Mr. Martinez: 

The Westchester County Planning Board has received a copy of the proposed Village of Ossining 
Comprehensive Plan which is intended to update the Village’s current comprehensive plan from 2009. 
In addition, the Village is also proposing zoning text amendments to implement certain recommendations 
of the plan as well as the adoption of new form-based zoning regulations which would be established 
through new Downtown and Croton Avenue Overlay Districts.  

The Comprehensive Plan is organized into ten chapters that cover topics such as land use and zoning, 
the waterfront, economic development, transportation, sustainable infrastructure, housing and 
neighborhood preservation, and cultural and historic resources.  The final chapter of the plan includes 
and action agenda and implementation plan.  

New form-based zoning regulations are proposed as part of new Downtown and Croton Avenue Overlay 
Districts.  The Downtown Overlay (DO) would be contiguous with the VC Village Center district and 
the Croton Avenue Overlay (CA) would be contiguous with the NC-2 Neighborhood Center district. 
Properties within each overlay would be eligible to use the new form-based regulations or the underlying 
zoning. The overlay regulations would permit residential apartments in buildings up to four stories (48 
feet) in the DO zone and 3 stories (36 feet) in the CA zone. DO regulations would also permit density 
bonuses of up to five stories if a fee is paid into a community benefit fund. No density bonuses would 
be granted if a proposal involves the demolition of a historic building. The overlay regulations would 
also include separate parking ratios for multi-family residential, retail, office and medical office uses 
that are lower than the requirements elsewhere in the Village. The overlay zoning also includes frontage 
regulations, edging standards, civic space requirements, architectural guidelines and landscaping and 
buffering guidelines.  

A separate set of zoning text amendments are also proposed to implement the Comprehensive Plan’s 
recommendations with respect to the T and S-75 districts.  Specifically, the T district would be changed 
to allow two-family dwellings as-of-right with three-family dwellings permitted as a conditional use.  
Yard regulations would be changed for both districts to reduce the number of non-conformities in each 
district.  
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We have reviewed the comprehensive plan and the proposed zoning amendments 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:  

1. Consistency with County Planning Board policies.  
The proposed comprehensive plan is generally 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, 
because it calls for future growth to be directed towards the established center of Ossining by creating a 
mixed-use environment that is supportive of transit and non-motorized forms of travel. We encourage 
the Village to adopt the proposed comprehensive plan and we commend the Village for taking immediate 
steps towards implementing the plan through the proposed zoning amendments, which we generally 
support.  

2. Affordable affirmatively furthering fair housing (AFFH). 
We are supportive of the comprehensive plan’s recommendations to increase affordable housing 
opportunities in the Village. We are also supportive of the plan’s recommendation to permit accessory 
dwelling units in all single-family and two-family districts as well as the proposed zoning amendment 
to change the approval requirements for two- and three-family dwellings in the T district to less 
restrictive requirements.  
 
We recommend, however, that the Village take further steps to affirmatively further fair housing by 
removing the zoning ordinance’s fee-in-lieu structure, which allows developers to buy out of their 
responsibility to provide affordable housing. In addition, provisions that allow for the off-site 
construction of affordable AFFH units should also be eliminated. We urge the Village to consider the 
County’s Model Ordinance Provisions for guidance in updating its regulations.  

3. Climate change.  
We commend the Village for being one of the first municipalities in Westchester to include a substantial 
discussion on climate change in its comprehensive plan.  Climate change is an important issue which 
will potentially have substantial impacts on waterfront communities. We are appreciative of this 
discussion and we support the comprehensive plan’s recommendation to allow no further development 
west of the railroad tracks, with an exception for the climate-adaptive reuse of worthy buildings.  We are 
also supportive of the comprehensive plan’s recommendations to create a Climate Adaptation and Flood 
Mitigation Plan as well as new flood mitigation design guidelines for new developments and major 
renovations.  

4. Parking regulations.  
While the proposed Downtown and Croton Avenue Overlay Districts have parking requirements that are 
lower than other districts in the Village, we recommend the Village consider adding a system of credits 
for parking management practices, instead of using straight parking ratios. One example of this is the 
“unbundling” of the cost of a parking space from rent, where a tenant only pays for a parking space that 
they need. Providing parking spaces that are included in rent incentivizes a tenant to keep additional cars 
on site, even though they may not need them, because parking is “free”.   
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The County Planning Board’s policies aim to reduce unnecessary driving of single-occupancy vehicles 
and to reduce housing costs so that more housing options are affordable to people who live and work in 
Westchester. Using parking management incentives can help meet both goals and could potentially allow 
municipalities to eventually lower parking requirements, which can have positive benefits in reducing 
land disturbance and stormwater runoff. 

5. Protections for historic structures. 
While the comprehensive plan contains a substantial discussion concerning the value of Ossining’s 
historic structures, and the Village’s existing zoning provides a number of protections for historic 
preservation such as Historical Architectural Design Districts, we caution the Village that the adoption 
of new downtown form-based zoning elsewhere in Westchester has resulted in proposals that involved 
demolishing historic structures. Therefore, we encourage the Village to consider additional protections 
for historic structures in the new zoning regulations. For example, the new regulations would not allow 
a density bonus to be granted if it would result in the demolition of a building that is considered a 
contributing building to the Downtown Ossining Historic District. However, not being eligible for a 
density bonus may not be enough of a disincentive to avoid the demolition of a historic structure.  

6. County sewer impacts. 
New development occurring within the Village will increase sewage flows and add to the volume 
requiring treatment at the Ossining Water Resource Recovery Facility operated by Westchester County. 
We support the comprehensive plan’s recommendation to use the land use approvals process to help 
identify potential inflow and infiltration (I&I) removal projects. We recommend the comprehensive plan 
include a specific reference to the longstanding policy of the County Department of Environmental 
Facilities (WCDEF) that municipal governments require development applicants to identify mitigation 
measures that will offset the projected increase in flow from residential development. The best means to 
do so is through the reduction of I&I at a ratio of three for one for market rate units and at a ratio of one 
for one for affordable AFFH units.  We also recommend the proposed Downtown and Croton Avenue 
Overlay District regulations include an I&I reduction provision.  

The County Planning Board further recommends that the Village implement a program that requires 
inspection of sewer laterals from private homes for leaks and illegal connections to the sewer system, 
such as from sump pumps. These private connections to the system have been found to be a significant 
source of avoidable flows. At a minimum, we encourage the Village to enact a requirement that a sewer 
lateral inspection be conducted at the time property ownership is transferred and any necessary corrective 
action be enforceable by the municipal building inspector. 

7. Shuttle bus.  
The proposed comprehensive plan recommends the Village consider implementing a shuttle bus to 
connect the train station to both downtown and the proposed Sing Sing Prison Museum. We also 
encourage the Village to consider the usage of this shuttle service by downtown and waterfront residents, 
as well as employees and customers of businesses, including employees and visitors of the prison, in 
addition to tourists.  
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However, because of the wide range of sites that could potentially benefit from enhanced transit 
connections to the waterfront and train station, we recommend the Village consider the role 
transportation network companies (such as Uber and Lyft) and micro-transit (such as Via) can have on 
transit mobility in the Village. Micro-transit systems have the potential to allow worksites to work 
together to coordinate shared transit trips. A County Department of Public Works and Transportation 
study entitled “First and Last Mile Connections Mobility Study” gives a good background about 
transportation network companies and examples of micro-transit that could have potential in Ossining. 
This report is available at: http://transportation.westchestergov.com/planning-division/projects.  

8. Bicycle parking. 

We recommend the Village consider adopting a bicycle parking ordinance that would require the 
provision of bicycle parking for commercial and multi-family residential developments as part of the 
comprehensive plan’s recommendation to improve bicycle infrastructure. To be consistent with the 
comprehensive plan’s policies with respect to electric vehicle charging stations, bicycle parking areas 
should also provide the ability to charge e-bicycles. New Rochelle, Port Chester and New Paltz are local 
communities with bicycle parking provisions in their local ordinances.  

9. Green building technology. 
We encourage the Village to consider zoning regulations that would require new buildings to incorporate 
green building technology. 

10. Universal design. 
We encourage the Village to consider the principles of universal design in all future development, and 
to consider referencing universal design in the comprehensive plan. Information on universal design can 
be found at: https://www.section508.gov/blog/Universal-Design-What-is-it. 

Please inform us of the Village’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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