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Dear Ms. McCarthy: 

The Westchester County Planning Board has received a proposed local law to amend the Sleepy Hollow 
Zoning Ordinance to implement recommendations of the 2019 Comprehensive Plan with respect to the C-
2 ad R-4A zones and the downtown area. These amendments include: 

 Removing the R-4A zone along Hudson Street and replacing it with the R-5 and C-2 zones, 
reflecting current land uses. 

 Creating the Lower Beekman Avenue Design Standards Overlay District, which would act as a 
form-based code for the Beekman Avenue corridor between Clinton Street and Kendal Avenue. The 
Overlay District regulations would maintain the existing residential character of the area while 
permitting compatible commercial uses, and would require new development to follow specific 
design standards. 

 Revision of the permitted uses within the C-2 district, removing auto-oriented uses and including 
multiple-use businesses, breweries, co-working spaces, galleries and studios, museums, 
instructional uses, child care centers, outdoor dining, and artisan manufacturing as permitted uses. 
The goals of these additions is to promote flexibility in building use to strengthen the local business 
community. 

 Elimination of the locational requirement for restaurants and food service establishments, which 
currently requires 200 foot separation of all such uses. 

 Allowing certain non-residential uses on the upper floors of mixed-use buildings, permitting 
additional flexibility in building use.  

 Amending the C-2 zone’s parking requirements, increasing medical and dental office parking to 1 
space for each 150 square feet of floor area, and waiving the minimum parking requirement for 
commercial and residential buildings on lots 30 feet or less in width. The distance requirement for 
off-site parking areas would be extended to 500 feet. Buildings currently non-conforming in regards 
to parking would be considered legally non-conforming, and a parking credit would be implemented 
for future changes in use within such buildings. 

 Creating development incentives to encourage investment in the C-2 district, and to encourage 
adaptive re-use of existing institutional, religious, educational, and other historic structures that have 
become vacant. 
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 Amending the Strategic Property Redevelopment Floating Zone to include privately owned 
properties with 60 feet or more of continuous street frontage on Beekman Avenue, Valley Street, 
Cortland Street, or River Street. 

We have no objection to the Sleepy Hollow Board of Trustees assuming Lead Agency status for this review.  

We have reviewed this matter 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 and local policies. 

The proposed amendments are 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, and its 
recommended strategies set forth in Patterns for Westchester: The Land and the People, adopted 
December 5, 1995 as they aim to direct future growth towards downtown Sleepy Hollow. The zoning 
changes would also uphold the character of the downtown while promoting flexibility in use, which should 
help revitalize the commercial center, especially as the Edge-on-Hudson development is constructed and 
more residents move into the Village. 

2. Affordable housing provisions. 

While we note that the Village has incorporated many of the provisions of the County’s Model Ordinance 
regarding affordable affirmatively furthering fair housing (AFFH), we point out that the code contains 
provisions to allow applicants to pay a fee-in-lieu to buy out of their responsibility to provide affordable 
housing. We strongly oppose any fee-in-lieu provisions as they often fail to provide enough funding to 
actually construct the units that would have been required by a particular development. 

Regarding the proposed amendment, we question why applicants who provide 10% affordable housing 
within new development would be granted points towards receiving development incentives when a 10% 
set aside is currently mandated. We recommend that this community benefit be applied to developers who 
provide affordable housing in excess of what is required. 

3. Shared parking. 

We commend the Village for including a provision to waive the parking requirements for smaller buildings. 
Inflexible parking requirements can lead to difficulties involving changes of use within commercial centers, 
particularly for older buildings which pre-date the era of widespread automobile usage. In addition to this 
provision, we also recommend the Village consider adding regulations to allow shared parking, which 
would further lessen the need for individual parking lots and provide another means for new businesses to 
accommodate vehicles. 

4. Green building technology and bicycle parking. 

While the Overlay District Design Standards include some references of green infrastructure, there is a 
discrepancy as to whether permeable pavement shall be utilized for parking areas and sidewalks, or if this 
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design element is just highly encouraged. It would be preferable to promote a requirement for permeable 
pavement, as well as the inclusion of more green infrastructure requirements. We also recommend that the 
design standards require bicycle parking areas as part of the Neighborhoods Storefront Building Typology, 
in order to accommodate bicycle usage in the Village. 

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/MV 
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