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Dear Supervisor Levenberg: 

The Westchester County Planning Board has received a draft copy of Sustainable Ossining, which is 
proposed as the new Town of Ossining Comprehensive Plan. This document would serve as the update 
to the Town’s 2002 Comprehensive Plan and it pertains primarily to the 3.1 square miles of the Town 
that is not incorporated within the limits of either the Village of Ossining or the Village of Briarcliff 
Manor, an area described in the plan as “Unincorporated Ossining.” 

Sustainable Ossining is a policy-oriented plan with six areas of focus (Connectivity & Mobility; Open 
Space & Natural Resources; Housing, Development & Preservation; Sustainable Infrastructure; 
Community & Culture; and Economy).  Each of these topics are discussed within their own chapter of 
the plan, with objectives and strategies identified as part of that discussion. These objectives and 
strategies inform an implementation matrix, which is the final chapter of the plan. This matrix contains 
specific proposed actions along with other information relating to each action.  

We have reviewed Sustainable Ossining under the provisions of Section 239 L, M and N of the General 
Municipal Law and Section 277.61 of the County Administrative Code. We commend the Town’s efforts 
to update its comprehensive plan for Unincorporated Ossining. We offer the following comments for the 
Town to consider as it finalizes this important document:  

1. Connectivity and mobility.  
We commend the Town for highlighting this topic in Sustainable Ossining and we are generally 
supportive of all of the plan’s objectives and strategies contained within this chapter.  

2. Open space.  
Sustainable Ossining contains a discussion of open space resources located in Unincorporated Ossining 
and discusses policy objectives to both expand and enhance these resources. Another objective seeks to 
heighten awareness of Unincorporated Ossining’s natural resources, perhaps through eco-tourism, which 
is discussed in greater detail in the Community & Culture chapter. 
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a. Strategies to expand open space.  

Sustainable Ossining contains several strategies that we believe will increase the quantity and 
functionality of Unincorporated Ossining’s open space resources. However, we are concerned 
that some of the strategies, such as charging additional taxes on developers or requiring open 
space set asides in exchange for support, may have a negative impact on the ability for the Town 
to construct affordable affirmatively furthering fair housing.  We discuss this below. 
 
b. Residency restrictions. 

While we are supportive of the Town’s idea to promote eco-tourism in Unincorporated Ossining, 
we note that the Open Space chapter also discusses the various residency restrictions that govern 
access to many of Ossining’s open spaces. We recommend the Town consider if this is a conflict, 
or perhaps consider if these residency restrictions could be removed or revised.  We recommend 
that Appendix A - Open Space Inventory be revised show residency restrictions for each open 
space property, which could help clarify which parcels the Town wishes to promote for tourism 
and which parcels the Town wishes to keep only for residents.   

3. Affirmatively furthering fair housing (AFFH).  
The inclusion of all community members, as well as the promotion of diversity, are frequent themes 
throughout the Sustainable Ossining document. While these themes extend into a discussion of 
affordable housing, the document often describes affordable housing development within the context of 
open space preservation. In particular, the plan recommends that developers pay real estate transfer taxes 
to support open space acquisition, and contains the suggestion that “any development must be tied to 
(open space) protection or the creation of other amenities such as walking trails, were development to 
occur at all.”  

While we agree with the concept of partnering with developers to provide publicly accessible open 
spaces as part of the approval process, we are also concerned about the additional burden this could 
create for the construction of affordable AFFH units. We recommend the comprehensive plan discuss 
this.  

Page 10 of Sustainable Ossining also notes that “Unincorporated Ossining could be more active in 
promoting diverse and affordable housing options.” However, as part of that introspection, we 
recommend the document be revised to include a discussion of the Westchester County Housing Needs 
Assessment, which provides an analysis the Town can use to determine strategies to improve housing 
affordability in Unincorporated Ossining.  For example, the Housing Needs Assessment notes that 
Unincorporated Ossining has one of the largest affordability gaps for renters living in Westchester’s 
towns. In addition, 31.9% of Unincorporated Ossining’s rental households and 44.9% of its homeowner 
households are cost burdened. Sustainable Ossining should be revised to include this analysis as well as 
discuss what the Town has done to remedy this dire situation.  

Our review of County Planning Board referral records sheds some light on the Town’s efforts. The Town 
adopted the Model Ordinance Provisions in 2011, proposed amendments to its multi-family zoning 
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provisions in 2014, and proposed amendments to its accessory apartment regulations in 2016. However, 
the County Planning Board response letters for two of these actions suggested the Town revise the 
regulations to make them more effective. In addition, since the Model Ordinance Provisions were 
adopted, we have only been referred four development applications that contained any affordable AFFH 
units. Three of these applications, when combined, included 93 housing units of which 17 were 
affordable AFFH.  The fourth referral initially contained 188 apartments with 19 affordable AFFH units. 
However, a more recent referral for that application – 7 years after the initial proposal – showed the 
development to be scaled back to a 98-unit senior housing development with 10 affordable AFFH units.  

It would be helpful if the Sustainable Ossining document could discuss these zoning amendments and 
recent development applications, and give an update as to what zoning changes were actually adopted, 
which developments were approved, and what the final amount of affordable AFFH units constructed 
was. In addition, the plan should provide more guidance as to where additional affordable AFFH units 
could potentially be located and how they could be incentivized - particularly family units.  While we 
understand that all housing, including affordable housing, can impact a community in terms of school 
enrollment, municipal services and open space, Sustainable Ossining places too much emphasis on these 
concerns and not enough emphasis on the critical need to house Westchester’s population and workforce.  

4. Single-family zoning. 
Sustainable Ossining states that 95% of Unincorporated Ossining’s residentially zoned tax parcels 
contain single-family dwellings. As the document goes on to discuss concepts such as inclusion and 
diversity, Chapter 2 Planning Context demonstrates the stark economic and racial disparity between 
Unincorporated Ossining and the Village of Ossining, which was in part, caused by the zoning that was 
adopted in Unincorporated Ossining in 1969, which places such a large emphasis on single-family 
dwellings. However, Sustainable Ossining proposes a strategy towards remedying these impacts which 
we support: “5.1 Consider expanding zoning to allow for missing middle housing, in which a single-
family home, regular in appearance, might be divided into several units for two to four families.” We 
applaud the Town for considering this and we recommend it be expedited within Sustainable Ossining’s 
Action Agenda & Implementation chapter to contain a higher level of priority other than “tertiary”, and 
with a notation that lends it more importance, instead of deferring it to “further study”.  

Thank you for giving us the opportunity to review this important action.  

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

Respectfully, 
WESTCHESTER COUNTY PLANNING BOARD 

 

By:  
 

Norma V. Drummond 
Commissioner 

NVD/LH 
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