
BOTTOM-UP PLANNING TO OVERCOME REGIONAL CHALLENGES
The primary objective of the Department of Planning’s work with Historic River Towns of Westchester is to pro-
mote tourism and economic development activity compatible with the natural and historical resources of the region.
To fulfill this objective a number of critical planning issues must be addressed including the following, which are
especially relevant to building livable downtowns:

Access vs. Congestion

Revitalization vs. Preservation
Seasonal Tourism vs. Stable Economies

Economic Development vs. Village Appeal
Visitor Needs vs. Resident Needs

Pedestrian Safety vs. Vehicle Access
Regional Identity vs. Local Interests

These challenges are not unique to the Historic
River Towns region. Communities everywhere are
facing the same issues. What is unique is that
HRTW recognizes that the best way to effectively resolve these
issues is by working together with each other and other agencies in the region. This will
prove to become particularly important to HRTW as they move forward together to build
livable downtowns. Indeed some problems such as implementing successful transportation improvements and ful-
filling tourism and sustainability objectives can only be solved by communities planning together with considera-
tion for the larger regional context.

HRTW has built working partnerships with many agencies including the County, Hudson River Valley Greenway,
Metro-North Railroad, Hudson Valley Tourism Development Council, Westchester Convention and Visitors Bureau,
Empire State Development Corporation, Project for Public Spaces and New York Main Street Alliance. To assist
with the successful implementation of sustainable downtown strategies, HRTW should also develop a relationship
with New York Metropolitan Transportation Council, NYS Scenic Byways Program, Regional Plan Association and
the National Main Street Center. The more extensive HRTW is in their outreach, the more successful they will be in
the future.

WORKING TOGETHER ON COMMON OBJECTIVES
Historic River Towns of Westchester was formed in 1994 by the mayors and supervisors
out of a common concern for the future viability of their downtowns. The closing of
major manufacturing centers such as the GM plant and long time local Main Street estab-
lishments, convinced HRTW that new strategies for economic development were
required. Tourism was quickly identified to be an important emerging industry that held
significant promise for the region. The abundance of resources in the area and the appeal
of original Main Streets prompted the eleven communities to action.
Since its establishment, HRTW has made the downtown a priority in all their coordinat-
ed tourism and marketing efforts. The HRTW trolley provides access to Main Street
attractions, the seasonal calendar of events informs visitors about downtown festivals,
and annual joint events, such as the Hudson Heritage Festival, celebrate Main Street
resources. Another important initiative helping to revitalize and build livable downtowns,
is the HRTW Flower Villages program. Supported by a generous annual donation of “seed money” from Ginsburg
Development, each summer HRTW communities participate in a friendly competition with one another to be the
best at beautifying their Main Streets. Coordinated activities such as this demonstrate the effectiveness of commu-
nities working together toward common objectives.

COMMUNITY DOWNTOWNS:
THE FOUNDATION OF OUR PAST AND PROMISE FOR THE FUTURE
The downtown has historically been the physical and functional heart of HRTW communities. Located initially in
relation to the Hudson River and then Old Post Road (Route 9), the origin of many town centers can be traced back
to settlements of the Native Americans. During the American Revolution, HRTW downtowns were the site of
important victories and confrontations. Throughout the 18th and 19th centuries, when agrarian and industrial devel-

opment dominated, the role of Main Street as the central busi-
ness district and meeting place for the community was solidi-
fied. Prosperity and growth during the late 19th and early 20th
centuries lead to further intensification as the downtown
became the cultural and educational center for the community,
as well as the home to the prominent and the wealthy. During
this century, as a result of post World War II suburbanization,
some downtowns experienced a decline as they faced competi-
tion with new regional malls, office parks and housing devel-
opments. Fortunately, however, because of their local orienta-
tion Main Streets remained relevant and became an integral
part of the new suburban landscape.

Today, the downtown continues to play a vital role in the life of HRTW communi-
ties. Downtown remains a main destination point for retail, service, office, institu-
tional and entertainment uses. With their unique array of attractions, Main Streets
greatly contribute to community quality of life and provide a sense of place. The
HRTW downtown also represents significant opportunities for the future, especial-
ly with respect to promises of tourism activity and economic development.
Recognition of these opportunities has resulted in a resurgence of interest and
activity in the downtown. Many communities are responding by pro-actively
preparing plans for their downtown, committing funds towards Main Street, estab-
lishing business improvement districts (BIDs) and soliciting Requests for
Proposals (RFPs) for downtown development. These efforts are important to the
community, the HRTW region and the larger Hudson Valley area.
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Promoting Tourism & HRTW Downtowns
• Joint Marketing & Promotion
• Regional Festivals
• Guided Downtown Walking Tours
• HRTW Downtowns Directory
• Highlight What is Unique
• Promote Regional Services
• HRTW Street Banners
• Downtown Visitor Centers
• HRTW Coupon Book
• HRTW Downtown Post Cards
• HRTW Signage
• Joint Heritage Trails
• Seasonal Calendar of Events
• Beautification - More Daffodils

BUILDING LIVABLE
DOWNTOWNS

Westchester County Department of Planning
June 1999

Dobbs Ferry Gateway

Ossining Downtown
Commercial Uses

Peekskill Artist District

Yonkers Train Station

Historic Preservation Workshop
Yonkers, May 14, 1999

Traffic Calming Workshop
Downtown Ossining, April 30, 1999

REVISITING THE HRTW SIX-PRINCIPLE PLANNING FRAMEWORK
There are a variety of different initiatives that can be implemented to build livable downtowns. To help stimulate ideas
and foster a regional strategy for HRTW, the six principle planning framework introduced during the 1997 review of
tourism and economic development resources was revisited. The recommendations noted below reflect public input
and lessons learned from the community workshops convened in April and May 1999 leading up the Building Livable
Downtowns conference.

Increasing Access to HRTW Downtowns
• Calm Traffic
• Prioritize the Pedestrian
• Bicycle Access & Amenities
• Directional Signage
• Enhance Trailway Connections
• Make Parking Lots More Efficient
• Strengthen Connections to the Waterfront
• More Public Transit
• Continue HRTW Trolley
• Build Multi-Modal Centers
• Improve Metro-North Crossings
• Widen Sidewalks
• Bike Lanes on Route 9
• More Amenities at Bus Stops
• Regional Maps

All HRTW centers fulfill a number of important roles in the community. Small hamlet centers such as Montrose in
Cortlandt offer basic facilities like a post office and place for residents to meet, while major centers such as Yonkers
provide a diverse range of uses to serve a wide surrounding area. Regardless of the size, all Historic Rivertown cen-
ters play a vital role in local community life and contribute to the vitality of the larger HRTW region.

THE ROLE OF HRTW DOWNTOWNS

INTRODUCTION
The Historic River Towns of Westchester Building Livable Downtowns study focuses on the cities, towns and vil-
lages located along the 49 miles of waterfront in Westchester County. The objective of this study is to explore a
comprehensive range of strategies to strengthen sustainable downtowns through transportation improvements and
opportunities for mixed-use developments. This objective is accomplished by reviewing the major resources in the
region and offering recommendations that capitalize on opportunities while responding to challenges for the future.
This is the third in a series of planning studies undertaken by the County of Westchester Department of Planning at
the request of Historic River Towns of Westchester (HRTW). In 1997, the County together with HRTW completed
a Regional Overview of Tourism and Economic Resources, followed in 1998 by a detailed analysis of The Hudson
River Waterfront: Present and Future. The members of HRTW include from north to south: the City of Peekskill;
the Town of Cortlandt; the Village of Croton-on-Hudson; the Town and Village of Ossining; the Villages of Sleepy
Hollow, Tarrytown, Irvington, Dobbs Ferry and Hastings-on-Hudson; the City of Yonkers; and Historic Hudson
Valley, a non-profit organization that operates historic sites within HRTW.

To fully explore how to revitalize HRTW downtowns, three half-day workshops were con-
vened in April and May 1999. Each investigated in detail a different planning strategy. The
first workshop, held in Downtown Ossining, provided a demonstration of available tools and
techniques to help resolve traffic and pedestrian conflicts. This was followed by a workshop
at Lyndhurst in Tarrytown about how to start a bed & breakfast. Lastly, a workshop and tour
were held in Downtown Yonkers that explored improving our historic buildings through adap-
tive reuse. The ideas presented in this downtown compendium reflect public input and lessons
learned from these three workshop meetings.
An important element of the planning process repeated from previous years is the convening of an event to bring
everyone interested in the HRTW region together to share ideas about planning for the future. With the assistance of
the County, Ginsburg Development Corporation, Citibank and the Hudson River Valley Greenway, the Third Annual
Planning Conference of Historic River Towns of Westchester is being held to investigate Building Livable
Downtowns Through Transportation Improvements and Mixed-Use Opportunities.

ANDREW J. SPANO
County Executive
Joyce M. Lannert, AICP
Commissioner of Planning

Westchester County Department of Planning
432 Michaelian Office Building
148 Martine Avenue
White Plains, NY 10601
(914)-285-4400

ACCESS
Preserving Our Historic Downtowns

• Inventory Historic Building Stock
• Joint Architectural Review Meetings
• Regional Restoration Guidelines
• Encourage Complementary Development
• Common HRTW Style Guide
• Exchange Design Guidelines
• Preservation Grants & Loans
• Height & Viewshed Ordinances
• Interpretive Signage
• Landmark Plaques
• More Public Education About Economic

Benefits
• Preserve Parks and Open Space
• Bury Overhead Wires

PRESERVATION

REGIONAL IDENTITY
Sustainable Downtowns & Tourism

• Business Needs vs. Resident Needs
• Tour Buses vs. Pedestrians
• Downtown Promotion vs. Congestion
• Tourist Needs vs. Local Needs
• Seasonal Flux vs. Annual Stability
• Preservation vs. Mixed-Use
• Special Place vs. Overcrowding
• Quality of Life vs. Economic Development
• Economic Development vs. Environmental

Concerns
• Revitalization vs. Open Space Protection
• Mixed-Use vs. Restrictive Zoning

BALANCE
Working Together to Foster
Economically Sustainable Downtowns

• Shared Downtown Managers
• Joint Marketing Studies
• Identify Regional Opportunities
• Promote Business Expansions
• Share Business Retention Strategies
• Jointly Recruit for New Businesses
• Form Joint BID
• Cooperative Loan Pools
• Joint Chamber Meetings
• Partnership for Grants
• Share Funding Information
• Bulk Buy Street Fixtures

COOPERATION/COORDINATION

Building for Mixed-Uses
• Promote Housing
• Adaptive Reuse of Historic Buildings
• Strengthen Building Codes
• Flexible Zoning
• Transit Oriented Development
• Convert Space Over the Store
• Encourage Bed & Breakfasts
• Transfer Development Rights to Downtown
• Public/Private Partnerships
• Share Parking
• 24 Hour Uses
• Change Zoning Requirements
• Promote Street Edge Development
• Create Special Public Spaces

DEVELOPMENT/REDEVELOPMENT

HISTORIC RIVER TOWNS OF WESTCHESTER

Croton-on-Hudson, Mayor Robert W. Elliott, Chairman
Cortlandt, Supervisor Linda D. Puglisi
Dobbs Ferry, Mayor Brian Monahan

Hastings-on-Hudson, Mayor Wm. Lee Kinnally, Jr.
Irvington, Mayor Dennis Flood

Ossining Village, Mayor Thomas Cambariere
Ossining Town, Supervisor John V. Chervokas

Peekskill, Mayor Frances S. Gibbs
Sleepy Hollow, Mayor Philip Zegarelli

Tarrytown, Mayor Paul Janos
Yonkers, Mayor John Spencer

and Historic Hudson Valley

Nancy Gold, Project Director

HRTW gratefully acknowledges support from Westchester County, Citibank,
Ginsburg Development Corporation and the Hudson River Valley Greenway.

WESTCHESTER COUNTY EXECUTIVE
Andrew J. Spano

WESTCHESTER COUNTY DEPARTMENT OF PLANNING
Joyce M. Lannert, AICP, Commissioner

Jerry Mulligan, AICP, Deputy Commissioner
Edward Buroughs, AICP, Assistant Commissioner

Diana M. Saltel, AICP, Associate Planner, Project Manager
Paul Gisondo, Associate Planner

Michael S. Selig, Program Specialist

June 1999
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OUR NEXT STEPS TOGETHER: PLANNING FOR A FUTURE SUSTAINABLE REGION
Our next step with HRTW is to compile all of the lessons and recommendations from the first
three stages in our planning process together into a Sustainable Development Plan for the
region. Following through on the recommendations of Patterns for Westchester, the County’s
long-range planning policy guide, the HRTW Plan will offer strategies to strengthen centers,
enhance the function of corridors and preserve significant open spaces. Working closely with
the Hudson River Valley Greenway, this plan will also be developed to support Greenway cri-
teria and outline a framework for voluntary regional cooperation that includes the develop-
ment of the Greenway trail system and participation in the regional tourism strategy. The suc-
cessful completion of this important stage will represent the development of the county’s first
subregional plan for Patterns and a Compact Plan for Greenway. Community input and con-
sensus will be especially important as we move forward together on planning for a future sustainable region.
The Planning Department will work with HRTW on ongoing initiatives including the development of a regional sig-
nage system, an investigation of trailway connections to the waterfront, a detailed study of access opportunities to
the Hudson River across Metro-North tracks and a study of zoning requirements to permit bed & breakfasts.

A STATUS REPORT ON THE PLANNING PROCESS:
WHAT WE DID IN STAGE III
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Community Sense of Place
A local resident’s sense of place is often
defined by amenities found in the downtown.
A special place like a downtown square or
park, a prominent Main Street building, or
significant view together form an impression
about where we live. These elements also
contribute to community quality of life, and
enhance feelings of stability and continuity.
The preservation of these special elements
and their context should be a priority of all
communities.

Cultural, Civic &
Institutional Center

The downtown serves as a focal point for
local community life. It is the place where
schools, places of worship, libraries, muse-
ums, municipal halls and community centers
are located. Residents of all ages gather in the
downtown to participate in local traditions
and celebrate special events. Access to these
cultural, civic and institutional centers is
essential to downtown livability and commu-
nity vitality.

Commercial & Service Center
Downtown merchants fulfill the majority of
HRTW residents’ daily shopping require-
ments. Goods and services like groceries,
sundries, banking and dry-cleaning are
obtained from shops on Main Street. It is
important that the role of the downtown as the
local commercial and service center be pre-
served. The need to balance local needs with
regional requirements is a significant chal-
lenge facing all HRTW communities.

Housing
The role of the downtown as a residential
neighborhood is a common goal that can be
shared by all HRTW communities.
Underutilized space over the store and vacant
buildings can easily be transformed to new
housing. By capitalizing on these opportuni-
ties, the vibrancy of HRTW downtowns can
be increased along with the number of resi-
dents who call the downtown their home.

Tourism
The HRTW Main Street represents signifi-
cant opportunities for future tourism activity.
Attractions in the downtown include theaters,
museums, art galleries, antique and specialty
shops, and restaurants. Many HRTW down-
towns are also located close to major histori-
cal attractions and the Hudson River water-
front. Communities should work to strength-
en links between their downtown and popular
tourism destinations.

Economic Importance
The future of all HRTW communities is
greatly dependent on the economic well being
of the downtown. An active and vibrant
downtown means prosperous local businesses
and a stable community. The downtown also
represents vast amounts of public and private
investment and significant tax revenues.
Planning efforts that strengthen the down-
town are important for long-term local and
regional sustainability.

Regional Overview of
Transportation Improvements
and Mixed-Use Opportunities

Boarding the
HRTW Trolley

Parade through Downtown
Croton-on-Hudson

Historic River Towns of Westchester
(914) 232-6583
www.hudson river.com
Instant info via RiverFax:
(914) 591-3216 ext. 020
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WHY A STUDY OF HRTW DOWNTOWNS IS IMPORTANT TO
TOURISM AND ECONOMIC DEVELOPMENT
The first step by the County Planning Department with HRTW towards the preparation of a
Tourism and Economic Development Plan was to undertake a Regional Overview of
Resources in 1997. This study revealed that a significant number of sites are located in
HRTW downtowns. Even more important is that the downtown figured prominently in the
community visioning process about how to strengthen future tourism and economic develop-
ment activity. Main Street was identified as one of the most important resources that access
and preservation strategies should be directed toward. Downtown initiatives, such as joint
marketing plans and shared downtown managers, were among the improvement strategies
prioritized by the communities for future implementation.
A detailed study of Building Livable Downtowns is essential to the preparation of a long-range Tourism and
Economic Development Plan for the HRTW region. The emphasis in this study on transportation improvement
strategies and mixed-use opportunities is particularly relevant given that the major constraints to future tourism and
economic development include traffic congestion, parking problems, poor signage and shortage of lodging places.

Downtown, Dobbs Ferry

TT hree Three Tier Planningier Planning

hrtw99.qxd  9/23/2003  4:30 PM  Page 1
Archived File - May Not Be ADA Compliant



A significant constraint to future tourism
and economic development is the short-
age of parking in HRTW downtowns. The
most effective way to combat this prob-
lem is to reduce the demand for parking
spaces by making downtowns more
pedestrian and bicyclist friendly and
encouraging the use of public transit and
other mass transit options like the HRTW
trolley. Just as important is for HRTW
communities to ensure that existing park-
ing spaces are being utilized to their max-
imum potential. Each community should
undertake a detailed parking survey of
their downtown to determine who is
using existing spaces and the duration of
their stay. As much as possible, opportu-

nities to share parking spaces should be
encouraged. For example, parking that is
designated for downtown housing could
be made available during the work week
for quick shopping drop-off and pick-ups,
while Metro-North lots and office parking
spaces that are full during the week could
be made available for shoppers and
tourists on the weekend. Employees who
work on Main Street should be encour-
aged to use Bee-Line or Metro-North ser-
vice or park in lots outside the downtown
area. An adequate supply of short term
parking should be made available to
ensure that local residents can access
basic services located in the downtown.

Parking Signs, Route 9, Tarrytown

PARKING

Traffic calming is a planning technique borrowed from
Europe and Australia that is quickly being recognized in
the U.S. to be an effective tool in community revital-
ization. In general, traffic calming is when strategic
physical changes are made to a street in order to
improve safety for pedestrians, quality of life for the
community and the ambiance and attractiveness of the
area.

Many improvement options can be employed to calm
traffic including:

Raised crossings of special materials like colored
bricks at intersections and mid-block locations to
prompt drivers to slow down and watch for pedes-
trians.
Neckdowns that extend sidewalks at intersections
to lessen pedestrian crossing distance and create
potential special places with amenities.
Roundabouts or mini traffic circles that reduce
speeds of drivers near pedestrian oriented uses
and provide opportunities for easy drop off and
turnarounds.
Narrowing traffic lanes and adding short-term
parking to encourage people to stop, shop, walk
and enjoy the downtown and discourage speeding
through Main Street.
Sidewalk widening to allow for more pedestrian
movement and people-oriented street amenities.

Dobbs Ferry, with help from Project for Public Spaces
and a Community Development Block Grant (CDBG),
recently completed a Gateway Plan for the Downtown
Business District. The Plan identifies recommendations
on means to calm traffic, provide a sense of place with
attractive and comfortable public spaces and change the
character and function of the gateway from
highway/suburban to urban. An important element of
the study that has become a model for other communi-
ties is testing design alternatives before implementa-
tion. Hastings-on-Hudson is currently assessing the
effectiveness of a roundabout in front of the train sta-
tion by using traffic cones. More HRTW communities
should consider participating in demonstration projects.
To be successful, any traffic calming program needs
extensive public participation and consultation with all
relevant authorities.

It is important that HRTW communities encourage a
diversity of uses in their downtown. The downtown
should be a multi-purpose place that offers
a variety of services and amenities for a
range of visitors including children, the
elderly, families, business persons, stu-
dents, etc. Communities should also strive
to promote uses that have both day and
night time activities. For example, theaters,
restaurants, libraries and recreation centers
all provide opportunities for people to visit
Main Street throughout the day and
evening. Diversity is key to downtown
vitality and livability.
Many opportunities for encouraging diver-
sity of uses in the downtown exist in
HRTW. A significant benefit of HRTW
Main Streets is that they all have a rich
array of historic buildings that can easily be
adapted to accommodate a variety of uses.
Historic properties can be rehabilitated to
house several uses on the main floor and
additional businesses or residences on the
second and third floors. Historic buildings
also provide excellent locations for small

start up businesses, which help bring additional diver-
sity to the downtown.

Other important initiatives that can help
ensure diversity on Main Street are forming
a Business Improvement District (BID), hir-
ing a downtown manager and supporting
local business associations and chambers of
commerce. Downtown mangers and busi-
ness associations can be very helpful in
assessing the current mix of downtown busi-
nesses and in providing valuable advice to
new businesses about local and regional
market demands. These organizations also
help businesses to work together on joint
projects such as downtown directories and
marketing plans. Most HRTW communities
are fortunate to have very active downtown
associations or chambers of commerce that
play a prominent role in downtown revital-
ization. Peekskill, with the help of CDBG
funds, has a downtown manager. Other
communities should investigate funding
opportunities to hire a part- or full-time per-
son who could be dedicated to the down-
town.

DIVERSITY OF USES

To enhance the livability of HRTW downtowns, com-
munities should strive to make their Main Streets more
pedestrian and bicycle friendly. Some low-cost steps
that can be taken immediately to improve
existing conditions include: keeping roadway
shoulders and sidewalks clean of debris; reg-
ularly repairing sidewalks and potholes; mak-
ing all curb cuts ADA compliant; adding
“Share the Road” and “Pedestrian Crossing”
signage; providing bike racks, benches and
lockers; maintaining road and crosswalk
striping; lengthening signal timing for walk
lights; and replacing slotted storm drain gates
with non-tire eating gates.
A number of communities are already at work
implementing strategies to improve accessi-
bility. Tarrytown recently placed bright yel-
low pedestrian warning signs on Route 9
before the Main Street intersection and maintains cross-
walk stripes at busy intersections as required. Cortlandt,

with help from the County, NYSDOT and Metro-North
Railroad, constructed a continuous sidewalk connection
from the Cortlandt train station to the hamlet of

Montrose. Croton-on-Hudson and the Town
of Ossining recently celebrated the opening
of “CrOssining”, a one mile pedestrian and
bicycle path built by NYSDOT over the
Croton River to link the two communities.
In planning for the future, all HRTW commu-
nities should make the needs of pedestrians
and bicyclists a priority. An important step
would be the development of a community-
wide bicycle/pedestrian plan that strives to
enhance access to activity centers and links to
trailways like the Old Croton Aqueduct.
These community plans could then be con-
solidated into a HRTW bicycle/pedestrian
plan that could become part of a Greenway

trailway plan for the region.

TRAFFIC CALMING

TRANSPORTATION IMPROVEMENTS

There are a number of urban design strategies that can
be employed to make HRTW downtowns safer, more
accessible and more attractive and vibrant. Signage is
an important element that communities can use to help
enhance access to Main Street and inform visitors of
key resources. A number of communities, including
Dobbs Ferry and Ossining, are undertak-
ing surveys of existing local signage to
determine what can be done to improve
both the aesthetics and effectiveness of
downtown signs. HRTW and the County
have also received grants to develop a
regional signage system along Route 9.
Clear directional signage that is attractive
and promotes regional identity along this
major connecting roadway is an essential
requirement for future tourism and eco-
nomic development. Key sites that will
be included in the HRTW regional sig-
nage system will be downtowns, Main
Street attractions, visitor centers, train
stations, parking lots and links to the
Hudson River waterfront and regional trailways.
Streetscape improvements such as lighting, benches,
planters, street trees, trash receptacles and street ban-

ners greatly contribute to downtown quality of life.
Providing opportunities for visitors to Main Street to
stop and rest or meet with others is critical to downtown
vitality. Simply placing a bench next to a planter or
street tree can create a special place.
There are a variety of initiatives underway in HRTW

communities to make downtowns cleaner,
safer, quieter and a more enjoyable place
to be. Both Tarrytown and Sleepy Hollow
are committed to multi-phased CDBG
sponsored projects along their Main Street
that call for new decorative sidewalk
pavers, historically complementary
pedestrian-scaled lights and benches.
Ossining, with help from the County, cre-
ated Market Square, a new downtown
special place that provides a focal point
for the community and a catalyst for new
commercial activities. Yonkers and
Peekskill have extensive downtown beau-
tification programs in place which include
celebratory elements like colorful street

banners and large historical or cultural wall murals.
Regardless of the magnitude of an improvement pro-
ject, each initiative is important to downtown livability.

BICYCLE & PEDESTRIAN FRIENDLY DOWNTOWNS

SIGNAGE & STREETSCAPE IMPROVEMENTS

A significant missed economic development opportuni-
ty in HRTW is the lack of bed & breakfast accommo-
dations. Historic Rivertowns’ only two bed & break-
fasts, located in Croton-on-
Hudson and Montrose in
Cortlandt, regularly have to
turn eager visitors away to
establishments outside the
region. This critical shortage
of lodging places is well rec-
ognized. Unfortunately what
does not appear to be widely
appreciated are the numerous
economic benefits of this type
of establishment since few
HRTW communities support
building bed & breakfasts. Presently only three HRTW
communities, Cortlandt, Croton and Peekskill, have
regulations that permit bed & breakfasts. Because of
the rich abundance of large historical homes in and
around HRTW downtowns, there are many sites that

could be transformed into a bed & breakfast. The eco-
nomic impact of more lodging places could be substan-
tial to local shops, restaurants and downtown attrac-

tions.
There are however a number
of critical issues that need to
be resolved in order to estab-
lish more bed & breakfasts in
HRTW. These include amend-
ing zoning ordinances, relax-
ing building and parking
requirements and enlighten-
ing public opinion to permit
change to happen. Local plan-
ning boards, municipal offi-
cials and building officials

should work together with the community to determine
reasonable standards for regulating bed & breakfast
establishments. With careful planning and public input
bed & breakfasts can become an accommodating use in
HRTW downtowns.

BUILDING BED & BREAKFASTS

A common problem facing HRTW communities is how
to increase vitality in the downtown after business
hours, given that the majority of activity is limited to
office and commercial uses. An effective
way to address this and to diversify Main
Street is to encourage more people to live
downtown. This can be achieved by utilizing
spaces over the stores on Main Street.
Currently, most second and third floors of
downtown retail or office buildings are
vacant. By converting this space to living
accommodations, valuable tax revenues are
recaptured and local housing needs alleviat-
ed. The most significant benefit however is
that the downtown will become a more
vibrant and active place. It is often said that
a downtown that is alive is a downtown
where someone lives. This prophecy can
hold true for HRTW communities by promoting more
living over the store.

A variety of opportunities exist in HRTW downtowns
to develop housing. From small affordable lofts to large
scale premium condominiums, a range of housing

types can be accommodated by converting
existing space on Main Street. It is important
for each community to inventory their down-
town and assess all opportunities.
Communities may also need to review their
local building codes and zoning ordinances
to ensure that they are flexible enough to
permit creative projects and designs.
Currently only a few HRTW communities
actively encourage housing in the down-
town. One community which can serve as a
model is the City of Peekskill which has
achieved a great deal of success in encourag-
ing the development of live/work units in
their downtown Artist District. The success

of this venture has prompted an expansion of the dis-
trict to include North Water Street near the train station.

LIVING OVER THE STORE

MIXED-USE OPPORTUNITIESHRTW DOWNTOWNS

Transit oriented design (TOD) is a new development or
redevelopment project that integrates public transit as a
central component of the proposal. In some communi-
ties, a TOD project involves a proposal to construct a
new rail line or bus terminal
adjacent to heavily used facil-
ities like a university campus
or hospital. In the case of
HRTW, a TOD opportunity
would be any vacant or under-
utilized property in walking
distance to a Metro-North sta-
tion or Bee-Line transit center
that could be developed or
redeveloped into a high activ-
ity/density mixed use site. A
number of TOD opportunities
can be identified in HRTW, including the former
General Motors site in Sleepy Hollow, the Tarrytown
waterfront redevelopment site, Anaconda Site in
Hastings-on-Hudson and Ossining Village’s downtown
development site.
TOD opportunities are important to HRTW downtowns
because they offer the opportunity for new develop-
ment and growth without the added problems of park-
ing and traffic. Many developers favor TOD projects

because they typically permit development at higher
densities than would otherwise be allowed. TOD pro-
jects are also supported by downtown merchants
because they represent new customers who will depend

on Main Street for all their
goods and services along with
nighttime entertainment. An
example of a TOD project
currently underway in HRTW
is the rehabilitation of the
Burnham Building in
Irvington. This 120-year old
former manufacturing ware-
house located opposite the
train station is being trans-
formed into a mixed use
building which will house a

new community library on the main floor and subsi-
dized rental housing above. Another good example of a
TOD project is Hudson Park in Yonkers, which will
include over 200 market rate housing units with retail
and office uses reserved for the main floor. This new
development will have a direct link to the Yonkers
Metro-North/Amtrak station. Both of these projects
illustrate that downtown revitalization can be achieved
without adverse impacts to the community.

TRANSIT ORIENTED DESIGN

Traffic Calming Demonstration, Hastings-on-Hudson

Maintaining Main Street
Crosswalks, Tarrytown

Streetscape Improvements, Peekskill

The John J. Denike House, Peekskill

Living Over the Store,
Irvington

The Burnham Building, Irvington

Sleepy Hollow
Downtown Guide
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