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I. INTRODUCTION

A. Description of the "study Area®

L This planning and zoning study examines the ‘Village of
North Tarrytown's C-1 Highway Commercial District, locatedkalong
Broadway and North Broadwéy (Route 9). More specifically, the C-1
District is located along the east side of Broadway/North Broadwaff*
‘from the Pocantico River on the north to the R-3 District juét: :
beyond Hudson Terrace on the south, and along the west side of
Broadway/North Broadway from Pocantico Street on the north to
Depeyster Street on the south (see Figure 1). :

B. Purpose of the Study

On September 7, 1993, the Village Board of Trustees adopted
the Interim Zoning Law of the Village of North Tarrytown, which is:

"A Local Law regulating for an interim period the

issuance of building permits and certificates of

occupancy, extensions of building permits, the approval

of subdivision plats and the approval of site plans in

the area designated as C-1, Highway Commercial." ’

The Interim Zoning Law stated the Board of Trustees' concérné,5
about land use, development trends, and the preservation and
retention of the historic aspects of the community, particularly
along the scenic gateway to the Village, that being the Route 9
corridor. The Village reguested a review of the standards,
objectives and development goals in the C-1 District "to better
effectuate both the growth of North Tarrytown and the enhancement
of that part of the community that is its most visible and major
thoroughfare."2

Village Board objectives that were stated in the Interim
Zoning Law and have been considered in this study include:

"]. To maintain a comprehensive plan for the corridor

to promote the most beneficial relationship among
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residential, commercial, historic and public
areas.

2. To preserve the natural beauty and historic
landmarks.

3. To maintain adequate traffic flow and reduce/avoid . -
traffic congestion. : ;

4. To preserve the quality of life of the surrounding
historical and residential areas.

5. To promote and enhance the historic character of |
the Village and encourage the wuse of the
community's historic landmarks and sites by
residents and non-residents alike.

6. To recognize the aging infrastructure of the
Village and take steps to prevent any further
overload of its resources. :

7. To recognize the historic and educational value of
the Route 9 corridor as a means of providing
enjoyment and unique educational benefits to all
visitors.

8. To promote the historic nature of the area as a
way of enhancing and promoting business in the
community.

9. To protect and enhance the Village's attractions
to tourists and visitors and the support and
stimulus to business thereby provided.

10. To provide a safe thoroughfare for pedestrians and

motor vehicles."3

C. Components of the Planning and Zoning Study

Land use and zoning analyses were performed for the purpose

of determining the nature of the existing pattern of land uses in
the Study Area and the relationship of the land uses to current
zoning. Further, the presently permitted uses as well as the
dimensional standards and other requirements of the C-1 District

3pages 1 and 2. 1
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have been analyzed.' In addition, previous planning' studies
completed for the Village have been examined and the appropriate
findings and recommendationskfrom those studies, consistent with
the subject Village goals, have been incorporated into this study.
The nature and adequacy of the existing roadway system serving the
Study Area have also been conceptually evaluated, with an eye
toward limitations and constraints which this system may place upon
access to individual properties and with respect to the capacity of
the system to accept future traffic generation. Finally, zoning

alternatives have been considered and conceptual recommendations
are made in this report.
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II. LAND USE SURVEY

As part 6f this planning and  zdning study a land use
inventory of the C-1 Highway Commercial District and the areas
surrounding this district was ccnducted (see the large-scale
Existing Land Use Map and Figure 2 héreih;;k Th;fé;l District Study
Area is nearly 14 acres in size and theré are approximatély 52
properties in the C-1 District. The follbwing are existihg land
use conclusions resulting from the inventory:

1. Sixteen of the properties within the C-1 District contain
automotive-related uses, including six gasoline service
stations. 2 £

2% Nine of the properties in the C-1 District contain
restaurants, retail/ service business, or professional office

uses.
gk There are three manufacturing uses within the C-1 District.
4. Nine of the properties in the C-1 District contain single-

family residences and five contain two-family dwellings.
5. Eleven properties within the C-1 District are used wholly or
partially for apartments over commercial uses or for multi-

. . g— ‘
- :

family uses (three or more units per building).

6. Regarding public/semi-public uses, the Fraternal Order of the
Eagles and a small portion of the propertY'containing the
Municipal Building are located within the C-1 District. :

7. Two adjacent properties within the C-1 District contain large
office buildings.

8. Several of the properties in the ¢-1 District are
undeveloped. There are also several under-developed

properties within the C-1 District such as the BP Service
Station, Uncle Jerry's Deli and others. In additién; at
least three buildings appear to have some vacancy, and there
are a few vacancies in nearby C-2 District buildings.

9. The C-1 District is substantially contigdéué ‘to large
institutional, public and semi-public uses (such as the
Presbyterian Korean Church, the Immaculate Conception Church

4
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and Rectory, the Sleepy Hollow Middle and High Schools, the
John Paulding School, and Philipsburg'Manor) but the majority
of the C-1 District is surrounded by residential developnent.
To the north of the C-1 District is the Pocantico River and
on the northern side of the River is the 0ld Dutch Church of
Sleepy Hollow. To the west of the northernmost portion of
the C-1 District is a historic green.

There are a few small businesses located adjacent to the c-1
District near Beekman Avenue.

The 0ld Croton Aqueduct is nearby and to the east of the c-1
District. ) \
All of the properties in the C-1 District are either within

or substantially contiguous to the Hudson River Shoreline
Critical Environmental Area.




Archived File - May Not Be ADA Compliant

III. VISUAL AND HISTORIC CHARACTER

The C-1 District is located along Route 9 near several

 §isual1y and historically significant properties, including the 014
. Dutch Church of Sleepy Hollow, Philipsburg Manor, the Immaculate -
_ Conception Church and the Pocantico River. However, to arrive at
- these destinations one must travel, more often than not, through
¥ Qhat has become a collection of generally unattractive and

primarily automotive-related uses. The character of the c-1
Dist:ict and of certain neighboring land uses can be seen in the
photographs reproduced in Figures 3 through 7.

The southern entrance to the C-1 District is preceded by the
attractive rolling lawn of the Sleepy Hollow Schools and the nevly
renovated exterior of the Immaculate Conception Church {see
photograph 1). As can be seen in Figures 3 through 6, much of the
C-1 District is characterized by automotive uses, stretches of
asphalt and a general lack of landscaping and visually appealing
elements. Further, certain of the properties are constrained by
their size and shape, which can lead to the'negative situation
(parking of cars on the sidewalk and on Route 9) shown in
photograph 5. | , |

Despite the minimum distance requirements between gasoline
service statiohs, automobiie sales, and other uses in the Zoning
Ordinance, there are a number of properties which are non-
conforming and which are located near historically and visually
significant sites (see, for example, photographs 10 through 12).
The attractive and historic scenes shown in photographs 13 and 14
are of properties located immediately to the north of the c-1
District. 1In that the preservation and enhancement of the historic
nature of the Village is one of its goals, it is important for land
uses in proximity to historic sites be as attractive and compatible

with such sites as is reasonably possible.
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orean Church {(center) and
the Sleepy Hollow Schools
(right).

= 0 B Rh—: M View towards north at
P S AR S Broadway/Beekman Avenue/
' ':"'? Bedford Road intersection.

il intersection with New
Broadway.

CHARACTER OF STUDY AREA

/C-i HIGHWAY COMMERCIAL DISTRICT
PLANNING AND ZONING STUDY
Village of North Tarrytown, N.Y.

FREDERICK P. CLARK ASSOCIATES, INC. ! g Figure 3
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CHARACTER OF STUDY AREA

C-1 HIGHWAY COMMERCIAL DISTRICT
PLANNING AND ZONING STUDY
Village of North Tarrytown, N.Y.

FREDERICK P. CLARK ASSOCIATES. INC.

View of a portion

of C-1 District;

lack of landscaping
and assthetic appeal.

Route 9 northbound has

a single lane. Vans are
seen here parked on the
sidewalk and on the street
a car is backing out

of the garage onto

the street.

View of a portion
of C-1 District; lack
ot landscaping and
aesthetic appeal.
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i View of automotive-
related uses on the left,
entrance to Philipsburg
Manor near the center, anc
industrial use on the right.

,

Series of automotive-
related uses in C-1 District
“#al Only the non-conforming

d residence has landscaping.

. View of properties in

the C-1 District with lack of
landscaping and aesthetic
™ appeal.

e SRR

CHARACTER OF STUDY AREA

C-1 HIGHWAY COMMERCIAL DISTRICT
PLANNING AND ZONING STUDY
Village of North Tarrytown, N.Y.

FREDERICK P. CLARK ASSOCIATES, INC. | | Figure 5



Proximity of Mobil
Station to Immaculate
Conception Church
and Rectory.

©

Proximity of Sunoco Station
to Philipsburg Manor.

Proximity of BP Station
to Philipsburg Manor

property.

CHARACTER OF STUDY AREA

C-1 HGHWAY COMMERCIAL DISTRICT
PLANNING AND ZONING STUDY
Village of North Tarrytown, N.Y.
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FREDERICK P. CLARK ASSOCIATES, NC. Figure 6
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Historic Old Dutch Church

located immediately to the
north of C-1 District on

Historic Philipsburg Manor,
located immediately to the
north and west of the

C-1 District on the westerly
side of North Broadway.

CHARACTER OF STUDY AREA

C-1 HIGHWAY COMMERCIAL DISTRICT
PLANNING AND ZONING STUDY
Village of North Tarrytown, N.Y.

FREDERICK P. CLARK ASSOCIATES, INC. Fiaure 7
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A. Uses

A large-scale Zoning Map has been prepared as an overlay to
the large-scale Existing Land Use Map (also see Figure 1 herein).
This map indicates that the C-1 District is surrounded by the
following zoning districts: P Park, CEM Cemetery, C-2 General
Commercial, and R-3, R-4 and R-5 Residential.

The following are permitted principal uses in the c-1
District:

e Sale of new or used automobiles:

2. Gasoline service stations;

23 Auto-body repair shops;

4. Commercial recreation facilities:

5 Public utility installations;

6. . Stores and shops for retail business and personal or business

services; and
7. Planned commercial development groups.

Accessory uses permitted in the C-1 District include business
signs, off-street parking lots and garages.

The following are uses which are not specifically permitted
in the C-1 District by the North Tarrytown Zoning Ordinance, but
which are present:

p Single-, two- and multi-family units;

2. Manufacturing:

35 Office;

4. Restaurant; and

5. Organizations such as the Fraternal Order of the Eagles.

Many of the uses found in the C-1 District which are not
specifically permitted by zoning may - have been permitted by
individual variances.
B. Bulk Standards

The existing bulk standards for the C-1 District are shown. on
Table 1. In this table, the portions of Section 62-8.B, Schedule




+— ot

S w poyoedy
— W MBI i

[=% nd oyg dncsB

S Wousdotansp

o [1%- 1] © RRIAUALOD
O u peyroeds panmig

¥ spRpUNIS $004AI08 $SOURTKY

< s 20 pucied pue

a ~uungxd o} SRRLSNG JNI9) JO§

< weians souy sdoys pum cexig

[¢}] 'be i o L]

(0] z0 8§ W 0% 000 W Jed Ao ogang

— popgoede sw Kon} uope

o Queuanbe 1001 [UIOIMNIOD sepqoIcKe
Z muopippe : Ny vogoes weuwdojeasp be doye 10 Bupinres
> .og, b : | ; ) poyneds [~ ponmyy 008 00004 101 S04 Judos Apoq-oiny PUS om0 puUw ayge
] VAR ; % vor Ioynq vogew - vomhs minomysa of Agmunsd
= r-ze : f poduospuey ¢ SIS BligoTD BOAIE HUHOSND POIBIS) SNARR
! § 1 poyioeds ; : , eburs 10 100 B SOIOIOYM PUB F@IeY
m s Banpooy " : sryd ‘een 101 90ys B Lo d waoxe Buppred wags-4o -0y PURD
iL pus Bupirey 24 0z | euon 1 euon oz SpsuALOD 00 | san @O0 MBI ON ubjs sseugng 10 mau 0 ey WD Asmubiy D
M N (] twop) | Geed | Geei) | fwoy L fusased) osn 0o wary (2] savqy Aroeseooy sosq) uondposeq) RIS Vs
S OSBRI wowoH oy pog ~o woiy . oy HHNM pepueg FdpUld poRLbg
= [T 1T k
c

[3)

S
< ”g

saoudg Uedo pus SpuwA peinbey 08810400 1N WP 215 107 W

1t 1HYd 'SNOIYINOIY 40 3N0INDS
N

- i 1




-l E - E S EEaEEEEEREEEn

Archived File - May Not Be ADA Compliant

of Requlations, Part II, of the Zoning Ordinance which pertain to
the C-1 District have been reproduced.

The C-1 District encourages a large number of land owners and
subdivisions due to the fact that there is no minimum lot size
other than for a gasoline service station. Buildings in the c-1
District are permitted the maximum height of 35 feet. This is in
contrast to the General Commercial (C-2) District in whlch 45 feet
is the maximum. Many of the buildings within the c-1 Dlstrlct are
only one story and are well within this maximum height. There are
no side yard setbacks required in the C-1 District.

C. Parking Standards

The minimum number of required parking spaces for industrial
uses and for general commercial uses not otherwise specified is one
space for each 1,000 square feet of floor area or one space for
each two employees on the maximum shift, whichever is greater.
Offices, restaurants, bars, retail shops and wholesale/warehouse
uses have their own specific standards.

D. Performance Standards

Section 62-16, Performance Standards, contains performance
standards to be enforced in the cC-1 District (as well as in

manufacturing and other commercial districts) to provide for the
prevention of hazards, pollution, vibration, noise, glare and odor.
E. Supplementary Requlations

Article VI contains supplementary regulations which apply to
specific uses. Included in this Article are minimum distance
requirements which apply to gasoline service stations, to the sale
of new or used automobiles, and to restaurants, delicatessens and
other food service establishments, and drinking establishments.

Section 62-19.A states: : :

~MLocation. -~ No -portion of the - property used for a
gasoline service station shall lie within three hundred
(300) feet in a straight line from any lot or parcel that
is used for a public or private school, a public library,
a museum, a civic center, a hospital, a church or other
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place of worship, a public park or playground, a fire
station or another gasoline service station."

° Section 62-20.A states:

© - "Location. No portion of the property used for the sale
of new or used automobiles shall lie within three hundred
(300) feet in a straight line from any lot or parcel that
is used for a public or private school, a public library,
a museum, a civic center, a hospital, a church or other
place of worship, a public park or playground, a fire
station or another establishment for the sale of new or
used automobiles."

There is no similar standard explicitly contained in the
Zoning Ordinance for auto-body repair shops which are not also
either gasoline service stations or automobile sales
establishments.

According to the Village Building Inspector, the Mobil
Gasoline Station, Tornello's Gasoline Service Station (Citgo),
Sleepy Hollow Motors (Tarrytown Auto Mall), Eddy's Automotive
Repair, Amoco Gasoline Station, the Getty Gasocline Station, the
Sunoco Gasoline Station and the BP Service Station are all non-
conforming uses in terms of Sections 62-19.A or 62-20.A quoted
above. 1In his August 9, 1993 memoranduh; the Building Inspector
states:

"The Mobil station is within 300 feet of a church and a

school. Tornello's Service Station is within 300 feet of a

church and Eddy's Automotive Repair. Sleepy Hollow Motors,

Eddy's Automotive Repair and Lenny's Automotive Repair are

all within 300 feet of each other. The Amoco Station [and]

the Getty Station are within 300 feet of each other. The
- Sunoco Station is within 300 feet of the Shell Station and

Philipsburg Manor Restoration (a museum). The BP Station is

within 300 feet of Philipsburg Manor Restoration (a museum)

and is probably within 300 feet of the 0l1d Dutch Church.

Therefore all of the above businesses are presently non-

conforming."
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The Building Inspector concludes that any change in zoning
would not change'the status of these uses as they are all non-
conforming already. However, it should be noted that the uses
which are'non-conforming solely on the basis of being within 300
feet of another gasoline service station or another specified use
may become conforming if the other gasoline service stations or
specified uses within 300 feet of them are discontinued.

10
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V. TRAFFIC CONDITIONS

A. Introduction

North Broadway and Broadway are the main streets which
provide access to properties located in the C-1 zoning district.
This roadway is designated New York State Route 9, it begins to the
south in New York City, and it continues in a northerly,directibn’
to upstate New York. This two/four lane rocadway traverses the
Village where it intersects major and 1local roadways. Major
intersections in the Study Area include Route 9 at Pocantico
Street/Philipsburg  Manor and North Broadway/Broadway/New
Broadway/Bedford Road/Beeknan Avenue. Previous studies have found
that the latter intersection experiences traffic congestion and
delays during peak hours due to the complex configuration of the
intersection.

Route 9 serves both local and regional needs in this part of
Westchester County, since no limited-access highways are available
in the immediate area. Properties in the Study Area are served via
many curb cuts which are often ill-defined and uncontrolled,
creating hazardous conditions for both vehicular and pedestrian
activities. Numerous businesses in the Study Area generate traffic
throughout the day. Congestion and traffic conflicts are found at
many of the driveways and side roads controlled by STOP signs and
at driveways along Route 9.

The most recent traffic volumes available (1993) show that
during the weekday afternoon peak hour, the two-way volume on Route
9 is between 1,140 and 1,525 vehicles. On a typical Saturday
midday peak hour, the two-way Yolume was found to be 810 to 1,000

vehicles.‘

“This information was obtained from the Traffic Impact Study
prepared by Adler Consulting for the proposed Sleepy Hollow Car
Wash, dated June 15, 1993.

11
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B. = Current Zoning

Under current zoning, a number of different types of
development are permitted, including the sale of new or used
automobiles, gasoline service stations, auto-body repair shops,
commercial recreation facilities, and various types of retail and
service businesses. Existing land uses in the Study Area include
many auto-related establishments which require numerous curb cuts
and which generate traffic throughout the day, thereby continuously
affecting traffic conditions in the Study Area.

(& Future Development

It is the intent of the Village to improve traffic flow,
where possible, and to relieve traffic congestion in the Study
Area. Due to r1ght—of~way constraints and existing development
along Route 9, it will be difficult to provide additional traffic
capacity at key intersections in the future. Therefore, it will be
important to attempt to reduce the number of curb cuts along Route
9 and to possibly interconnect parking areas in order to reduce the
amount of traffic which must enter and exit Route 9 in order to
access adjacent properties. In addition, in order to improve
traffic flow along Route 9, it will be important to reduce the
number of turning conflicts on this roadway. By improving traffic
flow along Route 9 and at its key intersections, traffic congestion
in ad301n1ng neighborhoods will also be reduced since motorists
will not be tempted to use other roadways to avoid Route 9.

It will also be important to minimize the kinds of
development that will have a negative impact on Route 9 and
adjacent roadways and to permit uses in the C-1 District that have
traffic peaking characteristics other than at the peak hours of the
roadways. For example, a restaﬁrant will add traffic to area roads

during the lunch time period as well as -in the-early evening; both

of these time periods are other than during the afternoon peak hour
when traffic volumes are found to be their highest.
D. umma

Route 9 will continue to serve both the local and regional
needs of central Westchester. Therefore, it is important to

12
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maintain acceptable traffic conditions in this corridor and to
enhance‘access to the adjacent Beekman Avenue commercial area

Future develcpment should optimally be such as will not have ;
negative impact on the North Broadway/Broadway/New Broadway/Bedford
3oad/Beekman Avenue intersection. Due to the complexity of this
intersection, a multi- phase traffic signal is necessary to control
traffic. Because of the configuration of the intersection and its
?any approaches, it is difficult to upgrade the intersection to
increase capacity. It is appropriate to encourage the kind and
manner of future development which will minimize traffic impact to

the Route 9 corridor and to the Study Area within this corridor

13
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vI. REVIEW OF PLANS AND STUDIES

A. Master Plan, Census Tract 116 ’

: The Master Plan for this Census Tract was issued in 1980 and
pertains to approximately 60 percent of the area currently being
studied. This Master Plan does not include the portion of the

Study Area north of the New Broadway/Bedford Road intersection.
This Master Plan was not officiaily adopted by the village. H Three
of the Master Plan's main objectives are:
1. To improve and maintain the viability of the business area;
24 To improve and preserve the best possible residential
environment; and , ,
3. To maintain and expand the tax base and employment base.
The Master Plan states that General Motors (6M) and other
smaller industries provide a strong industrial base for the Village
and support the auto dealerships and related services which thrive
along Broadway. This Master Plan was written more than 13 years
ago, when there was no indication of a decline in the industrial
base of theAVillage. Certain of the statements in the Master Plan
may no longer be relevant to the Village since it has changed and
will continue to change as a result of GM leaving the village..
With the closing of the GM plant, Route 9 in the Village will
not be as'strong a center for uses related to the auto industry.
In balance, a greater number of office, retail and service uses,
rather than auto-related uses, would now be more appropriate for
the Study Area due to the changing nature of the Village.
The Master Plan recommends certain areas to be changed in
zoning, based upon the way they have evolved in use. For example,
the Broadway frontage between Chestnut and Depeyster Streets (which

is zoned C-1) is recommended to be a residential zone. Also, the -

area south of Lawrence Avenue and north of Chestnut street on the

westerly side of Broadway is shown on the land use plan as being

14
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recommended for "Central Commercial" uses instead of "Highway

v 5
Compercial® uses.

The Master Plan also states that, "The impression gained.by
travelers from the north as they pass the intersection of Broadway
and Beekman Avenue, the major entrance to the business area, is
negative and uninviting. At present, some main features of this
intersection are service station signs, large paved areas, and a
vacant building. Not an inviting scene for motorists driving
through the Beekman Avenue shopping‘district."6 Although some
things have changed at that intersection, certain of these
descriptions still apply to the C-1 District, particularly along
North Broadway. The Village's current goals of increasing tourism
and preserving the nature of its historic sites is in contrast to
certain of these negative images. The Master Plan also discusses
street beautification and states that it should eventually be
extended to other commercial areas in the Village.

B. Zoning Study I: Broadway/Beekman Avenue/Bedford Road
Intersection

This zoning study was prepared by Frederick P. Clark
Associates in 1988. The area covered in this study extends one
block in each direction from the Broadway/Beekman Avenue/Bedford
Road/Hudson Terrace/New Broadway intersection. The study states
that "the complexity of traffic and road patterns, along with the
high traffic volumes suggest....[that] the uses which generate much
traffic or require a 1large turnover of visitors should be

- discouraged. Finally, the visual and symbolic importance of the
area indicates that uses and site designs which contribute to the
positive image of the Village should be encouraged."7

v

5pages 14 and 15.
6page 7.
7page 5.
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The study notes that automobile-related uses generate high
amounts of traffic and are generally eye-catching - though
unattractive. It states, "automotive~related businesses are the

most important land uses, visually, if not in terms of land area,

in the study area. The automobile dealerships and repair shops are

also'obviously very important to the economy of the Village."af
However, when this was written more than five Years ago, the

~ economy and industrial base of the Village was not anticipated to

change as dramatically as may now be the case. Although those uses
were once important, because of the changing character of the
Village, other uses may now be more appropriate and important to
the Village's economy.

The study goes on to describe how the uses on North Broadway
"are in contrast to Beekman Avenue and its vibrant mix of
commercial, residential, and public land uses. Most of the avenue
in the study area has the appearance of an active, locally oriented
village business core that relies on pedestrians more than
motorists. That character changes abruptly at the Broadway/Beekman
Avenue/Bedford Road intersection, which is dominated by the highway
commercial uses found on Broadway and North Broadway."9n

The study also states that, "Zoning should direct future
development of Route 9 more in keeping with the Village's character
and pedestrian orientation rather than encourage highway strip
commercial development."m In addition, the study refers to Master
Plan, Census Tract 116, which recommended a change from Cc-1 zoning
to another commercial district for the westerly side of Route 9 for
one block on either side of Beekman Avenue. This rezoning was not
accomplished.

v

The zoning study also recommends removal of the C-1 zoning
along the easterly frontage of Route 9, south of New Broadway, in

®page 13.

9page 13.
10
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order to enhance the positive image of the Village, and to
alleviate wvisual and traffic problems related to auto-related
businesses. The new district is recommended not to be C-2 General
Commercial, because uses permitted in that district generate large
amounts of traffic. The study recommends that a new commercial
district be created and that this district should permit
profe551onal offices and other uses which do not generate high

- volumes of trafflc. The study refers to a future report which was

never commenced and anticipates that in the future report, the new
district would be extended along Route 9. See Figure 8 herein for
certain of the recommendations mentioned above.
c. Local Waterfront Revitalization Program

The Village's draft Local Waterfront Revitalization Plan
(LWRP) references the c-1 District as follows:

NI Map 2, Development Considerations, shows parts of the c-1
District as containing steep slopes.
2% Map 4, Existing Physical Conditions, shows the block between

Chestnut Street and Depeyster Street as part of a potential
historic district.

L Map 6, Scenic Resources, shows North Broadway north of Dell
Street as a proposed séenic road. Bedford Road and Beekman
Avenue are also shown as areas of scenic view.

4. Map 9, Proposed Projects, shows a pedestrian trail beginning
at Sleepy Hollow Road and the Pocantico River which runs down
along the Pocantico River through Philipsburg Manor to the
Hudson River (just to the north of the cC-1 District).

5. The draft LWRP, in the Scenic Resources and Visual Quality
section, states that the Village could find certain roads,
including Route 9, to be of scenic importance and could apply
for scenic road designation. W
From Section 3, Local Policies and Appllcable State Policies,

two of the development policies are stated below:

1. Development Policy 1G - "Restore, rev1tallze, and redevelop
the Village's Central Business District with emphasis on

stabilizing and strengthening existing businesses, furthering
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a waterfront image for the Village, and preserving its
historic character.' Ty : ; :
2. Development Policy 1K - "Restore, revitalize} and redevelop
the area along, and on both sides of Route 9 (North
-~ Broadway), between its intersection with Beekman Avenue and
the bridge crossing the Pocantico River."'?.
The text continues: "The following sites have been identified by

- the Village as being either underutilized, deteriorated, in need of
- rehabilitation, or a combination of all three... The area along,

and on both sides of Route 9 (North Broadway) between its
intersection with Beekman Avenue and the bridge crossing the
Pocantico River.u™

The LWRP adds that, "Any development/redevelopment of those
sites should maximize possible ties to the water (as appropriate)
and be undertaken to enhance and improve the general visual quality
of the Hudson River and Pocantico River waterfront, and the Village
in general...; protect and improve water quality...; and protect
and enhance the continued viability of the Village's identified
wetland and watercourses."' The LWRP also encourages the
protection of steep slopes, the prevention of erosion and the
protection of the ‘"established residential and neighborhood
commercial character of the Vi:!.lage."15 The LWRP, in general,
seeks to encourage tourism and to emphasize and protect the
waterfront and historic sites in the Village.
D. Urban Form Open Space Implementation

The Westchester County Planning Board and Parks, Recreation
and Conservation Board prepared this plan in 1976. The plan shows

11page dod
Zpage 2.
13
pages 4 and 5.
Ypage 5.
15page 31.
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that approximately one-third of the Village of North Tarrytown
contains open space elements including existing County parks,
linear elements, scenic routes, major open spaces such as parks,
schools, institutions, watershed lands, cemeteries, etc. Route 9
is shown as a linear element. :
E..  Draft Patterns for Westchester
The Westchester County Department of Planning is currently

proposing changes to the Urban Form Refinement and will title the
new document "Patterns for Westchester.® Included in these
proposed changes as related to the Village of North Tarrytown are
the inclusion of Philipsburg Manor and Sleepy Hollow Cemetery as
"definite elements of open space." Philipsburg Manor is contiguous
to the C-1 District ang Sleepy Hollow Cemetery is across the
Pocantico River from the C-1 District (next to the 0ld Dutch
Church). Both are located along North Broadway.
F. Community Profile

k According to a community profile of the Village of
North Tarrytown, pPrepared by the Westchester County Department of
Planning in 1993 and based on 1930 Census data, the population of
North Tarrytown increased by approximately two percent during the
decade between 1980 and 19%0. 1In 1990, only 37 percent of the
housing units were owner-occupied while 63 percent were renter-
occupied. The median year of the housing units built in the
Village is 1939 and the median house value is $332,200. The
percent of total units in the Village that are over-crowded is 9.5

G. Regional Development Guide, 1980 ~ 2000
 The ,Iri—StateA~Regienalf~Planning Commission issued the

Regional Development Guide in September 1981. The C-1 District is

designated by the Regional Development Guide as a residential
density group of "7 or More" dwelling units per net acre and an
"Industrial District" is shown along Route 9, Regarding highway-
oriented commercial uses, the Regional Development Guide notes that

- 19
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there are many locations of this use throughout the region to serve
the suburban areas, and it recommends that further growth in other
locations be restrained and that "more highway shopping center,
strip commerce, office parks, motels, industries and warehouses and
other large employment places at outlying areas should be allowed
only upon explicit public justification.®”®  The Regional
Development Guide emphasizes growth in areas which have been
developed and need to be revitalized. y

-

“page 19.
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VII. CONCEPTUAL ZONING RECOMMENDATIONS

' Asi a result of our research and analysis, we make the

;‘foilowing recommendations with regard to the c-1 District.
& l Uses .

We recommend the addition of various uses to the (-1

‘ Distriétbythereby converting the C-1 District into more of a mixed-

,usé,zoning district, as suggested in certain previous studies of
the Village. - The wuses that would be added are offices,
restaurants, delicatessens and other food service establishments
(excluding fast food restaurants), and apartments over certain
commercial uses. Many of the uses permitted in the C-1 District
would not be high traffic generators. Local establishments and
services should be encouraged, although certain uses could be
regional in nature in order to attract tourism to the Village.
Consideration of apartments over certain commercial uses, as
is permitted in the c-2 District, would not only serve to fulfill
the need for affordable housing, but would also help to alleviate
the over-crowded situation found by the Westchester County
Department of Planning to be existing in the Village. Apartments
would also provide for a 24-hour population within the c-1

‘District. Areas which are populated during the day by those

utilizing or employed by the commercial uses would be populated at
night by the residents.

B. Supplementary Regulations

In keeping with the goals of the Village and the format of
the Zoning Ordinance, and in order to lessen and limit the impact
which gasoline service stations and uses involving the sale of new
Or used automobiles will have in general and upon relatively

Sensitive  uses, the  distance- requirements between such uses

currently contained in the Zoning oOrdinance should be increased.
Further, for the purposes mentioned above, a similar distance
requirement should be included in the Zoning Ordinance for auto-
body repair shops.

21
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o Schedule of Regqulations, Parts I and II

The General Descrlptlon column in this table, as it pertains
to the C-1 District (and to all of the other zoning districts in
the Village) is unusual for a Zoning Ordlnance, is unnecessary, and
may also be unintentionally misleading. It could easily be
misconstrued to be inappropriately expansive if relied upon as a
~definition of permitted uses, thereby erroneously superceding the
specifically enumerated lists of permitted principal and accessory
uses in this table.

For this reason, we recommend removing the General
Description column from the Schedule of Requlations, Parts I and
II. Uses which are desired by the Village to be included in each
specific district would then be plainly stated only in the
Permitted Principal Uses column. This will eliminate any need for
interpretation.

D. ographica rrors, Omissions c ifi ions

In reviewing the Schedule of Regulations, Part II and other
provisions relating to the C-1 District, we have no?iced a number
of typographical errors, omissions and text in need of
clarification. These items should be corrected and we will address
them individually in a forthcoming memorandum regarding specific
zoning text amendments.

E. Beautification

Although not a zoning recommendation, the beautification of
Route 9 by means of the addition of street trees and street
furniture (where space allows) would serve to upgrade the visual
quality of the C~1 District, and would have a positive impact upon
the historic sites in proximity to this area and upon the Village
in general.
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