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1.0 Introduction and Existing Conditions 
 
This report was prepared in response to a zoning petition and development proposal for 
a 3-acre waterfront parcel (the “North Parcel”) located in the Village of Irvington, New 
York.  It also provides zoning recommendations applying to the larger waterfront area 
including the South Parcel which is currently mapped Industrial District (I).  The report was 
prepared with the guidance of the Village of Irvington.  Chapter 1.0 reviews existing 
conditions and summarizes the concept plan proposed by Bridge Street Properties for the 
North Parcel, Chapter 2.0 reviews regulatory controls including the comprehensive plan, 
zoning, and floodplain, Chapter 3.0 provides a visual analysis of the North Parcel 
concept plan, Chapter 4.0 reviews downtown and waterfront developments in 
comparable Westchester communities to put the scale of the North concept plan in 
context, Chapter 5.0 provides recommendations relating to the North Parcel concept plan 
and Chapter 6.0 recommends a new Waterfront Mixed Use (W) to replace the Industrial 
(I) zone on both North and South Parcels.   
 
Background 
In 2003 the Village prepared a new comprehensive plan that recommended the 
elimination of the industrial zoning mapped on the waterfront including both North and 
South Parcels. In the same year, Bridge Street Properties, the owners of both North and 
South parcels, submitted a request for a zone change including a concept plan for a new 
mixed use development to replace the existing surface parking lot at the North Parcel.  In 
the summer of 2006, a special meeting of the Village Board was held at the public library 
to receive public input on the redevelopment of the project site.  The results of the special 
meeting are summarized in the appendix to this report.   
 
Public comments at the special meeting focused on potential impacts to the viewsheds 
from Main Street and Matthiessen Park to the Hudson River, restricting building heights, 
and maintaining and improving public access.  Comments were also made that new 
development should integrate smoothly with the Village, water and park and should be 
consistent with Main Street’s character and style.  Priorities also focused on providing 
sufficient parking and improving the current appearance with sidewalks, landscaping, 
benches, lighting and pedestrian facilities.     
 

1.1 Site Description  
The North Parcel lies at the foot of Main Street on the west side of Metro North railroad 
and immediately on the waterfront.  It includes approximately 2.4 acres of land with an 
additional 0.6 acres under water.   The site includes two smaller structures including a 
maintenance building and the Pateman office building.  The majority of the site is used as 
an approximately 242-space surface parking lot.  To the immediate north of the site is the 
Boat Club which is a separate parcel and also owned by Bridge Street Properties.  The 
Village-owned Matthiessen Park extends to the north of the Boat Club.   
 

This draft study was prepared by BFJ Planning at the request of the Village Board of Trustees to help them evaluate a zoning 
amendment petition and development proposal submitted by Bridge Street Properties, LLC on February 13, 2007 for a 3- acre 
waterfront parcel located in the Village of Irvington, New York. As of the date of its publication by the Board of Trustees (January 
23, 2009), this study does not represent the position of, and has not been endorsed by, the Board of Trustees. 
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To the south is West Main Street, a Village-owned street and south of that are four 
commercial buildings, three of which were formerly part of the Lord and Burnham 
manufacturing complex and today are owned by Bridge Street Properties.  The buildings 
have been adaptively reused, and today they each contain a total of 175,000 square feet 
occupied by commercial and office uses.  In 2002, an additional, 3 story, 25,000 square 
foot commercial building was constructed bringing the total up to 200,000 square feet.  
These buildings are currently served by surface parking including spaces on the North 
Parcel (see Section 3.2 of this report which addresses existing parking).  These existing 
commercial uses are part of the South Parcel and cover a total of approximately 5.5 
acres.  To the south of the Bridge Street properties is Scenic Hudson Park which includes 
ballfields and public open space.  
 

1.2 North Parcel Concept Plan and Zoning Petition 
The concept plan for the North Parcel calls for 19 residential units, including 13 
townhouses and 6 duplexes, above approximately 4,500 square feet of ground floor 
commercial space fronting West Main Street1.  An approximately 226-space, four-level 
parking garage is proposed with access via ramps from Bridge Street.  The proposal is 
described fully in Chapter 3.0 of this report along with a site plan (see Figure 9).   
 
Zoning and other regulatory controls are discussed in the next section of this report. 
Chapter 6.0 of this report proposes a new Waterfront Mixed Use (W) zone that would be 
mapped on the North and South Parcels.  This responds to Bridge Street Properties’ 
proposed zoning and incorporates recommendations from the Village of Irvington who 
guided the preparation of this report.      
 
A site location map, aerial and site photographs follow.

                                              
1 Petition for the Creation of a Mixed-Use District and Zoning Map Amendment, Shamberg Marwell 
Davis & Hollis, P.C. on behalf of Bridge Street Properties LLC, February 13, 2007. 
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FIGURE 1: PROJECT LOCATION
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FIGURE 3: SITE PHOTOS
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2.0 Zoning and Other Controls  
 

2.1 Village Comprehensive Plan 
The Village’s 2003 Comprehensive Plan (the “Plan”) contains a number of 
recommendations relating to the project site.  It recognizes that the area along the 
waterfront is primarily used as office and restaurant space and recommends eliminating 
the Industrial zoning to accommodate future growth and improvements that are 
compatible with the Village’s goals.  Additional priorities of the Plan are to improve public 
access to the waterfront and continue the adaptive reuse of the existing Lord and 
Burnham warehouses and manufacturing buildings that are an essential component of 
the area’s character.  The Plan also recognizes the need to improve pedestrian access to 
Scenic Hudson Park and notes the negative impacts of the surface parking at the North 
Parcel.  
 
Chapter 6.0 of the Comprehensive Plan specifically addresses the Main Street area and 
waterfront, and recommends preserving views of the Hudson River, improving pedestrian 
and vehicular access to the waterfront, designating a pedestrian pathway to Scenic 
Hudson Park, improving the streetscape along West Main Street extending to the 
waterfront and the elimination of the Industrial zoning.   

2.2  Zoning  
Figure 6 shows the existing zoning map:  an I* at the waterfront shows the extent of the 
Industrial District Zoning.  The asterisk signifies the Village’s View Preservation Overlay 
District described in Article XXIV of the Village Code.  This overlay provides that the 
Planning Board shall review site plan applications in the VP district “as to the best siting, 
dimensions and configuration of principal and accessory structures so as to cause the 
least possible obstruction of the view of the Hudson River for neighboring properties and 
adjacent public property and rights of way.“  Table 7 summarizes the proposed MU zone 
requirements as described in the zoning petition as compared to the existing controls 
within the neighboring Business District (B) and Industrial District (I).  We note that 
residential uses are permitted within the Business District at a density of 1 unit per 2,500 
square feet of lot area and that the zoning petition proposes half this density at 1 unit per 
5,000 square feet of lot area.  FAR is proposed at 1.4, the same as is currently permitted 
within the Industrial District.   
 
Existing Built Floor Area 
A rough estimate is that One Bridge Street and 2 West Main Street (the new three story 
building) are currently built out at 1.4 FAR.  This assumes a 2.02 acre parcel2.  2 Bridge 
Street to the south on a roughly 3.5 acre parcel is built at about 0.35 FAR, leaving 1.05 
FAR of potential development.  Both sites are constrained by parking requirements 
however, which is described in the next section.     
 

                                              
2 Parcel sizes are based on Village tax maps which are included in the appendix to this report. 
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2.2 Parking  
The North Parcel currently includes approximately 242 parking spaces.  This includes 17 
spaces required for the Pateman office building, plus 186 spaces for the South Parcel 
including the new 2 West Main Street Building.  Based on an on-site survey on a weekday 
during spring 2008, we noted that 25 percent of the spaces were not used.  As part of our 
work for this report, the Village of Irvington requested that we review the feasibility for 
a new parking deck that would be located immediately south of One Bridge Street as an 
alternative to the concept proposed by Bridge Street Properties.  A memo addressing this 
is included in the appendix.  We conclude that such as scheme is inefficient, would block 
light and air to adjacent buildings and is not cost effective. 
 
 

 
 

Bldgs. South of 
Main St. 

Required 
Parking 

Parking Provided
On-Site 

 North Parcel Required 
Parking 

One Bridge St. 236 106 space surface lot Pateman Bldg. 7

Two Bridge St. 91 105 space surface lot Maintenance Bldg. 10

Boiler Room 10 Spaces for South Parcel 186

West Main St. 60 Additional Parking 39

Total: 397 211 Total:  242
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Figure 7: Summary of Existing Business and Industrial District Zoning Controls  
 

Zoning Controls Business District (B) Article IX Industrial District (I) Article X Mixed Use (MU) as proposed by BSP*
Permitted Uses Commercial, office, retail and restaurant 

uses  
Residential is permitted at 1 unit/2,500 sf 
of lot area, must be located 2nd floor or 
higher 

Industrial uses 
 
Residential by special permit 
 

Retail stores, banks not more than 5% of all 
bldgs. on lot, business, offices  
 
Residential by BOT special permit. 
1/5,000 s.f. of dry land area of lot. 

Floor Area Ratio n/a  
(only applies to residential districts) 
 
 

1.4
(excludes storage in basements, 
cellars) 
 

1.4, based on dry land area of lot
0.6 FAR residential 
1.0 parking structure 
 

Height 35 ft or three stories 
 
No higher than neighboring bldgs. on 
Main Street  
 

35 ft or three stories 35 feet or three stories
28 feet for parking structure 
 

Coverage Principal and accessory bldgs. 70% 
Incl. parking and driveways shall not 
exceed 80%  

Principal and accessory bldgs. 70%  
Residential bldgs. 40%.   

50% principal and accessory bldgs, 
80% for bldgs. plus parking and driveways 

Yard requirements At least 4 ft wide, if req’d by Planning 
Board 
 
At least 10 ft wide abutting res. district. 

None required, but, if provided any 
yard shall be at least 4 ft wide  
 
At least 10 ft wide abutting res. district.

Green zone: 60 feet and 24 feet deep on 
Hudson River, average of not less than 43 feet.  
Private terraces may encroach. 
Min. 10 foot on Bridge Street  
Min. 10 feet on West Main Street  
Parking garage: min. 15 feet from West Main, 
10 feet from Bridge 

Parking 1 space/1 bdrm, 1.5 spaces/2 bdrm., 2 
spaces/3+bdrm. 
15% credit w/in 600’ of RR station tunnel  
1 space/150 sq. ft. retail 
1 space/200 sq. ft. office space 
Credit for 24’ of permitted curb parking 

1 space/DU 
1 space/500 sq. ft. on first floor 
1 space/375 sq. ft. on second and 
higher 

2 spaces/DU
1 space/300 sq. ft. of retail/service 
1 space/200 sq. ft. of medical, dental  

*Notes: Mixed Use zone based on 2/13/07 zoning petition from Bridge Street Properties (BSP) 
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Overlay Zone 
Article XX1V  
View Preservation 
Overlay 

Denoted by * on zoning map.  Planning Board reviews siting, dimensions, 
configuration of site plans so as to cause least possible obstruction of views to 
Hudson River.  Application may be referred to Board of Architectural Review. 

 
 

 

Section 224-163 
Greenway Compact 
Plan 

To extent that Village amends or enacts new land use laws, such laws, where 
appropriate would be consistent with Compact Plan 
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2.3 Floodplain and Climate 

A concern raised by the Village of Irvington focused on climate change and potential 
sea level rise and how this might impact the Village’s waterfront and redevelopment of the 
North Parcel.  This is an important issue for many coastal area communities.  In our 
knowledge there is no local zoning authority granted to municipalities in New York State 
to regulate waterfront development because of potential sea level rise.  Regulation instead 
focuses on storm events and ensuring minimum damage as a result of flooding during 
major storm events (such as a 100 year flood).  Revised Federal Emergency Management 
Agency (FEMA) flood maps and an amended flood control law were adopted by the 
Village last year in September 2007.  Below are the objectives of the Village’s flood 
control laws as described in Section 124-3: 

A. Protect human life and health.  
B. Minimize expenditure of public money for costly flood control projects.  
C. Minimize the need for rescue and relief efforts associated with flooding and 

generally undertaken at the expense of the general public.  
D. Minimize prolonged business interruptions.  
E. Minimize damage to public facilities and utilities such as water and gas mains, 

electric, telephone and sewer lines, streets and bridges located in areas of special 
flood hazard.  

F. Help maintain a stable tax base by providing for the sound use and development 
of areas of special flood hazard so as to minimize future flood blight areas.  

G. Provide that developers are notified that property is in an area of special flood 
hazard.  

H. Ensure that those who occupy the areas of special flood hazard assume 
responsibility for their actions.  

Any redevelopment of the parcels within the flood zones as described on the updated 
flood maps will have to demonstrate compliance with the provisions of this section.  As 
Figure 8 indicates, a large portion of the north parcel is located within the 100 year flood 
plain and within flood zone AE at elevation 7 feet.  Under the latest New York State DEC 
guidelines and local laws adopted by the Village, habitable space must be located 2 feet 
above base flood elevations mapped for the 100 year flood.   

In addition to the Village’s existing flood laws, we recommend adding new zoning 
language to clarify for developers, property owners and business owners that 
development within the Village’s Waterfront Mixed Use district (W) must comply with the 
provisions of Chapter 124 Flood Damage Prevention of the Village code.  

Other local measures at tackling climate change focus on energy conservation, promoting 
green buildings and lobbying. For example the U.S Conference of Mayors Climate 
Protection Agreement calls for cities to strive to meet the Kyoto protocol including a 7% 
reduction from 1990 levels by the year 2012.  This agreement has already been signed 
by over 500 communities nationwide, including White Plains, New Rochelle, Yonkers, 
Tarrytown and NYC.  If the village joins ICLEI-US and makes the commitment to 
participate in the Cities for Climate Protection Campaign, ICLEI then provides experienced 
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staff, software tools, and a wide variety of programs and technical assistance to help 
reduce greenhouse gas emissions3.  Westchester County also has a Global Warming 
Taskforce made up of representatives from government, business, schools and colleges 
and the environmental community so that each sector can address both short-term and 
long-term actions specific to their area. It is chaired by North Castle Supervisor Reese 
Berman and co-chaired by Robert Funicello, environmental project director of Westchester 
County4.  

 

 

                                              
3 http://www.iclei.org/index.php?id=1120#milestones 
4 http://www.westchestergov.com/environment_TaskForce.htm 
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3.0 Bridge Street Properties Proposal  
 

3.1 Visual Impact Analysis  
 
The following Figures 10-15 provide a visual analysis of the Bridge Street Properties 
proposal.  This includes: 
 
Site Sections 

• North-south site section through Bridge Street  
• East-west site section with Bridge Street Context 
• East-west section down Main Street  

 
Photomontages 

• North Astor Street – existing and proposed 
• Cottenet Street – existing and proposed 
• Matthiessen Park – existing and proposed  

 

3.2 North Parcel Concept Plan Parking Summary 
 
The parking calculations for the proposal are based on the proposed Mixed Use zone 
requirements and are summarized below.  The new townhouse units will have 2-car 
parking garages, the duplexes will have 1-car garages with an additional space 
designated in the courtyard area.  The retail space will be assigned 30 parking spaces in 
the new deck.  The total number of spaces in the proposed deck is 226.  We understand 
that this number was reduced to accommodate a retail building at the corner of Main and 
Bridge streets.  The table below provides a summary: 
 
Residential Uses 
Use Parking Req’d (under MU zone) Proposed 
13 townhouses 2 /D.U. = 26 26 garage 

12 driveway  
6 duplexes 2/D.U. = 12 6 garage 

6 courtyard 
 16 visitors in ctyrd.
 Total 66 
 
Parking Deck (226 spaces) 
Use Parking Req’d (under MU zone) Proposed 
Retail (4,500 sq. ft.) 1/150 s.f. = 30 30    
South Parcel Parking Req’ts 186 186  
Additional Parking in Deck 226 – (186 + 30) = 10 10
 Total 226
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FIGURE 9: BRIDGE STREET PROPERTIES PROPOSAL
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FIGURE 10: EAST-WEST SITE SECTION - MAIN STREET
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FIGURE 11: NORTH-SOUTH SITE SECTION - BRDIGE STREET
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FIGURE 12: EAST-WEST SITE SECTION - BRDIGE STREET
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FIGURE 13: GARAGE ELEVATION
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FIGURE 14: MAIN STREET VISUAL IMPACT

Current View from Main Street

Main Street at Grinnel Street Main Street at Eckar Street

Proposed View from Main Street

Main Street at Cottenet Street
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FIGURE 15: ASTOR STREET VISUAL IMPACT

Current View from Astor Street

Proposed View from Astor Street
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FIGURE 16: MATTIESSEN PARK VISUAL IMPACT

Current View from Mattiessen Park

Proposed View from Mattiessen Park
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4.0 Review of Comparable Downtown and Waterfront 
Developments 
 
The following provides a review of comparable new developments in Westchester County 
Villages.  Overall, based on comparable developments, the concept plan for the North 
Parcel seems reasonable and even conservative in terms of overall height and scale.   
 

1. Ferry Landings, Village of Tarrytown 
 
Location: Hudson River waterfront, walking distance to train station 
Uses: 250 apartments, commercial, retail, public open space 
Height: 45 feet or 3 stories to midpoint of roof 

 
2. Livingston Ridge, Village of Dobbs Ferry 

 
Location: east side of railroad tracks, overlooking Hudson River 
Units: 24 full-floor apartments 
Height: 45 feet or 4 stories 

 
3. Ichabod’s Landing, Village of Sleepy Hollow 

 
Location: waterfront parcel immediately south of old GM site 
Units: 44 townhomes 
Height: 65 feet 
 

4. Half Moon Bay, Village of Croton-on-Hudson 
 
Location: Hudson River waterfront  
Units: 158 terrace and townhomes 
Height: 37 feet and 3 stories, 25 feet and 2 stories within 75 feet of mean high 
water line 
 

5. The Avalon Willow, Village of Bronxville 
 

Location: downtown Bronxville, opposite the train station 
Units:110 apartments  
Height: 42 feet and 3 stories 
 

6. Christie Place, Village of Scarsdale 
 
Location: downtown Scarsdale, opposite train station 
Units: 42 apartments 
Height: 46 feet and 4 stories  

 
 



Village of Tarrytown

•    WGBD (Waterfront General Business District) and Waterfront District (WD)

•    Maximum Height: 45 feet to midpoint of roof, 3 stories

•    Height restriction may be waived with special permit and provision of specifi c amenities.

Village of Tarrytown

Site Plan

Elevation

Ferry Landings Development

IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 17: FERRY LANDINGS, VILLAGE OF TARRYTOWN



IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 18: VILLAGE OF DOBBS FERRY



•    Riverfront Development Zoning District (RF)

•    65 ft

Village of Sleepy Hallow

IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 19: ICHABOD’S LANDING, VILLAGE OF SLEEPY HOLLOW



IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 20: HALF-MOON BAY, VILLAGE OF CROTON-ON-HUDSON



•    Residence A (R-A) and Business B (B-B) Districts

•    Maximum Height: R-A 35 ft and 2 1/2 stories
                                       B-B 42 ft and 3 stories

Village of Bronxville

Bronxville

The Avalon Development

IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 21: AVALON, VILLAGE OF BRONXVILLE



Scarsdale

•    Business District A and B (B-A & B-B) and Residence A-3 (RA-3)

•    Maximum Height: B-A & B-B 46 ft and 4 stories

Village of Scarsdale

Christie Place Development

IRVINGTON WATERFRONT ZONING STUDY                                                     SOURCE: BFJ PLANNING, HAGSTROM MAP

FIGURE 22: CHRISTIE PLACE, VILLAGE OF SCARSDALE
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5.0 Recommendations  
 
The following section describes recommendations for the redevelopment of the North 
Parcel.  Section 6.0 of this report focuses new zoning to replace the Industrial District. 
 
Public walkway:  As currently proposed, the waterfront promenade extends the full length 
of the property terminating at the northwest corner.  We understand that access to 
Matthiessen Park is restricted to the public; however we suggest that the promenade might 
be extended on the north edge of the property to connect to Bridge Street via a walkway 
in between the boat club and the parking garage.  This may require the parking garage 
to be reconfigured to accommodate a walkway and would result in the elimination of 
approximately 8 parking spaces.  Please see Figure 22.  We also recommend that based 
on our experiences with comparable waterfront developments in similar communities, that 
the width of the public esplanade be a minimum of 15 feet.  This may require a 
reconfiguration of the site plan.   
 
New crosswalk:  To provide a connection for the walkway suggested above and described 
on the attached plan, we recommend a crosswalk should be added at Bridge Street (see 
attached sketch).  This will require eliminating some of the diagonal parking spaces. 
 
New Sidewalk Connecting Bridge Street to Scenic Hudson Park:  Another 
recommendation that is also contained in the Comprehensive Plan is to provide for safe 
pedestrian passage on Bridge Street south to Scenic Hudson Park.  This might include a 
narrow sidewalk or paving leading from the train station underpass and crossing south 
towards Scenic Hudson Park. 
 
Parking Deck:  We recommend that the parking spaces within the deck should be at least 
8 ½ feet wide and the deck itself can be up to 65 feet wide.  65 feet allows for two rows 
of parking (at 18 feet deep each) separated by a 22 foot wide drive aisle with an 
additional 5 feet to allow for wall thickness and some flexibility in the design of the 
exterior.   As proposed the garage height appears to be 28 feet. This height results in 
unfeasibly low floor to ceiling heights. A more realistic height is 32 feet.  



New Crosswalk

minimum 20’ wide

minimum 20’ wide

Extend Public Walkway

IRVINGTON WATERFRONT ZONING STUDY                                                                                                                                                      SOURCE: PETER GISOLFI ASSOCIATES

FIGURE 23: BFJ RECOMMENDATIONS
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6.0  DRAFT Waterfront Mixed Use District (W) 
 
Implement recommendations of 2003 Comprehensive Plan:  Consistent with the Village’s 
Comprehensive Plan we recommend that the existing Industrial zone be eliminated and 
replaced with a new Waterfront Mixed Use district (W).  Below we provide a discussion of 
the proposed use regulations, bulk and area controls, setbacks, height requirements and 
waterfront esplanade. 
 

1. Uses Controls: Existing Article X Industrial District (I) would be replaced with new 
Article X Waterfront Mixed Use District (W).  Permitted uses would include retail, 
offices, art galleries and fitness clubs, municipal and public facilities.  This is based 
on existing use controls within the Business B zone mapped on Main Street and 
would allow many of the existing uses within the Industrial zone to continue to 
operate and expand.  We also propose residential uses to be a permitted use and 
limited to a density of 1 unit per 2,500 square feet of dry land area.  This density 
is consistent with the existing residential density permitted in the Business District 
and would allow up to 40 units at the North Parcel.  We also propose a list of 
special permit uses which would include parking structures with a list of conditions 
relating to bulk and views of the Hudson and Palisades.  A category called product 
research and development, testing and assemblage is added based on uses 
currently within the Bridge Street properties.   

 
2. Floor area, height and coverage:  Floor area ratio is proposed at 1.4 and would 

be based on the dry lot area.  This is the same FAR as is currently permitted in the 
Industrial District.  Applied to the North Parcel, which is 2.4 acres, this would allow 
a maximum floor area of approximately 146,000 square feet which we believe is 
more than enough to accommodate the proposed concept plan.  Bridge Street 1, 
to the immediate south and fronting West Main Street is built out at approximately 
1.4 FAR and Bridge Street 2 to the south towards Scenic Hudson Park is currently 
built at approximately 0.35 FAR (based on 1 existing floor). 
 
Height is proposed at 35 feet measured to the highest point of the roof, which is 
consistent with the existing code definition of how height is measured.  In our 
experience height is more usually measured to the midpoint between the eaves 
and the peak of the roof if the roof is pitched, so we believe this is a conservative 
approach.  Mechanical bulkheads or elevator overruns may exceed 35 feet by up 
to 7 feet provided they occupy no more than 5% of total roof area or lot coverage. 
 
Lot coverage is proposed at 50% of the dry land area of the lot with an 80% 
limitation for impervious surfaces including buildings, parking and driveways.  This 
is compared to 70% limitation in the existing Industrial zone.  This will make the 
existing Bridge Street properties non-conforming as they are covered primarily 
with buildings and pavement.   
 

3. Yard and Setback Requirements: No front yard is required.  We recommend 
instead that buildings are set back at least 10 feet from Main Street and 5 feet 
from Bridge Street.  The concept plans currently indicate a minimum 12 feet from 
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Main Street and 5 feet from Bridge Street.  We recommend a minimum separation 
between buildings of 10 feet.  The concept plan indicates 5 feet between the 
parking structure and mixed use building fronting on Main Street.  We believe this 
is too narrow and should be adjusted.  Rear yards would be 10 feet.  Setbacks 
from the Hudson River are 25 feet with a 10 foot wide allowance for a private 
terrace.  Parking structures must be set back 75 feet from the Hudson River. 
 

4. Waterfront Esplanade:  We propose a waterfront esplanade of at least 15 feet in 
width measured from the bulkhead line.  10 feet is permitted for pre-existing 
buildings.   
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Figure 24: Comparison of Existing Business and Industrial District Controls with Proposed Waterfront Mixed Use District (W) 
Zoning Controls Business District (B) Article IX Industrial District (I) Article X Waterfront Mixed Use (W) New Article X
Permitted Uses Commercial, office, retail and restaurant 

uses  
Residential is permitted at 1 unit/2,500 sf 
of lot area, must be located 2nd floor or 
higher 

Industrial uses 
 
Residential by special permit 
 

Water dependent uses
Retail stores, banks not more than 5% of all 
bldgs. on lot, business, offices  
Residential at 1unit /2,500 s.f. of dry land 
area of lot. 

Floor Area Ratio n/a  
(only applies to residential districts) 
 
 

1.4
(excludes storage in basements, 
cellars) 
 

1.4, based on dry land area of lot
0.6 FAR residential 
 

Height 35 ft or three stories 
 
No higher than neighboring bldgs. on 
Main Street  

35 ft or three stories 35 feet or three stories incl. parking structures
32 feet for parking structures 

Coverage Principal and accessory bldgs. 70% 
Incl. parking and driveways shall not 
exceed 80%  

Principal and accessory bldgs. 70%  
Residential bldgs. 40%.   

50% principal and accessory bldgs, 
80% for bldgs. plus parking and driveways 

Yard requirements At least 4 ft wide, if req’d by Planning 
Board 
 
At least 10 ft wide abutting res. district. 

None required, but, if provided any 
yard shall be at least 4 ft wide  
 
At least 10 ft wide abutting res. district.

Setback from Hudson River: 25 feet 
Private terraces may encroach 10 feet 
Min. 15 foot wide esplanade 
Min. 5 feet from Bridge Street  
Min. 10 feet from West Main Street  
Parking structures must be set back 75 feet 
from the Hudson River 
 

Parking 1 space/1 bdrm, 1.5 spaces/2 bdrm., 2 
spaces/3+bdrm. 
15% credit w/in 600’ of RR station tunnel  
1 space/150 sq. ft. retail 
1 space/200 sq. ft. office space 
Credit for 24’ of permitted curb parking 

1 space/DU 
1 space/500 sq. ft. on first floor 
1 space/375 sq. ft. on second and 
higher 

2 spaces/DU
1 space/300 sq. ft. of retail/service 
1 space/200 sq. ft. of medical, dental  
1 space/400 sq. ft. of product design, testing 
Up to 25% reduction in total spaces with 
shared parking analysis 
15% credit w/in 600’ of RR station tunnel  
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DRAFT ARTICLE X Waterfront Mixed Use District (W)  
 
Replaces existing Article X Industrial District I 

§ 224-39. Purpose and Intent.  

The purpose of the waterfront mixed use district (W) is as follows:  

1. To allow for the continued use of former industrial buildings for business, professional 
and commercial uses. 

2. To encourage water-dependent and water related uses. 

3. To promote public waterfront access including a waterfront esplanade.  

4. To allow for new mixed use residential and commercial development limiting the bulk and 
height to preserve Village character.    

5. To preserve views of the Hudson River and Palisades. 

§ 224-40. Use regulations.  

A. No building or premises shall be used and no building or part of a building shall be erected 
which is arranged, intended or designed to be used, in whole or in part, for any purpose 
except the following:  

(1) Water dependent uses. Including a fishing piers and small boat docks not to exceed 
5,000 square feet. 

(2) Retail stores not to exceed 5,000 square feet.  

(3) Office uses.  

(4) Personal service stores.  

(5) Art galleries, fitness clubs. 

(6) Municipal and public facilities. 

(7) Dwelling units not to exceed 2,500 square feet of dry land area. 

 

B. Special permit uses; requirements. 

(1) Boat marinas. 

(2) Bed and breakfast, inns, hotels and clubs.  

(3) Parking structure.  Parking structures may be approved as a special permit use 
subject to the following conditions: 

i. Setbacks.  Parking structures must be set back a minimum of 75 feet from 
the mean high water mark of the Hudson River. 

ii. Historic Context.  The overall design of parking structures shall be 
considered in the context of existing historic buildings within the Waterfront 
Mixed Use District (W). 

iii. Viewsheds.  Consistent with Article XXIV View Preservation Overlay Districts 
(VP), the siting, dimensions and configuration of parking structures shall be 
designed to minimize visual impacts. 

iv. Height and Width.   
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a) Parking structures shall not exceed 32 feet in height with a 7 foot 
allowance for mechanical bulkheads.  Mechanical bulkheads shall 
occupy no more than 5% of total roof area or if there is no roof, 5% 
of building coverage. 

b) Parking structures shall not exceed 65 feet in width. 

(4) Banks, not to exceed more than 5% of all built floor area or 1,000 square feet. 

(5) Theaters and restaurants, excluding fast food, amusement parks or galleries, 
whether open or enclosed or circuses.  

(6) Outlets and pickup stations for laundries and cleaning establishments, excluding 
washing of wearing apparel or cleaning of wearing apparel or household effects other 
than where noncombustible solvent is used and where combustible solvent is used 
only for the incidental removal of spots.  

(7) Public utility installations.  

(8) Product design, research and development, testing and assemblage.  

 

C. The following uses shall be prohibited:  

(1) Any use which is noxious or offensive by reason of emission of odor, dust, noise, 
smoke, gas, fumes or radiation or which presents a hazard to public health or safety.  

(2) The use of premises for the operation of any fast-food establishment or any 
restaurant or food service business providing curb, drive-through or window-counter 
service or having more than 1/2 parking space for each seat therein.  

§ 224-41. Floor area, height and coverage.  

A. Floor area.  No building shall be erected or enlarged in which the aggregate floor area, 
exclusive of cellar and basement areas used only for storage or for the operation and 
maintenance of the building, shall exceed 1.4 times the area of the lot on which such 
building stands including all levels of any parking structures.  The floor area calculation 
shall be based on the dry land area of the lot and shall include all levels of any parking 
structure. 

B. Height.  No part of any building shall be erected to a height greater than three stories at 
any point along the periphery of such building, nor shall such height exceed 35 feet. 
Mechanical bulkheads may exceed the maximum height of 35 feet by up to 7 feet 
provided that they occupy no more than 5% of total roof area or if there is no roof, 5% of 
building coverage. 

C. Lot coverage.  The sum of all areas covered by all principal and accessory buildings shall 
not exceed 50% of the dry land area of the lot.  The sum of all areas covered by all 
principal and accessory buildings, parking and driveways shall not exceed 80% of the 
dry-land area of the lot, calculated in both cases from the mean-high water line of the 
bulkhead.   

§ 224-41. FEMA and US Army Corps Requirements  

New developments within the Waterfront Mixed Use (W) district must comply with the provisions 
of Chapter 124 Flood Damage Prevention of this code and any other applicable regulations 
including Federal Emergency Management Agency (FEMA) flood maps (effective date 9/28/07) 
and Army Corps of Engineers jurisdiction. 

§ 224-43. Yard and setback requirements.  
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Yards. 

A. Front yard.  None required.  However, all buildings, including parking structures, shall be 
setback a minimum of 10 feet from Main Street and 5 feet from Bridge Street. 

B. Side yard. No side yards are required.  However, the minimum separation between 
buildings is 10 feet. 

C. Rear yard. The rear yard shall be a minimum of 10 feet. 

 

Setbacks from Hudson River. 

A. All buildings must be set back a minimum of 25 feet from the Hudson River.  No 
structures shall be permitted within this setback except for private terraces up to a 
maximum of 10 feet.  See Section 224-42 below for waterfront esplanade requirements. 

§ 224-44.  Waterfront Esplanade 

Consistent with the provisions of Section 224-163 Greenway Compact Plan any new 
development within the Waterfront Mixed Use (W) zone must provide a publicly accessible 
waterfront esplanade consistent with the requirements of this section. 

A. The waterfront esplanade must be at least 15 feet wide measured from the bulkhead.  10 
feet is permitted in those areas of the district where buildings were in existence prior to 
the date of the adoption of this zoning text.  The esplanade must be open and 
unobstructed. 

§ 224-45. Signs, awnings and canopies.  

Signs, excluding billboards, awnings and canopies shall be permitted in the Waterfront Mixed Use 
District (W) consistent with the provisions of Section 224-36 (11). 

 § 224-46. Off-street parking.  

A. Parking.  

 

(1) Product design, research and development, testing and assemblage uses shall provide at 
least one parking space for each 400 square feet. 

(2) On-site parking spaces shall be provided as follows, in addition, if applicable, to the 
requirements of § 224-55:  

a) One space per 200 square feet of retail store, personal service store. 

b) One space per 300 square feet for office uses, except that medical and dental 
offices must provide one space per 200 square feet. 

c) One space per one-bedroom dwelling unit.  

d) One and one-half spaces per two-bedroom dwelling unit.  

e) Two spaces per three-or-more-bedroom dwelling unit.  

 

(3) The following shall also apply:  

(1) The parking requirement may be reduced by one space for each 24 feet of curb 
space, where street parking is permitted, along the frontage of the lot.  
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(2) The parking requirement for all dwelling units within 600 yards of the Irvington 
Railroad Station tunnel entrance shall be reduced by 15%.  

(3) For lots of 5,000 square feet or smaller, the Planning Board may, in its discretion, 
in lieu of parking spaces as required by this chapter, allow the lot developer to 
pay a fee, which shall be a minimum of $10,000 per space, into a parking supply 
fund to be established and administered by the Board of Trustees.  

(4) No parking space or vehicle storage area shall be situated between the curbline of West 
Main Street and the facade of any building fronting, facing or abutting West Main Street.  

(5) No more than 20% of the area of any lot having frontage on Main Street may be used for 
parking spaces or vehicle storage areas.  

(6) Shared Parking.  The Planning Board may reduce the total number of parking spaces 
required by up to 25% based upon review of a shared parking analysis submitted by the 
Applicant. 

 

B. Loading. Loading spaces shall be provided as follows:  

(1) All office space: none required for floor space up through 25,000 square feet; one space 
for floor space exceeding 25,000 square feet up through 50,000 square feet, plus one 
space for each 25,000 square feet, or any portion thereof, thereafter.  

(2) Retail: none required for floor space up through 8,000 square feet; one space for floor 
space exceeding 8,000 square feet, up through 20,000 square feet, plus one space for 
each 20,000 square feet, or any portion thereof, thereafter.  

 

Article II Definitions 
 
New text would be added to define shared parking as follows: 
 
PARKING, SHARED – Joint utilization of a parking area for more than one use.  Peak parking 
demand for each use should be at different times of day for greatest efficiency.  Within specified 
zoning districts, the Planning Board may reduce the total number of parking spaces required by 
up to 25% based upon review of a shared parking analysis. 
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Appendix:   

Waterfront Tax Map 

Notes from Special Waterfront Meeting, June 1, 2006 

Parking Deck Analysis 
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