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CHAPTER 1
BACKGROUND, PURPOSE, AND PLANNING PROCESS

Background and Purpose
The Village of Irvington has prepared a Comprehensive Plan Update (the “CPU” or “Update”) to
its 2003 Comprehensive Plan (the “2003 Plan”), which, like its predecessor document, will serve
as a policy guide for future growth and development in the Village. The overall mandate of the
2003 Plan was:
To examine and provide potential alternatives to the Board of Trustees regarding
the land use and growth management initiatives the Village should follow in the
future in order to preserve the existing character of the Village, to protect the
health, safety, environment, and quality of life enjoyed by Irvington residents, to
mitigate the effects of rapid growth expansion, to protect environmentally
sensitive areas, including our inland watercourses, to preserve open spaces and
to create new green spaces, with special sensitivity to our scenic vistas and
historic landscapes. 1
The 2003 Plan was prepared against a backdrop of significant development pressure, which
could potentially impact the Village’s valuable natural and scenic resources, as well as its smalltown historic character. It developed a series of goals for the Village and plans for
implementation of those goals. Many of the implementation measures were taken soon after the
Plan’s adoption. Others were acted on in the ensuing years. Others remain active goals. A list of
the 2003 Plan’s recommendations and their status is included in Chapter 3 of this Update.
The current Update is prepared to better guide and promote responsible development in targeted
areas of the Village, as well as to modernize certain Village Code provisions to properly regulate
land use in a contemporary setting and changing economy.
The Planning Process and Public Engagement
For the current CPU process, the Village crafted a bottom up approach to involve and activate
the public. Public involvement in the planning process is one of the keys to the successful
implementation of the Plan’s goals and action items. Residents, elected officials and key
stakeholders provided valuable input and insights throughout the CPU process. The Village
Board, which has the ultimate approval authority to adopt the Update, selected the
Comprehensive Plan Committee, which would be responsible for the overall process. The Board
decided that the Comprehensive Plan Committee should include the Village Board along with
the Chairpersons of the Planning Board, Zoning Board of Appeals and Board of Architectural
1

Village of Irvington Comprehensive Plan, 2003, p. 6
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Review. Throughout the process, the Comprehensive Plan Committee was assisted by the
Village Administrator, the Village Attorney, and David B. Smith of Planning & Development
Advisors.
Early on in the process a number of issues were identified as important to address. They fell into
four rough categories:
(1)

The Broadway Corridor – Over the past several years there have been
redevelopment proposals for large parcels along the Broadway Corridor. Given
the existing zoning, proposals to the Village always included some form of
petition for amendments to the Zoning Code. Most proposals did not move
forward, in significant part, due to the lack of clear direction from the community
on the reuse of these parcels. One of the main purposes for commencing the
Comprehensive Plan Update process was to help the community settle on the
appropriate zoning for the larger properties along the Broadway corridor,
particularly on the eastern side of Broadway north of Main Street.

(2)

Downtown – Irvington’s downtown area is a successful mixture of historic
residential and commercial uses anchored by mass transit and with very little
vacancy along its retail storefronts. The downtown has issues similar to other
historic Hudson River villages relative to parking constraints and limited
opportunities for new development. There are several Village owned properties
(e.g., Department of Public Works, Fire Station) that have limitations related to
their present use and that could be redeveloped to address identified needs in the
Village (e.g., additional parking, affordable housing). Finding an appropriate area
to relocate these uses still needs to be determined.

(3)

Code Modernization – In the intervening fourteen plus years since the
Comprehensive Plan was adopted, economic, technological, social and
environmental conditions that affect land use have changed significantly. More
people work from home, more adult children remain at their parents’ homes, the
internet has made it easy for people to advertise and rent out their houses.
Current zoning regulations do not adequately address these changes in lifestyle.
The Zoning Code needs to be updated with respect to home occupations, and
consideration should be given to whether it should be amended to permit bed-andbreakfasts (B&Bs) and Airbnbs. Additionally, heightened concern for
sustainability demands that development regulations be updated to address lowimpact stormwater design, steep slopes, and clustering.

(4)

Historic Irvington – Irvington’s history and the manner in which the Village has
developed over time have created the unique sense of place that distinguishes the
community from its neighbors. The preservation of Irvington’s historic mansions
and other historically and architecturally significant buildings and structures was a
major focus of concern.
2

The CPC formed four Working Groups to address the topic areas identified above. The Village
reached out to the entire Village and non-resident interested stakeholders to solicit their
participation in the process. More than three dozen citizens joined the Comprehensive Plan
Update process. Over the next several months:
•

On February 15, 2017, the CPC conducted an open house and provided attendees
with a summary of the Working Group topic areas. Attendees stated their
preferred Working Group, and the CPC did its best to accommodate their
preferences. Each Working Group was chaired by at least one member of the
CPC.

•

On March 4, 2017, all of the Working Groups convened at the Irvington Senior
Center and began to flesh out issues to be addressed. In addition, each Working
Group began the process of establishing its own timetable for review and
identification of issues. This included opportunities for interviews with key
stakeholders and field visits to selected locations throughout the Village.

•

Over the next two and one half months, the Working Groups met on their own to
discuss the issues with which they were charged. At the conclusion of their
meetings, each group prepared a report and recommendations.

•

On May 17, 2017, a meeting of the CPC was held at which each of the Working
Groups presented its recommendations to the other Working Groups and the
public at large. These presentations provided the CPC with the background
necessary to begin the process of assessing and prioritizing goals and action items
for implementation. The reports of the Working Groups are annexed to this Comp
Plan Update as Exhibit A.

At this point in the process, the CPC took the lead in reviewing and evaluating the many
proposed Goals/Action Items presented by the Working Groups.
•

On June 13 and June 20, 2017, the CPC held public meetings to review in detail
each of the proposed Goals/Action Items and discuss which should be included as
part of the CPU. A list of 50 recommendations was agreed on and made
available to the public. This list is annexed to the Comp Plan Update as Exhibit B.

•

On July 13, 2017, the CPC held a public meeting to review the progress to date
and garner public input on the proposed recommendations.

•

Throughout the summer months of 2017, the Village conducted surveys on
specific topics that seemed to generate more controversy than others. The ten
topics that were surveyed were: (1) rezoning the Broadway corridor, particularly
3

north of Main Street; (2) replacing the DPW facility with a combination
residential/commercial building; (3) deciding on how to use the Astor Street
parking lot when the lease with Metro North expires; (4) deciding on what to do
with the firehouse lot if the firehouse is relocated; (5) permitting parties, tours and
other events at historically significant residences; (6) permitting bed-andbreakfasts; (7) permitting short term rentals such as Airbnb; (8) permitting
garages to be used for additional living space, studios and similar uses; (9)
permitting beekeeping and raising chickens; and (10) limiting the height of
retaining walls anywhere on the property to 6-1/2 feet. There was robust response
to the surveys. Complete survey results can be viewed at
www.irvingtonny.gov/compplan.
•

During September, October and November, 2017, the CPC met several more
times to discuss these ten topics and the survey results and to formulate final
recommendations on them. The CPC also reviewed the recommendations from
the 2003 Comprehensive Plan and decided which of the non-fully-implemented
recommendations should be carried forward to the Comprehensive Plan Update.

•

A draft Comprehensive Plan Update was drafted and circulated to the
Comprehensive Plan Committee at the end of January 2018.

•

On February 15, 2018, the CPC met to finalize the draft CPU.

•

The draft Comprehensive Plan Update was circulated to the public, and posted to
the Village’s website, beginning February 26, 2018.

•

On March 5, 2018, the Board of Trustees began the State Environmental Quality
Review Act (SEQRA) process by accepting a Draft Generic Environmental
Impact Statement (DGEIS) and setting a public hearing on the DGEIS and the
Update for March 21, 2018. Written comments were invited until April 11,
2018.

•

A public hearing on the Comprehensive Plan Update and the DGEIS was held on
March 28, 2018. (A snow storm prevented the March 21st meeting.)

•

Approximately 33 letters and e-mails were received before the written comment
period closed on April 11, 2018.

In addition to the six public meetings on the Comprehensive Plan Update, a number of publicly
noticed Comprehensive Plan Committee meetings, and the individual on-line surveys on selected
topics, all discussed above, the Village web-site was used as a platform to update the public,
afford access to information and provide the public with a point of contact for asking questions
and submitting comments.
4

CHAPTER 2
POPULATION

Population Trends, 1970-2015
Estimates from the 2015 United States Census Bureau’s 5 Year American Community Survey
show Irvington’s population at 6,540, representing a 1.9 % increase from the 2010 Census, but a
1.4 % decrease from the 2000 Census. (Table 2.1) Despite these minor fluctuations, the
population has remained close to 6,000 persons, as it has since 1970. The population has grown
by 13 % since 1980, with the greatest growth (9.9 %) occurring between 1980 and 1990. The
2015 population figures were lower than the growth projected in the 1979 Comprehensive Plan,
which predicted 7,000 residents by 1995 and 8,588 by 2035.
Table 2.1
Irvington Population Change, 1970 – 2015
Year
1970
1980
1990
2000
2010
2015

Population
5,878
5,774
6,348
6,631
6,420
6,540

Percent Change
--1.8
9.9
4.5
-3.2
1.9

Sources: US Census Bureau; 1988 Irvington Land Use Plan;
American Community Survey 2015 (5 Year Estimates)

Beginning in 2005-06, the Irvington Union Free School District saw the start of a trend of
declining enrollment that would continue until 2012-13, with enrollment dropping from 1,998 in
2005-06 to 1,747 in 2011-12. Total enrollment grew by 3.1% during the 2012-13 school year;
however, the trend of declining enrollment continued in 2013-14. (Table 2.2) Despite this
decline, the school district remains at capacity in terms of classroom space. 2

2

Telephone interview with T. Douglas of the Irvington Union Free School District
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Table 2.2
Irvington Union Free School District Enrollment, 2002/2003 – 2016/2017
School Year

Enrollment

2002-2003
2003-2004
2004-2005
2005-2006
2006-2007
2007-2008
2008-2009
2009-2010
2010-2011
2011-2012
2012-2013
2013-2014
2014-2015
2015-2016
2016-2017

1,922
1,974
1,998
1,959
1,961
1,942
1,888
1,799
1,780
1,747
1,801
1,774
1,758
1,741
1,747

Percent
Change
-2.7
1.2
-2.0
0.1
-1.0
-2.8
-4.7
-1.1
-1.9
3.1
-1.5
-0.9
-1.0
0.3

Source: Irvington Union Free School District

Age Distribution
The demographic trend in Irvington between 2000 and 2015 is that of a population that is getting
older. (Table 2.3) This is due in large part to: decreases in the percentage of the following age
groups: 9 and under, and 25 to 44 year olds; along with increases in the percentage of age groups
45 to 64 and 85 plus. (Table 2.3) As a result, the Village median age increased from 39.7 in 2000
to 45.4 in 2015. The “echo boom” children, born in the 1980s and 1990s, now known as
“Millennials,” are part of a county and regional trend of decreasing young adult population who
decided, for a variety of reasons, not to stay in the communities where they grew up. Between
2000 and 2015, the percentage of 25 to 34 year olds decreased by 4.8% and the percentage of 35
to 44 year olds decreased by 5.9%. As a result of losses in these age groups, which include the
highest number of new parents, there has been a subsequent 3.1% decrease in the percentage of
the population under 5 years old and a decrease of 2.4% in the 5 to 9 year old age group. The age
groups that have made the largest gains in the percentage of total population between 2000 and
2015 have been 45 to 54 year olds, which increased from 16.4% to 20.8% of the population; 55
to 64 year olds, which increased from 9.9% to 15% of the population; and 85+, which more than
doubled, from 1.4% to 3.4% of the population.
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Table 2.3
Irvington Age Distribution, 2000 – 2015

Age
Under 5
5 to 9
10 to 14
15 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65 to 74
75 to 84
85+
Median Age

2000
% of Total
7.8
8.5
8.2
7.6
10.2
17.9
16.4
9.9
7.3
4.8
1.4
39.7

2010
% of Total*

2015
% of Total*

(% Change,
2000 – 2015)

4.7
6.6
9.6
9.9
7.4
12.2
19.1
15.3
8.1
5.1
1.9
44.6

4.7
6.1
9.1
12.2
5.4
12.0
20.8
15.0
6.9
4.3
3.4
45.4

-3.1
-2.4
+0.9
+4.6
-4.8
-5.9
+4.4
+5.1
-0.4
-0.5
+2.0

Sources: US Census Bureau, 1990, 2000, and 2010 data; American Community Survey 2015 (5 Year
Estimates)
* May not total due to rounding

Racial Composition
The racial composition of Irvington’s population has become slightly less non-Hispanic White
and more Hispanic or Latino and Asian. (Table 2.4) Between 2000 and 2015, the non-Hispanic
White population decreased from 86.3% to 80.4%, and the Hispanic or Latino population
increased from 3.8% to 7.5%. Asians remain the largest minority population, increasing from 7%
in 2000 to 9.8% of the population in 2015.
Table 2.4
Irvington Racial Composition, 2000 – 2015

White (NonHispanic)
-Black (NonHispanic)
American Indian
and Alaska Native
(Non-Hispanic)
Asian (NonHispanic)

2000 % of
total

% 2010*

86.3

82.9

80.4

(% Change
2000-2015)
-5.9

1.4

1.4

0.8

-0.6

0.1

0.1

0.1

0.0

7.0

7.8

9.8

+2.8
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% 2015*

2000 % of
total

% 2010*

% 2015*
(% Change
2000-2015)
(--)

Native Hawaiian
0.0
0.0
0.0
and Other Pacific
Islander (NonHispanic)
Some Other Race
0.2
0.2
0.0
-0.2
(Non-Hispanic)
Two or More Races
1.4
1.4
1.3
-0.1
(Non-Hispanic)
Hispanic Or Latino
3.8
6.2
7.5
+3.7
Sources: U.S. Census Bureau, 1990, 2000, and 2010 data; American Community Survey 2015 (5 Year
Estimates)
* May not total due to rounding

Households and Families
In 2015, the Village had 2,370 households 3, a 2.1% decrease from 1990 and a 5.9% decrease
from 2000. The average household size increased from 2.59 to 2.70 between 1990 and 2015, and
the average family size remained fairly stable, increasing from 3.03 to 3.13 from 1990 to 2015
and decreasing slightly to 3.10 by 2015. (Table 2.5)
Households are categorized as family and non-family subgroups. Single-occupant households are
considered “non-family.” Families continue to be the dominant household type in the Village,
constituting 82.1% of all households, up from 72% in 2000 and 69.2% in 2010. This increase
represents a departure from the nationwide trend of a declining percentage of family households
that had been recorded from 1990 to 2010.

3

The U.S. Census Bureau’s definition of a “household” is: “all persons who occupy a
housing unit.” Its definition of a “family” is: “a group of two people or more (one of whom is the
householder) related by birth, marriage or adoption and residing together.” The term “household”
contains both family and non-family subgroups.
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Table 2.5
Irvington Households and Families, 2000 – 2015
2000

2010

2015

(% Change
2000/2015)

Total Households

2,518

2,528

2,370

-5.8

Families
As % of Total
Households

1,813

1,749

1,946

+7.3

72

69.2

82.1

+10.1

705
28

779
30.8

424
17.9

-39.8
-10.1

2.60
3.13

2.51
3.13

2.70
3.10

+3.8
-0.01

Non-Family
As % of Total
Households
Average Household
Average Family Size

Sources: U.S. Census Bureau, 2000, and 2010 data
American Community Survey 2015 (5 Year Estimates)

According to the 2015 American Community Survey, 88.3% of Irvington families are headed by
married couples. Most single householder families are headed by women. More than half of all
families have children under the age of 18. These numbers are consistent with household and
family composition in Irvington in 1990 and 2000. (Table 2.6)
Among the non-family households, 88.1% have a single occupant; of those living alone, 54% are
over the age of 65.

Table 2.6
Types of Households, 2000 – 2015

Family Households
Married Couple
Families
Percent of Total
Female Householder
Families
Percent of Total
Male Householder
Families
Percent of Total

2000

2010

2015

(% Change
2000/2015)

1,565

1,477

1,719

+16.3

86.3
192

84.4
211

88.3
193

+2.0
0.0

10.6
56

12.1
61

9.9
34

-0.7
-60.0

3.1

3.5

1.7

-1.4
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Families Living with
own children <18
Percent of Total
Non-Family
Households
Living Alone
Percent of Total
65 and over
Percent of Total

2000

2010

2015

950

905

1,005

(% Change
2000/2015)
+5.7

52.4

51.7

51.6

-0.8

613
87
238
38.8

686
88.1
314
45.8

411
96.9
222
54

-67.0
+9.9
-6.8
+15.2

Sources: U.S. Census Bureau, 1990, 2000, and 2010 data; American Community Survey 2015 (5 Year Estimates)

Income and Poverty Levels
Table 2.7 illustrates Irvington’s household income distribution as reported in the 2015 census.
Irvington’s 2015 median household income was $138,051, representing an increase of $41,584
from the 2000 median of $96,457 and an increase of $73,193 from the 1990 median of $64,858.
By comparison, Westchester County’s 2015 median income was $83,958 for households.
Table 2.7
Household Income Distribution, 2015
900
800

Number of Households

700
600
500
400
300
200
100
0

Income

Source: US Census
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Table 2.8 illustrates Irvington’s family income distribution as reported in the 2015 census. The
median income in 2015 was $162,864, an increase of $41,929 from the 2000 median of $120,895
and an increase of $83,974 from the 1990 median of $78,850. 4 Westchester County’s 2015
median income was $108,108 for families.

# of families

Table 2.8
Family Income Distribution, 2015
1000
900
800
700
600
500
400
300
200
100
0

Income
Source: US Census

While Irvington has a high standard of living, some residents live in poverty. The Census Bureau
measures poverty by using a set of money income thresholds that vary by family size and
composition. If a family’s total income is less than the threshold, then the family, and every
individual in it, is considered poor. In 2015, the thresholds were set at $12,082 for a single
person and $24,257 for a family of four.
According to 2015 American Community Survey data, approximately 176 Irvington residents, or
2.7% of the population, live in poverty. This figure comprises all members of the household.
This figure represents a slight decline from 2000, when 201 Irvington residents or 3.1% of the
population, lived in poverty, but it is slightly higher than 1990, when 137 residents, or 2.2% of
the population lived in poverty.

4

Family income is typically higher than household income due to the presence of dual
incomes and the generally more stable finances of families.
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Housing Tenure and Values
Between 2000 and 2010, Irvington experienced a slight growth (2.5%) in the number of housing
units and an increase in the vacancy rate, from 3.2 to 6.3%.
Table 2.8
Housing Characteristics

Total Housing
Units
Owner
Occupied
Vacant

2000

2010

(% Change
2000/2010)

2,601

2,668

+2.5

2,518

2,528

+0.3

83

140

+68

Sources: U.S. Census Bureau, 1990, 2000, and 2010 data; American Community Survey 2015
(5 Year Estimates)

The value and cost of homes have continued to rise in Irvington since 2000, surpassing Countywide median rents and costs. According to the 2015 5 Year American Community Survey, the
Village’s median value for all owner-occupied housing units was $633,900, and the median
gross rent was $1,786. The same data for Westchester County shows the median value for all
owner-occupied housing units was $506,904, and the median gross rent was $1,364.
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CHAPTER 3
ACTIONS TAKEN SINCE 2003 COMPREHENSIVE PLAN

Implementation of Recommendations of 2003 Comprehensive Plan
As stated earlier, many of the recommendations of the 2003 Comprehensive Plan were
implemented immediately upon adoption of the 2003 Plan. Most of those related to preserving
the built character and scale of the Village and protecting its green spaces, natural resources,
open space areas and scenic corridors. Other recommendations, such as designating the Main
Street area as a historic district and adopting a landmarks ordinance, were implemented after a
number of years of consultation and discussion. Other recommendations are ongoing or have
been carried forward in this Comprehensive Plan Update.
The status of each of the recommendations in the 2003 Comprehensive Plan is listed in the
following matrix:
Original Comp Plan Recommendation
Land Use and Development
Amend cluster provision to increase the flexibility and
open space mechanisms contained in the ordinance.

Status

Address potential infill housing development by
amending coverage provisions to focus on the principal
structure on the subject lot. Review existing Zoning
Code regulations governing frontage and flag lots, and
if necessary, amend Code to prohibit such lots.
Examine and clarify village regulations regarding
frontage requirements for new construction.

Legislation enacted

Amend portions of the Village Code to encourage
below-market-rate housing by, for example, increasing
allowable density within specific parameters for belowmarket-rate housing or permitting housing in areas
currently not zoned for such use.
Amend provisions regarding the imposition of
recreation fees on lot subdivisions to increase such fees
and establish a fund to, among other things, acquire and
maintain open spaces, improve recreation facilities, and
fund Village-wide transportation improvements.
Protect the scenic qualities of Broadway and the Old
Croton Aqueduct by requiring a deeper, landscaped
buffer for all new lots created through subdivision of
property.

Legislation enacted. Additional
efforts are on-going to promote
affordable housing.

13

Legislation enacted

Legislation enacted

Legislation enacted

Original Comp Plan Recommendation
Preserve historic ambiance of the Village by creating
an historic district and landmarks ordinance and
designating the Main Street area as an historic district.

Status
Legislation enacted

Amend the Subdivision Ordinance to require
protection and mapping of stone walls throughout
Village.
Review existing protections provided by the Resource
Protection Ordinance (Article XV) for environmental
and natural features such as wetlands and watercourses.
If necessary, enact a wetlands/watercourses ordinance
and explore additional ordinances such as ridgeline
development and erosion and sediment controls.
Create a parks and recreation zone for the Village’s
major public and private recreation areas, such as the
Ardsley Country Club.
Rezone the southwest portion of the Village,
Matthiessen Park, and other properties to require larger
lot sizes of up to 2.0 acres per lot, to preserve open
space and density patterns.

Legislation enacted to protect stone
walls.

Demap zoning on land beneath the Hudson River and
prohibit transfer of development rights to developable
upland areas.
Examine existing permit and approval process for
issues such as subdivision approval, building permits
and others, and, where lawful, enact provisions limiting
time for which such permits and/or approvals are valid.

Partially open

Transportation
Update Village official maps to show dedicated public
thoroughfares and de-map paper roads that do not
forward Village goals.
Work with state officials to lower the speed limit along
Broadway.
Study the feasibility of improving the Dow’s Lane
corridor.
Work with the School District to create the “Link
Road” access at the High School, in case of an
emergency.
Require the construction of sidewalks on new roads,
where appropriate.

14

Legislation enacted, except for
ridgeline development controls.
Ridgeline recommendation carried
forward to Comprehensive Plan
Update (CPU).
Legislation enacted

Legislation enacted

Legislation enacted

Open item

Done
Done
Open item

On-going

Original Comp Plan Recommendation
Post and enforce the new dirt-bike/all-terrain-vehicle
ordinance.

Status
Done

Discuss the reopening of Field Point Drive with its
owners.
Improve pedestrian access to the waterfront.
Continue to support the County’s Hudson RiverWalk
initiative.

Open item

Extend the network of bicycle-friendly trails.
Place bike racks at high-traffic locations.
Empanel a Transportation Committee to study various
traffic, parking, and safety issues.

On-going
Open item. Carried forward to CPU.
Ad-Hoc Transportation Committee
appointed and report filed in 2005.
The 2005 Report dealt with many,
but not all, traffic, parking, and
safety issues. The Village
implemented nearly all
recommendations contained in the
report.

Open Space and Parks
Enact a cluster ordinance that will enable the
preservation of open space and natural resources on
parcels being developed for residential uses.

On-going. Carried forward to CPU.
On-going. Carried forward to CPU.

Legislation enacted

Explore additional opportunities to purchase areas with
significant natural or open space resources using
Village bond money, and public and private funds.

On-going

Enhance the scenic corridors along Broadway and the
Old Croton Aqueduct Trail by deepening the buffer
requirement on properties that can be developed in the
future.

Legislation enacted

Improve trail links between open space areas by
formally designating and mapping trails and providing
additional parking at trail entrances and Village parks.

Done

Link the Village trails to the regional trail network in
the eastern portion of the Village.

Open item

Support efforts to maintain and preserve the Old Croton On-going
Aqueduct Trail and examine ways to improve safety
where the Aqueduct intersects village streets.
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Original Comp Plan Recommendation
Update Village list of dedicated parkland, adopted in
February 1989, to include Village-owned property in
eastern portion of the Village.

Status
Open item

Locate a suitable site or sites for Village
recreation fields, examine the possibility of
constructing a dog park, and study the possibility of
constructing a community pool.
Preserve the Village’s open space character by
continuing to publicize and encourage the use of
conservation easements on private property.

Not implemented. Committee
studied but never implemented.

Continue to work with other villages, towns, the
County, and the State to preserve open space on a
regional level.
Adopt a new recreation zone for Village-owned
property and other sites.

On-going

Main Street Area and the Waterfront
Preserve the historic character of the Main Street and
waterfront areas by designating them as historic
districts.
Protect the built scale of the Main Street area by
enacting a zoning amendment to restrict large-scale
development, and regulate the height and bulk of
renovations or new construction.

On-going

Legislation enacted

Legislation enacted

Legislation enacted to limit height

Preserve the Main Street and other views of the Hudson Legislation enacted
River by designating it a scenic viewshed; develop
provisions to address obstacles and intrusions on the
viewshed.
Encourage additional mixed-use opportunities along
South Astor Street, specifically at the Department of
Public Works site and the Trent Building.

Open item. Carried forward to CPU.

Continue exploring methods to improve safety and
traffic flow on Main Street.

On-going
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Original Comp Plan Recommendation
Explore opportunities to improve pedestrian access to
the waterfront, such as by designating a pedestrian
pathway along the road to the Scenic Hudson Park, by
creating a streetscape along West Main Street, and by
constructing a second pedestrian overpass to the west
side of the railroad tracks, south of the Main Street
area, as listed on the Governor’s Task Force on Access
to the Estuary. A second vehicular access point, to
accommodate emergency vehicles and improve access
to waterfront areas, should also be considered.

Status
On-going

Eliminate industrial zoning within the Village.

Legislation enacted

Additional Actions Taken by the Village in Response to Post-2003 Concerns
There were several significant events since the 2003 Comprehensive Plan, which were not
anticipated, but which required responsive measures by the Board of Trustees. These included
the Westchester County Affordable Housing Settlement Agreement in 2009, the 2008 financial
crisis, and the potential sale of several of the large Broadway properties. In addition, over the
last 10 years, a heightened interest in the historic character of the Main Street area and in
pedestrian safety led the Village Board to create committees and hire consultants to focus on
those areas of concern and develop long-range plans to address them. Finally, in 2016, the Town
of Greenburgh completed its first reassessment of real property in 60 years, which resulted in
very significant tax increases throughout the Village, particularly for older homes. Several of the
recommendations of the Comprehensive Plan Update are addressed to making it possible for
people to remain in their homes despite the new tax burden, so as to maintain the age and income
diversity that presently exists in the Village. Each of these events and concerns is discussed
below.

A.

Affordable Housing Settlement

In 2009, Westchester County entered into an agreement with the U.S. Department of Housing
and Urban Development to settle a lawsuit that alleged that the County had failed to
affirmatively further fair housing while applying for and accepting federal funds that required
such action. The settlement required that by December 31, 2016, the County develop 750 units of
fair and affordable housing in 31 municipalities referred to as “eligible,” because, according to
the 2000 census, the majority of these communities had an African-American population of less
than 3% and a Hispanic population of less than 7%. These communities included Irvington. The
Housing Settlement Agreement did not include a required distribution among the 31 “eligible”
municipalities.
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As indicated in the matrix above, the 2003 Comprehensive Plan did include as one of its goals
encouraging below-market-rate housing. This had long been a goal of the Village, which, in the
late 1990's entered into a public-private partnership with a developer of affordable housing,
which built 22 affordable rental units in a building shared by the Irvington Public Library.
The 2009 Settlement Agreement brought a new urgency to that goal, and the Village Board
immediately started work on legislation to require that affordable housing be included in any
new housing development. Once the County provided the model affordable housing ordinance
(which required approval by the federal monitor), the Village enacted a new article to the Zoning
Code, §§ 224-173 through 224-187.1, which requires that in all residential developments of five
units or more, at least one and not less than 10% of the units must be affordable. (Alternatively, a
greater number of smaller affordable units may be provided, as long as the total square footage
of the units meets the 10% requirement.) In 2016, this requirement resulted in six affordable
units being included in a 27-unit townhouse development being constructed at 30-40 South
Broadway (previously the site of the Foundation for Economic Education).
Additionally, the Board of Trustees created the Irvington Housing Committee and charged it
with the goal of:
engag[ing] the community in ways that encourage meaningful support for
affordable housing. This may include an open dialogue with the
community on the benefits of affordable housing, the creation of robust
legislation to encourage meaningful development of affordable housing,
working with policy leaders to ensure that present and future policies
further these goals, the identification and development of potential sites
for affordable housing, and any other activities that promote affordable
housing.
Upon the recommendation of the Irvington Housing Committee, and as its first legislative act of
2016, the Board of Trustees adopted an Accessory Apartment law (Zoning Code, §§ 224-200.1
through 224-204), which allows single-family houses to include as a special permit use an
accessory apartment. Later that year, the Board of Trustees enacted another law to permit in-law
apartments (for family members and caregivers) in single-family houses. Among the goals of
these laws was to provide economic support for residents of moderate means and to encourage
diversity in the population of the Village. Those goals have become even more important in light
of (a) the significant tax increases many residents are faced with since the 2016 Town of
Greenburgh property revaluation and, (b) beginning in 2018, the drastic limitation on deducting
property taxes from federal income taxes.
The creation of affordable housing in the Village continues to be a priority of the Village Board.
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B.

2008 Financial Crisis

The 2008 Financial Crisis is widely regarded as the worst economic downturn since the Great
Depression. Some of the causes and effects of the Financial Crisis had direct impacts on local
government finances and operations, notably the sharply increasing costs of natural resources
and the impaired access to financial debt markets. In the years leading up to the Financial Crisis,
the cost of fossil fuels like oil and natural gas increased substantially. Crude oil tripled in price
between 2007 and 2008, peaking at nearly $150 per barrel. Refined gasoline peaked at over $4
per gallon in July 2008. These exceptionally high prices brought about a renewed focus on
climate change and a greater urgency regarding energy conservation.
Starting in 2006, the Village pursued a comprehensive package of energy conservation measures
by attempting to enter into an energy performance contract. Had the contract measures been
implemented, there would have been significant energy savings and a lowering of greenhouse
gas emissions. However, the planned projects could not be completed due, in large part, to the
lack of available financing in an illiquid debt market. In recent years, the Village has
undertaken energy conservation projects that have the highest impact on energy usage. Those
projects include the conversion of all street and internal office lighting to light emitting diode
(LED) technology and the use of an all-electric vehicle for parking enforcement.
Also, in response to the renewed focus on climate change, in the fall of 2007, the Board of
Trustees convened a group of volunteer citizens to form the Climate Protection Task Force. By
July 2008 after nearly a year of study, the Climate Protection Task Force produced a report
containing numerous recommendations for the Village to address climate change. Their report is
available on the Village web site at www.irvingtonny.gov/documentcenter/view/686.
In 2012, the Village became a New York State Climate Smart Community when the Board of
Trustees formally adopted the Climate Smart Pledge. In doing so, the Village committed to
combating climate change, setting goals to reduce greenhouse gas emissions, and reducing the
overall demand for energy by Village government operations. Subsequently, in 2014, the Board
of Trustees adopted an Environmental Action Plan which laid out a specific set of action items
based on the principles embodied in the Climate Smart Pledge. The Environmental Action Plan
is included as Exhibit F.

C.

Potential Change in Ownership of the Large Properties on Broadway

At the time the 2003 Comprehensive Plan was written, several large properties on the east side of
North Broadway, north of Strawberry Lane, were occupied by long-time uses, and no one
anticipated any imminent change in ownership of those properties. Even though most of the area
was zoned 1F-20 5 (requiring a minimum lot size of 20,000 square feet), the properties were
developed with far less density and coverage than was permitted by that zoning. Abbott House,
5

Two small portions of the area of concern were zoned 1F-10 and 1F-5.
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for example, was an institutional use located on 17.3 acres; the Maxon building is located on a
roughly 5-acre lot; and the big white house office building is situated on an 8.1 acre lot. All of
these buildings have deep setbacks from Broadway, and the “underdevelopment” of the
properties resulted in significant open space along the eastern side of the northern Broadway
corridor.
Some 10 years later, however, several of those properties went on the market for sale and faced
potential changes in use. Because the Board of Trustees was concerned about preserving the
open space character of the neighborhood and reducing the density of potential development, in
April 2011, the Village retained Turner Miller Group (“Turner”) to prepare a Planning Analysis,
to determine whether rezoning the area in question to one-acre zoning would be consistent with
the Comprehensive Plan. In April 2013, Turner concluded that the 2003 Comprehensive Plan,
although it did not address this area specifically, “supports the rezoning of the study area parcels
from their respective zoning designations to 1F-40.”
In November 2013, the Board of Trustees adopted a local law amending the zoning map to
rezone the parcels 1F-40. None of the rezoned lots was rendered non-conforming by this
upzoning.

D.

Renewed Focus on Main Street Area

One step in the implementation of the 2003 Comprehensive Plan was to create an Ad Hoc
Historic District Committee, which was appointed in September 2003, with the purpose of
making recommendations to the Board of Trustees for proposed legislation and guidelines for the
preservation of the “Main Street Historic Area.”
The foundational work of that first committee led to a re-formed and re-tasked Historic District
Committee in 2011. This group held public informational sessions and completed an application
to the New York State Office of Parks, Recreation and Historic Preservation (SHPO) to create
the Irvington Historic District, which included Main Street, the intersecting side streets, and the
waterfront vicinity. The Main Street Historic District was certified by SHPO in 2013. A map of
the Irvington Historic District is shown in Exhibit C.
The following year the “Irvington Historic District” was listed on the National Register of
Historic Places. The approved application for designation, which lists all of the historically
significant (“contributing”) buildings and the architectural or historical features that led to their
inclusion on the list, can be viewed at http://www.nps.gov/nr/feature/places/pdfs/13001095.pdf.
Being listed on the National Register or certified by SHPO does not, standing alone, preserve the
resources in the Historic District nor require special administrative treatment of them. In order to
insure preservation, the Village must enact legislation to preserve it. The Village retained
Stephen Tilly, Architect, a firm with a specialty in historic preservation, to assist the Historic
District Committee in developing guidelines to protect the Historic District.
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In 2015, while the design guidelines were being developed, the Board of Trustees amended the
Zoning Code to require approval by the Board of Architectural Review for the demolition of all
or a substantial portion of a designated building in the Historic District. See Irvington Code §§
224-196 through 224-200.
In 2017, the Historic District Committee presented the Board of Trustees with the Irvington
Historic District Design Guide & Recommendations (“Design Guide”). In order to insure
appropriate preservation measures, along with respect for individual property rights, the Village
Board adopted a resolution to accept the Design Guide in June 2017, with the express intent that
it “serve as a useful tool, not a regulatory document, for the Architectural Review Board to use in
considering applications in the Irvington Historic District.” The resolution and Design Guide can
be found on the Village’s website at www.irvingtonny.gov/documentcenter/view/8439.
The focus on the historic character of the Main Street area led the Board of Trustees to consider
other contributions that could be made to the downtown, such as providing business support,
creating a walkable community and social spaces, preserving trees, managing stormwater,
improving pedestrian safety and upgrading street furniture. To assist it, the Village retained
Saratoga Associates, created a citizens’ advisory group, and held a series of public forums. In
2014, Saratoga Associates presented their recommendations to the Board of Trustees. This
document, the Main Street Streetscape Master Plan, has been referred to in numerous successful
grant applications that have resulted in completed, as well as anticipated, improvements in the
Main Street area, including the Aqueduct Crossing Project, ADA compliant pedestrian crossings,
sidewalk benches, tree wells and a Theater District improvement project. The Streetscape Plan
can be found on the Village’s website at www.irvingtonny.gov/documentcenter/view/7266.

E.

Renewed Interest in Pedestrian Safety

Related to the renewed focus on the Downtown, and in response to several pedestrian accidents
on Broadway and Main Street, a group of Village leaders formed a Traffic Calming Committee,
which met several times with the Board of Trustees and developed a list of recommendations to
improve pedestrian safety throughout the Village, particularly on Main Street, Broadway, Station
Road, Harriman Road and Cyrus Field Road. The recommendations ranged from installing 15mph school zone and warning signs, to repainting the crosswalks over Main Street to make them
more visible, to enhancing safety at the Station Road tunnel. The Board of Trustees has
implemented a number of the recommendations and is working on others.
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F.

2016 Revaluation

In spring 2016, the Town of Greenburgh completed the first reassessment it had done in more
than half century of the properties in the Town. The community hit the very hardest by the
reassessment was Irvington, where the aggregate property evaluations rose by 18% (see Figure 1
below). The assessments of individual properties, particularly older homes west of Broadway,
rose by much greater percentages. This resulted in very substantial property tax increases for
many properties in Irvington. Some residents saw their property taxes go up 40%, 50%; for a few
unfortunate residents, their tax bills more than doubled.
Helping residents remain in their homes in spite of this new tax burden was one of the
underlying goals of the Comprehensive Plan Update process. Several of the recommendations in
the CPU are directed at permitting residents to supplement their income, remain in their homes,
and thereby maintain the age and income diversity that presently exists, particularly in the older
neighborhoods in the Village.
Figure 1
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CHAPTER 4
RECOMMENDED GOALS/ACTION ITEMS

This chapter contains the final recommendations of the Comprehensive Plan Committee, which,
as discussed in Chapter 1, were based largely on the recommendations of the four CPC Working
Groups. (The complete reports of the Working Groups are included in Exhibit A of this Update.)
For the more controversial of the recommendations, the CPC also considered the results of the
surveys on the ten topics on which the Village at large was polled.
The final recommendations of the Comprehensive Plan Committee are organized by subject area:
A.

Future Development of the Broadway Corridor,

B.

Modernizing the Zoning Code to Reflect 21st-Century Trends,

C.

Updating the Zoning Code to Be More Environmentally Sensitive,

D.

Optimizing the Use of Village-Owned Property,

E.

Protecting the Character and Scale of the Main Street Area,

F.

Alleviating Parking Issues in the Downtown, and

G.

Preserving and Enhancing the Historic Character of the Village.

For the recommendations that engendered more debate, this chapter explains in some detail
which specific issues the recommendation is addressing, and how the CPC came to its final
recommendation. Where a Village-wide survey was done on an issue, the results of the survey
responses are summarized.
For the issues on which there was unanimous agreement, most of the recommendations are selfexplanatory and are listed as “Additional recommendations.” Finally, the goals of the 2003
Comprehensive Plan that still remain open, and that the CPC believed should still be pursued, are
listed as “Continuing goals from the 2003 Comprehensive Plan.”

23

A.

Future Development of the Broadway Corridor

Goal/Action Item A1: The zoning of the large lots on the east side of Broadway, north of
Strawberry Lane and south of the MF District at the northern end of Broadway, should be
amended to reflect the current and historic uses of those properties.
Existing conditions and issues
The Broadway Corridor is the Village’s main north/south arterial, extending the full length of the
Village, and is, therefore, the gateway into and out of the Village. As stated by the Broadway
Corridor Working Group, “it plays a major role in the future of the Village and the Village’s
efforts to maintain the small town, open space character that has made Irvington the unique and
desirable place it is to live, play and work.” The Broadway Corridor contains most of the
remaining undeveloped and underdeveloped land in the Village.
The Broadway Corridor includes 1F-10, 1F-20, 1F-40 and 1F-80 One-Family Residence
Districts, several stretches of the Multifamily (MF) Residence District, and a small stretch of the
Business (B) District (at the intersection with Main Street). The MF and B parcels are fully
developed. In the 1F-40 and 1F-80 Districts, however, there are a number of large underutilized
tracts of land. The Zoning Code’s permitted uses in one-family residence districts include
detached one-family dwellings and a number of special permit uses, including places of worship,
schools, libraries, museums, art galleries and community center buildings. Significantly, some of
the larger parcels are occupied by uses that are not currently permitted by the Zoning Code,
principally office and institutional uses, but are legal either because a use variance was issued or
the use is a legally pre-existing non-conformity.
The principal goal of the Broadway Corridor Working Group – which was ultimately adopted by
the entire Comprehensive Plan Committee – was to have the Broadway Corridor remain much as
it is now in appearance. The Working Group focused on the Nevis/Columbia property, along
with the large lots on the east side of Broadway north of Strawberry Lane, i.e. 76 North
Broadway (currently occupied by Maxon), 100 North Broadway (Abbott House), 88-94 North
Broadway (the big white house) and 106 North Broadway. It was the opinion of both the
Working Group and the CPC that the 1F-80 zoning of the Columbia/Nevis property was
consistent with that goal. Discussion, therefore, focused on the north-of-Strawberry properties.
A map of the properties north of Strawberry Lane is shown in Exhibit D.
With respect to those properties, the Comprehensive Plan Committee recommended that the
zoning be amended to reflect the current and historic uses of those properties. The problem with
the current underlying residential zoning of those properties is that it does not mirror the actual
uses; the current zoning permits only single-family detached houses and, by special permit,
church and cultural uses. If the properties were re-developed as single-family residential, the
open space and existing topography would be greatly compromised.
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Survey results
Virtually all of the respondents to the survey agreed that the Broadway corridor should remain as
it is developed now, that is, with a mix of residential, commercial and institutional uses, and with
the large properties retaining their deep setbacks and open landscapes.
Although the survey did not ask about particular uses, it did ask open ended questions about uses
that should be permitted and uses that should not be allowed. The results were evenly split on
most possibilities. For example, a good number of the responses were that any new development
should be purely residential. Of these, they were evenly split between those who wanted to see
single family houses on large lots and those who thought multifamily development was
appropriate. As many people stated that they would like to see assisted living permitted as
people who opposed assisted living proposals. For the respondents who believed future
development should be commercial, most thought the uses should be smaller scale, but others
thought any commercial use should be permitted. Opinion was evenly divided as to medical uses,
retail uses, and restaurants. Complete survey results can be viewed at
www.irvingtonny.gov/compplan.

Action plan
In order to maintain the properties on the northeast portion of the Broadway Corridor roughly as
they are used now, a new zoning district should be created for them, perhaps MultiFamily/Commercial/ Institutional. Permitted uses that the Comprehensive Plan Committee came
up with were: multi-family residential (including single-family attached, but clustered in order to
maximize open space), assisted living facilities (of a fixed density), office, research and design,
art galleries, municipal uses, museums, schools, private clubs, boutique hotels, bed and
breakfasts, and restaurants. Permitted uses should not include retail. Medical offices or facilities
should be allowed only by special permit, and only for medical uses that would not negatively
impact area traffic.
The zoning should include incentives for preserving historic structures, providing affordable
housing, and furnishing other public amenities.
These uses should all be special permit uses, and a planner should be retained to develop
appropriate zoning regulations for each of the uses. As part of this process, a community-wide
design workshop should be conducted to consider conceptual level design alternatives to address
concerns about buffering, visual impacts, building placement and clustering.
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Goal/Action Item A2: New development on Broadway should require the provision of sidewalks
if there is room and if there is linkage or potential linkage to other sidewalks.
Existing conditions and issues
A sidewalk extends along the west side of Broadway the entire length of the Village, from
Sunnyside Lane south to Mercy College Drive. There are intermittent sidewalks of varying width
along the east side of Broadway at the following locations: from Immaculate Conception Church
south to Sycamore Lane; from Harriman Road south to Dows Lane; and from E. Clinton Avenue
south to the driveway on the north side of the Hamilton Gardens Apartments. A map of
sidewalks along Broadway is shown in Exhibit E.
There are a variety of factors that limit the potential inclusion of sidewalks along the east side of
Broadway, including steep slopes, lack of adequate right-of-way, the presence of utility poles
and traffic signage, historically significant or unique trees within the right-of-way, and stone
walls, which help to define the character of the corridor.
Nevertheless, certain development of the larger sites on the east side of Broadway, especially
commercial and multi-family development, should require sidewalks and crosswalks to get bus
passengers safely across Broadway.

Action plan
(1)

Prepare a graphic depicting the existing location of the sidewalk system along the
Broadway corridor.

(2)

Prepare a detailed evaluation of the eastern portion of Broadway to depict where it would
be feasible to create sidewalks, taking into account restrictions relating to topography,
stone walls, existing structures and mature trees.

(3)

As part of the potential rezoning associated with the Broadway corridor, certain
incentives could be offered or requirements made as part of the project approvals that
could create new sidewalks or make connections to existing ones.

(4)

Require the provision of sidewalks in commercial and multi-family development on the
large properties on the east side of Broadway.

Additional recommendations
A3: Irvington should continue to cooperate with the other Rivertowns to support improvements
that promote traffic calming, where appropriate, and safety, especially for pedestrians and
bicyclists.
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B.

Updating the Zoning Code’s Permitted Uses to Reflect Current Usage and 21st
Century Trends

Goal/Action Item B1: Amend the Zoning Code to permit bed-and-breakfasts as a special permit
use on Main Street and on Broadway.
Existing conditions and issues
The Zoning Code currently does not permit bed-and-breakfasts, or any type of inn, in the
business or residential districts. A recommendation of the Code Modernization Working Group
was to permit bed-and-breakfasts as long as parking and traffic issues are adequately addressed.
The Comprehensive Plan Committee agreed that the use was appropriate for the Village; but, in
recognition of the fact that bed-and-breakfasts are a commercial use, recommended that they be
limited to the properties along Main Street and Broadway.

Survey results
Village residents were surveyed as to whether bed-and-breakfasts and Airbnb rentals should be
permitted in the Village. Most responses focused on Airbnb rentals. The several responses that
did address bed-and-breakfast establishments thought that they should be permitted. Complete
survey results can be viewed at www.irvingtonny.gov/compplan.

Action plan
(1)

Amend the Zoning Code to permit bed-and-breakfasts as a special permit use, along Main
Street and Broadway. A key requirement of the special permit should be that adequate
parking be available.

(2)

In addition, the Village Code should be amended to impose a hotel tax on bed-andbreakfasts, as permitted by the 2016 amendment to the New York State Tax Law.
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Goal/Action Item B2: Enact a law to permit and regulate short term rentals in residences.
Existing conditions and issues
A number of owners of one- and two-family houses in the Village are renting out rooms in their
houses, or their entire houses, on a short term basis through web sites like Airbnb and VRBO.
Some of the rentals are sporadic; others occur regularly. Although the Zoning Code does permit
the renting out of one room to a boarder in one-family houses, for the most part, it does not
address short-term rentals (STRs). Therefore, the STRs are taking place without regulation.
Additionally, some residents have used Airbnb to rent out their houses for parties, weddings and
other social events. When these rentals have been brought to the attention of the Village, the
property owners are advised that such commercial use of their property is not permitted in a
residential district. Enforcement measures are then taken.
The Code Modernization Working Group recognized that these short-term rentals are a 21st
century reality and have benefits for the property owner (helping homeowners with financial
burden of house, meeting guests), the guests (having an affordable, charming place to stay), and
the Village (bringing tourists to the Village). It, therefore, recommended that the Code be
amended to permit and regulate them for short-term lodging – but not party or special event –
use. The Comprehensive Plan Committee agreed and discussed at length how strictly they should
be regulated. Their final recommendation was not to require a special permit for the use, but to
require that the rentals be registered with the Village and to establish a framework of regulating
them, to assure that the properties being rented meet certain minimum safety and regulatory
requirements, thereby protecting the character of the neighborhood, property owners, renters of
such housing, and neighboring residents. The CPC also recommended that a limit be set on the
number of rental days and/or potential guests in any one property.

Survey results
One hundred fourteen residents responded to the survey on Airbnbs. Roughly 2/3 of the
respondents thought that they should be permitted. Of these, roughly 2/3 thought there should be
restrictions on the use; the other 1/3 thought the use should be permitted without regulation. Onethird of respondents believed that Airbnb should not be allowed in the Village, but most of their
objections were to short term rentals being used to host parties, weddings and other social events.
Complete survey results can be viewed at www.irvingtonny.gov/compplan.

Action plan
The Zoning Code should be amended to permit short-term-rentals, but only for short-term
lodging use, not for parties or other social events. The Board of Trustees should enact a set of
regulations for short term rentals, which should include the following requirements:
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•

registration of the property being rented;

•

a limit on the number of properties that might be registered at any one time,
perhaps by neighborhood;

•

a limit on the number of rentals and/or potential guests per property;

•

demonstration of compliance with state and local building, fire and other safety
requirements;

•

proof of insurance covering the rental;

•

adequate off-street parking;

•

payment of a fee to the Village, to offset administrative costs;

•

owner occupancy of the property (although not necessarily during the time it is
being rented); if the owner is not staying at the property, a local contact person
must be identified to the Village.

The law regulating the STRs should impose a substantial fine for failing to register and comply
with the regulations.

Goal/Action Item B3: Modernize the Zoning Code’s provisions on home occupations in
residential districts.
Existing conditions and issue
The Comprehensive Plan Committee recognized that advances in technology, decentralization of
the work place, and changes in home-based businesses and home occupations have rendered
traditional regulation of home occupations, including those in the Irvington Zoning Code, overrestrictive in some ways and under-restrictive in others. The Zoning Code should be amended to
accommodate the demand for and growth in home-based businesses while protecting community
character and the health, safety and welfare of neighbors in residential zoning districts.

Action plan
Amend § 224-8.B(1) of the Zoning Code to modernize the regulation of home occupations.
Registration with the Village Clerk should not be required of all home occupations. If the home
occupations do not involve regular visits by customers, clients or employees, and do not have
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other indicia of the occupation, they should be permitted as of right. For home occupations that
do involve regular customer visits, there should be some review process. For both types of home
occupations, the list of requirements in § 224-8.B(1) seems appropriate.
Goal/Action Item B4: Amend the Zoning Code to permit garages to be used for more than the
storage of automobiles.
Existing conditions and issue
The Zoning Code, as currently written, provides that garages in single-family districts be used
only “for passenger automobiles.” The Code does not permit a garage to be used as a home
office, artist studio, or other personal use. The Code Modernization Working Group
recommended that this limitation on the use of garages be relaxed. This was one of the
recommendations on which residents were polled, and the survey results showed general
agreement with the recommendation. Complete survey results can be viewed at
www.irvingtonny.gov/compplan.

Action plan
The Comprehensive Plan Committee’s final recommendation was that the Zoning Code be
amended to permit garages to be used for other uses permitted in a residential district, such as a
home office, artist studio, home recreation use – but only if:
(1)

The garage meets the New York State Building Code requirements for the use.

(2)

The additional use of the garage still meets the requirements of the Zoning Code,
including FAR limitations.

(3)

After deducting the number of parking spaces included in the garage, the property
still meets the Zoning Code’s requirements for off-street parking spaces.

(4)

The garage use is solely for the resident of the primary residence; it cannot be
rented out for a non-automobile use.

The CPC also believed that such use of a garage should be subject to some review process.
The CPC believed that an accessory apartment should be permitted in a garage if all the Code
requirements for an accessory apartment are met.
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Goal/Action Item B5: Amend the Zoning Code to permit beekeeping on properties large enough
to insulate neighboring residents from the hives.
Existing conditions and issue
The Zoning Code currently permits as an accessory use in residential districts: “The keeping of a
reasonable number of customary household pets and not more than one horse or one cow on each
three acres of land but excluding the commercial breeding of animals.” [§ 224-8.B(4)]
Neither beekeeping nor raising chickens, which have become more popular hobbies in recent
years, would be permitted under that provision. The Code Modernization Working Group
recommended that both beekeeping and chicken raising be permitted in single-family districts.
Residents were polled on both activities, and the survey results were evenly mixed. Complete
survey results can be viewed at www.irvingtonny.gov/compplan.
The Comprehensive Plan Committee did not come to a consensus on whether residents should be
able to raise chickens in single-family districts. As to beekeeping, however, the CPC believed
that it should be permitted on properties large enough and/or configured in such a way that the
hives could be located far enough from neighboring properties so as not to create a nuisance or
danger to the surrounding neighborhood.
Action plan
Amend the Village Code to permit beekeeping on single-family residential lots if the lots are
large enough and/or configured in such a way that the hives are sufficiently far from neighboring
residences so as not to create a nuisance or danger to the surrounding neighborhood. The
amendment should require the registration of beehives and include regulations on beekeeping.
(The Village of Ossining’s Code provisions on beekeeping are a good model.)

Additional recommendations:
B6: Amend the Zoning Code to include small breweries and distilleries as permitted uses in the
Business (B) and Waterfront (WF) Districts.
B7: Amend the Zoning Code to prohibit renting out garages if it would result in an additional
vehicle parking on the street.
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C.

Amending the Zoning Code to Make Development More Environmentally Sensitive

Goal/Action Item C1: The Zoning Code should be amended to encourage the use of pervious
materials for patios, walkways and driveways.
Existing conditions and issue
In calculating permitted coverage, the Zoning Code treats all surface materials used in
driveways, patios, and walkways the same – whether they are impervious materials or permeable
materials, such as stone or grass pavers. (Note that for single-family houses, the driveway is not
included in the coverage calculation.) So a 20 x 20 patio of permeable pavers is charged with the
same coverage as a 20 x 20 concrete patio. (The type of material used might well affect the
engineer’s stormwater retention requirements, but the coverage calculation stays the same.)
It would be beneficial to a reduction in stormwater runoff and improvement in water quality if
the Zoning Code offered an incentive to developers to use permeable materials where possible.

Action plan
Amend the Zoning Code to provide that, in calculating coverage for development other than
single-family residences, a credit be given for the use of permeable material, taking into account
the ability of the material to allow infiltration as a percentage of rainfall. A site development plan
that includes pervious materials must be accompanied by a management plan that would
effectively maintain the permeability of the material.

Goal/Action Item C2: The Zoning Code should be amended to limit development on steep slopes.
Existing conditions and issue
Steep slopes are a sensitive environmental feature that pose particular issues for land
development, being highly susceptible to erosion and land slippage. Additionally, steep slopes
provide scenic views for neighboring areas, and extensive earthwork and removal of vegetation
may negatively impact their appearance and environmental value.
The Zoning Code, in its Resource Protection regulations, deducts the area of steep slopes on a
site in determining how many lots can be created on the site. However, once the number of lots is
determined, there are no numerical limitations on how much of the steep slope can be developed
or disturbed. Nor does the Zoning Code include any standards for development on steep slopes,
other than its general site development standards.
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A number of municipalities in Westchester County have enacted steep slope legislation that
either prevents development on the steep slope or limits how much of the steep slope can be
disturbed.
Action plan
Study steep slope legislation from other municipalities and amend the Zoning Code to include
regulations to protect steep slopes.

NOTE: The Comprehensive Plan Committee considered another Working Group
recommendation relating to steep slopes, that is, limiting the height of retaining walls anywhere
on the property to 6-1/2 feet in height. The CPC ultimately decided not to enact such a limit, but
to leave it to the Planning Board to determine the acceptable height of a retaining wall during the
site plan review process, as the Board does currently.

Goal/Action Item C3: The cluster provisions of the Zoning Code should be amended to reduce
the minimum lot sizes for clustered developments, so as to permit more flexibility.
Existing conditions and issue
Section 224-88 of the Zoning Code, enacted pursuant to the 2003 Comprehensive Plan, permits
cluster development in residential districts. Among its provisions is a set of minimum lot sizes
and yard requirements for cluster projects in each of the zoning districts. For example, in the 1F40 District, for a standard (non-clustered) lot, the minimum lot size is 40,000 sf; lot width, 150
feet; lot depth, 150 feet; front yard, 50 feet; side yard, 25 feet; and rear yard, 40 feet. If the lot is
part of a cluster, however, the minimum dimensions are reduced to lot size of 20,000 sf; width,
100 feet; depth, 125 feet; front yard, 35 feet; side yard, 15 feet; and rear yard, 35 feet.
While the dimensions for the clustered lots are somewhat smaller, they do limit flexibility in
layout. In some situations, even smaller lots and further reduced setbacks might result in a more
environmentally sensitive arrangement of lots. (It is important to note that, under both the
Irvington Zoning Code and New York State Village Law, the total number of lots created in a
cluster subdivision may not exceed the number that could be created in a conventional
subdivision.)
Action Plan
Amend § 224-88 of the Zoning Code to reduce the minimum lot size and dimensions for
clustered lots. The underlying density should not be increased.
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Goal/Action Item C4: Provide a minimum time before applicants can apply for a variance after
receiving an area variance or site development plan approval.
Existing conditions and summary
It has become common practice for developers to get site development plan approval for houses
and amenities that are built to the maximum zoning requirements (i.e., maximum coverage and
FAR allowed, minimum yard requirements). Often the site plans for these houses do not include
easily anticipated accessory structures or amenities, such as swimming pools or patios. In many
of these cases, the homeowner comes back to the Planning Board, within a short time after
buying the house, for approval to add such an amenity, and most often a variance is required.
The variance would not have been necessary had the lot not been initially developed to the
maximum the Zoning Code allows. The result is either that the homeowner cannot obtain the
feature s/he desires (if the variance is denied) or s/he obtains a variance from the Zoning Board
of Appeals, resulting in more coverage of the site than the Zoning Code permits.

Action plan
Amend the Zoning Code to provide that an applicant may not seek an area variance for a period
of five years after site development plan approval or after a prior area variance.

Goal/Action Item C5: The Village should educate property owners on how to maintain
watercourses and wetlands.
Existing conditions and summary
The Village’s Environmental Action Plan has identified an initiative to start a program to assist
private property owners with clearing debris out of stream channels and flood plains. The
Westchester County Department of Planning has materials and other resources available as part
of a stormwater education and outreach program (http://planning.westchestergov.com/soil-waterconservation ).

Action plan
Educate property owners on the proper techniques for watercourse maintenance. Coordinate with
Westchester County Department of Planning (as part of its Aquatic Restoration Program) or
other stormwater management resources (Westchester County Soil and Water Conservation
District).
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Additional recommendations:
C6: The Planning Board should encourage swales, rain gardens and similar measures for
stormwater management.
C7: In reviewing site plans, the Planning Board should require applicants to make all
reasonable efforts to preserve trees and shrubs of historic or unique value.
C8: Electric vehicle charging stations should be installed at various locations in the Village.
C9: All new municipal buildings and structures should be built to LEED Silver standard (but not
necessarily certified), and additions and renovations to municipal buildings should be
sustainable.
C10: A municipal policy should be developed to encourage the use of alternative energy.
C11: The Village should continue its efforts to implement the Environmental Action Plan,
adopted in November 2014. (Annexed to this Comp Plan Update as Exhibit F)

Continuing goals from 2003 Comprehensive Plan
C12: Bike racks should be installed at various locations in the Village.
C13: Consider legislation protecting ridgelines.
C14: Continue to support Westchester County’s RiverWalk project.

35

D.

Optimizing the Use of Village-Owned Property

Goal/Action Item D1: Once the firehouse is moved (for reasons discussed below), the Village
should retain the Main Street lot on which it is located and use it for municipal purposes, rather
than sell it for private development.
Existing conditions and issue
In December of 2012 the Village retained Mitchell Associates Architects (MAA) to perform a
study to evaluate the space needs of the Fire Department and to determine if those needs could
be met at the current Main Street site. The original intent of the study presumed that it was
reasonable to remain at the existing site.
MAA worked with a Design Committee made up of Fire Department members and completed a
comprehensive needs assessment that defined the spaces required for the Department to function
properly and safely. This document included descriptions and diagrams for each proposed space,
and a spreadsheet that summed up the size of building that would house these spaces. A
schematic plan was developed for a Main Street facility and a total project cost analysis was
provided based on a brick and mortar analysis from MAA’s estimator.
The result of the analysis was that:
1.
2.
3.

Renovations and additions to the existing station that meet the program needs were not
feasible given the physical constraints of the site.
Demolishing the existing station and building new at the same site was possible, but not
recommended.
The Village should consider several potential alternative sites MAA identified within the
Village.

The Village has yet to find an appropriate site for the new firehouse. When it does, however, the
question arises of what to do with the existing fire house and the lot on which it is located.

Survey results
The results of the survey on this issue were mixed. Although many residents did not want to see
the firehouse moved, they did have widely divergent opinions on how the property should be
used if it did move. Twenty-seven respondents thought it should be used for a parking lot or
garage; 24 did not want it used for parking. Equal numbers of respondents (roughly 10 each)
thought it should be redeveloped as: (a) mixed residential/commercial, (b) retail, and (c) a
recreational or community use. Complete survey results can be viewed at
www.irvingtonny.gov/compplan.
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Action plan
The Comprehensive Plan Committee discussed whether to sell the lot to a private party, but
concluded that the potential financial gain would not be sufficient for the Village to forgo its
potential use for municipal purposes. Presently, the only municipal use the CPC envisioned was
parking, either a lot or a garage. The CPC recognized, however, that it may be many years before
a site for a new firehouse is identified and the firehouse built – by which time other municipal
needs may surface. The recommendation, therefore, is for the Village to retain ownership of the
firehouse lot.

Goal/Action Item D2: Move the DPW facility to another location in the Village and sell the site
for development of a combination residential/professional/limited retail building, with
community enhancements and with residential entrances on Buckhout Street and access to
commercial spaces on South Astor.
Existing conditions and issue
The existing Department of Public Works facility is too small to accommodate the operations of
the Department. For example, equipment is stored outdoors, and material storage is scattered
throughout the Village. A new location for the DPW is being sought, and a determination must
be made about how to use the ~1.05 acre site.
The DPW facility is located at a strategic location in the Village: adjacent to the Metro North
train station and close to the downtown retail district and public amenities (library, senior center,
parks). In addition, it commands beautiful river views, all combining to make it a highly
desirable location for an attractive multi-use residential and commercial development with
community enhancements. Conversion of this underutilized property would not only create new
housing opportunities and help vitalize the downtown, it would produce significant income, both
in the sale of the property and in generation of tax revenue. Office space in this location would
likely attract employees who commute by rail, who would patronize lower and mid-Main Street
businesses without increasing vehicular traffic.

Survey results
Residents were surveyed on how they would like to see the DPW site developed. The greatest
number of respondents stated a preference for residential use, either purely residential or a
combination of residential and commercial. Many respondents specified that the housing should
be affordable. The next highest number wanted to see it used for parking; many of these
preferred a parking garage; others, parking associated with a commercial or residential use. A
number of residents did state, however, that the site should not be used solely for parking. A
significant number of residents stated that the property should be used for retail, restaurants and
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other commercial uses. Several specified that any future use should be tax producing. Complete
survey results can be viewed at www.irvingtonny.gov/compplan.

Action plan
The Village should continue in its efforts to find a new location for the DPW facility.
Concurrently, it should establish a working group of resident, government, and business
representatives to determine how best to develop a combination residential/professional/limited
retail building, with residential entrances on Buckhout Street and access to commercial spaces on
South Astor. (Under existing provisions in the Village Code, the construction of new residential
units would generate the creation of affordable units.) Employee parking, residential parking,
business specific parking and community parking should be carefully planned. In addition,
pocket seating areas and other community enhancements along Astor Street should be included
so as to reinforce that the area is an extension of Main Street rather than a separate business
zone.

Goal/Action Item D3: Appoint a working group to study the creation of a transit-oriented zoning
district that would include all of the properties fronting on South and North Astor Street.
Existing conditions and issue
The Village owns several properties along Astor Street, which may change uses within the
coming years, including the parking lot on the corner of Main and North Astor Streets and the
DPW site on South Astor Street. The Village also owns part of the Burnham Building and the
parking lot south of it. The Village’s plans for the DPW are discussed above.
The Astor Street lot is currently at-grade and accommodates approximately 26 spaces. Given that
there is an elevation change of approximately 10 feet from the Astor Street entrance to the
easterly property line, it is possible to create a deck of additional parking on top of the existing
lot. Each location would have its own access, with the deck access off Main Street and the atgrade access from Astor Street. This would approximately double the number of parking spaces.
The Astor Street parking lot is currently being leased to Metro North to manage commuter
parking, with parking there limited to Irvington residents. The lease will come up for renewal in
2019. (At the time this Update is written, Metro North still has a waiting list for commuter
parking.)
Residents were surveyed as to how they thought the Astor parking lot should be used. Forty-six
percent responded that it should be used for commuter parking; 15%, for non-commuter
residents; 10%, for business patrons, 3%, for business employees, and 26%, for other uses. In
response to whether a parking deck might be a good use for the site, 63% answered yes; 32%
answered no, and 5% were undecided.
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The Comprehensive Plan Committee also considered the other properties along both South and
North Astor Streets and believed that the entire area should be studied in order to develop it as a
transit oriented development (TOD). The goal of TODs is to discourage automobile use by
creating compact, pedestrian-oriented, mixed-use communities centered around high quality
mass transit. Transit oriented development contributes to resolution of the serious and growing
problems of climate change and global energy security by creating dense, walkable communities
that greatly reduce the need for driving, parking and energy consumption.
TODs focus the community around the transit station, making it a center of activity. Within a
TOD, particularly around the station, uses are developed in a compact configuration to allow for
more variety. Variety and interest make walking more comfortable and perceived distances
shorter for pedestrians. Different uses, storefront windows, architectural detail, and street
amenities create diversity in activities, sights, and possibilities. Auto-oriented amenities such as
parking, driveways, and large-scale signage are restrained, allowing the car to function within the
district, but not overwhelm it. Parking lots are moved to the rear of lots to avoid interrupting the
street frontage. Driveways are aggregated and placed away from heavily traveled pedestrian
streets and the station area to minimize pedestrian/vehicle conflicts. Retail and services catering
to pedestrians are encouraged at street-level to create an active streetscape. Street amenities such
as continuous sidewalks, lower-scale lighting, seating and dining areas, waste and recycling
receptacles, planters, and trees make the sidewalk environment more comfortable for users
giving them a sense that they belong on the street.
TODs have been popular among real estate developers, who recognize that they meet the high
demand for quality urban places served by mass transit systems.
A characteristic of Astor Street that makes it even more desirable for development is that the
topography of the area makes it possible to have denser development that does not block views
of the Hudson River.

Action plan
Create a working group of resident, government, MTA, and business representatives to work
with planning and design professionals to develop standards and zoning (or a master plan) for a
transit oriented development zone along Astor Street that achieves as many of the TOD features
as practicable. In addition to the typical TOD standards, specific standards that should be
incorporated in such a zone in Irvington are: it should be primarily residential; it should provide
affordable housing; it should contribute to diversity; development should be designed to reduce,
or at a minimum not exacerbate, flooding in the area; it should provide parking to meet the
demands of the existing downtown development.
The CPC believed that multi-tiered parking should be considered, because the topography of the
area permits it to be developed without causing visual issues.
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Additional recommendations
D4: Prioritize pedestrian access to Scenic Hudson Park and Bridge Street with pedestrian
bridge over the railroad tracks.
D5: Evaluate opportunities to use the Village Reservoir for active recreation uses.
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E.

Protecting the Character and Scale of the Main Street Area

Existing conditions
The Downtown Working Group considered preserving the unique character of Irvington and its
built scale of paramount importance. It recognized that Main Street business locations are almost
fully rented, that the Village has no interest in chain stores in the downtown, that new businesses
have been able to establish themselves quickly, and that market forces seem to be working. It
recommended that the Village should enhance the “community connectedness of Main Street,”
and create an environment that continues to attract business to the Village.

Action plan
The specific recommendations the Working Group made, with which the Comprehensive Plan
Committee agreed, are:
E1: Continue to preserve the character and built scale of the Main Street area.
E2: Continue to protect views of the Hudson River from Main Street.
E3: Continue implementation of the Main Street Streetscape Master Plan. The Main Street
Streetscape Plan can be viewed at www.irvingtonny.gov/streetscape.
E4: Consider a fund for Main Street improvements (including creation of parking) with income
from six-hour metered commuter parking near the station, commercial fees in lieu of parking,
resident parking stickers and parking enforcement.
E5: Consider a marina and boat docking (including tour boats) at the waterfront to provide nonvehicular access to restaurants and encourage further use of West Main Street.

Continuing goals from the 2003 Comprehensive Plan
E6: Efforts should be made to eliminate utility lines constructed above ground on Main Street,
perhaps in connection with utility replacement.
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F.

Alleviating Parking Issues in the Downtown

Existing conditions and issues
The Downtown Working Group recognized that a creative approach was needed to find the
balance between protecting parking for the residents of the area and meeting the need for
commercial parking.

Action plan
Its recommendations, with which the Comprehensive Plan Committee concurred, are:
F1: Consider better usage of the Aqueduct parking lot and the Broadway parking lot, to ease
parking congestion on Main Street.
F2: Explore other opportunities to create additional parking and the feasibility of underground
parking.
F3: Test out a jitney van service on Main Street, from the train station to Broadway.
F4: Consider valet parking for restaurants by using church parking lots (with their permission)
in evenings.
F5: Study the possibility of compact car parking zones to improve visibility at corners, as well as
to increase available parking spaces on Main Street.

Recommendations of the Code Modernization Working Group pertaining to parking, which the
CPC also agreed with, are:
F6: Amend the parking regulations in the Village Code to prohibit parking commercial and
oversized vehicles during the daytime on the side streets off Main Street. (This prohibition would
not include parking while engaged in normal business.)
F7: Amend the parking regulations of the Village Code to prohibit overnight parking of
commercial vehicles in the Business District except in designated areas.
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G.

Preserving and Enhancing the Historic Character of the Village

Goal/Action Item G1: Historically or architecturally significant properties should be permitted
to include two use categories, museum and one-family residence. In addition, the special permit
requirements for museums in the Zoning Code should be modified to be more comprehensive.
Existing conditions and issue
Both residences and museums (by special permit) are permitted in the one- and two-family
residential districts in the Village. The two uses, however, are not permitted on the same
property. There are a few residences in the Village that would be appropriate for the dual use of
museum and residence. Such house museums exist in many places in Europe as well as in the
United States in Savannah and Charleston, for example.
While a special permit is required for a museum, the requirements do not include any provisions
for off-street parking.

Action plan
1.

Amend the Zoning Code to permit museums and residences to co-exist in the same house.

2.

The special permit provisions for museums should be revised to include parking
requirements.

Additional recommendations
G2: The Board of Trustees should create and use historic building markers or plaques with a
consistent style.
G3: The Village should adopt procedures to reduce the time and expense of processing
applications for renovation projects in the Historic District.
G4: The Village should work with property owners to designate properties as landmarks and to
qualify for the best possible tax treatment.
G5: The Village should support efforts of neighborhoods or areas considering applications for
historic district designation.
G6: The Board of Trustees should encourage and support Village and regional events that
highlight historic sites and points of interest.
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Continuing goals from the 2003 Comprehensive Plan
G7: The Zoning Code should be amended to recognize the built reality of the Historic District
and reduce the need for automatic Zoning Board applications for variances.

NOTE: The CPC also recommended that the Village “enact a local landmarks law, which would
authorize the Board of Trustees to designate buildings, structures, markers or other objects as
local landmarks,” provided the property owner consents to the designation. A local landmarks
law was already being considered by the Board of Trustees, which adopted it on January 18,
2018.
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EXHIBIT A

Reports of Working Groups

VILLAGE OF IRVINGTON

BROADWAY
CORRIDOR
WORKING GROUP
DRAFT RECOMMENDATIONS

MAY 17, 2017

BROADWAY CORRIDOR SUBCOMMITTEE FINAL DRAFT
REPORT 5/10/17
SUBCOMMITTEE ISSUES AND QUESTIONS
The Broadway Corridor (New York Route 9) contains most of the remaining
undeveloped and underdeveloped land in the village. As such, it plays a major role in the
future of the village and in the village’s efforts to maintain the small town, open space
character that has made Irvington the unique and desirable place it is to live, play and
work. The residents of the village must decide how development in the corridor can be
directed to maintain that character and yet achieve some of the goals of the
Comprehensive Plan.
How can the goals of the Comprehensive Plan be achieved? Does the existing zoning
accomplish the goals? Can they be accomplished through rezoning of portions of the
corridor to other existing zoning districts, through the creation of a new zoning district or
perhaps an overlay zoning district. Are there existing zoning regulations that can be
applied to the Broadway Corridor? Are the current cluster provisions of the zoning
ordinance useful? Should mixed uses be permitted within the corridor? If so, what types
of uses would be compatible and desirable? What unique features in the corridor are
worthy of preservation and how best can they be preserved? Should the view shed, steep
slopes, open fields and wooded areas be preserved? Can development be so directed as to
preserve some, or all of these features? Should property owners be incentivized to
preserve these natural features? What is the appropriate density, height and bulk of
development? Our subcommittee considered these questions and developed the below
recommendations for the community’s and Board of Trustees’ consideration as we move
forward with the comprehensive plan process.
As a first step our subcommittee reviewed the goals and objectives and proposed land
uses in the 2003 Comprehensive Plan as they relate to the Broadway Corridor. The goals
that were reviewed are presented below.
GOALS OF THE 2003 COMPREHENSIVE PLAN
1.
2.
3.
4.

Preserve and enhance the Village’s exiting built character and scale.
Protect the health, safety and quality of life of Village residents.
Control and manage growth in the Village.
Protect and enhance the Village’s green space, natural resources, open space areas
and scenic corridors.

OBJECTIVES OF THE 2003 COMPREHENSIVE PLAN RELEVANT TO THE
BROADWAY CORRIDOR
The following objectives presented in the 2003 Comprehensive Plan were reviewed.
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1. Preserve the Village’s built character by updating the subdivision and zoning
ordinances to ensure that future development is in concert with the above goals.
To accomplish this objective, the Plan recommended:
a. Amend the cluster provision to increase flexibility and open space
mechanisms contained in the ordinance.
b. Review the zoning code concerning frontage and flag pole lots and, if
necessary, amend the code to prohibit such lots.
c. Amend portions of the code to encourage below-market-rate housing, for
example, by increasing allowable density within specific parameters for such
housing or by permitting housing in areas currently not zoned for such use.
d. Amend/impose recreation fees on lot subdivisions as a fund for acquiring or
maintaining open space.
e. Protect the scenic qualities of Broadway and the Old Croton Aqueduct by
requiring a landscaped buffer for all new lots created through the subdivision
process.
f. Preserve the historic ambiance of the Village by creating a historic district and
designating the Main Street area as an historic district.
g. Review the Resource Protection Ordinance and enact a wetlands and
watercourses ordinance and possibly a ridgeline ordinance.
h. Create a parks and recreation zone for the Village’s major open spaces
including Ardsley Country Club.
i. Rezone the southwest portion of the Village, Matthiessen Park and other
properties to require 2-acre minimum lot sizes to preserve open space and
density patterns.
j. De-map zoning land beneath the Hudson River and prohibit the transfer of
development rights to developable upland areas.
k. Consider time limits on approvals and permits for development.
2. Ensure safe and efficient traffic circulation, preserve the character of local roads,
and enhance pedestrian and bicycle networks in the Village. Improve traffic
operating and safety conditions for vehicles, cyclists and pedestrians in
problematic areas. Work with State officials to lower the speed limit along
Broadway.
3. Measures should be developed to improve access to designated parks and
recreation areas and further protect natural resource, open space areas and scenic
corridors. Among others, the Plan recommended the following actions which
relate to the Broadway corridor:
a. Enact a cluster ordinance that will enable the preservation of open space and
natural resources on parcels being developed for residential uses.
b. Enhance the scenic corridors along Broadway and the Old Croton Aqueduct
Trail by implementing landscaping requirements for developed properties and
deepening the buffer requirement on properties that can be developed in the
future.
c. Preserve the Village’s open space character by continuing to publicize and
encourage the use of conservation easements on private property.
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SUPPORT FOR THE GOALS AND OBJECTIVES OF THE 2003
COMPREHENSIVE PLAN
In general, the subcommittee supports the above goals and objectives. The subcommittee
agreed that the Broadway corridor is the main north/south arterial through the village and
as such, it is the gateway into and out of the village. In that regard, the Broadway
corridor needs to reflect the small town, open space character of Irvington. This can be
accomplished through the Village’s policies to maintain the stone walls and open space
buffers along Broadway. In addition, it is important to preserve to the greatest extent
possible, the unique natural features of the properties immediately adjacent to Broadway.
Developments that will require excessive alteration of the natural environment and
topography in the corridor should be reviewed and when necessary, altered to meet this
objective.
In reviewing the goals and objectives, the subcommittee did note that certain objectives
in the 2003 Comprehensive Plan may pose some difficulty in meeting other objectives of
the plan. For instance, the rezoning of certain areas along the corridor to large lot single
family zones may hamper the Village’s ability to provide housing for various groups of
people that would help promote social and economic diversity within the village. The
implementation of these objectives should be weighed against all other plan objectives
and the community will need to decide their priority and the desire of the community to
attain any or all of them.
The current zoning ordinance provides the developer the opportunity to cluster their
proposed development or may require clustering at the direction of the Planning Board;
however, the zoning ordinance does not provide the opportunity for any additional units
if clustering is used. With added units, the Village may be able to provide more
affordable housing and housing for those groups it wishes to attract/retain in the village.
The subcommittee discussed the possibility of including some incentive within limits, as
long as the proposed development is consistent with the overall goals and objectives of
the Comprehensive Plan and did not overly burden existing Village services or
infrastructure.
TRAFFIC AND SAFETY IN THE BROADWAY CORRIDOR
One overarching concern in the Broadway corridor among the subcommittee members is
the need for safety. The 2003 Comprehensive Plan noted as one of its recommendations
that the Village should work with the New York State Department of Transportation to
reduce the speed limit along Broadway. While the Village has been successful in having
the speed limit reduced on Broadway, there has been minimal impact in a concomitant
reduction in vehicular speedMany members of the subcommittee believe more needs to
be done to ensure the safety of pedestrians, cyclists and drivers along Broadway. The
subcommittee strongly supports the Rivertown Villages’ initiative and grant funded by
New York State to study the Broadway (N.Y. Route 9) corridor to determine what

Broadway Corridor WG - Page 3

enhancements can be made to improve safety and circulation along the corridor for
pedestrian, cyclists and vehicular traffic.
The subcommittee is particularly supportive of the investigation of the possibility of
creating a bicycle lane along the length of Broadway and unanimous regarding a
sidewalk along the east side of the road, especially from Sunnyside Lane to Main Street.
This would most likely require a change to three lanes—one northbound, one southbound
and a middle turn lane.
LAND USES IN THE BROADWAY CORRIDOR AND POTENTIAL IMPACTS
Within the context of the above goals and objectives, the subcommittee examined various
potential uses for the Broadway corridor and their impact on the village.
The first use analyzed was residential. Within the residential use category, the
subcommittee identified certain segments of the population to which future housing
development may be geared. These included seniors, particularly current village residents
who may wish to remain in the village but no longer want or are able to maintain the
upkeep of a single-family home, millennials, and those households that need affordable
housing. It is the opinion of a part of the subcommittee that by providing such housing it
will promote diversity among village residents which will make the village a more
sustainable and a more vibrant community. Discussion also made mention of the fact that
additional restrictions on property owners would probably lead to higher costs for at least
some of the developed units. It was also noted that there are funding sources outside the
village that can be used to subsidize the provision of affordable units, thus offsetting any
potential impact to the price of market rate units.
Most of the undeveloped or underdeveloped land along the Broadway corridor is
currently zoned for single family use. The subcommittee considered the impact of
leaving the current zoning in place. Below are the pros and cons.
SINGLE-FAMILY RESIDENTIAL
Pros:
1. It does not require any further action by the Village
2. As the single-family minimum lot size is generally 1 acre, the projected
development would have minimal impact on traffic particularly on Broadway.
3. The developments would most likely remain on the tax.rolls.
Cons:
1. Although the density of development under the current zoning would be
limited, single-family homes historically generate more school-aged children
than do other types of residential development.
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2. This type of development would limit the ability to meet other goals of the
Village, viz., affordable housing, senior housing, housing for younger
households. The aforementioned goals are not unanimously preferred.
3. Impact on the land. This type of development will have the potential to
impact larger areas of undeveloped land, creating impervious surfaces,
affecting the topography and natural features of the property and limiting the
ability to preserve or create meaningful open space areas. Planning criteria can
be written as to minimize wholesale disruption of terrain.
HIGHER DENSITY RESIDENTIAL
The subcommittee next considered housing at a higher density than permitted under
existing zoning allows in the Broadway corridor.
Pros:
1. Has the potential to meet certain identified housing needs of specific
population segments, viz. seniors, millennials and households in need of
affordable housing units.
2. Could add to the social and economic diversity of the community.
3. Could help the volunteer emergency services in the village.
4. Higher density and clustered development could help preserve meaningful
open space areas and take advantage of and help preserve the unique and
important environmental features of a particular property.
Cons:
1. Increased density could change the character of the village if not controlled
properly.
2. High likelihood of greater traffic impact.
3. Potential impact on the schools, but may actually be no more than or even less
than single-family.
4. Additional requirements for affordable units could increase the cost of market
rate units, unless the cost is written down by outside available funding
sources.
5. Higher density development could adversely impact municipal infrastructure
and the environment.
COMMERCIAL AND OTHER NON-RESIDENTIAL USES
Even though the property along the Broadway corridor is zoned for single-family
development, there have been non-residential uses permitted either by variance or special
permit for many years. The subcommittee, therefore, considered other non-residential
uses for the Broadway corridor. Such uses would be educational, institutional, office,
biotech or research and development as illustrative examples only. The subcommittee did
believe that retail uses other than immediately adjacent to the Broadway/Main Street
Broadway Corridor WG - Page 5

intersection are not appropriate for the Broadway Corridor as such uses would not be in
keeping with the small town, open space character of the village and would generate high
traffic volumes.
Pros:
1. Diversity of use
2. If not tax exempt, such development would have a positive impact on the tax base
of the village by generating more tax revenue than cost to Village for municipal
services.
3. No impact on the school system.
4. Could help preserve open space and take advantage of and help preserve the
unique and important environmental features of a particular property.
Cons:
1. Could have a negative impact on traffic particularly during morning and evening
peak rush hours.
2. Would not address certain other goals of the Comprehensive Plan particularly to
promote a diverse community and to meet certain housing needs.
3. Could lead to property becoming tax exempt.

RECOMMENDATIONS FOR THE BROADWAY CORRIDOR
Based upon the above information, the subcommittee presents below its
recommendations for the future of the Broadway Corridor. The first five
recommendations should be reviewed as a package.
1. Consider rezoning parcels in the Broadway corridor to a higher density residential
use that remains consistent with the small town, open space character of the
village. The Village should investigate form based zoning, overlay districts,
floating zones and other techniques that may be useful. It was the opinion of a
part of the subcommittee that the higher density could adversely impact the
environment and municipal infrastructure .
2. In concert with recommendation 1, consider revising the cluster provisions to
allow greater flexibility in the number of housing units and in the types of
development and to provide adequate protection for environmentally sensitive
areas.
3. Consider revisions to the Resource Protection Requirement of the zoning
ordinance (e. g., steep slope regulations) to ensure that important environmental
features on parcels in the Broadway Corridor are preserved while still permitting
more flexible development regulations.
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4. Consider incentives that address Village comprehensive goals and objectives to
development in the Broadway Corridor to allow greater flexibility in the physical
appearance and density of development.
5. Consider permitting certain non-residential uses and possibly mixed uses for the
Broadway Corridor, where appropriate.
6. Maintain the Broadway buffer regulations.
7. Consider adopting zoning provisions to protect the stone walls along Broadway
and to encourage the development of such walls where they do not currently exist.
Require that any repair of damage to, or maintenance of, existing stone walls
return said stone walls to original condition.
8. Require the provision of sidewalks along Broadway as part of any future
development in the Broadway corridor.
9. Continue to cooperate with the other Rivertown villages in the Broadway
Corridor study and to support the improvements that promote traffic calming
where appropriate and safety, especially for pedestrians and bicyclists.
10. Consider holding charrettes to gain community input and support for development
along the Broadway Corridor and other areas of the village where development is
likely, such as the waterfront and central business district.
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VILLAGE OF IRVINGTON

CODE MODERNIZATION
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DRAFT RECOMMENDATIONS

MAY 17, 2017

Code Modernization WG Sub-Committee – Final Report to the CPC.

May 17, 2017

During both the first public meeting of February 15th, and the CPC kickoff meeting of March 4th,
there were notes taken describing what issues were of importance to all in attendance. There
were 20 issues in total. In the time between the March 4th, Saturday morning meeting and the
March 8th Wednesday evening meeting, a poll was sent to all members of the CMWG and
Marianne Stechich, the Village Attorney, to prioritize the issues brought up at the first meeting.
The list comprised 20 topics that were prioritized in a High, Medium, or Low, category. The
following is a prioritized list of the issues and the committee’s recommendations for each. You
may note that there are only 16 noted as several issues were to be discussed and handled by
other sub-committee’s here today.
1) Use of Alternative energy: all types of alternate energy were discussed. Geo-thermal,
solar, wind, etc. The Committee recommends that the Comprehensive Planning Committee
create a municipal policy of encouragement and include this into the Master Plan update.
(Legislation if necessary.)
2) Parking Structures: Topics like where, how high, and if an actual parking structure was
necessary were discussed. Additionally, we realized that there are limited locations that this
structure could live as the topography will severely limit its location. At this point it was realized
that the Downtown Working Group (DWG) would be looking into this so any further discussion
was halted.
3) Neighborhood Parking: Two issues were discussed,
a. Personal garages, people are renting their garages out and parking their cars on the street.
This is a somewhat complicated issue but we feel there needs to be some legislation to reduce
or eliminate the practice. (Except in Hardship cases.)
b. Commercial vehicles parking on the street (primarily Main Street). It was discussed in the
meeting that the CMWG members should field verify how prolific the practice is. We
recommend that there be no daytime Commercial parking allowed on side streets accept the
wider streets, list TBD, and that those Commercial vehicles be part of the permitting of vehicles
on the side streets but at a higher rate (no permit needed while engaged in normal business in
the district). We further recommend that there be no oversized Commercial overnight parking
in the business district except in designated areas like in the Astor Street lots, but be out before
the commuter rush. We also feel the CPC or BOT define what constitutes a commercial and or
oversized vehicle since there are many larger vehicles like Pick-up trucks that, in order to fit in a
space have to be on the sidewalk. Having these large vehicles on Main St. also creates a
dangerous situation with the sight lines of pedestrian traffic between the vehicles. It should
also be noted that there are many Municipalities that have legislated no on-street overnight
commercial parking. (CPC should review the Scarsdale Code for Commercial Vehicles.)
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4) Update MF Zoning; the issue was reviewed and the consensus was that with the recent
changes we were comfortable with the present legislation, especially as it pertains to density.
The only thing that may need to be reviewed are the buffers and setbacks.
5) In-Fill Development Scale: We had a hard time wrapping our minds around the practice of
receiving a site plan approval, and almost immediately applying to the ZBA for a variance to
allow the applicant to subvert the codes. It seems like everyone today is building to the setback lines and then ask for variances. We discussed in detail the possibility of having the
Planning Board, (PB), create a Maximum building envelope based on lot size to discourage the
ZBA from granting variances outside the envelope. (Add to site plan standards?)
6) Storm water management on site: Code already requires storm water retention on site.
Should we allow a non-coverage situation using patio stones and any hardscape that can be
considered pervious? We believe the Planning Board should encourage pervious surfaces
throughout the Village in all aspects of the building process. Our recommendation is that
pervious surfaces should not be counted as 100% coverage, it should be included as coverage,
but at a “reduced rate” on patios and walkways. We also feel that there should be 2 classes of
coverage, the building, and everything else, and that there should be a credit of coverage for
driveways that are pervious.
7) Update Environmental provisions of the Village Code:
Steep Slopes
We believe the code should speak to construction on steep slopes, of 15% to 25%, and very
steep slopes of 35% and greater. We believe we should adopt a version of Hastings steep slope
code 249-1 thru 5.
Terrain based building heights
After reviewing Hastings code relative to the sliding height measurement method, we decided
to leave alone this provision and continue to evaluate height as we are currently.
Retaining walls
We feel that limiting the height of retaining walls should be legislated at between 6-1/2’ to 8’,
and we feel terracing is the way it should be done.
Heritage trees
We need to add to the site plan permit application that protecting heritage trees should be a
priority whenever possible during site planning and add to checklists. The Comprehensive Plan
should encourage preservation of heritage and specimen trees throughout the village.
Streams/Wet Lands/watercourses
We believe that the current buffer width needs to be reviewed to be sure it is sufficient. We
should strongly encourage swales, rain gardens, etc. in the planning process and also need to
educate homeowners about how to maintain watercourses (this would go in the sustainability
section).
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8)

Review Code in terms of 21st Century business and demographic pressures:

Home offices
Perhaps Code 224-8 should be reviewed and updated. Review Scarsdale Code in this area.
Increased traffic and parking could become an issue with home offices that have clients or
employees coming and going.
Uber/Lyft;
We don’t feel at this time that any legislation is required.
B & B’s;
The majority felt that as long as parking and traffic issues are addressed it can be allowed.
Transient or short term Rentals, aka - AirBnB;
A lengthy discussion took place. There are several complicated issues to consider. Parking and
traffic issues, the regulation of the number of days, or weeks to control the transient issues
associated with AirBnB.
Recommendations as follows:
a. Limited to your primary residence. (Owner occupied)
b. Village should only allow a pool of 50 total locations on AirBnB and B&B at any one time.
c. Permitting is necessary.
d. Parties or special events (Weddings etc.) can only be permitted with sufficient space &
privacy from neighbors. Risk revocation of permit if there are complaints.
9) Accessory use of Garages: (other than for storage of vehicles)
Recommendation
Change code to allow garages to be used for offices (not for commercial use), additional living
spaces as long as they are not forcing cars into the street exacerbating the current parking
shortage.
10) Green building codes:
Recommendation
All Village new buildings/structures should be built to LEEDS Silver standards or equivalent
(certification not required). Updates/improvement to buildings should also be
sustainable. Defer to NY State green bldg. codes for residential construction.
11) Climate change and Resiliency Planning:
Recommendations
That the Village include a Municipal Sustainability Planning section for these issues. Code for
new waterfront development should follow NY state reg’s. There is a need to address the issue
of rising seas and storm surges in the Hudson River east to Astor St area (Parks, Waterfront,
Astor St., Metro North parking, Loft) in municipal planning.

Code Modernization WG - Page 3

12) Walkability of Community:
Recommendation
Bike racks be installed at various locations in the Village, especially at the Train Station. Also
have sidewalks and walking paths included in all site plan reviews for all new
developments. Review and plan for possible improvement to streets without sidewalks for safe
walking.
13) Open Space Inventories;
Recommendation;
Leave to Open Space Committee to address.
14) Recreational Use of Reservoir;
Recommendation;
No change of use at this time.
15) Charging stations at Park Facilities;
Recommendation;
Installing “charging stations” at various locations in the Village’s municipal lots.
16) Other uses in residential and business zones:
Recommendations
1.) To allow chickens, bees, goats and rabbits in the residential district where appropriate. Size
of coup, hive, pen to be determined. The health, safety, and welfare of people and animals
should be protected.
2.) Distilleries and Breweries should be allowed in the Business, Railroad, and Waterfront
districts. CPC should look at current codes to remove impediments.
END OF REPORT
Code Modernization Working Group Committee Members:
Mark Gilliland
Rick Rasulo
Ellen Galano
Leola Specht
Dennis Flood
Mike Aziz
Larry Frascella
Jan Blaire
Robert “Wes” Donehower
Marianne Stecich, Special Counsel to the CMWG
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MAY 17, 2017

2017 CPC Downtown WG
Summary of Goals/Recommendations
The Downtown Working Group, including Ken Bernstein, Bernadette Haley, Michael
Hanna, Adriana Harris, Brad Hunt, Alan Richardson and Bill Thompson, as well as
Village Trustees Larry Lonky and Janice Silverberg, met four times (3/4, 3/13, 3/27,
4/24). The group focused on the goals and desires for the Village business district, the
potential redevelopment of the current DPW site, and improving parking in and around
the Village center. We sought to consider and balance the interests of residents,
businesses, visitors, and the overall community. We concluded that the relocation of
the DPW from the S. Astor Street site is the lynchpin to improvements of the whole
downtown area. Recognizing that it is not the mandate of this group to determine
where/how this relocation should take place, we focused on overarching considerations
for the use of this area and its relationship to Main Street. Note that this report includes
issues discussed by the group as a whole, rather than individual comments.

DPW SITE
When the DPW site was created the waterfront and Astor street area was a lightindustrial zone. Its location adjacent to the train station and its river views, now
make it a highly desirable location for an attractive multi-use residential and/or
commercial development with community enhancements. The Working Group
unanimously agrees that relocating the DPW facility is critical to the vision for the
downtown area with the following considerations:
● The DPW space is the key revenue/tax source for other projects and so would
“unlock” the entire downtown area, serving as the catalyst to enhancing and
reinforcing the existing positive aspects of Main St.
● Replace the current facility with a combination residential/ professional and
limited retail building(s), with residential entrances on Buckhout and commercial
on Astor, in scale with the surrounding area.
○ The train station provides a viable and welcome transportation alternative
for residents
○ Office space in this location would likely attract RR commuter/employees,
who would patronize lower and mid-Main Street businesses without
increasing vehicular traffic.
○ Parking usage on site must enhance and support Main Street. Employee
parking, residential parking, business specific parking and commuter
parking should be carefully planned
○ Consider expanding development into Library lot
○ A challenge is linking mid-Main to Lower Main Street.
● Feature transit-oriented design with green uses (such as roof areas).
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2017 CPC Downtown WG
Summary of Goals/Recommendations
○ Create pocket seating areas and other community enhancements along
Astor Street to reinforce the idea of it as an extension of Main Street rather
than a separate business zone.
Recommendations:
● Establish an ongoing joint resident/business/school/government/MTA committee
to follow-up on implementing recommendations
● Obtain commercial appraisal of DPW site
● Conduct (or update) traffic pattern study to determine how best to configure
these streets for vehicles and pedestrians
○ Make S. Buckhout one-way between Main Street and the Astor/Buckhout
intersection
○ Improve vehicular/pedestrian safety and flow on Buckhout/ Station Rd/ So.
Buckhout Street.
● Prioritize pedestrian access to Scenic Hudson Park and Bridge Street with
pedestrian bridge over tracks.
○ One concept is to develop the south end of the Metro North lot, creating a
2 level space with green roof offering pedestrian access to Scenic Hudson
park; consider relocating DPW to this site.

MAIN STREET
Preserving the unique character of Irvington is of paramount importance. There is no
interest in turning Irvington into a copy of other communities. Rather, it is important to
focus on the aspects of Irvington that make it special. Notably, the Working Group by
and large resisted the notion that our business district needs to be “revitalized.”
● Main street business locations are almost fully rented at this time, and the
preponderance of restaurants and personal service businesses is not seen as a
problem.
● There is virtually no interest in chain store of any kind.
● New businesses such as Revenge and Brrzaar are recent examples of how new
businesses can quickly establish themselves on Main Street. Both created
unique retail spaces and successfully used social media to attract clients.
● It is difficult for the Village to seek out and attract particular businesses; let
market forces work.

● Consider development of waterfront: marina/boat docking would provide nonvehicular access to restaurants, and may encourage tour boats.
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2017 CPC Downtown WG
Summary of Goals/Recommendations
Recommendations:
The Village should enhance the community connectedness of Main Street, make efforts
to support existing businesses as well as create an environment that continues to attract
businesses to the community. Specific items to pursue include:
● Proceed with the implementation of Streetscape plan wherever feasible;
particularly planting trees, upgrading sidewalks, adopting traffic calming
measures such as graded pedestrian crossings and intersection bump outs, and
creating pedestrian parks.
● Install mirrors at intersections of side streets off lower Main to improve visibility
for cars turning onto Main (a “quick fix” which would have significant impact).
● Continue to develop and support community based activities which attract
residents as well as visitors to the downtown area. Celebrate Irvington Day,
FACE programs, the Farmer’s Market, Parks and Rec programs, and special
offerings at the Library all serve to increase community involvement in the Village
and interest in Downtown businesses.
● Enhance Welcome MAT program to ensure that it is accessible and immediately
useful in assisting new businesses to navigate the Dept of Health, County of
Westchester, the Building Dept and other Irvington regulations.
● Consider relocating Fire Dept. and replacing it with parking/new building at that
site.
● Conduct comprehensive evaluation of aging infrastructure which may force
overhaul of gas/water lines and offer the opportunity to bury overhead wires.
● Encourage development or redevelopment of existing structures in the downtown
area to preserve the character of the village, increase property values, and
increase R E Tax revenue
● Consider a Fund for Main St. improvements (including pocket parking) with
income from:
○ 6 hour metered parking on lower Main St. aimed at commuters (impact on
residential parking should be considered)
○ Landlord/Commercial tenant fees
○ Resident parking stickers (re-visit fee structure for permits, at least for
additional vehicles)
○ Parking enforcement!! (needs to be consistent!)

PARKING
● Finding the balance between protecting residential and adding commercial
parking requires a creative approach.
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2017 CPC Downtown WG
Summary of Goals/Recommendations
○ Encourage Main Street businesses to develop employee parking in
existing lots behind storefronts (CHASE bank is one example; may be
others)
○ Explore use of Sunnyside Bank lot after hours, as has been done in the
past
○ Explore use of Main Street school lot.
● Consider pocket parking at N. Ferris St. (green roof could link to school
playground)
● New parking should be incorporated at DPW site, as this area needs to
accommodate commuters/visitors and residents.
● Re-locate Fire Dept. and capture parking at that location
○ Could IFD and DPW relocate to same new site?
Recommendations:
● Expedite public discussion of Village Administrator’s parking plan for employees
of Main St. businesses.
● Install charging stations for electric cars in any new parking development.
● Reclaim Astor St. parking lot when MTA lease expires; explore whether this
should be solely commuter parking, or developed in some other way including
multi-story parking.
● Consider better usage of Aqueduct lot and Broadway lot to ease parking
congestion on Main Street.
● Test out jitney van service on Main St. from train station to Broadway:
○ consider a trial using Senior Center van during peak hours
○ Some runs could include extension to HS/MS campus
○ Possible issue will be returning commuters in evening
○ canvas whether churches would be interested in revenue from setting
aside parking for commuters
● Consider valet parking for restaurants utilizing set-aside parking in church parking
lots in evenings. Canvas churches on Broadway regarding interest.

● Study possibility of compact car parking zones to improve visibility at corners, as

well as to increase available parking spaces on Main Street.
● Install bike racks near station, aqueduct.
● Install bollards or other vehicle controls to prevent commercial vehicles parking on
sidewalk overnight; evaluate location/fee structure for commercial vehicle parking.
● ENSURE CONSISTENT AND EFFECTIVE PARKING ENFORCEMENT!!
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1
2
3
4

Comprehensive Plan – Village of Irvington, NY
Historic Irvington Working Group

5
6
7

Recommendations Document: 05/15/2017

8
9

10
11

1. Create Incentives for Owners of Historic Properties

13

In order to protect, preserve and encourage the continued existence of
historic residential and other properties in Irvington, the Working Group
for Historic Irvington recommends allowing carefully researched
incentives to benefit property owners who wish to maintain the historic
and architectural character of their properties but find the burden
difficult.

12
14
15
16
17
18
19
20
21

The Board of Trustees should investigate and adopt the use of special
permitting or some similar zoning provisions that will support this goal.

22
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23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40

The Board of Trustees should consider working with property owners of
distinguished historic homes to designate their residential property as a
local landmark and such designations should allow the permitee (owners
of distinguished historic properties) to be qualified for the best possible
property tax treatment.

Museums, house tours, “for profit” events, and certain commercial
activities should be permitted in such historically and architecturally
important properties for a limited and specified number of times per
year. The Board of Trustees should develop a special permitting process
that allows and regulates such usage.

Similarly, the Board of Trustees in limited circumstances should
consider permitting house tours and certain for-profit activities in any
house identified as a contributing building in the Historic District. The
Board of Trustees should develop a special permitting process that
allows and regulates such limited (commercial) usage of residential
homes in the Historic District.

41

As part of the special permitting process, the Board of Trustees should
consider potential benefits and disruptions to the Village and
community.

44

Non-profit events and private parties should not be required to go
through the special permitting process but allowed to simply occur as
has been the practice.

42
43
45
46
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47
48
49
50
51
52
53

2. Affirm and Expand Upon Certain Recommendations of the 2003
Comprehensive Plan

The Historic Irvington Working Group reaffirms some of the 2003
recommendations, never enacted, and recommends certain expanded
measures that specifically impact our historic resources:

54

A. Recommendations as to the Historic District Only

56

1. Continue to “Preserve the Character and Built Scale of the Main
Street Area.” (see 2003 Comprehensive Plan 6.4 (1) ) Build on the 2014
Designation of the Irvington Historic District, and the enactment of the
Historic District Overlay legislation, with policies, practices and
legislation as needed.

55
57
58
59
60
61
62
63
64
65

2. Plan to redevelop, upgrade and use Village property in the Main
Street area and its immediate vicinity, and to influence the use of nonVillage property, in a manner consistent with more typical Irvington
residential and commercial properties and uses. (see 2003
Comprehensive Plan 6.4 (4))

66

3. Continue to “Preserve Main Street Views of Hudson River.” (see
2003 Comprehensive Plan 6.4 (2))

68

4. Investigate methods, partnerships and opportunities to ease or
eliminate the “proliferation of utility lines constructed above ground on
Main Street.” (see 2003 Comprehensive Plan 6.4 (2)) Overhead utility
lines obscure the beauty and variety of our historic structures on Main
Street.

67
69
70
71
72
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73
74
75
76
77
78
79
80
81
82
83
84

B. Recommendations as to Landmark Legislation
The 2003 Comprehensive Plan recommended the adoption of Landmark
legislation. We reaffirm and recommend the enactment of additional
legislation needed to continue to preserve the character and built scale of
the Historic District and the entire village. Specifically the Historic
Irvington Working Group affirms support for the Local Landmarks Law
(Preliminary Draft, June 21, 2016) entitled Local Landmarks and
recommends that the Board of Trustees adopt this Local Landmarks
Law with the following addition of “it may act” in 144-3 (Procedure and
criteria for designating local landmarks “The Board of Trustees may act
on its own or it may act in response to a request from any Village
property owner, resident, committee or organization”

85

We recommend an additional change in the Local Landmarks Law in
144-3(B) 5.

87

“The person or committee requesting local landmark designation and
any interested parties may present testimony or documentary evidence at
the hearing which will become part of a record regarding the historic,
architectural or cultural importance of the building, structure, marker or
object proposed for landmark designation.”

86
88
89
90
91
92
93
94
95
96

A minority opinion supports additional changes in the Local Landmarks
Law, so that the property owner either is the initiator of the procedure or
consents from the outset to the process of consideration for Landmark
status. These suggestions are in our Appendix A.
(locallaw.landmarks.rev#-1 Clark minority report)

97
98
99
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100
101
102

3. Affirm and Adopt the Irvington Historic District Design Guide
and Recommendations

103

We strongly recommend and support the Village’s endorsement and
publication of the Irvington Historic District Design Guide &
Recommendations prepared by the Historic District Committee.

106

The Historic Irvington Working Group believes that the Design Guide &
Recommendations is a very useful document, and that it should be
publicized and circulated effectively so that property owners, architects
and other professionals are made aware of its contents.

104
105
107
108
109
110
111
112
113
114

The Working Group also has reviewed the draft implementing
legislation regarding the Design Guide & Recommendations and the
proposed revisions to the Zoning Code (chapter 224) and the Board of
Architectural Review chapter (chapter 9), and has the following
comments:

115

In the proposed language for the amendment to the ARB chapter,
members of the Historic Irvington sub-group discussed and support the
further revised language in section 9-11.D.2 so that it reads :

118

“The Board of Trustees shall review the record made before the Board
of Architectural Review and may reverse, affirm or remand the Board of
Architectural Review’s decision. If the Board of Trustees reverses the
ARB’s decision, it shall remand the application to the ARB for
signature, or the imposition of reasonable conditions, or further action
consistent with the decision of the Board of Trustees. Any such
subsequent decision of the ARB shall be appealable to the Board of
Trustees.”

116
117
119
120
121
122
123
124
125
126
127
128

The Historic Irvington Working Group supports the importance of
inclusion in The Design Guide & Recommendations that (a) the
Architectural Review Board should consider ways to mitigate a
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129

significant economic hardship to the owner; and (b) any related
legislation affecting buildings in the Historic Overlay District should be
limited to the external appearances of such buildings.

132

While the following provisions are not included in the Design Guide &
Recommendations, we also recommend the following:

130
131
133
134
135
136
137
138
139
140
141
142
143
144
145
146

a. The Board of Trustees should consider methods by which any
incremental cost of compliance with guidelines or mandatory regulations
can be lessened by, e.g., a one-time partial property tax abatement for
alterations or construction which impose additional costs because they
were completed in accordance with any Historic Overlay District
legislation.
b. The Board of Trustees should consider legislative changes and
practical procedures that will encourage applicants in the Historic
Overlay District to develop renovation projects that meet the Historic
District Guidelines but also reduce the time and expense for those
applications.

147

4. Other Recommendations Related to the Entire Village

149

The Board of Trustees should appoint a Village Architect who should be
available for consultation for applications with projects involving
historically significant properties in the Historic District but there should
be no requirement that such an architect be used or paid for by the
property owner.

148
150
151
152
153
154
155
156

The Board of Trustees should strongly consider making legislative
changes to the Village Code to recognize the built reality of the Historic
District and reduce the need for automatic Zoning Board applications for
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157

variances due to pre-existing non-conformance with coverage
restrictions.

159

The Board of Trustees should make some adjustments to and then
seriously enforce the business district sign and awning law so as to
support and enhance the business district and protect and preserve
buildings in the Historic District.

158
160
161
162
163
164
165
166
167
168
169
170
171
172
173

The Board of Trustees should support way-finding and descriptive
signage (with a consistent and appropriate style) in the Village that
draws attention to existing and former historic and distinguished
properties and significant locations.
With the consent of property owners, the Board of Trustees should
support the creation and use of historic building markers or plaques with
a consistent style on contributing buildings in the Historic District, as
well as local landmarks. We recommend that the Historical Society be
involved in the design of such markers and plaques. Property owners
must consent before any such marker or plaque is affixed to their
building or property.

174

The Board of Trustees should encourage and support Village and
regional events that draw attention to Irvington’s historic resources.

176

The Village should consider creating with the assistance of the
Historical Society a Historic Homeowner Association, partnership or
program. Such an association should have a Board of Trustee liaison to
lend support to owners of historic homes who have a common goal to
preserve and protect the historic properties in Irvington.

175
177
178
179
180
181
182

The Village should support the efforts of neighborhoods or areas in the
Village considering applications for Historic District designation.
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EXHIBIT B

Recommendations of the
Comprehensive Plan Committee

SUMMARY OF RECOMMENDATIONS
COMPREHENSIVE PLAN UPDATE
JULY 7, 2017

Comprehensive Plan Committee:
Brian Smith, Mayor
Constance Kehoe, Trustee
Mark Gilliland, Trustee
Janice Silverberg, Trustee
Laurence Lonky, Trustee
Patrick Natarelli, Planning Board Chairman
Rocco Rasulo, Architectural Review Board Chairman
Bruce Clark, Zoning Board of Appeals Chairman

RECOMMENDATIONS / STATEMENTS TO BE INCLUDED IN
THE COMPREHENSIVE PLAN UPDATE
In March 2017, the Comprehensive Plan Committee formed individual Working
Groups to make recommendations about key areas of the Comprehensive Plan.
After the Working Groups presented their lists of recommendations, the
Comprehensive Plan Committee further refined them. The refined list of
recommendations and/or statements to be included in the Comprehensive Plan
Update is presented on the following pages.

RECOMMENDATIONS/STATEMENTS TO BE INCLUDED
IN THE COMPREHENSIVE PLAN UPDATE
(July 7, 2017)

The Comprehensive Plan Committee agreed on the following recommendations and statements
of support of be included in the Comprehensive Plan Update:
Zoning Code Issues
Uses
1. The Zoning Code should be amended to permit B and Bs throughout the Village by
special permit. Air B&Bs should also be permitted by special permit. The requirements of the
special permit and selection of the Board that will grant the special permit have to be determined.
In either type of B and B, the house has to be the primary residence of the operator of the B and
B, and events and parties should not be allowed. For Air B&Bs, there should be a limit on the
number of days per year that the rooms in the house may be rented out.
2. The Zoning Code’s section on home occupations should be modified. Registration
with the Village Clerk should not be required of all home occupations. If the home occupations
do not involve visits by customers, clients or employees, and do not have other indicia of the
occupation, they should be permitted as of right. For home occupations that do involve customer,
etc. visits, there should be some review process. For both types of home occupations, the list of
requirements in the current provision seems appropriate.
3. The Zoning Code should be amended to permit garages to be used for additional living
space, studios, home offices or similar uses, as long as the use does not result in additional cars
parked on the street and the garage meets all NYS Building Code requirements for the use.
4. The Village Code should be amended to prohibit renting out garages if it would result
in an additional vehicle parking on the street.
5. The Zoning Code should be amended to permit small breweries and distilleries in the
Business, Railroad and Waterfront Districts.
6. Provisions should be added to the Code to permit beekeeping and raising chickens (but
not roosters).
Development
7. The Zoning Code should be amended to encourage the use of pervious materials for
patios, walkways and driveways; for example, in calculating lot coverage, coverage with
pervious material would be at a reduced rate.
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8. The Zoning Code should be amended to limit development on steep slopes; for
example, permit only x% of steep slopes and y% of very steep slopes to be developed.
9. The Zoning Code should be amended to limit the height of retaining walls anywhere on
the property to 6-1/2 feet.
10. All new municipal buildings and structures should be built to LEED Silver standard,
and additions and renovations to municipal buildings should be sustainable.
11. The cluster provisions of the Zoning Code should be amended to reduce the minimum
lot sizes, dimensions, etc. in § 224-88(a), so as to permit more flexibility.
12. In order to deter a developer from building to the limits, then coming back to get a
variance, e.g, to install a pool, the Zoning Code should be amended to provide that one could not
appeal to the Zoning Board of Appeals for three to five years (to be decided) for a material
variance after a house is approved by the Planning Board or after an area variance is granted by
the ZBA.

Broadway Corridor Issues
13. In general, the Broadway Corridor should remain much as it is now. The concern is
that the residential zoning does not mirror the actual uses of the commercial and institutional
properties on the east side of North Broadway, in particular, the Carrafiello, 106 North
Broadway, Maxon, Abbott House, and Rev. Moon property. (Some have special permits; others
have use variances.) More significantly, if those properties were to be re-developed as singlefamily residential, it would greatly change the open spaces on those large properties and would
result in too many individual properties accessing Broadway.
An approach to consider that would maintain those properties roughly as they are used
now would be to create a new zoning district for them, perhaps Multi-Family/Commercial/
Institutional. The permitted uses should be spelled out. A few that the Committee came up with
were: multi-family residential (including single-family attached), assisted living facilities (of a
fixed density), office (but not medical), research and design, art galleries, museums, schools,
private clubs, boutique hotels, bed and breakfasts, and restaurants. Permitted uses should not
include retail or medical offices or facilities. Bulk and parking requirements for each of the uses
would have to be developed, with the help of a municipal planner. The zoning should include
incentives for preserving historic structures and providing affordable housing.
14. New development on Broadway should require the provision of sidewalks if there is
room and if there is linkage or potential linkage to other sidewalks.
15. Include a statement that Irvington should continue to cooperate with the other
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Rivertowns to support improvements that promote traffic calming, where appropriate, and safety,
especially for pedestrians and bicyclists

Downtown (Main Street Area) Issues
16. Replace the current DPW facility with a combination residential/professional and
limited retail building(s), with residential entrances on Buckhout and commercial entrances on
Astor, in scale with the surrounding area.
17. Reclaim Astor Street parking lot when MTA lease expires; explore whether the lot
should be used solely for commuter parking or developed in some other way, including multistory parking.
18. Consider better usage of the Aqueduct lot and Broadway lot, to ease parking
congestion on Main Street.
19. Explore other opportunities to create additional parking, including North Ferris Street
lot and underground parking.
20. Proceed with implementation of Streetscape Plan.
21. Test out jitney van service on Main Street from train station to Broadway.
22. Consider valet parking for restaurants by using church parking lots (with their
permission) in evenings.
23. Study possibility of compact car parking zones to improve visibility at corners, as
well as to increase available parking spaces on Main Street.
24. Consider relocating Fire Department and replacing with parking or new building.
25. Consider a fund for Main Street improvements (including creation of parking) with
income from six-hour metered parking, commercial fees in lieu of parking, resident parking
stickers, parking enforcement.
26. Include a statement that the character and built scale of the Main Street Area should
continue to be preserved.
27. Include a statement that Main Street views of the Hudson River should continue to be
preserved.
28. The Village should redevelop, upgrade and use Village-owned property in the Main
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Street area to influence use of non-Village-owned property.
29. Efforts should be made to eliminate utility lines constructed above ground on Main
Street.
30. Parking commercial and oversized vehicles during the daytime should be forbidden
on the side streets off Main Street. (This would not include parking while engaged in normal
business.)
31. Overnight parking of vehicles should be banned on streets in the Business District
except in designated areas (yet to be designated).

Waterfront
32. Prioritize pedestrian access to Scenic Hudson Park and Bridge Street with pedestrian
bridge over tracks.
33. Consider development of waterfront: marina/boat docking (possibly including tour
boats) would provide non-vehicular access to restaurants and may encourage further use of West
Main Street.

Historic Irvington
34. Village should adopt the use of special permitting or some similar zoning provision to
allow incentives to benefit property owners who wish to maintain the historic and architectural
character of their property.
35. Enact legislation to preserve the character and built scale of the Historic District and
the entire Village.
36. The Zoning Code should be amended to recognize the built reality of the Historic
District and reduce the need for automatic Zoning Board applications for variances.
37. Such uses as weddings, parties, tours, lectures should be permitted, by special permit,
in designated historically significant residences. (Designation could be federal, state, or Village.)
The purpose of permitting such uses would be to preserve historic, large properties. Similar “for
profit” events should not be permitted, even by special permit, in the residential properties in the
Historic District (unless they are designated as historically significant).
38. Historically significant properties should be permitted to include two use categories,
museum and one-family residence. Additionally, the special permit requirements for museums in
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the Zoning Code should be modified, to be more comprehensive.
39. The Board of Trustees should create and use historic building markers or plaques with
consistent style.
40. Include a statement that the Village should work with property owners to designate
properties as local landmarks and to qualify for the best possible tax treatment.
41. Include a statement that the Village should support efforts of neighborhoods or areas
considering applications for Historic District designation.
42. Adopt procedures to reduce the time and expense of processing applications for
renovation projects in the Historic District.
43. The Board of Trustees should encourage and support Village and regional events.

Environmental and Sustainability Issues
44. A municipal policy should be created to encourage alternative energy.
45. Include a statement that all reasonable efforts should be made to preserve heritage and
specimen trees throughout the Village.
46. Include a statement that swales, rain gardens and similar measures should be
encouraged in the planning process.
47. The Village should educate property owners on how to maintain watercourses.
48. Include a statement in the Update about climate change and resiliency planning.
49. Bike racks should be installed at various locations in the Village.
50. Electric vehicle charging stations should be installed at various locations in the
Village.
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EXHIBIT C

Map of
Irvington Historic District

http://www.irvingtonny.gov/
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Irvington Historic District Design Guide & Recommendations

EXHIBIT D

North Broadway Properties
North of Strawberry Lane

DRAFT
Exhibit A1 – Broadway Corridor
Properties Being
Considered for ReZoning/Overlay
Existing condition along the portion of the
Broadway corridor being considered for rezoning

Village of Irvington Comprehensive
Plan Update – 2017

EXHIBIT E

Map of
Sidewalks on Broadway

Existing conditions on the east side of Broadway will make
inclusion of sidewalks problematic given lack of available right-ofway, topography and physical impediments.

View north along Broadway in the vicinity of Strawberry Lane.
Area on the east is being considered for overlay zoning to
preserve viewshed, any redevelopment should consider
enhancement to existing pedestrian infrastructure.

As indicated on the graphic, continuous pedestrian access is limited
almost exclusively to the west side of Broadway. Existing
conditions limit the opportunity to expand the sidewalk system on
the east side of Broadway, however, additional crosswalks at
strategic locations could enhance pedestrian circulation.
Recommendations from the Route 9 Active Transportation Design
Plan should be considered in conjunction with the Comprehensive
Plan Update Process.

An existing bus stop along the Broadway Corridor lacks typical
pedestrian street furniture and enclosure from the elements

Exhibit A2

DRAFT
Source: Village of Irvington Mapping

Broadway Corridor Selected Pedestrian Resources
Village of Irvington
Comprehensive Plan Update

EXHIBIT F

Irvington
Environmental Action Plan

Environmental Action Plan

Today there is a strong, credible consensus among scientists that climate change is altering
our global environment, with increasingly dangerous consequences for our health and security
– and the well-being of virtually all life on our planet. As a result, we see a growing and
widespread acceptance among private- and public-sector leaders of the need for action that
will create an environmentally “sustainable” future, particularly through reduced reliance on
carbon-based energy.
In 2012, the Irvington Board of Trustees endorsed a multi-community “Climate Smart Pledge”
as an affirmation that our Village must address climate change. The plan outlined below
summarizes our projected three-year approach to the implementation of that Pledge.
Of course, the Village’s financial and other means necessary to develop and execute this plan
are very limited. However, we also have to recognize that over time, cost-savings from energy
efficiency, flood controls and other measures are likely to be significant – and the positive
effects on the quality of life in our community invaluable. But the lack of meaningful action on
environmental challenges could easily exact a heavy toll on the Village’s financial health and
character. The issues at stake are so important that we cannot fail to tackle them, making
every reasonable effort to support the initiatives laid out in this document.
The Multiple Tracks of Action
1. Sustainability Coordinator
• Create a part-time staff position for a Sustainability Coordinator who would be
responsible for policy/process reviews, information-gathering, best-practices
recommendations, and helping with public education/outreach.
2. Village buildings
• Continually update the inventory of Village-government energy usage and
emissions, providing an annual measurement against a “baseline” profile.
• Obtain energy assessments from State agencies, (e.g., NYPA).
• Determine baseline energy usage profile (utilizing energy consultant).
•
•
•

Determine which specific technologies and actions are feasible and most costeffective for reduced usage of water, electricity and fossil fuels, and to lower
overall emissions and solid waste.
Calculate “break-even” timeframes for facilities upgrades or process adjustments
and generate capital/operational budget projections.
Prioritize facilities for changes, with specific target reductions (for each category
power, water, waste). (e.g., pledge 15% lower electricity consumption by the end
of 2016).

3. Village-government operations
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•
•
•
•

•

Develop a 2-year plan for sustained implementation of energy- and/or emissionsreducing measures for vehicles, street lights, trash, organic waste and recycling
collection services and other relevant aspects of operations.
Include specific measures, targets and timetable. Such measures should identify
whether the Village government has direct control over the measure or whether
some participation/cooperation is required by residents/property owners.
Identify public works projects that may promote a more walkable community.
Develop specific plans for fuel-efficient and/or zero-emissions vehicles, as
appropriate. Longer-term alternatives for heavy equipment (e.g., DPW garbage
trucks) should also be studied and reported upon so as to allow adjustments to
capital budget planning.
Examine the potential use of a fuel-efficient vehicle to pick-up and discharge
passengers, especially during commuter rush periods.

4. Impact of climate change on Village
• Ensure emergency operating capabilities of key village facilities, services and
public shelters.
•
•

Periodically review and update emergency preparedness procedures in response
to an expected increase in the frequency and severity of severe storms.
Develop alternatives to email and the Village website for communication during
wide-spread power outages or catastrophic situations.

•

Assess climate-change exposures – e.g., storm management, waterfront flooding
- with professional assistance, based on current scientific consensus.

•

Develop and continually review a plan of action with priorities addressing the
greatest exposures first. Inter-municipal response will need to be explored.

5. Storm-water management
• Sustain the flood-control program already under way, but if at all practicable,
accelerate it.
o Expand efforts to obtain external funding.
o Increase public outreach efforts for storm-water management.
• Start program to assist private-property owners with clearing debris out of stream
channels and flood plains.
• Develop a program of street-tree monitoring, maintenance and replanting.
• Implement appropriate Streetscape Master Plan recommendations (e.g., on
infiltration, planting strips, species selection)
6. Village Building Code
• Determine specifically how to a) modify the Code to promote “green” building,
local/renewable energy creation, and low-impact land-use practices; and b)
ensure limited barriers to “green” building projects.
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•

o Consider code changes regarding demolition, to encourage adaptive
reuse.
Review the Comprehensive Plan for the same purpose, and to ensure
compatibility with changes in the Code.

7. Community and staff education
• With guidance from volunteer experts and village committees (such as GPTF &
ECB), develop a range of public initiatives relating to water use, stormwater
management, waste reduction, recycling, energy savings, walkable communities,
safe streets, benefits of urban forest etc.
• Continue outreach and training for the “Love ‘Em and Leave ‘Em” program.
Develop specific waste reduction / cost savings targets for LELE.
• Limited funding should be available on a project basis to “prime the pump” for,
and/or encourage, specific initiatives as they arise – e.g., the promotion of
composting, stormwater reduction, and environmental education.
• Provide training and education to Village staff on sustainability requirements and
policies, as well as encourage their suggestions for possible process and policy
changes to enhance Village sustainability.
8. Financing
• Generate financing of the initiatives outlined above via a combination of taxes,
bonds and grants, with a willingness to look at much of the work as an
investment that will have both monetary and non-monetary paybacks. Cost
savings could be very large vis-à-vis the consequences of non-action, and we
should exert every effort to quantify paybacks (including long-term costavoidance) wherever we reasonably can.
o As appropriate, give highest priority to initiatives with greatest potential
impact.
 Determine whether energy retrofits and conservation in Village
buildings, as well as incentives for such changes in private
business and homes, would be a practicable priority.

####
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