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Public Hearing 
Village of Croton-on-Hudson Board of Trustees 

November 6, 2019

Municipal Place Gateway and North Riverside 
Neighborhood Zoning Study

Final Report, October 2019
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Introductions

Working Group:
• Paul Doyle, Chair 
• Ted Brumleve, Comprehensive Plan Committee member 
• Ann Gallelli, Deputy Mayor
• Bruce Kauderer, Planning Board Member 
• Janine King, Village Manager
• Dan O’Connor, Village Engineer

Board of Trustees
• Brian Pugh, Mayor
• Ann Gallelli, Deputy Mayor/Trustee
• Sherry Horowitz, Trustee
• Richard Olver, Trustee
• Andy Simmons, Trustee

BFJ Planning
• Frank Fish, FAICP 
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Timeline

TASKS

1

1.1 Working Group Meetings and Project Coordination (ongoing)

1.2 Study Initiation, Research, and Data Gathering

1.3 Preliminary Land Use Strategy

2

2.1 Community Engagement Plan

2.2 Public Meetings

2.3 Public Survey

3

3.1 Draft Land Use Plan with Proposed Zoning Text

3.2 Revisions and Final Land Use Plan/Zoning Changes

4

4.1 Presentation/Public Hearing with Village Board of Trustees

MEETINGS

Working Group/Committee Meetings

Village Board Presentation/Public Hearing

PROJECT SCHEDULE

JAN FEB MAR APR

2019

NOV DECSEP OCTMAY JUN JUL AUG

NOTE: This schedule represents a preliminary and generalized timeline for the Riverside & Municipal Place Zoning Update. It is understood that this schedule may be subject to revisions prior to signing of a contract, as well as potential further refinement 
with the project team.

COMMUNITY INPUT 

PROJECT COORDINATION/LAND USE STRATEGY

LAND USE PLAN WITH ZONING CHANGES

APPROVAL PROCESS (SEQR AND ADOPTION)

9/9 10/21 11/6

6/183/21
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Introduction and Purpose of Study

Purpose:
• Implement existing  

Comprehensive Plan  
which called for specific case 
study of the Municipal Place 
Gateway and the North  
Riverside Avenue Areas. 

• Update the zoning for both  
areas.

Products: 
• Land Use Plan
• Zoning Changes
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North Riverside Neighborhood Area

Municipal Place Study Area

North Riverside 
Neighborhood Area

Municipal Place Area

Zoning
C-1, Central Commercial

C-2, General Commercial

LI, Light Industrial

O-1, Limited Office

O-2, Limited Office

RB, Two Familiy Residence

RA-5, One Family Residence

RA-9, One Family Residence

WC, Waterfront Commercial

WDD, Waterfront Development

MPGD, Municipal Place 
Gateway Overlay District

H/SRGD, Harmon/South 
Riverside Overlay District
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Glossary of Terms

Height:   
Stories and Feet

Coverage:  
Percentage of site covered by build-
ings

Floor Area Ratio (FAR):  
The number which, when multiplied 
by the lot area, produces the maxi-
mum building floor area allowed on 
the lot

Study Areas
Existing Zoning
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Zoning Possibilities

M
A

PL
E 

ST

S RIVER SIDE AVE

OLCOTT AVE

BUNGALOW RD

MUNIC
IPA

L P
L

RIDGE RD

HALF MOON BAY DR

GL
EN

 P
L

W
ELLS AVE

G
R

A
N

D
 S

T

ELMORE AVE

ELM
 ST

CREST ST

LA
RK

IN
 P

L

HUDSON ST

B
EEKM

AN ST

VAN CORTLANDT PL

RADNOR AVE

9

9

0 0.0550.0275
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Zoning
C-1, Central Commercial

C-2, General Commercial

LI, Light Industrial

O-1, Limited Office

O-2, Limited Office

RB, Two Familiy Residence

RA-5, One Family Residence

RA-9, One Family Residence

WC, Waterfront Commercial

WDD, Waterfront Development

MPGD, Municipal Place 
Gateway Overlay District

Yacht
Club

RA-5

RA-5

C-2

C-2

WDD

O-1

WC

Municipal Place Gateway Area
Existing Zoning

C-2 Zone

Permitted Uses:  Commercial
Special Permit Uses:

• Light manufacturing
• Service stations/Auto Sales
• Hotels
• Mixed Use  

(primarily residential with non-residential  
limited to 5,000 SF on the ground floor only)

Height: 2 Stories / 35 feet 

FAR: 0.5

Municipal Place Gateway Overlay: 
• Design Controls
• FAR - 0.35-0.4
• Building size max: 20,000 SF
• Tenant size max: 8,000 SF 
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Municipal Place Gateway Area: 2003 Comp Plan

Parcels fronting on  
Municipal Place

Katz  
Property
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On the larger lots fronting Municipal Pl.:

At Katz Property: 

• Mixed use (currently allowed)  
or all residential building (new)

• 35 feet (currently allowed) and  
3 stories (new)

• 0.8 FAR (currently allowed in  
Harmon/South Riverside Overlay)

If the following are provided:

• 10% of property (10,000 SF) is used 
for park space at  corner of Municipal 
Place and Maple St.

• 50’ vegetated buffer from  
residential properties on Wells Ave 

At Croton Auto Park / Croton Commons: 
• 35 feet (currently allowed)  

and 3 stories (new) 

Zoning Recommendations: Municipal Place Gateway Overlay
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Legend

Zoning Districts

MPGD, Municipal Place 
Gateway Overlay District

Study Area

Allow 3 stories within 35 feet and residential uses
(see zoning code for special provisions and requirements)

Allow 3 stories within 35 feet
(see zoning code for special provisions and requirements)
 

Katz 
Property

Buffer Area

DPW
Site

Park
Space

Katz 
Property

Municipal Place 
Gateway Overlay District

RA-5

RA-5

RA-5

C-2

C-2

Municipal Place 
Gateway Overlay District

C-2

WDD

LI

O-1

WC

Katz 
Property
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Municipal Place Gateway and North Riverside Neighborhood Zoning Study 22

    

Existing Built Shopping Areas

The district also encompasses several stand-alone 
buildings, including an automobile dealership on the 
northwest side of Municipal Place, a gas station at the 
intersection of South Riverside Avenue and Maple Street, 
and a diner just south of Hudson Street. 

The complex of shopping plazas along Maple Street are 
characterized by groups of single-story buildings set back 
from the street and fronted by surface parking lots for 
customers.  Although there is a pedestrian sidewalk on the 
east side of Maple Street, the layout encourages 
automobile use, and the lack of safe and attractive 
pedestrian connections discourages shoppers from 
walking from one retail center to another.  

Katz Property

A vacant, municipally-owned 2.4 acre undeveloped 
parcel located at 41-51 Maple street is situated adjacent
to the automobile dealership. This Village-owned parcel, 
known as the “Katz Property;” is unique in that it is one of 
the few remaining commercially-zoned vacant parcels in 
the Village. It has been previously discussed in the Village’s 
Comprehensive Plan as an opportunity site for 
redevelopment. Issues and opportunities with regard to 
development at the site are discussed in Section 3.

There are a number of physical constraints which limit 
future development of the site. The site has natural steep 
slopes at the boundary of the site with the Croton Auto 
Park/Municipal Place and at the rear of the property 
adjacent to some residential homes along Wells Avenue. 
There is about a 30 foot difference between the central 

Figure 5: Katz Property - Existing Conditions

Municipal Place Gateway Area
Katz Property Existing Conditions
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Municipal Place Gateway Area
Katz Property Build-Out Scenario

Reasonable Residential  
Build-out @ 0.42 FAR  
(Surface Parking):

• Residential Space: 42,000 SF

• Residential Units: 40-45 units 

If Townhomes:
• 15-20 residential units

Park/ 
Civic Space

Vegetated Buffer



11

325’ 

25’ 

22’

HUDSON RIVER METRO NORTH RAIL ROUTE 9 
OFF-RAMP

ROUTE 9 ROUTE 9 
ON-RAMP

WESTCHESTER 
COUNTY DPW

RIVERSIDE AVENUE CROTON AUTO PARK
 1 Municipal Place

KATZ PROPERTY
 41-51 Maple Street

0’ 75’ 150’ 300’

Line of Sight

Municipal Place Gateway Area
Katz Property Build-Out Scenario

Recent Development 
in Harmon (35 feet, 3 stories)



12

BROOK S
T

HI
GH

 S
T

SENESQUA RD

G
R

A
N

D
 S

T

N RIVERSIDE AVE

S RIVER SIDE AVE

VA
N 

W
YC

K 
ST

H
U

N
TE

R
 P

L

TE
RR

AC
E 

PL

FARRINGTON RD

PALMER AVE

O
LD PO

ST RD N

M
IC

HA
EL

S 
PL

HILLSIDE AVE

HAMILTON AVE

N
 H

IG
HL

AN
D 

PL

PR
OS

PE
CT

 P
L

BANK ST

BARTON PL

9

9

RA-5

WC

RB

C-1

LI

RB

C-2

RA-25

O-2

RB

O-1

RA-9

C-2
C-2

RB

C-2

O-1

RA-40

C-2

Senasqua 
Park

Yacht
Club

Brook Street 
Pedestrian Bridge

Croton Landing Park

0 0.0550.0275
Miles

Legend
Zoning

C-1, Central Commercial

C-2, General Commercial

LI, Light Industrial

O-1, Limited Office

O-2, Limited Office

RB, Two Familiy Residence

RA-5, One Family Residence

RA-9, One Family Residence

RA-25, One Family Residence

WC, Waterfront Commercial

Study Area
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C-1R (B)

C-1R (B)

C-1R (A)

C-1R (A)

O-1

RA-40

•  No change in height (35 feet)
• Allow 3 stories (within 35 feet),
• Allow all residen�al building, 

Provided that: 
• Density is reduced by more than half
• 15 foot landscaped setback from sidewalk  
• Building adheres to design guidelines

• No change in height (35 feet)
• Density is reduced by more than half 
• Allow 3 stories (within 35 feet), IF:
  • Commercial frontage is on ground floor 

  • Building adheres to design guidelines

TRANSITIONAL AREAS: 
Rezone C-1 to C-1RB (Commercial 1-Riverside: B) 

• No change in height (35 feet)
• Allow 3 stories (within 35 feet),
• Allow all residential building, 

Provided that: 
• Density is reduced from FAR 2 to 0.8
• 15 foot landscaped setback from sidewalk  
• Building adheres to design guidelines

•  Rezone residential properties to RB that are 
   commercially zoned to reduce number of 
   non-conforming homes

RESIDENTIAL AREAS: 
Rezone to RB (Reduce non-conformity)

CORE COMMERCIAL AREAS: 
Rezone C-1 to C-1RA (Commercial 1- Riverside: A) 

Senasqua 
Park

Yacht
Club

Brook Street 
Pedestrian Bridge

Croton Landing Park

North Riverside Neighborhood Area
Proposed Zoning Changes

  Existing Zoning   Proposed Zoning



13

Environmental Impacts (EAF)

Visual
• No height increase anywhere

• Height stays at 35 feet 

Traffic: 
• Slightly less  

(Commercial uses generally cre-
ate more traffic than residential 
uses per square foot) 

Schools

Municipal Place Gateway and North Riverside 
Neighborhood Plan and Zoning Changes

Environmental Assessment Form 

 

 

 

 

 
 

October 21, 2019 
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1731
1760 1749

1726
1699 1693 1701

1656
1636 1637

1608

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Environmental Impacts (EAF)

Expected Public School Children: 3 to 6 students

Croton-Harmon Union Free School District Enrollment

Data from Rutgers University and Comparable Westchester Developments

 Westchester County Births, 1997-2016

Source: Bronxville UFSD, Long Range Planning Study Update, 2018-19. Western Suffolk BOCES. Note: 2017 County birth data is not yet available

Source: https://data.nysed.gov



15

M
AP

LE
 S

T

S RIVER SIDE AVE

GRA
ND

 S
T

BROOK ST

OLCOTT AVE

HI
GH

 S
T

N RIVERSIDE AVE

SENESQUA RD

OLD POST RD N

VA
N 

W
YC

K 
ST

YOUNG AVE

BE
EK

M
AN

 S
T

ELMORE AVE

ONEIDA AVE

HU
NT

ER
 P

L
OLD POST RD S

RADNOR AVE

BUNGALOW
 R

D

HALF MOON BAY DR

W
EL

LS
 A

VE

CREST ST

MUNICIPAL PL

RIDGE RD

DARBY AVE

THOMPSON AVE

GL
EN

 P
L

TE
RR

AC
E 

P L

FARRINGTON RD

PALMER AVE

EMERSON AVE

PR
OS

PE
CT

 P
L

PENFIELD AVE

M
IC

HA
EL

S 
PL N 
H I

G
HL

AN
D 

PL

IRVING AVE

ELM
 ST

HILLSIDE AVE

HASTINGS AVE

LA
RK

IN
 P

L

HAMILTON AVE

VAN CORTLANDT PL

BENEDIC
T B

LV
D

BANK ST

CL
INTO

N ST

BARTON PL

GRAND ST

OLCOTT AVE

Park 
Space

Katz
Property Buffer

CORE COMMERCIAL AREA: 
PRESERVE NEIGHBORHOOD SCALED COMMERCIAL

• No change in height (35 feet)
• Density is reduced by more than half 
• Allow 3 stories (within 35 feet), IF:
 • Commercial frontage is on ground floor 

   • Building adheres to design guidelines

TRANSITIONAL AREAS:  
RESPECT EXISTING NEIGHBORHOOD FABRIC  

•  No change in height (35 feet)
•   Allow 3 stories (within 35 feet),
•   Allow all residential building, provided that: 
 • Density is reduced by more than half
 • 15 foot landscaped setback from sidewalk  
 • Building adheres to design guidelines

ALLOW APPROPRIATELY SIZED DEVELOPMENT IN SELECT LOCATIONS, 
PROMOTE PARK/CIVIC SPACE AND IMPROVE STREETSCAPE

Katz Property
• 3 stories within 35 feet instead of 2 stories within 35 feet. 
    (No change in max height)  

 •Allow residential (in addition to uses in C-1)  

 If the following are provided:
• 10% of property (10,000 SF) used for park space at corner of 

 Municipal Place and Maple St. 
• 50’ open space buffer from residential properties on Wells Ave
• Building adheres to sidewalk, signage, landscaping, 

 & lighting guidelines

Croton Auto Park and Croton Commons
• 3 stories within 35 feet instead of 2 stories within 35 feet. 
     (No change in max height)

RESIDENTIAL AREAS: 
REDUCE NON-CONFORMITY

• Rezone residential properties that 
 are commercially zoned (C-1 or C-2) 
 to RB to reflect existing conditions

9

90 0.10.05
Miles

Legend

South Riverside Study Area

Municipal Place Study Area

Guidance can be incorporated into Municipal Place Gateway District

Summary of Planning/Zoning Strategy

• Keep height the same  
(35 feet) in all areas.

• Reduce allowable density  
in North Riverside.

• Make existing buildings more in  
conformance with zoning so approvals 
to upgrade are easier.

• Improve the public realm. 
Better sidewalks, signage and  
landscaping.

• Leverage Katz property to create a 
small park and improve the gateway to 
the Village. 
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Smart Growth Principles

Is 

This 

Smart 

Growth 

Mix land uses

Take advantage of compact building design

Create a range of housing opportunities  
and choices

Create walkable neighborhoods

Foster distinctive, attractive communities 
with a strong sense of place







 




 


