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Introduction 

The Municipal Place Gateway and North Riverside Neighborhood Zoning Study is a Village‐led effort to 

develop a land use plan for two adjacent commercial areas: the Municipal Place Gateway (the three 

retail areas near Maple Street and Municipal Place) and the North Riverside Avenue Corridor (see study 

area below). This planning process will help the Village to set a course for future development and 

redevelopment that will provide opportunities for appropriate growth, improved linkages to adjacent 

neighborhoods, and an enhanced visual environment. Community outreach is a critical component of 

the Plan to ensure the vision for future development meets local needs.  

This project is managed by a working group comprised to oversee project deliverables and ensure that 

the study meets aforementioned Village goals. The working group includes the following people:  

 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 

The planning process includes a host of 

opportunities for community input to define a 

set of realistic and publicly supported 

development goals and objectives for the area. 

This memo summarizes the first of two public 

workshops, which was held on Thursday, March 

21, 2019  at the Harmon Firehouse Meeting 

Room. The public workshop drew a large crowd 

that was engaged in the current issues facing the 

two commercial areas. There were 

approximately 60 participants in attendance.  

Preliminary findings for the study will be 

presented to the public for review at a second 

public meeting (date TBD). Other public 

outreach efforts will include an online survey, 

stakeholder interviews and focus groups. There 

will also be presentations and public hearings 

with the Village Board of Trustees before any 

outcomes resulting in proposed zoning changes  

can be adopted.  

 

   

 
Study Area 
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Workshop Agenda 

1. Welcome/Introductions by Mayor Brian Pugh 

 

2. Presentation 

 Introduction and Purpose of Study 

 Land Use and Zoning Analysis of Municipal Place Gateway Area 

 Land Use and Zoning Analysis of North Riverside Neighborhood Area  

 Preliminary Zoning Approach Concepts for Two Areas.   

 

3. Town Hall Meeting (Question and Answers) 

 

 

Presentation 

The workshop began with an introduction from Mayor Brian Pugh. Mr. Pugh explained the purpose of 

the project and acknowledged the working group responsible for guiding the process. Representatives 

from BFJ Planning then discussed the purpose and timeline of the project along with a preliminary 

analysis of planning issues for the two commercial areas, as identified by the Village, the working group 

and prior studies such as the Village’s Comprehensive Plan. The presentation slides are attached to this 

summary report.   

1. Overview of the Study and Project Approach 

Frank Fish, Principal at BFJ Planning,  introduced the project with an overview of the planning process, 

including the scope and objectives for the study, the project timeline, and public outreach efforts. The 

process includes a second public workshop, meetings with stakeholders, a public survey (which went live 

as of March 21) and monthly working group meetings to discuss project progress and updates.  

2. Existing Conditions 

Noah  Levine,  Senior  Associate  at  BFJ  Planning,  described  the  existing  conditions  of  the  Study  Area 

including  the  land  use,  current  zoning,  sidewalk  connectivity  and  conditions,  and  environmental 

constraints.  

3. Preliminary Ideas and Observations 

Mr. Levine then presented an overview of issues and opportunities in the Study Area including potential 

sites for redevelopment (i.e. the Village‐owned Katz Property). He then discussed potential  issues with 

the existing zoning and presented preliminary zoning concepts for discussion with the wider group. These 

concepts were preliminary ideas meant to begin the discussion for what should or should not be done in 

these two commercial areas.  
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Town Hall 

Following the presentation, the public was invited to participate in a town hall meeting where the floor 

was opened to the public to voice their concerns, recommendations, and feedback about the approach 

to the study. The key themes were documented. The major feedback drawn from the public workshop 

are summarized below.  

 

MUNICIPAL PLACE GATEWAY AREA 

Redevelopment of Existing Commercial Uses: 

There were mixed opinions as to whether the Village should promote development in this area. It was 

expressed that the current area, which is dominated by strip‐style commercial is not an attractive 

entrance to the rest of the Village. Some residents commented that there is a need for revitalization 

which includes a mix of uses as opposed to one that is solely a commercial strip center. It was 

mentioned that restaurants and bars at this location would be a desirable uses as there are few places in 

the Village to get a drink or food with a view of the river. There would be views of the Hudson River  

from buildings with a 2nd floor at Municipal Place area.  

A number of residents expressed concern that new development would increase the amount of traffic 

on streets that are already heavily congested during peak periods. There was also a concern about 

building heights that would obstruct views of the river from upland areas.  

Residential Neighborhood behind Colonial Diner: 

There was concern about the potential impacts of any zoning changes to the residential community 

behind the Croton Colonial Diner (Hudson Street and Elm Street). The residential neighborhood was 

described to be impacted by the adjacent businesses along South Riverside including the diner and 

adjacent shopping center. It was expressed that the residential area is already impacted by businesses 

that are there now. Quality of life concerns include availability of parking (e.g. commercial customers 

using on‐street parking in residential area), unscreened trash areas, commercial parking in vacant areas 

zoned for residential use, and safety issues attributed to cars pulling in and out of the diner area. It was 

expressed that the shopping center at 2 Maple Street is unsightly, especially from rear of building. It was 

requested that the Village increase enforcement of these issues.  

It was commented that the diner parcel should not be a candidate for increased density as the area 

cannot accommodate more traffic. Circulation and traffic issues are a concern for the residential 

neighborhood. One issue is that these two residential streets only have one entrance/exit at South 

Riverside Avenue. This presents safety challenges. For example, because school buses cannot turn 

around on these side streets, they have to stop along S. Riverside Ave which is highly trafficked during 

pick‐up and drop‐off hours. 

Katz Property: 

There were mixed opinions about what type of development would be appropriate at the Katz property. 

Some residents supported residential or mixed‐use development. Others expressed concern about how 

new development would add to traffic or would impact views from upland areas. If any redevelopment 

were to be proposed for the Katz property, traffic in and out would need to be carefully studied. One 
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resident expressed that the Village should value the site’s value as green space, as it is one of the last 

open spaces in the Village. There was also concern about potential environmental issues as the property 

has been neglected and people have left trash at the site over the years.  

Traffic/Circulation: 

Traffic and circulation was a concern as the area is already highly trafficked during peak commuting 

periods. Participants commented that it is essential that any new development include infrastructure 

upgrades (in particular roads), to ensure that they don’t impact surrounding community. It was 

expressed that the timing of traffic lights around Municipal Place Gateway is a source of congestion and 

needs to be addressed/studied. Traffic at Municipal Place and South Riverside Ave is also an issue; it was 

asked whether a left‐turn lane could be accommodated.  

DPW/Skate Park Area: 

A couple of comments were made about the site along Municipal Place currently utilized by the 

Department of Public Works. It was mentioned that there is a County easement through the site which 

constrains its use. There were concerns about the appearance of the site, which is a gateway to the 

community, specifically the green tent area. It was requested that a plan be developed for the site by 

the Village.  

 

NORTH RIVERSIDE NEIGHBORHOOD AREA 

Concern about 3‐story development and increased density: 

There was concern expressed by a few residents about potential over‐development of the office area 

around Grand Street if it were rezoned. New development would have the potential to negatively 

change the character of the neighborhood. There was concern that a three‐story building along South 

Riverside Avenue will obstruct views of the Hudson River from upland residential homes. Some residents 

stated that there is not an appetite for any large redevelopment along the corridor. There was a lot of 

opposition to a prior redevelopment proposal for a lot on North Riverside Avenue.  

Area around Brook Street: 

Concerns were expressed about potential zoning changes in the areas around Brook Street. This area 

has historically been mixed‐use and changing it to residential alone would be a problem. Parking is also a 

issue along Brook Street. Parking can only be accommodated on the street, and it is often taken by 

commercial uses. There needs to be additional parking reserved for the residential uses.  

Non‐conforming uses: 

There was a question about non‐conforming uses and whether they would be allowed if a zoning 

changes were to occur. The example given was the boat repair shop on North Riverside Avenue. It was 

explained that if zoning were to change, and the current use was no longer allowed, the existing use 

would be grandfathered; not be required to change. A property can also continue to be used in the 

same way if it is a prior non‐conforming use.    

 

 

 



 

Municipal Place Gateway and North Riverside Neighborhood Zoning Study 
Public Workshop #1 Summary 

April, 2019    6 

 

OTHER ISSUES/PRIORITIES 

Walkability/Streetscape: 

A number of residents expressed the desire to have more connectivity for pedestrians and bicycle riders 

between the residential neighborhoods, the commercial areas studied and the waterfront. For example, 

Route 9 is a barrier to the waterfront. We need improved and more attractive connections across this 

road.  

Waterfront Commercial 

Support was expressed for some dining along the waterfront. Other communities have this and it has 

been very successful. Maximizing the riverfront could help bring people into the Village.  

Public Outreach: 

Some residents asked the Village to increase the amount of public outreach for this study. It was 

requested that adjacent property owners be included in additional focus group meetings.  

Market Research 

The community would like for the plan to include some information on market forces to show what type 

of development is financially feasible in these two study areas. The plan needs to be data driven. 

Other: 

It was asked whether the study would consider housing for village employees, volunteers, etc.  
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Appendix: Public Workshop Presentation 
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Public Meeting #1
March 21, 2019

Municipal Place Gateway and  
North Riverside Neighborhood  
Zoning Study

2

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 

  

BFJ Planning (Consultants): 

• Frank Fish, FAICP
• Noah Levine, AICP
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Introduction and Purpose of Study

The Village is considering updating zoning for the Municipal Place 
Gateway and the North Riverside Avenue Corridor with a view to en-
hancing the vitality of the two areas. 

The study will help the Village to set a course for future development  
and redevelopment that will provide opportunities for appropriate 
growth, improved linkages to adjacent neighborhoods, and enhanced 
visual environment.

4

Introduction and Purpose of Study

Katz Property

Former Wastewater Site/ 
Skate Park

Municipal Place Gateway Area: 

• Enhance and unify the functionality of the commercial areas

• Improve walkability and aesthetics

• Advance gateway design guidelines toward implementation 

• Direction for the Village-owned properties, including:
• 
• Former wastewater station site (aka skatepark) (across from Croton Auto Park)

• Determine potential for residential uses.
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Introduction and Purpose of Study

North Riverside Neighborhood Area: 

• Make the corridor more attractive and cohesive visually (i.e. through sidewalks, lighting, 
street trees and signage);

• Improve safety and accessibility to pedestrians and bicyclists, and increase parking availability;

• 

• Make the corridor more commercially viable; and

• Improve connectivity to riverfront for pedestrians, bicyclists, and drivers. 

6

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

COMMUNITY INPUT 

PROJECT COORDINATION/LAND USE STRATEGY

LAND USE PLAN WITH ZONING CHANGES

APPROVAL PROCESS (SEQR AND ADOPTION)

NOV DECSEP OCTMAY JUN JUL AUGJAN FEB MAR APR

2019
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Land Use

Single Family

South Riverside Study Area

Municipal Place Study Area

Two/Three Family

Multi-Family

Commercial

Office Building

Industrial

Mixed Use

Institutional

Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

Municipal Place Area

9

9

North Riverside 
Neighborhood Area

Land Use

North Riverside Neighborhood

• 
• 
• 
• 
•  

 
 

Municipal Place Gateway

• 
• 
• 
• 
• 
• 

8
1: DPW Site

DPW Site

2: Croton Auto Park

Croton Auto Park

3: Croton Commons Shopping Center

Croton Commons

7: Croton Colonial Diner

Croton Colonial Diner

6: Shopping Plaza

Shopping  
Plaza

5: Van Wyck 2 Shopping Center 

Van Wyck 2 

Van Wyck 1

USPS

4: Van Wyck 1 Shopping Center 

Village-owned
(Katz Property)

Municipal Place Gateway Area
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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

C-2 District (General Commercial)

Permitted Uses:
• 
• 
• 
• 
•  

Special Permit Uses
• 
• 
• 
• 
• 
• 

 

• 
•  

Municipal Place Gateway Overlay District 
(MPGD) 
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Steep Slopes

Sidewalks

15% to 25%

Over 25%

Senasqua 
Park

Topography and  
Sidewalks

Municipal Place Gateway Overlay District 
(MPGD) Requirements: 

• 
 

• 

 

•  

• 
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Missing Sidewalk  
Connections

Sidewalks already 
required in site plan for 
Mobil Station, however, 

there are NYSDOT  
constraints in this area.
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Consider, based on public input, whether to: 

• Allow 2 or 3 stories 

• 
commercial and residential without limit on 

 

• Incentivize for provision of park space 

• Incentivize green buildings, landscaping and 
streetscape improvements
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Slopes

Steep
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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

RA-25, One Family Residence

WC, Waterfront Commercial

Senasqua 
Park

Yacht
Club

Brook Street 
Pedestrian Bridge

Croton Landing Park

N. Riverside Neighborhood

C-1 District (Central Commercial)

Permitted Uses:
• 
• 
• 
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• 
•  

Special Permit Uses
• 
• 
• 

 

• 
• 
•  

Brook Street
• 

Grand Street
• 
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Senasqua

Land Use

Single Family

Two/Three Family

Multi-Family

Commercial

Office Building

Industrial

Mixed Use

Institutional

Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

C-1

38’
EXISTING

Route 9 S. Riverside Grand St/
Hamilton Ave

20’ 30’ 40’ 60’ 80’ 90’ 100’ 110’
50’ 70’

BA
Section

North Riverside Neighborhood
Sub-area 1 (around Grand Street)

Zoning Issues:

• 

 

• 
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Land Uses:

• 
•  

• 

• 
• 
• 
• 
 
Zoning Issues:

• 
•  

 

• 

Land  Use

North Riverside Neighborhood  

BANK ST

C

C-1
R

C-2

RB

C-2

C-

Brook Street 
Pedestrian Bridge

Land  Use

Zoning

Land Use

Single Family

Two/Three Family

Multi-Family

Commercial

Office Building

Industrial

Mixed Use

Institutional

Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

BANK ST

Brook Street 
Pedestrian Bridge

Parking
(Village owned)



17

B
A

R

Parking
(Village owned)

B
A

RB

C-2
C-2

RB

C-2

C-2

e

Land Use

Single Family

Two/Three Family

Multi-Family

Commercial

Office Building

Industrial

Mixed Use

Institutional

Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

C-1
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Zoning Issues:

• 

• 
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North Riverside Neighborhood 
Sub-area 3 (Brook Street)

Land  Use

Zoning
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Vacant/Undeveloped

Utilities

Rights of Way

C-1

Land Uses:
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• 

•  

• 
• 
 
Zoning Issues:
• 

• 

North Riverside Neighborhood 

Land  Use

Zoning
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Multi-Family
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Office Building

Industrial
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Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

C-1

Land Uses:

• 
• 
•  

• 
• 
 
Zoning Issues:
• 

• 

North Riverside Neighborhood  

Land  Use

Zoning
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Land Use
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Multi-Family
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Office Building

Industrial

Mixed Use
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Open Space and Recreation

Vacant/Undeveloped

Utilities

Rights of Way

Land Uses:
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• 
•  

• 
 
Zoning Issues:
• 
• 

North Riverside Neighborhood  

Land  Use

Zoning
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Existing Shopping Centers

• Consider allowing mixed-use without 
 size limit on ground floor retail

Former wastewater station site 
(aka skatepark) 

• Currently zoned for office and used by
 DPW

• Consider best use for the site if it were 
 to be redeveloped (long term) 

Katz Property

• Consider 3 stories
• Consider allowing residential-only uses 

 or mixed-use without limit on ground 
 floor retail

•  Incentive for provision of park space
•  Incentivize green buildings,  landscaping 

and streetscape improvements

9

0 0.10.05
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Legend

Land Use

1-2 Family

South Riverside Study Area

Municipal Place Study Area

Central Commercial

General Commercial

Central Commercial Mixed/Use

Office & Multi-family

General Commercial/Apartment/Park

Institutional

Open Space and Recreation

Utilities

Rights of Way

Preliminary Zoning Approach
Municipal Place Gateway Area

Considerations 
for public  

discussion  
and input

(Nothing has been  
determined)
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Riverside Sub-area 2
• Consider 2 or 3 stories 

• Reduction in FAR from 2.0 
 (potentially to 0.6 - 1.0).

• Consider incentives for green buildings, 
 landscaping and streetscape improvements

Riverside Sub-area 3

• Consider new zoning district (RD) to reflect 
 existing compact 1-2 family homes. 

• Allow for ground floor parking garages

Riverside Sub-area 6
• Boat repair use as a special permit?

Riverside Sub-area 5
• Consider new zoning district (RD) to reflect 

 exiting compact 1-2 family homes

Riverside 
Sub-area 4
• Continue as C-1

Riverside Sub-area 1

• Consider 2 or 3 stories 

• Consider reduction in FAR 
 from 2.0 (potentially to 0.6 - 1.0).

• Consider residential-only 
 multi-family buildings (either 
 permitted or special permit)

• Consider incentives for green 
 buildings, landscaping and 
 streetscape improvements
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Legend

Land Use

1-2 Family

South Riverside Study Area

Municipal Place Study Area

Central Commercial

General Commercial

Central Commercial Mixed/Use

Office & Multi-family

General Commercial/Apartment/Park

Institutional

Open Space and Recreation

Utilities

Rights of Way

Preliminary Zoning Approach
North Riverside Neighborhood Area

Considerations for public 
discussion and input

(Nothing has been determined)
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Public Survey - See handout

Public Workshop #2 in early June

Questions and Answers 

MUNICIPAL PLACE GATEWAY AND NORTH 
RIVERSIDE NEIGHBORHOOD ZONING STUDY

VILLAGE OF CROTON-ON-HUDSON

The Village is considering updating zoning for two adjacent commercial areas: the Municipal Place 

Gateway area and the North Riverside Neighborhood Area (see the map below). The study will help 

the Village to set a course for future development and redevelopment that will provide opportunities 

for appropriate growth, improved linkages to adjacent neighborhoods, and enhanced visual environment.

This survey is intended to gather input from a diverse range of people who live, work or own property 

in the Village of Croton-on-Hudson, on the key issues and opportunities for the two areas. 

The survey should take approximately 5-10 minutes to complete. There are 19 questions, mostly multiple 

choice. All individual responses are confidential and will be tabulated and shared in summary form only. 

PUBLIC SURVEY

You can take the survey online: 
 
1: Visit 

2.  Or, use the QR Code to the right

.

MUNICIPAL PLACE
GATEWAY

NORTH RIVERSIDE 
NEIGHBORHOOD AREA
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