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Chapter 12.0 Land Use and Zoning  
 

12.1 Relationship to our Guiding Principles  
 

Land-use planning that follows the vision of this Plan can play a major role in improving 
our quality of life, facilitating better development, enhancing environmental 
protection, and supporting more efficient transportation and infrastructure. This 
chapter describes existing and proposed land uses. While other chapters of this Plan 
have some overlapping subjects, this chapter has extensive connections with all other 
sections of the Plan and is intended to preserve and enhance our strengths and shape 
future development. Chapter 12.0 confirms the need to evaluate development in 
relationship to indicated planned use and impacts on the surrounding community. It 
acknowledges the need for economic evaluation that assesses the impacts on the 
multiple municipal budgets that could be affected.  
 

12.2 Enhancing Sense of Place in Greenburgh  
 

‘Sense of place’ refers to the set of characteristics that make a community distinct. The 
preceding chapters of the Plan highlight the diversity in unincorporated Greenburgh. 
Our sense of place is derived from unique and varied neighborhoods, cultural 
institutions, landscape, history, and residents and businesses. Physical features such as 
the types of housing and other buildings in a community, the presence of parks and 
open space and the locations of these features also create a sense of place. 
Preservation of our uniqueness coupled with policies that facilitate planned 
enhancements will allow unincorporated Greenburgh to become an even greater place 
to live, work and play. Specific land-use policies are intended to complement existing 
neighborhoods.       
 

12.3 Existing Conditions 
 

12.3.1 Existing Zoning Map 
 

Unincorporated Greenburgh’s GIS-based zoning map, adopted on September 12, 2012 
and last revised on April 22, 2015, is presented as Figure 12.1. The 28 zoning districts 
include: seven one-family residence, seven multi-family residence, one planned unit 
development, one non-residential planned development, three office business, four 
commercial, two mixed-use, two industrial and one urban renewal district. There is 
also one overlay district. Each of these zoning districts regulates land-usage and site 
layouts.  
 
On Figure 12.2, the existing zoning districts have been combined into six usage groups 
(one-family, multi-family, general office-commercial, Planned Unit Development, 
industrial, and Urban Renewal) for the purposes of comparing existing land use and for 
future land-use planning.  
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12.3.2 Existing Land Use Map 
 

Existing land uses, Figure 12.3.1, are broken down into 15 specific categories based on 
the property class code assigned to each parcel by the Assessor’s Office. The property 
class code is derived from historic data and ongoing monitoring that reflects the 
existing designation of each lot.  The map contains specific use designations; however, 
some legal non-conforming uses exist. The map also depicts the location of vacant 
parcels. The number and location of vacant lots are used for deriving approximate 
potential build-out figures under existing zoning district regulations.  
 

12.3.3 Existing Build-out Analysis 
 

The build-out analysis is used to understand the current development potential of land 
area, taking into account unincorporated Greenburgh’s vacant and underdeveloped 
land, existing land use regulations, environmental constraints, conservation areas, and 
rights-of-way. The analysis is a tool for evaluating the impact of existing regulations and 
their effectiveness in implementing various aspects of a Comprehensive Plan. The    
build-out analysis is also useful for comparative purposes in future land-use planning. 
Within each use grouping that follows in this chapter, vacant land, underdeveloped 
parcels and parcels that could be redeveloped are noted and discussed in connection 
with their development potential.  
 

12.4 Future Land-Use Mapping and Plan 
 

The future land-use maps provide clarity with respect to planned conditions and 
development and are distinguished by three different formats.  
 
The first format assigns land use categories to each parcel and is shown on Figure 
12.3.2. These categories form the basis for retaining a parcel’s existing zoning district or 
proposing a zoning district change. A majority of the time the future land use 
designation is based on the existing underlying land use. Most of the recommended 
zoning changes are the result of zoning boundaries that segment existing lots. Each of 
the  land use categories has a narrative description of existing conditions, future build-
out under existing conditions and future land-use planning. 
 
The second format involves planning areas where land use, inter-municipal and 
transportation strategies need to be coordinated. Figure 12.16 depicts planning areas 
in general locations that are not lot-specific. The reason for this distinction is that while 
the planning concept and envisioned development is articulated in this Plan, the exact 
totality of parcels required to bring the concept to fruition is unknown.  As such, there 
are no immediate recommended zoning changes that will result from this map or the 
policies associated with the planned mixed-use areas.  
 
The third type of future land-use map contains areas where opportunities for public-
private partnerships exist or where public improvements are planned, as shown on 
Figure 12.18. Each of these areas contains at least one parcel owned by the Town of 
Greenburgh or another public entity. There are no immediate recommended zoning 
changes as a result of this type of future land-use overlay map. Several of the publicly-
owned parcels highlighted fall within the planning areas  described in  Section 12.9.  
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12.5 Proposed Zoning Changes (Phased Implementation) 
 

Zoning map changes which will follow adoption of this Plan are based on the               
lot-specific future land-use plan. These changes are considered “first phase” zoning 
map changes and require no associated zoning text amendments. First phase zoning 
changes are listed in Appendix E.   
 
A “second phase” of zoning changes would require the elimination of one existing 
zoning district and the creation of new districts and associated zoning text 
amendments. It is anticipated that the second phase changes would be initiated within 
one year of adoption of the Plan. Twenty-seven of the 28 individual zoning districts and 
the one overlay district would remain. The Urban Renewal (UR) district, discussed in 
Section 12.6.39, would be eliminated. Section 12.6.24 contains a policy to create a 
public park zoning district for public parks.  
 
Other zoning changes or additions are expected in a “third phase” of implementation 
and are anticipated largely as a result of the plans shown on Figures 12.16 and 12.18, 
and discussed in Sections 12.8 and 12.10. These zoning changes represent a targeted 
redevelopment strategy that can provide for non-residential redevelopment 
opportunities, where appropriate. 
 

12.6 Land Use Groupings  
 

In this section, land uses are grouped into 13 individual categories (one-family 
residence, multi-family residence, planned unit development, general                      
office-commercial, institutional, government, industrial, public parks and dedicated 
open space, private recreation, research and development, cemetery, public utility and 
urban renewal). For each category there is a separate discussion of existing land uses, 
a hypothetical build-out scenario using existing zoning regulations and zoning map 
designations and a discussion of future land use. The future land use discussion 
contains recommendations for rezoning, where appropriate.     

 
12.6.1 One-Family Residence (Existing) 
 

The seven one-family residence districts (R-5 through R-40) occupy approximately 
8,327 acres (75.0 percent) of land area. Table 12.1 lists the existing acreage of these 
districts and their allowable densities. One-family detached dwellings and approved 
accessory structures are the primary uses in these districts. Parcels actually containing 
one-family dwellings occupy approximately 3,166 acres (28.5 percent) of total land 
area and approximately 38.0 percent of the land area of one-family residence districts. 
Appendix H provides information related to one-family residences relative to school 
districts.  
 
Public parks, playgrounds or similar recreational areas, firehouses, police stations, 
public safety and municipal buildings, places of religious worship and public schools 
are permitted uses in the one-family residence districts and account for many of the 
acres shown in Table 12.1. Special permit uses include but are not limited to private 
schools, camps and assisted living facilities. Agricultural uses such as those associated 
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with the farm on West Hartsdale Avenue and Secor Road are also permitted in one-
family residence districts. The UR, Planned Unit Development (PUD), and various office
-commercial districts also permit one-family residences. The locations of one-family 
residences are depicted on Figure 12.3.1, while areas currently zoned as one-family 
residence districts are depicted on Figure 12.4.1. Chapter 10.0 (Demographics and 
Housing) contains detailed information on one-family neighborhoods. 

Table 12.1: Existing One-Family Residence & Urban Renewal Districts  

Zoning District  
Existing 
Acreage 

Existing 
Percent 

of 
Acreage* 

Min Lot 
Size  

(sq. ft. ) 

Max 
Allowable 

Residential 
Unit Density/

Acre (2) 

One-Family Residence (R-40) 1,288 11.6 40,000 1.09 

One-Family Residence (R-30) 1,331 12.0 30,000 1.45 

One-Family Residence (R-20) 3,041 27.4 20,000 2.18 

One-Family Residence (R-15) 137 1.2 15,000 2.90 

One-Family Residence (R-10) 1,088 9.8 10,000 4.36 

One-Family Residence (R-7.5) 1,289 11.6 7,500 5.81 

One-Family Residence (R-5) 153 1.4 5,000 8.71 

Total 8,327 75.0   

Urban Renewal (UR) (1) 39 0.3 5,000 8.71 

*  Percentage of Total Unincorporated Greenburgh Land Area 
(1) Includes only the sub-areas (Residential A, low– and medium density) of the UR district that permit 

one-family residences. 
(2) This calculation does not exclude land area needed for roads.  

All zoning district and 
use acreage/

percentages are 
based on the total 
land area (11,108 

acres) in 
unincorporated 

Greenburgh, 
excluding the area 

within rights-of-way.  

Poet’s Corner’s - A one-family neighborhood in unincorporated Greenburgh 
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12.6.2 One-Family Residence Build-out Under Existing Zoning 
 

The maximum build-out of one-family residences is estimated using the number of 
vacant parcels in the R-5 through R-40 districts, the UR district, and the potential for 
subdivisions. Table 12.2 lists vacant lots in the one-family residence districts.  

Table 12.2: One-Family Residence District Vacant Build-out Analysis Estimates * 

Zoning District Vacant Lot Total (1) Total Potential Build-out Estimate(2) 

R-5 (5,000 sq. ft.) 35 47 

R-7.5 (7,500 sq. ft.) 132 108 

R-10 (10,000 sq. ft.) 98 146 

R-15 (15,000 sq. ft.) 8 12 

R-20 (20,000 sq. ft.) 101 123 

R-30 (30,000 sq. ft.) 40 58 

R-40 (40,000 sq. ft.) 22 51 

UR District (3) 10 10 

Total 446 555 

* Excludes land area containing public/private institutions, golf courses, day camps, swim/tennis clubs, etc. and does not take into 
account steep slopes/wetlands or other environmental review criteria used in connection with SEQRA.  
(1) Individual or a collection of adjacent lots containing the minimum required lot acreage based on existing zoning.  
(2) Number of One-Family residences (includes approved or sites under construction) - As of December, 2013 
(3) Includes only the sub-areas (Residential A, low– and medium density) of the UR district that permit one-family residences 

Excluding private 
recreation areas, 

there are 446 vacant 
parcels in the one-

family and UR 
districts that could, 
based on existing 
zoning, result in a 

maximum build-out of 
555 new one-family 

residences.  

There are 446 existing vacant parcels in the one-family residence districts and the 
applicable portions of the UR district that have the minimum required lot size. Some of 
these vacant lots have been approved as buildable lots in connection with recent 
subdivisions and are yet to be developed with new residences. Other vacant lots may 
or may not require subdivision approval for development with one-family residences. 
In total, vacant parcels project a maximum residential build-out of 555 one-family units 
based on their land area and underlying zoning district or based on previous 
subdivision approvals.  
 
Some lots contain a residence but have significant excess land area providing the 
potential for subdivisions. Several existing land-use regulations, such as setbacks and 
flag lot provisions, or environmental features such as wetlands, watercourses and 
steep slopes, are factors limiting the potential for subdivisions. There appear to be 
eight sites in unincorporated Greenburgh that could be subdivided to create five or 
more buildable lots. 
 
One-family residential unit build-out estimates associated with private recreation 
areas are quantified in Table 12.3. The development potential of lands with existing 
private recreation areas are listed separately from vacant lands.  
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The six golf courses (with the exception of the Saint Andrew’s Golf Course, which is 
a PUD), several day camps, and private recreation areas listed in Table 12.3 consist 
of approximately 828 acres, 10.1 percent of the land area in the one-family 
residence districts. These existing uses serve important recreational and open 
space roles. For the purposes of a hypothetical build-out, when factoring only their 
land area, underlying zoning designations and space needed for internal streets, 
there is an estimated potential of 954 one-family residential units on private/
recreational land. It should be noted that the site specific SEQRA reviews that 
would accompany the hypothetical subsequent residential development in these 
locations would likely further reduce the overall number of residential units.  

Table 12.3: One-Family Residence District Land-Use Conversion Build-out Estimates * 

Name 
Current Non-

Residential Use 
Existing 
Acreage 

Existing 
Zoning District 

Potential Residential 
Unit Build-out 

Estimate * 

Elmwood Country Club Golf Club 90 R-30 (30,000) 98 

Knollwood Country Club Golf Club 100 R-30 (30,000) 110 

Metropolis Country Club  Golf Club 105 R-20 (20,000) 171 

Scarsdale Golf Club Golf Club 130 R-20 (20,000) 212 

The Saint Andrew’s Golf Club Golf Club 170 PUD ** N/A 

Sunningdale Country Club Golf Club 140 R-30 (30,000) 152 

Westchester Golf Driving Range 32 R-30 (30,000) 34 

Camp Hillard  Camp 19 R-20 (20,000) 31 

Elmwood Day Camp Camp 5 R-30 (30,000) 5 

Mohawk Day Camp and Day School Camp 37 R-10 (10,000) 124 

Tarry Crest  Swimming and Tennis Club Swim/Tennis Club 10 R-40 (40,000) 7 

Maplewood Swim and Tennis Club Swim/Tennis Club 6 R-20 (20,000) 10 

 Total 844 Total 954 

* Does not take into account steep slopes/wetlands or other environmental review criteria used in connection with SEQRA. Formula (Existing Acreage / 
Underlying Zoning / 25% = Projected Build-out Estimate) - 25% accounts for space needed for internal streets.  
**  Land associated with this property is open space/private recreation in connection with PUD. Does not include residentially developed portion of Saint 
Andrew’s. 

12.6.3 One-Family Residence (Future Land-use) 
 

Areas highlighted on Figure 12.4.2 are those lands deemed appropriate for 
permitted, special permit and accessory uses allowed in connection with the seven 
existing One-Family Residence (R-5 through R-40) districts. Only a few first phase 
zoning changes are recommended to the one-family residence districts. These 
changes would eliminate multiple one-family zoning district classifications on a 
single lot. Recommended zoning changes are listed in Appendix E. The rezoning of 
public parks to a public park zoning district, discussed in Section 12.6.24, would 
reduce the total acreage of the one-family residence districts.  
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Table 12.4: Existing Multi-Family Residence Districts  

Zoning District  
Existing 

Acres 
Existing Percent 

of Acreage * 
Min Lot Size (sq. ft.) 

Max Allowable 
Residential Unit 
Density/Acre (2) 

Multi-Family Residence  (M-6) 30 0.2 7,000 6.22 

Multi-Family Residence  (M-10) 98 0.8 4,000 10.89 

Multi-Family Residence  (M-14) 205 1.9 3,000 14.52 

Multi-Family Residence  (M-22) 4 >0.1 2,000 21.78 

Multi-Family Residence  (M-25) 28 0.3 1,750 24.89 

Multi-Family Residence  (M-174) 18 0.2 250 174.24 

Scatter-Site Public Housing  (PH) 15 0.1 
4,500 (15 Units) or 
6,500 (16-25 Units) 

9.68 or 6.70  

Total 478 4.3   

Urban Renewal (UR) (1) 26 0.2 6,000 Varies 

*  Percentage of Total Unincorporated Greenburgh  Land Area 
(1) Includes only the sub-areas (Residential B, medium– and high density) of the UR district that permit multi-family residences. 
(2) This calculation does not exclude land area needed for roads.  

12.6.4 Multi-Family Residence (Existing) 
 

The seven multi-family residence districts (M-6 through M-174 and Scatter-Site Public 
Housing “PH”) occupy approximately 478 acres (4.3 percent) of land area. Table 12.4 
lists the existing acreage of these districts and their allowable densities. The Central 
Avenue Mixed-Use Impact (CA) District, the UR District and the PUD District also permit 
multi-family residential units. The General Industrial (GI) District permits multi-family 
residential housing by special permit.  
 

Multi-family dwellings consist of condominiums, co-operative and rental buildings.   
Two-family residential buildings are the smallest form of multi-family types in terms of 
units allowed per building and are currently permitted only in the Close Business (CB), 
UR or PUD districts. Public parks, playgrounds or similar recreational areas, firehouses, 
police stations, public safety and municipal buildings, places of religious worship and 
public schools are also permitted uses in the multi-family residence districts. Special 
permit uses include non-profit private clubs and private nursery schools. The locations 
of multi-family residences are depicted on Figure 12.3.1, while existing areas zoned     
M-6 through M-174, and PH are depicted on Figure 12.5.1. 

Clusters of multi-family residential uses are found throughout unincorporated 
Greenburgh. There are approximately 2,000 multi-family dwelling units fronting on or 
within walking distance of Central Park Avenue. Within the CA District, multi-family 
residential units and non-residential uses are permitted on the same parcel but are not 
permitted within the same building. Additionally, there are approximately 1,850 multi-
family dwelling units on or near East Hartsdale Avenue within walking distance of the 
Hartsdale Train Station. Elsewhere, Avalon Green I, II and III consist of a multi-family 
cluster of 617 built units on Taxter Road.  
 
Central Park Avenue’s intersections with Mt. Joy Avenue and with East Hartsdale 
Avenue contain small areas of residential units over commercial-use buildings; 
however, these mixed-use buildings preceded the CA District regulations. 
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12.6.5 Multi-Family Residence Build-out Under Existing Zoning 
 

All sites zoned for multi-family residences are developed at or close to the maximum 
unit density under existing zoning regulations. There are small vacant lots in the UR 
district that could potentially be developed with multi-family housing units. One 
townhouse consisting of five units was approved on Beech Street but has not yet been 
constructed. The GI General Industrial District allows for multi-family residential uses 
by special permit.  
 

In the CA District, one vacant lot (Healy/Central Park Avenue) in excess of two acres 
has a potential build-out of 84 bedrooms. Appendix K of the Plan lists parcels in the CA 
District in excess of two acres (the minimum acreage needed to propose multi-family 
development) that are vacant or not currently developed with multi-family residential 
uses. Appendix K indicates, theoretically, that there is the potential for approximately 
3,312 additional multi-family bedrooms in the CA District if all of the existing non-
residential buildings were replaced with residential. There is only one vacant two-acre 
parcel in the CA District. A multi-family residential building known as the Esplanade  
(51-units) is under construction on Central Park Avenue in the CA District.  
 

12.6.6 Multi-Family Residence (Future Land-use) 
 

The Plan recommends maintaining the diverse mix of uses that exist along 
unincorporated Greenburgh’s corridors. The CA District contains a good mix of uses 
with many (11 buildings existing with 1,043 units in the CA District plus additional 
approved units) multi-family residential buildings. Although the potential for new multi
-family bedrooms along the Central Park Avenue corridor is limited due to the built out 
nature of this corridor, in order to prevent an imbalance of uses in the CA District, the 
approval process for multi-family residences should be reviewed to introduce a special 
permit requirement associated with these types of uses. Such a special permit could 
also inform any subsequent rezoning considerations for the Rt. 119 corridor. Policy 
12.2.1.7 does not provide for an increase in the potential for multi-family residential 

units in the CA District or an increase in the density of 
such use.  
 

Section 12.10.2 details the types of non-residential uses 
that would contribute to a concept known as the 
Research and Development Cluster South. The removal 
of the GI District from the Lawrence Street/Rt. 9A 
portion of the Town, and replacement with another 
zoning district, would be necessary to support research 
and development.  
 
The UR district, which permits multi-family dwellings, is 
discussed separately in Section 12.6.37. Appendix E 
contains a few  recommended zoning changes related 
to the multi-family residence districts, primarily as a 
result of the presence of multiple zoning districts on a 
single lot.  

Aerial view of Multi-family development along East Hartsdale Avenue and Central Park Avenue 
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12.6.7 Planned Unit Development (Existing) 
 

The eleven existing PUD districts highlighted on Figure 12.6.1 occupy approximately 
622 acres (5.5 percent) of the land area. PUD district dwelling units may be detached 
one-family residences, semi-attached and/or attached condominiums and townhouses. 
Related open space is required based on the number of bedrooms. The Hebrew 
Hospital Home/Westchester Meadows PUD is a continuing care community comprised 
of independent residential units, assisted living units and a skilled nursing facility. The 
St. Andrew's PUD is unique in that its required open space is coterminous with the on-
site private St. Andrew's Golf Club. 
 

12.6.8 Planned Unit Development Build-out Under Existing Zoning 
 

Existing zoning regulations permit PUD districts on parcels of at least 15 acres in one-
family residence districts. The maximum density is based on the underlying zoning 
district; however, the PUD must accommodate a minimum of 50 residential units. Each 
of the eleven existing PUD districts appears to be fully developed with the maximum 
number of dwelling units permitted, based on the site’s land area. There are no vacant 
land areas zoned as a PUD district. 
 

12.6.9 Planned Unit Development (Future Land-use) 
 

As shown on the Future Land-Use map, Figure 12.6.1, no additional PUD districts are 
proposed. Three of the 11 PUDs retained their underlying one-family residence district 
designations. It is recommended that the previous underlying one-family residence 
district designations be reestablished on the other eight PUDs on the Zoning Map, for 
reference purposes.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

There are 11 existing 
Planned Unit 

Developments located 
throughout 

unincorporated 
Greenburgh. 

Aerial Photo with two PUDs  
(Saint Andrew’s and Boulder Ridge) 
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12.6.10 Office-Commercial (Existing) 
 

Office-commercial areas include clusters of lots with commercial, office, residential 
uses or combinations thereof. Office and commercial uses are typically found in 
freestanding buildings or strip plazas along the three major corridors, Central Park 
Avenue (NYS Rt. 100), White Plains-Tarrytown Road (NYS Rt. 119), and Saw Mill River 
Road (NYS Rt. 9A). In some instances, non-residential uses are mixed within the same 
building on one site. In limited instances, residential uses are mixed with commercial 
and/or office uses within the same building (e.g., in the CA District as legal non-
conforming uses).  
 
The Hartsdale Train Station area and the Greenburgh Shopping Center on Knollwood 
Road contain concentrations of retail facilities. Smaller clusters are present at the 
intersection of Dobbs Ferry Road (NYS Rt. 100B) and West Hartsdale Avenue (NYS Rt. 
100A), the intersection of Knollwood Road (NYS Rt. 100A) and Grasslands Road (NYS 
Rt. 100C), the intersection of Taxter Road and Mountain Road, and along Virginia 
Road. These areas function as neighborhood service clusters. Multi-family dwellings 
are the primary residential use in the office-commercial districts. Office buildings are 
scattered along the Central Park Avenue and Rt. 9A corridors, while Rt. 119, between 
the Villages of Elmsford and Tarrytown, contains significant clusters of office buildings 
in office park settings. Areas zoned for office-commercial are shown on Figure 12.7.1. 
 
Several zoning districts (CA, CB, DS, Hartsdale Center “HC,” Intermediate Business “IB,” 
Limited Office Building “LOB,” Office Building “OB,” Office Building “OB-1,” Planned 
Economic Development “PED,” and UR) allow office-commercial uses. These districts 
comprise approximately 952 acres (8.7 percent) of land area and, with the exception of 
the CB district, prohibit residential and non-residential uses in the same building. The 
CA, CB and HC districts permit office and commercial uses within the same building. 
Table 12.5 lists the existing acreage of these districts. The CA District is unique among 
the office-commercial districts in that it permits multi-family residential buildings. 

Existing office-
commercial zoning 

districts comprise 952 
acres or 8.7 percent of 

land area in 
unincorporated 

Greenburgh.  

Table 12.5: Existing Office-Commercial Districts  

Zoning District  Existing Acres Existing Percent of Acreage * 

Central Avenue Mixed-Use Impact (CA) 327 3.0 

Close Business (CB) 15 0.1 

Designed Shopping (DS) 95 0.9 

Hartsdale Center (HC) 12 0.1 

Intermediate Business (IB) 63 0.6 

Limited Office Business (LOB) 39 0.4 

Office Business (OB) 224 2.0 

Office Business District (OB-1) 37 0.3 

Planned Economic Development District (PED) 100 0.9 

Urban Renewal District (UR) (1) 40 0.3 

Total 952 8.7 

*  Percentage of Total Unincorporated Greenburgh  Land Area 
(1) includes only the sub-areas (Neighborhood Shopping, Planned Commercial Development, and General Commercial) of the UR 
district that permit one-family residences 
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12.6.11 Office-Commercial Build-out Under Existing Zoning 
 

The maximum build-out of the office-commercial districts was estimated using the 
number of vacant lots with development potential in the CA, CB, DS, HC, IB, LOB, OB, 
OB-1 and PED districts, and the office-commercial portions of the UR district. One large 
vacant parcel (approximately 100 acres - Loop Road Holdings, LLC - Landmark at 
Eastview) in the PED District can facilitate up to 1,300,000 sq. ft. of non-residential 
space. Table 12.6 lists vacant lots in the various office-commercial districts and their 
associated vacant lot analysis.  

It is difficult to quantify the potential non-residential build-out of underdeveloped 
parcels throughout the Town; however, based on an analysis of previously developed 
sites, there is minimal potential to add significant gross floor area to an existing site or 
building. As an example, a review of several major shopping centers (Crossroads, 
Midway, Greenville, Dalewood I, II and III) indicates that there is little or no additional 
gross floor area permitted without the need for a parking and/or an FAR variance. 
Since 2000, there have been few amended site plan applications that have added more 
than 20,000 sq. ft. of gross floor area to an existing building in the  office-commercial 
districts referenced. 
 
Similar to the projections associated with the residential build-out analysis, there is a 
need to qualify the non-residential square footage projection. Anticipated site specific 
SEQR reviews would accompany subsequent development applications of vacant and 
underdeveloped lots and further reduce the overall office-commercial square footage 
by some percentage. 

Table 12.6: Office-Commercial District Vacant Build-out Analysis Estimates * 

Zoning District Vacant Lots  
Non-Residential Sq. Ft. 

Estimate 
Residential Bedrooms 

Estimate 

CA District 6 59,366 (1) 84 (1) 

CB District 1 3,005 0 

DS District 4 19,471 0 

HC District 0 0 0 

IB District 0 0 0 

LOB District 0 0 0 

OB District 5 41,817  0 

OB-1 District 0 0 0 

PED District (2) 1  1,300,000 (2) - 

UR District 0 0 N/A (3) 

Total 17 1,423,659 84 

* Does not take into account steep slopes/wetlands or other environmental review criteria used in connection with SEQRA.  
(1) Associated with one 2.41-acre lot on Central Park Avenue South (Parcel ID: 8.290-220-14). Alternatively, approximately 
31,500 sq. ft. of space represents a commercial/office build-out.  
(2) Loop Road Holdings, LLC - Part of Landmark at Eastview, Subject of Environmental Impact Statement and related 

Findings Statement 
(3) For multifamily residential build-out see Section 12.6.5.   

The non-residential 
vacant lot build-out 

analysis indicates that  
there is the potential 

for constructing 
approximately 

1,425,000 sq. ft. of 
new gross floor area.  
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Institutional uses 
often contain 

recreation and open 
space components.  

12.6.12 General Office-Commercial (Future Land-use) 
 

Areas highlighted on Figure 12.7.2 are those lands deemed appropriate for uses 
allowed in connection with the office-commercial districts. There are few zoning 
change recommendations associated with these districts. See Appendix E. 
 
Figure 12.16 depicts planning areas where short to long range implementation could 
result in developments with new mixed-use buildings containing non-residential uses. 
These future planned areas are intended to vary in scale and are described in detail in 
Section 12.8. General strategies for lands outside of the special planning areas are 
discussed in Section 12.7.  
 

12.6.13 Institutional (Existing) 
 

Institutional uses, including public and private schools, occupy approximately 948 acres 
(9.8 percent) of land. These uses are permitted as principal uses and as special permit 
uses in the one-family and multi-family residence districts. Figure 12.3.1 shows location 
of existing institutional uses. All of the schools contain a recreational and/or open 
space component, aspects of which are discussed in Chapter 7.0 (Parks, Trails, Open 
Space and Recreational Facilities).  
 

Houses of worship are also institutional uses permitted as a principal use in the one-
family and multi-family residence districts. Because these uses are often located within 
mixed-use buildings or on smaller individual parcels, they have not been separately 
mapped or quantified.    
 

12.6.14 Institutional Build-out Under Existing Zoning 
 

Existing institutional uses such as public and private schools are exclusively located in 
the one-family residence districts. Houses of worship are located in a wider variety of 
zoning districts. The respective build-outs of private institutional uses are a function of 
underlying bulk criteria, such as FAR and setbacks. Recent improvements to private 
schools include athletic field expansions and existing building modifications to allow 
more square footage.   
 

12.6.15 Institutional (Future Land-use) 
 

Figure 12.8 shows the locations of institutional uses. There are no recommended map 
rezoning policies in connection with these institutional uses. According to a review of 
public school district five-year plans, there do not appear to be any plans for major 
school-related expansions that would occur on adjacent or other un-owned parcels. 
Therefore, there are no new areas on the institutional future land plan map that are 
different from the parcels that are currently occupied by institutional uses.  
 

Two future land use strategies, Research and Development Sectors (North and South) 
discussed in Section 12.10, and the Riley Pond Study Area discussed in Section 12.8.4, 
involve planned coordination with local universities and the Greenburgh Central School 
District. This school district has indicated that consolidating its school buildings on the 
existing main campus is desired.  
 

Elsewhere in the Town, Hackley, a private school, has plans to construct a fourth phase 
of improvements, including a new indoor athletic facility (gymnasium). Westchester 
Community College and the New York School for the Deaf – Fanwood – contain large 
campuses, and school-related expansions could occur within these campuses. The 
School for the Deaf plans to build two new classroom buildings.  
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12.6.16 Government (Existing) 
 

Town-owned facilities include the Library, the Town Hall, the Sanitation/Highway 
Garage, the Police Department Headquarters, the Town Court building, the Taxter 
Road organic waste transfer site, as well as many smaller parcels and buildings. 
Municipally-owned assets occupy approximately 48.26 acres (0.43 percent) of the land 
area and the locations of these sites are depicted on Figure 12.3.1. Also included in this 
category are assets owned and operated by the independent Greenburgh Consolidated 
Water District No. 1 and the three independent fire districts (Fairview, Greenville and 
Hartsdale) serving unincorporated Greenburgh residential and business properties. 
 

12.6.17 Government Build-out Under Existing Zoning 
 

Major Town buildings such as the renovated and expanded Library (completed in 
2008), Sanitation Garage (expanded in 1999) and Town Hall (purchased and remodeled 
in 2003) are of sufficient size and are unlikely to require expansion in the foreseeable 
future. With the exception of the Police Department Headquarters and the Town Court 
building, it is not anticipated that other Town-owned buildings will be expanded or 
relocated. 
 

12.6.18 Government (Future Land-use) 
 

Figure 12.9 shows the locations of existing municipal sites. There are no recommended 
rezoning policies associated with municipal uses. The Police Department Headquarters 
and the Town Court building need to be significantly upgraded and enlarged. This may 
require vacating the existing buildings and moving to new or adaptively reused 
facilities, which would be the subject of a feasibility analysis. A discussion of this need 
can be found in Section 8.8 (Town-owned Buildings).  
 

12.6.19 Industrial (Existing) 
 

Industrial land uses occupy approximately 198 acres (1.7 percent) of land in 
unincorporated Greenburgh and can include manufacturing, warehousing, assembly, 
distribution, storage, motor vehicle sales and repairs, adult establishments, gas 
stations and related accessory retail. These uses are permitted as principal and special 
permit uses in the Light Industrial LI, General Industrial GI and Nonresidential Planned 

The Greenburgh 
Public Library, 

Sanitation Garage 
and Town Hall have 
been renovated or 

expanded in the last 
15 years and will not 
require expansion in 

the foreseeable 
future.  

Maintenance and storage facilities at the Town of Greenburgh DPW Highway Garage 
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Development PD districts. These districts are shown on Figure 12.10.1. The PD district 
also permits office, warehousing and a number of commercial uses. Figure 12.3.1  
shows the locations of existing industrial uses and Table 12.7 lists the acreage of 
districts zoned industrial.  

Table 12.7: Industrial Districts  

Zoning District  Acres 
Existing Percent of 

Acreage * 

Light Industrial (LI) 113 1.0 

General Industrial (GI) 100 0.9 

Nonresidential Planned Development (PD) 340 3.1 

*  Percentage of Total unincorporated Greenburgh Land Area 

Table 12.8: Industrial District Vacant Build-out Analysis Estimates * 

Zoning District Vacant Lots Non-Residential Sq. Ft. Estimate 

GI District 3 159,163 

LI District 11 77,232 

PD District 0 0 

Total 14 236,395 

* Does not take into account steep slopes/wetlands or other environmental review criteria used in 
connection with SEQRA.  

A major cluster of industrial uses is located along NYS Rt. 9A (Saw Mill River Road) 
adjacent to and north of the Village of Elmsford. Smaller concentrations are also found 
along Tarrytown Road (NYS Rt. 119), between the Cross Westchester Expressway (I-
287) and Old Tarrytown Road, south of the Village of Elmsford along Saw Mill River 
Road (NYS Rt. 9A), and in the southwestern corner of unincorporated Greenburgh 
along the Villages of Dobbs Ferry and Hastings-on-Hudson borders.  
 

12.6.20 Industrial Build-out Under Existing Zoning 
 

Table 12.8 lists the approximate build-out potential of vacant lots in the industrially- 
zoned districts. Parcels in these areas are not developed to their fullest extent, 
indicating that building expansions could account for potential industrial square 
footage increases. The maximum vacant build-out of industrial districts was estimated 
using the number of vacant lots with at least 10,000 square foot in the GI, LI and PD 
districts.  
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12.6.21 Industrial (Future Land-use) 
 

Areas highlighted on Figure 12.10.2 are those lands deemed appropriate for permitted 
uses, special permit uses and accessory uses allowed in industrial districts. See 
Appendix E for recommended zoning changes. 
 
Figure 12.10.2 depicts a special planning area along Saw Mill River Road entitled 
“Industrial Mixed-Use,” where the existing parcels and future planned uses could be 
more successful with mixed-use components. These lands are currently zoned LI, 
which does not allow commercial/retail components although several of the parcels 
fronting on Saw Mill River Road currently contain commercial components. Allowing 
parcels fronting on Saw Mill River Road to contain a broader mix of uses while also 
retaining light industrial components could produce compatible uses in the corridor. A 
more flexible industrial zoning district of this nature does not currently exist in the 
zoning ordinance.  

Aerial photo of existing industrial uses clustered north of I-287 within the surrounding 

North White Plains rail 
yard, portions of which 

are located in 
unincorporated 

Greenburgh 

Industrial  uses on  
Saw Mill River Road 



Chapter 12.0 Land Use and Zoning 

12-30 
9-28-16 

12.6.22 Public Parks and Protected Open Space (Existing) 
 

Public parks may be owned solely or jointly by Town, County, State, Federal and/or  
not-for-profit entities. Open space for the purpose of this section consists of 
undeveloped lands containing a legal provision precluding subsequent development. 
These areas may be publicly owned, or portions of PUDs or other privately owned 
lands on which development is restricted. Vacant privately owned lands without a 
binding open space provision are not included in this section because of their potential 
for future development. Public parks and protected open space occupy approximately 
1,490 acres (13.18 percent) of land and are permitted in all zoning districts. Figure 
12.3.1 shows the location of existing public parks and open space.  
 

12.6.23 Public Parks and Protected Open Space Build-out Under Existing 
Zoning 
 

Existing public parks and protected open space are intentionally excluded from the 
build-out analysis as these lands cannot be developed beyond customary structures 
associated with parks.   
  

12.6.24 Public Parks and Protected Open Space (Future Land-use) 
 

Areas highlighted on Figure 12.11 are those lands that exist as or are planned to be 
“dedicated parkland.” Many of these lands were formally dedicated as parkland; 
however, it is recommended that a resolution or local law formalize all these areas as 
parkland.  
 
The rezoning of the public parks to a newly designated park zone is also 
recommended. The rezoning of public park parcels will result in a net loss of lands 
zoned one-family residential, as a majority of public parks fall within these districts.  
 
Also highlighted on Figure 12.11 are those lands that exist as protected open space 
areas. Open space areas are distinct from public parks although they often have similar 
passive use qualities. Some open space is associated with existing PUDs while other 
open space consists of undeveloped portions of land in connection with conservation 
easements. Open space portions of institutional land uses are not shown on Figure 
12.11 because they can be used for uses other than open space purposes. Rezoning of 
open space areas depicted on Figure 12.11 is not recommended. 

The rezoning of public 
parks to a public park 
zone is recommended 
and will require newly 

drafted zoning text. 

Protected open space 
is undeveloped land 

subject to a legal 
provision precluding 

subsequent 
development. 

Conservation 
easements, by 

restricting 
development on a 

portion of a property, 
provide buffers, 

protect resources with 
ecological value and 
preserve open space.  
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12.6.25 Private Recreation (Existing) 
 

Private recreation land includes golf courses, tennis/swim clubs, camps and indoor 
facilities such as skating rinks. These uses occupy approximately 852 acres (7.6 
percent) of land and are permitted in the LI district and as special permit uses in the 
one-family, multi-family, PD, DS, CA and IB districts. Figure 12.3.1 shows the location of 
existing private recreation uses.  
 

12.6.26 Private Recreation Build-out Under Existing Zoning 
 

It is not anticipated that any of the existing private recreation uses will significantly 
increase in land area, but there is the potential for permitted structures to be built 
within existing private recreation sites.  
 

12.6.27 Private Recreation (Future Land-use) 
 

A majority of the private recreation uses in unincorporated Greenburgh are located 
within the one-family residence districts. There is potential for these lands to be 
developed for residential purposes, quantified in Table 12.3 (One-Family Residence 
District Land Use Conversion Build-out Estimates) or continue as is. Chapter 7.0 
contains a policy to allow for private recreation uses in the non-residential OB Office 
Building District. 
 
As noted in Chapter 7.0 (Parks, Trails, Open Space and Recreational Facilities), camps 
and recreational uses provide unique services and/or open space and/or park-like 
qualities; therefore, it is important to support a variety of these permitted recreational 
uses.  

Golf clubs, camps, and 
swim and tennis clubs 

provide important 
recreation and open 

space benefits.  

View looking towards the housing development at the Saint Andrew’s Golf Course 
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12.6.28 Research and Development (Existing) 
 

Research and development, including agencies for scientific or technical development, 
occupy approximately 260 acres (2.3 percent) of land and are permitted as principal 
uses in the CA, OB, OB-1, LOB, PD, LI, GI and PED districts. Figure 12.3.1 shows the 
existing locations of research and development uses which are clustered in the vicinity 
of the Eastview site on old Saw Mill River Road bordering the Town of Mount Pleasant, 
and along Saw Mill River Road in the vicinity of the borders with the Villages of Dobbs 
Ferry and Hastings-on-Hudson. Research and development companies also are located 
on White Plains Road (NYS Rt. 119) and on Benedict Avenue.  
 

12.6.29 Research and Development Build-out Under Existing Zoning 
 

The existing research and development clusters are either close to or over capacity 
based on existing zoning regulation requirements, with the exception of the 100-acre 
Loop Road Holdings - Landmark at Eastview site, which was the subject of an 
Environmental Impact Statement and Findings Statement and can facilitate up to 
1,300,000 sq. ft. of research and development space.  
 

12.6.30 Research and Development (Future Land-use) 
 

Highlighted on Figure 12.13 are lands that exist or are planned to be developed with 
research and development uses. Two special planning nodes, the Research and 
Development Cluster North and the Research and Development Cluster South are 
areas where short-to-long range implementation would result in a unified campus-like 
research and development hub. These special planning areas are discussed in Section 
12.10.  

The “spine building” connecting research and development uses in unincorporated 
Greenburgh and the Town of Mount Pleasant 
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12.6.31 Cemetery (Existing) 
 

At least eight cemeteries, occupying approximately 294 acres (2.6 percent) of land, are 
located in unincorporated Greenburgh.  
 

12.6.32 Cemetery Build-out Under Existing Zoning 
 

Cemeteries and crematories in existence on January 1, 1963 are permitted, provided 
that the land area of the cemetery shall not be increased. Potential exists for permitted 
structures to be built within existing cemeteries.  
 

12.6.33 Cemetery (Future Land-use) 
 

Since the Zoning Ordinance prohibits expanding land area used for cemetery purposes, 
no new land areas are shown on Figure 12.14. 
 
Section 291 of New York State Town Law, indicates that a town is responsible for 
maintaining an abandoned cemetery, including any abandoned cemetery located 
within a village of the town. An abandoned cemetery is defined as one that was 
previously owned by a cemetery corporation organized pursuant to the Not-for-Profit 
Corporation Law or one that existed by virtue of the Membership Corporation Law, for 
which there no longer exists any corporate board or body to maintain it, and for which 
there is no sufficient trust fund or endowment to provide ordinary and necessary care 
and maintenance. Avoiding the need for municipal takeover is important.  

Cemetery uses in unincorporated Greenburgh 
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12.6.34 Public Utility (Existing) 
 

Public utility land uses include parcels containing publicly or privately-owned utility 
structures such as water tanks, aqueducts, utility towers, connected lines and a 
covered reservoir facility. These uses occupy approximately 420 acres (3.7 percent) of 
land and are permitted in all districts and as as-of-right uses on public utility rights-of-
way containing tower-elevated high-voltage electric power transmission lines. Existing 
transmission lines in unincorporated Greenburgh are located within two public utility 
rights-of-way, both containing Consolidated Edison-owned and maintained 
infrastructure. Figure 12.14 does not include easements on individual lots that contain 
public utilities such as water or sanitary sewer lines. 
  

12.6.35 Public Utility Build-out Under Existing Zoning 
 

It is not anticipated that any of the existing public utility lands will increase in land 
area, but there is the potential for related structures to be built for utility purposes 
within existing parcels. 
 

12.6.36 Public Utility (Future Land use) 
 

No new land areas are shown on Figure 12.14 beyond those land areas already utilized 
for public utility purposes. No zoning text amendments are recommended other than 
as may be needed to address advances in technology. If a new project were of such 
magnitude as to require a new utility structure such as a water tank, it is expected that 
a portion of the parcel would be dedicated for that purpose as part of any subsequent 
environmental review and related approval process. Policies associated with public 
utilities such as enhanced tree preservation and tree planting within utility rights-of-
way are discussed in Chapter 6.0 (Environmental Resources and Related Systems). The 
potential for utility access easements, for public recreation purposes, is discussed in 
Chapter 7.0 (Parks, Trails, Open Space and Recreation Facilities). 
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Unincorporated 
Greenburgh’s Urban 
Renewal district was 

created in 1957. 

Some of the land area 
within the UR district 

can be rezoned to 
existing zoning 

districts while other 
areas will require new 

zoning regulations. 

12.6.37 Urban Renewal (Existing) 
 

The Urban Renewal (UR) district comprises approximately 132 acres (1.1 percent) of 
land and contains a mix of residential, commercial and governmental uses. Shown on 
Figure 12.15.1, the UR District was created in 1957 as part of a broad federal policy to 
revitalize “blighted” neighborhoods. Nationally, this policy had varying outcomes and 
often resulted in the removal or demolition of dense urban areas without subsequent 
reinvestment. In lands zoned UR within unincorporated Greenburgh, however, 
comprehensive development plans resulted in significant improvements related to 
public housing, community facilities, stormwater and a variety of commercial and 
residential development.  
 
Because of these improvements, the classification of the area as “blighted” and the 
continued zoning designation as an Urban Renewal Zoning District are no longer 
appropriate.  
 

12.6.38 Urban Renewal Build-out Under Existing Zoning 
 

The UR district zoning contains regulations that apply to several sub-districts. 
Permitted uses include residential (one-family, two-family, multi-family, and housing 
specifically for seniors), public and semi-public uses (e.g., religious institution or 
neighborhood community center), neighborhood shopping, planned commercial 
development and general commercial uses. Within this area, there are several vacant 
and underdeveloped parcels zoned UR which present the potential for additional 
residential units and non-residential development. 
 

12.6.39 Urban Renewal (Future Land use) 
 

The UR district was the subject of comprehensive development plans, resulting in 
residential and non-residential construction. Many properties within the UR district 
have characteristics identical to other residential or non-residential districts, with the 
exception of the UR district’s greater percentage of two-family and low density multi-
family residential uses. The UR district along with the CB and PUD districts allows two-
family residences. Figure 12.15.2 contains five future land-use designations that are 
intended to form the basis for rezoning lands currently zoned UR. Some of these 
zoning map amendments will entail related zoning text amendments.  
 
The future land-use designations that form the basis for rezoning existing properties in 
the UR District are designed to maintain the existing character of these areas and 
facilitate development consistent with the Plan.  
 
The areas depicted on Figure 12.15.2 as One-Family Residential (Limited two-family) 
contain a majority of one-family residences but also contain at least 30 (10 percent) 
two-family residences. The recommended zoning text change would create a zoning 
district that allows one-family residences as a permitted use and allows two-family 
residences as a special permit use. Special permit criteria, such as prohibiting excessive 
paved areas for off-street parking, would be established to allow two-family residences 
in a manner that preserves the character of the existing neighborhood. Prohibiting 
excessive exterior paved areas for off-street parking would be an example of a 
criterion that would help preserve the character of the neighborhood.   
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The areas depicted as One-Family Residential (Limited multi-family) on Figure 12.15.2 
contain a majority of one-family residences but also contain at least 20 (10 percent) 
two-family and multi-family residences. The recommended zoning text change would 
create a zoning district that allows one-family residences as a permitted use and allows 
two-family and low density multi-family residences as a special permit use. Special 
permit criteria would be established to allow two-family and multi-family residences 
within the areas designated on Figure 12.15.2 in a manner that preserves the character 
of the respective existing neighborhoods, such as prohibiting excessive exterior paved 
areas for off-street parking. 
 
Rezoning to an existing commercial district such as the DS district is recommended for 
the areas depicted as general office-commercial on Figure 12.15.2. A change of this 
nature will not take place immediately following the adoption of the Plan since other 
zoning text amendments described in Section 12.7 are expected to be carried out 
affecting the existing office/commercial districts. Less restrictive off-street parking 
standards and revisions to FAR for existing office/commercial districts will take place 
concurrently with rezoning recommendations for the UR district’s office-commercial 
areas.  

Aerial view of the existing UR District 
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Flexible zoning 
controls and 

graduated density 
zoning are two 

policies that can 
influence better site 

design. 

12.7 Corridor-wide Enhancement Strategies 
 

Saw Mill River Road (NYS Rt. 9A), Tarrytown-White Plains Road (NYS Rt. 119) and 
Central Park Avenue (NYS Rt. 100) comprise unincorporated Greenburgh’s primary 
commercial and mixed-use corridors. Strategies consistent with policies throughout 
this Plan can be implemented through zoning text amendments applied to several of 
the existing office-commercial zoning districts along these corridors. A few overriding 
processes should guide such amendments, such as providing consistency of regulations 
and updating permitted, special permit and accessory uses to ensure that these 
corridors have minimal vacancies and thrive as places of business.  
 
Where practical, bulk criteria should be consistent for portions of the corridors that 
have similar attributes. Examples include criteria governing large shopping centers or 
free-standing buildings in the corridors. Updating bulk criteria for consistency will 
require cross-referencing the existing office-commercial zoning districts of the Town 
(CA, CB, DS, HC, IB, LOB, OB and OB-1), a process which should immediately follow 
adoption of the Plan. Uniform standards may not always be practical.   
 
From a use perspective, many of the office-commercial districts have not been 
comprehensively reviewed and/or updated in decades. A review of these districts from 
a permitted, special permit and accessory-use perspective should be carried out to 
understand if there are uses allowed in some districts of the Town that could be viable 
in the zoning districts of the three major corridors. Similar to the recommended bulk 
criteria review, where practicable, uses should be reviewed for consistency purposes.    
 
General mixed-use policies should aim to create greater flexibility to allow site 
improvements such as increased landscaping, better site-to-site integration, and a 
design oriented to pedestrians and site users. As noted in Chapter 9.0 (Transportation, 
Mobility and Access), a preponderance of free standing buildings with excessive curb 
cuts compromise pedestrian and vehicular safety. As noted in Chapter 8.0 (Public 
Infrastructure and Essential Services), excessive parking requirements equate to 
excessive amounts of impervious surface, which are unsightly and place stress on 
stormwater facilities and downstream areas. Less restrictive parking requirements can 
provide for increased landscaping and other site improvements. Chapter 9.0 
(Transportation, Mobility and Access) discusses characteristics that facilitate flexible 
commercial and residential parking policies.  
 
Graduated density zoning is an alternative that can encourage property owners to 
voluntarily merge small abutting lots to benefit from zoning incentives. It can be 
adopted as a zoning text amendment and be permitted only when a direct benefit can 
be realized to the potential subject sites, the surrounding corridor, and the community. 
Benefits consistent with this Plan that can be implemented through graduated density 
zoning are (1) an increase in meaningful open space, landscaping and/or public space; 
(2) a minimization of curb cuts and/or facilitation of a park once policy; (3) an overall 
reduction in impervious surfaces when compared to existing conditions and/or 
increases in stormwater quality/quantity infrastructure; and (4) additional pedestrian 
amenities and safety. Refined criteria should be established, whereby implementation 
and subsequent approvals can be authorized through a density bonus as part of the 
site plan approval process.  
 

Structured parking 
facilities can be 

constructed 
underground or 

partially 
underground, 

minimizing 
stormwater run-off 

and allowing for 
maximizing green/

open space. 
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Greater density through higher Floor Area Ratio (FAR) can be achieved when small lots 
are combined. Several office-commercial districts in unincorporated Greenburgh 
contain small parcels with fragmented ownership. Due to low existing FAR maximum 
allowances which generally range from 0.10 to 0.30, many existing lots on Central Park 
Avenue, Tarrytown Road/White Plains Road and Saw Mill River Road are at or over FAR 
capacity. This existing condition dissuades lot amalgamation and can prevent a site 
owner from making site improvements. For comparative purposes, a compact 
suburban business district typically has the following attributes: (1) medium 
development density; (2) greater and more efficiently used FAR; (3) increased building 
coverage; and (4) lower spatial separation between buildings. The establishment of 
criteria consistent with this Plan for a graduated density zoning strategy can trigger 
investment in areas not specifically noted in Sections 12.8 and 12.9.  
 

12.8 Special Planning Areas 
 

A diverse mix of uses exists throughout unincorporated Greenburgh; however, several 
unique locations have been identified as targeted planning areas.  
 

Figure 12.16 depicts these coordinated planning areas. These areas may require     
inter-municipal coordination and/or public-private partnerships. Implementation of 
any one of the targeted mixed-use plans could foster local- and community-wide 
benefits. Successful long term implementation of several of these concepts could 
create a series of focal points, improving the viability of existing corridors and 
complementing adjacent residential areas.  
 

12.8.1 Rt. 119/White Plains Road Office Park Planning Area 
 

The Rt. 119/White Plains Road Office Park Planning Area is a coordinated Planning Area 
located within  unincorporated Greenburgh and the Village of Tarrytown, as shown on 
Figure 12.16. A concept for a planning area in this vicinity was initially envisioned by 
the Westchester County Department of Planning as part of a 2008 affordable housing/
office park study that explored the concept of creating housing within existing office 
parks in Westchester County. The potential for residential units was based on the 
presence of under-utilized portions of sites and a shared parking plan.  
 
A more general mixed-use concept for this planning area was formed at a “Building 
Quality Communities Around Transit – Technical Assistance Program” visioning session, 
held on February 24, 2010, regarding the Tappan Zee Bridge replacement and the 
prospect for related Bus Rapid Transit (BRT) connections. At this visioning session, a 
hypothetical BRT station was superimposed between 600 White Plains Road 
(Sheraton/Stop & Shop) and 660 White Plains Road (free standing office building). 
Under-utilized portions of surface parking in the existing office park site were 
identified. These areas were the subject of a rendering that depicted a more attractive 
and unified corridor containing open and public spaces, infill development with 
buildings that connected sites more efficiently and an enhanced mix of uses. It was 
envisioned that new structured parking would be a major component of the re-
allocated and reclaimed spaces. 
 
The Tappan Zee Bridge replacement combined with a BRT system traversing 
unincorporated Greenburgh’s existing office park sector near Benedict Avenue or 
running along Rt. 119 would provide opportunities for redevelopment. Inter-municipal 
coordination would be necessary. In a long range planning scheme, local support for an 
enhanced Rt. 119/White Plains Road Office Park Planning Area provides increased 

The planning 
initiatives discussed in 
Sections 12.8 and 12.9 
are intended to vary 

in scale and be 
reflective of the 

uniqueness of the 
respective 

neighborhood.  

Coordinated planning 
areas, identified on 

Figure 12.16, 
emphasize inter-

municipal planning 
that would provide 

mutual benefits.  

Each planning area 
depicted on Figure 

12.16 is not lot-
specific and is 

intended to portray a 
generalized planning 

area.  
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rationale for regional transportation investments. A series of locally-planned and 
targeted  mixed-use planning areas, coordinated within inter-municipal jurisdictions, 
could be integrated with transportation investments with benefits, such as increased 
employment centers and stronger tax bases. This Plan recommends a pro-active 
approach to the siting of these planning areas to maximize their benefit to the Town. 
The Rt. 119/White Plains Road Office Park District should contain complementary uses 
which strengthen it and are consistent with the Guiding Principles of this Plan. The 
impact of regional transportation benefits on other initiatives of this Plan, are 
discussed in Section 12.8.3.  

Aerial Photo of the Rt. 119/White Plains Road Office Park Planning Area 

Bus Rapid Transit is a 
high performance 

public transport bus 
service which aims to 

combine bus lanes 
with high-quality bus 

“stations,” and 
amenities to achieve 
the performance and 
quality of a light rail 
or metro system with 

the flexibility, cost 
and simplicity of a bus 

system. 

12.8.2 Greenburgh/Elmsford Rt. 9A Planning Area  
 

The Greenburgh/Elmsford Rt. 9A Planning Area is located within the Town of 
Greenburgh and the Village of Elmsford, as shown on Figure 12.16. The impetus for 
this long range plan revolves around two regional transportation initiatives: the 
Tappan Zee Bridge replacement and the proposed construction of a Rt. 9A Bypass. The 
concept for a district on Rt. 9A in the vicinity of I-287 was formed at a visioning session 
with Greenburgh Town officials and Village of  Elmsford officials held on March 8, 
2010, in connection with the Tappan Zee Bridge replacement and the prospect for a 
related BRT connection in this area. At the visioning session, and consistent with the 
potential BRT station location identified in Westchester 2025, a BRT station near I-287 
and Rt. 9A could increase the mixed-use potential in the area. This corridor traverses 
downtown Elmsford (Elmsford/Centennial Square) and could be envisioned as an 
enlarged mixed-use gateway district. Attractive buildings fronting on Rt. 9A would be a 
centerpiece of the district. Recent plans to join a disconnected section of the South 

https://en.wikipedia.org/wiki/Public_transport_bus_service
https://en.wikipedia.org/wiki/Public_transport_bus_service
https://en.wikipedia.org/wiki/Bus_lane
https://en.wikipedia.org/wiki/Light_rail
https://en.wikipedia.org/wiki/Rapid_transit
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County Trailway in unincorporated Greenburgh and the Village of Elmsford would 
further the pedestrian and bicycle friendliness of the district. 
 
A large number of commercial vehicles currently traverse the Rt. 9A corridor. The 
bypass, discussed more thoroughly in Section 9.4.1, would be designed to provide an 
alternate and more efficient route for truck traffic in the Village of Elmsford and in 
unincorporated Greenburgh. The bypass would provide commercial access to the 
existing industrial sector and remove a large segment of commercial traffic from Rt. 9A. 
This could further facilitate the evolution of Rt. 9A into a more viable corridor. As far 
back as 1998, various concepts and alternatives for a Rt. 9A bypass were discussed. The 
benefits of a bypass could be further augmented when planned in connection with BRT 
or express bus service and supported by long-term, coordinated planning between the 
Town of Greenburgh and the Village of Elmsford.  

The Tappan Zee 
Bridge Replacement 
and a Rt. 9A By-pass 

are two regional 
transportation 

initiatives that can 
influence a successful 
Greenburgh/Elmsford 
Rt. 9A Planning Area. 

Aerial Photo of the Greenburgh/Elmsford 
Rt. 9A Planning Area 
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12.8.3 Rt. 119/Knollwood Road Planning Area 
 

The Rt. 119/Knollwood Planning Area is located within the unincorporated Greenburgh 
and the Village of Elmsford coordinated planning area, as shown on Figure 12.16. This 
planning initiative coincides with: (1) a regional transportation initiative: the Tappan 
Zee Bridge replacement and potential BRT; (2) a local transportation initiative: the 
planned underpass removal at the intersection of Rt. 100A/Knollwood Road and Rt. 
119/Tarrytown-White Plains Road; (3) newly completed development in the area; and 
(4) existing transportation options.  
 
At the Tappan Zee Bridge (TZB) visioning sessions noted in Section 12.8.1, and in 
Westchester 2025, the potential for a BRT station was identified in the vicinity of 
several existing businesses (currently Bed, Bath and Beyond, Burger King, Sports 
Authority, etc.) on the north side of Rt. 119 in the Village of Elmsford and adjacent to    
I-287. The location was chosen primarily because of minimal grade differences and the 
potential for further development in the area. The TZB visioning sessions produced 
conceptual sketch designs that depict potential infill development, shown on Figure 
12.17. The focus at the session was  on creating redevelopment around a BRT station. 
Redevelopment in this portion of the Village of Elmsford as a result of a BRT station, 
and within the identified coordinated planning area shown on Figure 12.16, would give 
shape to the Rt. 119/Knollwood Road Planning Area.   
 
As identified in the New York State Department of Transportation Improvement Project 
list, the east-west underpass at the intersection of Rt. 100A and Rt. 119 is proposed to 
be replaced with a full, at-grade intersection. This planned improvement will make the 
intersection more pedestrian friendly through the use of enhanced crosswalks and 
signalization, a marked departure from existing conditions. The area currently contains 
several east-west bus routes and is within close proximity to north-south connections.   

Public-private 
partnerships are a key 

component of 
economic 

development.  

Figure 12.17: Westchester County-Prepared Conceptual TOD Model 
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Several sites within the Rt. 119/Knollwood Road Planning Area have seen significant 
investment. The Greenburgh Public Library, located at 300 Tarrytown Road, was 
expanded in 2008. The Greenburgh Health Center, located on Knollwood Road, was 
completed in 2013 with a new sidewalk connection to the intersection of Rt. 119 and 
Rt. 100A. A new auto dealership, located at 543 Tarrytown Road, was completed in 
2013. On the north side of Rt. 119 at 500-540 Tarrytown Road, another auto 
dealership is approved on a site that contains several successful and recently 
renovated auto dealerships.  
 
Multi-jurisdictional support of future mixed-use development planned in connection 
with transportation-related improvements, will further the Rt. 119/Knollwood Road 
Planning Area concept and create another important area for residents and 
businesses.  

Recent public and 
private investments in 

the Rt. 119/
Knollwood Road 

Planning Area are 
changing the feel of a 

prominent 
intersection of 

unincorporated 
Greenburgh. 

Aerial Photo of the Rt. 119/Knollwood Road Planning Area 
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The reclamation of 
Riley Pond as an 
amenity would 

enhance adjacent 
lands in the Riley 
Pond Study Area. 

12.8.4 Riley Pond Study Area 
 

The Riley Pond Study Area, depicted on Figure 12.16, contains the site of the Police 
Department Headquarters and Town Court. Development patterns in this area could 
be influenced by the future presence of a newly constructed Police Department 
Headquarters and Town Court. As noted in Section 8.8 of this Plan, the Greenburgh 
Police Headquarters and the Town Court buildings are undersized and have insufficient 
parking. A study is needed to determine if the present site has the capacity to meet 
the space (building square footage) and off-street parking needed; and can be built 
more efficiently from a cost perspective than other sites which may or may not require 
acquisition costs. It is anticipated that the study will factor in the potential to include 
adjacent or nearby sites such as the Richard J. Bailey School, if these sites become 
available. If redevelopment of the Police Department Headquarters and Town Court is 
deemed feasible, further study should be done to see if the neighboring properties 
contain appropriate permitted non-residential uses that could complement a new 
court house/police station, creating a justice center feel. 
 
If redevelopment were deemed infeasible, and a new court house/police station 
needed to be constructed elsewhere, the establishment of a public‐private partnership 
should be considered for potential sale and redevelopment of the site.  

Aerial Photo of the Riley Pond Study Area 
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12.8.5 Greenburgh Gateway Planning Area  
 

The Greenburgh Gateway Planning Area, shown on Figure 12.16 is located near the 
Greenburgh border with the City of White Plains. This Planning Area has close 
proximity to the White Plains Train Station and the White Plains TransCenter, both of 
which are within one-half (½) mile.  
 
A mix of residential and non-residential uses exists within this  area. A few contiguous 
blocks of residential-nonresidential mixed-use buildings are bordered by a commercial 
plaza, auto-related/industrial businesses, an office building (former Verizon site), 
existing multi-family units, and a commercial big-box retailer (currently CVS). The 
contiguous blocks of residential-nonresidential mixed-use buildings are located 
partially in unincorporated Greenburgh and partially in the City of White Plains; 
therefore, joint municipal and neighborhood level discussions should be undertaken to 
understand how better planning efforts could take advantage of the area’s unique 
walkability to major mass transit options. The “gateway” aspect of this district 
coincides with the area as an entry point into unincorporated Greenburgh.   
 
The area has the potential to be an anchor along Rt. 119, with a more walkable 
connection to the Crossroads Shopping Center, Riley Pond Study Area and the 
Greenburgh Public Library.  

The Greenburgh 
Gateway Planning 

Area is an entry point 
into unincorporated 
Greenburgh and has 

proximity to train and 
bus options. 

Aerial Photo of the Greenburgh Gateway Planning Area 
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12.8.6 Hartsdale Four Corners Study Area  
 

The Hartsdale Four Corners Study Area is located at the intersection of Central Park 
Avenue and East Hartsdale Avenue and West Hartsdale Avenue. This area is known 
primarily for its existence as an intersection. Three of the four corners are occupied 
with low-rise buildings while the fourth corner contains an automobile-oriented strip 
commercial use. This intersection experiences traffic congestion. Coordination with the 
New York State Department of Transportation is necessary to ensure signalization 
efficiency. A sidewalk connection from the intersection heading west along West 
Hartsdale Avenue would greatly improve the area’s pedestrian network. Long term 
considerations in the Hartsdale Four Corners Study Area could include the potential of 
roadway widening which could enable an additional turn lane. 
 
The leasable spaces at Four Corners have experienced higher rates and concentrations 
of vacancies than other areas in the Town’s commercial corridors, likely attributed to a 
lack of convenient off-street parking. There may be an opportunity for a public-private 
partnership which would include redevelopment in the area of Four Corners that 
incorporates structured parking. Such structured parking could serve any new uses and 
have additional spaces allocated for users of the existing nearby commercial and 
residential uses. Additional studies would be required to fully understand if adequate 
land area and non-tax payer funding sources exists to accommodate these types of 
uses. 
 
 
 
 

Aerial Photo of the Hartsdale Four Corners Study Area 

“Four Corners” is a 
local specific 

reference to the 
intersection of Central 

Park Avenue, East 
Hartsdale Avenue and 

West Hartsdale 
Avenue. 
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12.8.7 Hartsdale Train Station Study Area  
 

The Hartsdale Train Station Study Area, shown on Figure 12.16, is the only example 
of a downtown/mixed-use area in unincorporated Greenburgh. Several sections of 
the district are within walking distance of the train station. The area has significant 
pedestrian activity, therefore, the continued presence of safe sidewalks is a 
priority. The mix of thru-traffic, buses, taxis and users of the area’s stores and 
restaurants warrant a review of vehicular circulation patterns. Coordination with 
local residents and civic associations, local business owners, the Hartsdale Public 
Parking District, the Metropolitan Transportation Authority (MTA/Metro North), 
the Village of Scarsdale  and Westchester County will complement such review.  

Aerial Photo of the Hartsdale Train Station Study Area 
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12.8.8 Ardsley Road/Central Park Avenue Planning Area 
 

The Ardsley Road/Central Park Avenue Planning Area is located at a prominent 
intersection and exists as a major retail cluster. The intersection of Central Park 
Avenue and Ardsley Road is an important Planning Area as Ardsley Road east of this 
location is the main thoroughfare to the Scarsdale Train Station and Ardsley Road west 
of this location is the main access to several major north/south routes and the Village 
of Ardsley. Some form of shared structured parking on a large site such as the Midway 
Shopping Center could allow for flexibility to facilitate several infill buildings, public 
park or plaza space, and enhanced pedestrian friendly design.  

Aerial Photo of the Ardsley Road/Central Avenue District Center 
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12.9 Public-Private Partnership and Public Improvement Areas 
The Town of Greenburgh Police Headquarters and Town Courthouse, the Richard J. 
Bailey Elementary School site and the Hartsdale Public Parking District sites, shown on 
Figure 12.18, are all locations that can complement planning initiatives listed herein. 
 

12.9.1 Town of Greenburgh Police Headquarters and Town Courthouse 
 

The Greenburgh Police Headquarters and the Town Courthouse are undersized and 
have insufficient parking. These Town Buildings will need to be replaced in their 
current location or relocated to a different site. Section 12.8.4 (Riley Pond Study Area) 
details the Land-Use-based implications of redevelopment of the Police Headquarters 
and of the Town Courthouse and the partnerships that can facilitate this process.  
 

12.9.2 Hartsdale Public Parking District 
 

The Hartsdale Public Parking District (HPPD) is a special district created in 1952 by a 
New York State legislative act to provide commuter parking for residents of 
Unincorporated Greenburgh and to provide general public metered parking in support 
of the local business community. The HPPD operates six separate parking facilities 
within unincorporated Greenburgh. All of these parking facilities are located within two 
mixed-use planning areas: the Hartsdale Four Corners Study Area and the Hartsdale 
Train Station Study Area.  
 
 Site “A” is a multi-level structure offering metered parking, overnight permits, 24-hour 
permits, merchant permits and resident commuter permits. The site contains 270 
parking spots and is located at the rear of retail shops (196 - 222 East Hartsdale 
Avenue), on the south side of East Hartsdale Avenue adjacent to Scarsdale Golf Club.   
 
 Site “B” is a surface level parking lot of 15-hour metered parking (69 spots) for use by 
the general public, located on the north side of East Hartsdale Avenue adjacent to the 
train station.  
 
 Site “C” is a surface level parking lot containing 99 metered parking spots available to 
the general public and/or by permit in lieu of coins to residents of East Hartsdale 
Avenue. It is located on Central Park Avenue South and also has access from East 
Hartsdale Avenue.   
 
 Site “D” is a surface level parking lot of 15-hour metered parking, resident and non-
resident commuter permits containing 140 deed-restricted commuter parking spots 
and 39 metered spaces. It is located off of the south-bound entrance to the Bronx River 
Parkway adjacent to the train station.  
 
 Site “E” Pipeline Road is a surface level parking lot of resident commuter permits and 
contains 121 deed-restricted commuter parking spots located off East Hartsdale 
Avenue. It runs from Station Plaza along the south-bound railroad track to and from 
Edgemont Road.  
 
 Site “F” is a multi-level parking structure of resident commuter permits with security 
access. This parking location contains 340 spaces deed-restricted to resident commuter 
permit parking. It is located on the north side of East Hartsdale Avenue.  

The Hartsdale Public 
Parking District 

contains numerous  
off- and on-street 

parking spaces which 
support retail activity 

near the Hartsdale 
Train Station and the 
Four Corners section 

of the Town.  
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 In addition, 39 street metered spaces are in the Hartsdale business district in the 
vicinity of 189 East Hartsdale Avenue. Fifty-one metered spaces are located in the 
vicinity of 180 East Hartsdale Avenue, and in the business district there are 27 
additional metered spaces located near Four Corners.  
 
Continued coordination with the Hartsdale Public Parking District is necessary to 
ensure a safe and efficient Hartsdale downtown District.   
 
Potential opportunities to enhance parking at the Four Corners portion of the Town are 
detailed in Section 12.8.6. (Hartsdale Four Corners Study Area). Other strategies to 
alleviate parking problems in this area and the Hartsdale Train Station District include 
exploring the potential for: (1) existing multi-family residential buildings to utilize car 
sharing services; (2) alternate side of the street parking during the winter months, 
where practical; (3) shared parking flexibility at existing commercial parking lots, for 
use by residents overnight; (4) encouraging better marketing of multi-family residential 
units, so that potential buyers/renters fully understand the limited nature of off-street 
parking; and (5) working with Westchester County regarding the potential for 
additional/more frequent shuttle buses or bus lines.   

Aerial Photo of the Hartsdale Train Station Area - Site “A” of the HPPD  

Aerial Photo of Four Corners - Site “C” of the HPPD  



Chapter 12.0 Land Use and Zoning 

12-58 
9-28-16 

12.10 Research and Development Clusters 
 

Unincorporated Greenburgh offers the following factors to attract the R&D sector: (1) 
its proximity to the New York metropolitan area with efficient vehicular and mass 
transit options, (2) the regional presence of premiere medical institutions, (3) available 
buildable land area, (4) an established R&D base, (5) complementary land uses, (6) 
municipal partnerships, (7) colleges and universities, and (9) regulatory amenability.  
 

The southern portion of unincorporated Greenburgh is less than 20 miles from 
midtown Manhattan while the northern border is approximately 25 miles away. 
Numerous parkways and interstates provide direct access from New York City, 
Connecticut, and New Jersey. Train service and shuttle bus connections also provide 
convenient access. Local institutions such as the Westchester Medical Center offer the 
research resources and human capital that R&D companies need to operate and 
succeed. This Plan recognizes that the scientific work done in the R&D industry takes 
place in collaborative groups and that ample space is needed in state-of-the-art 
laboratories.  
 
Several biotechnology firms are located in unincorporated Greenburgh and in adjacent 
municipalities. These companies are pioneering medical advances and are an 
important economic sector, creating concentrations of employment. Prime 
developable land area exists in the locations detailed on Figure 12.13 for biotechnology 
companies to expand, for the siting of new companies and/or for the relocation of 
entities seeking to agglomerate into a biotechnology campus. The Town of Greenburgh 
is committed to a collaborative planning process that will facilitate the two research 
and development clusters outlined in Sections 12.10.1 and 12.10.2.  
 

12.10.1 Research and Development Cluster North (R&DCN) 
 

The Research and Development Cluster North (R&DCN), depicted on Figure 12.13, 
envisions a unified biotech or other science-based sector campus development. The 
R&DCN is located on Old Saw Mill River Road, the municipal boundary separating 
Greenburgh from the Town of Mount Pleasant to the north. The site is bordered by the 
Saw Mill River Parkway to the west and two existing Non-Residential Planned 
Development Districts to the south and to the east. Predominant land uses in the 
vicinity include an athletic training facility, research and development laboratories, 
recreation, open space, commercial (e.g., retail, offices) light industrial, warehouse and 
storage, and office park developments. 
 
The vision for a unified R&D campus arises from a combination of: (1) the existing 
successful industries that occupy areas of the R&DCN; (2) proximity to several 
universities and hospitals; (3) underdeveloped parcels with infill development potential 
and adjacent vacant parcels;  and (4) convenient highway and airport access. Existing 
biotech facilities at the site include: Regeneron, Inc. (777 Old Saw Mill River Road), a 
leader in human antibody technologies, with approximately 1,700 employees; and  
PsychoGenics Inc. (765 Old Saw Mill River Road), a leader in preclinical research and 
drug discovery, with approximately 80 employees. In addition, several similar facilities 
exist and/or are planning expansion on adjacent sites in the Town of Mount Pleasant. 
The benefits of agglomeration, commonly seen in larger hubs such as in the 
Massachusetts biotechnology industry, could happen in this portion of Westchester 
with appropriate planning. 

All references to 
Research and 

Development or 
“R&D” are inclusive 

of, but not limited to, 
the growing 

biotechnology, 
biomedical and 

biopharmaceutical 
industries.  

Some types of firms 
tend to locate in 

areas where there is 
already a 

concentration of 
similar firms, thus 

forming a “cluster.” 

The two future land-
use locations, shown 
as R&D sectors, are 
unique in that they 
are heavily buffered 
from residential uses 

by distance, site 
topography and 
wooded areas. 
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Regeneron, Inc., with 
approximately 1,700 

employees, is the 
largest employer in 

unincorporated 
Greenburgh.  

Aerial Photo of the existing cluster of uses in unincorporated Greenburgh and the Town of Mount Pleasant 

Old Saw Mill River Road 

The site of the existing biotech facilities appears to be underdeveloped when 
considering its expansive surface parking lot areas. An adjacent 100-acre undeveloped 
site to the south also provides great potential for a unified research and development 
cluster. This cluster is envisioned as part of a Westchester County hub of facilities 
containing a broad range of research and development uses, commercial and office 
uses, and satellite office/research uses of universities and medical centers. This portion 
of unincorporated Greenburgh is unique in that it is heavily buffered from residential 
uses by distance, site topography, and wooded coverage. These unique site features 
provide the potential for greater densities and heights of buildings to spur economic 
development through job growth. 
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An R&D campus development could be expected to encompass open space 
preservation, bike and pedestrian trails, structured parking, and compact development 
with greater Floor Area Ratio (FAR) and building heights. Attractive complementary 
buildings at the junctions of Old Saw Mill River Road, Saw Mill River Road and 
Grasslands Road, would assist the visual transition to the R&DCN and act as a gateway 
to the area. 
 
The area is currently zoned OB Office Building District and PED Planned Economic 
Development District, which contains provisions consistent with the unified R&D 
campus concept. The PED District’s related lot and bulk requirements permit the 
flexibility necessary to justify structured parking and/or other unified site components 
for an R&D campus. The existing 100-acre parcel within the R&D Cluster North is 
intended to support many of the R&D-related concepts herein.  
 
The planned R&DCN sites contain environmental features such as wooded areas, steep 
slopes, wetlands and watercourses, and are located near areas prone to flooding. By 
concentrating future development on the existing biotech facility sites and by utilizing 
structured parking to eliminate expansive surface parking, compact site layouts can be 
achieved. The continued transformation of this acreage into a major unified research 

Figure 12.19: R&DCN and supportive use Future Land-Use Area 
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and development cluster could provide local and regional economic benefits and 
should be supported through future rezoning efforts.  
 
The area depicted as “Research and Development Supportive-Planned Development” 
on Figure 12.13 and on Figure 12.19, contains industrial, warehouse, storage, and 
office park developments. In order to further support the R&DCN, uses complementary 
to those necessary for successful R&D clusters could be permitted in the adjacent LI 
and PD zoning districts.  
 

12.10.2 Research and Development Cluster South (R&DCS) 
 

The Research and Development Cluster South (R&DCS), depicted on Figure 12.20, 
represents a future land use designation similar to the R&DCN in that a unified biotech 
campus spanning several sites is envisioned. The R&DCS contains an existing successful 
biotechnology company and the potential for additional research facility space.  
 
The R&DCS is bordered by the New York State Thruway (I-87) to the east,  the Saw Mill 
River Parkway to the west, the Village of Ardsley to the north, the Villages of Dobbs 
Ferry and Hastings-on-Hudson to the west, and cemeteries to the south. Predominant 
land uses existing in the vicinity of the R&DCS include research and development 
laboratories, recreation, commercial (e.g., retail, offices), light industrial, and 
warehouse and storage facilities.  

Aerial Photo of the existing cluster of uses in the R&DCS  
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The vision for an R&D campus arises from a combination of the existing presence of 
the R&D industry; underdeveloped parcels with infill development potential and 
undeveloped vacant parcels; proximity to highway and airport access; and planned 
complementary development in adjacent municipalities. Located within the R&DCS is 
Acorda Therapeutics, Inc., (420 Saw Mill River Road), a biotechnology company whose 
mission is to develop and market therapies that restore neurological function and 
improve the lives of people with multiple sclerosis, spinal cord injury and other 
disorders of the nervous system. Acorda has approximately 210 employees and 
occupies approximately 138,000 sq. ft. of space. Development approved by the Village 
of Dobbs Ferry includes a project in the Village known as “Rivertowns Square,” which 
proposes a 138-room hotel and residential and commercial mixed-uses. A well-planned 
mix of uses in close proximity to the R&DCS would provide services not currently 
existing in the area.  
  
Similar to the R&DCN, the southern cluster is also heavily buffered from residential 
uses by distance, site topography, wooded areas and highway rights-of-way. These  
features provide the potential for greater densities and heights of buildings in the 
R&DCS. A broad range of research and development uses, commercial and office uses, 
and satellite office/research uses of universities and medical centers could be located 
in this area. In order to further support the R&DCS (Figure 12.20), non-residential uses 
complementary to those necessary for successful R&D clusters could be developed on 
adjacent existing sites.  

Figure 12.20: R&DCS and supportive use Future Land-Use Area 
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12.11 Land use and Zoning Goals, Objectives & Policies 
 
GOAL 12.1: Update the Zoning Map to be consistent with the Plan. 

 
OBJECTIVE 12.1.1: Implement Zoning Map changes that do not require related 
Zoning Text changes.  

  
 POLICY 12.1.1.1: Rezone parcels consistent with the recommendations in 
 Appendix E.  
 
GOAL 12.2: Utilize Zoning Districts and/or zoning criteria to appropriately plan for a 
range of uses. 

 

OBJECTIVE 12.2.1: Update Zoning Districts and/or zoning criteria consistent with 

the Plan.    

 
 POLICY 12.2.1.1: Create new zoning districts for lots currently zoned UR, 
 consistent with the designations shown on Figure 12.15.2.  
 
 POLICY 12.2.1.2: Create a public park zoning district for public parks. 
 
 POLICY 12.2.1.3: Create an industrial zoning district that permits a broader 
 range of uses, consistent with the locations shown on Figure 12.10.2. 
 
 POLICY 12.2.1.4: Review permitted, special permit and accessory uses to 
 ensure  consistency in the mixed-use corridors to the greatest extent 
 practicable, and update the Zoning Ordinance as deemed appropriate. 
 
 POLICY 12.2.1.5: Review permitted, special permit and accessory uses to 
 ensure   consistent bulk criteria in the mixed-use corridors to the greatest 
 extent  practicable, and update the Zoning Ordinance as deemed appropriate. 
 
 POLICY 12.2.1.6: Review permitted, special permit and accessory uses to 
 ensure that viable uses consistent with the environmental and economic 
 development goals of the Plan are not precluded.   
 
 POLICY 12.2.1.7: Update the CA District to introduce a special permit process 
 for multi-family residential uses. Such a process can also inform any re-zoning 
 associated with the Rt. 119 corridor.  
 
 POLICY 12.2.1.8: Update Section 285-54. Standards (Site Plan) of the Zoning 
 Ordinance and Article III General Design Requirements and Design Standards of 
 of Chapter 250 of the Code of the Town of Greenburgh to be consistent with 
 the Plan.   
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OBJECTIVE 12.2.2: Utilize innovative zoning techniques to facilitate enhanced site 

layouts in locations consistent with the Plan. 

 
 POLICY 12.2.2.1: Consider utilizing graduated density zoning or other 

innovative zoning techniques to promote cohesive development through land 
assembly.   

 
GOAL 12.3: Explore the potential for redevelopment along Saw Mill River Road (NYS 
RT. 9A), White Plains/Tarrytown Road (NYS RT. 119), Central Park Avenue (NYS RT. 
100) and at the Hartsdale Train Station. 
 

OBJECTIVE 12.3.1: Explore the potential for redevelopment in the Rt. 119/White 
Plains Road Office Park Planning Area.   

POLICY 12.3.1.1: Explore the potential for non-residential mixed-use 
development consistent with Section 12.8.1, and in the locations shown on 
Figure 12.16, by coordinating with appropriate stakeholders (area residents 
and businesses, Village of Tarrytown, Tappan Zee Bridge replacement 
stakeholders, Westchester County, Town staff, etc.).   
 

OBJECTIVE 12.3.2: Explore the potential for redevelopment in the Greenburgh/
Elmsford Rt. 9A Planning Area.   

 
POLICY 12.3.2.1: Explore the potential for non-residential mixed-use 
development consistent with Section 12.8.2, and in the locations shown on 
Figure 12.16, by coordinating with appropriate stakeholders (area residents 
and businesses, Village of Elmsford, Tappan Zee Bridge replacement 
stakeholders, Westchester County, Town staff, etc.).    
 

OBJECTIVE 12.3.3: Explore the potential for redevelopment in the Rt. 119/
Knollwood Road Planning Area.   

 
POLICY 12.3.3.1: Explore the potential for non-residential mixed-use 
development consistent with Section 12.8.3, and in the locations shown on 
Figure 12.16, by coordinating with appropriate stakeholders (area residents 
and businesses, Village of Elmsford, Tappan Zee Bridge replacement 
stakeholders, Westchester County, NYSDOT, Town staff, etc.).  
 

OBJECTIVE 12.3.4: Explore the potential for redevelopment in the Riley Pond Study 
Area.  

  
POLICY 12.3.4.1: Coordinate future land-use studies based on the results of a 
Police Headquarters and the Town Courthouse redevelopment feasibility 
analysis.  

 
OBJECTIVE 12.3.5: Explore the potential for redevelopment in the Greenburgh 
Gateway Planning Area.  

  
POLICY 12.3.5.1: Explore the potential for non-residential mixed-use 
development consistent with Section 12.8.5, and in the locations shown on 



12-65 

Unincorporated  Greenburgh Comprehensive Plan  

9-28-16 

Figure 12.16, by coordinating with appropriate stakeholders (area residents 
and businesses, City of White Plains, Westchester County, Town staff, etc.).  

 
OBJECTIVE 12.3.6: Explore the potential for public improvements in the Hartsdale 
Four Corners Study Area.  

  
POLICY 12.3.6.1: Coordinate with the New York State Department of 
Transportation (NYSDOT) to determine if signalization improvements are 
feasible at the Four Corners intersection.  
 
POLICY 12.3.6.2: Coordinate with NYSDOT regarding pedestrian enhancements 
in the Four Corners area.  
 

OBJECTIVE 12.3.7: Explore the potential for public improvements in the Hartsdale 
Train Station Planning Area.  

  
POLICY 12.3.7.1: Explore grant opportunities for the purposes of making 
pedestrian and stormwater upgrades in the Hartsdale Train Station Planning 
Area.  
 

OBJECTIVE 12.3.8: Explore the potential for redevelopment in the Ardsley Road/
Central Park Avenue Planning Area.  

  
POLICY 12.3.8.1: Explore the potential for non-residential mixed-use 
development consistent with Section 12.8.8, and in the locations shown on 
Figure 12.16, by coordinating with appropriate stakeholders (area residents 
and businesses, Westchester County, Town staff, etc.).  
 

GOAL 12.4:  Strengthen Development in connection with Locally and Regionally 
Planned Transportation Improvements along White Plains/Tarrytown Road (NYS RT. 
119), Central Park Avenue (NYS RT. 100) and Saw Mill River Road (NYS RT. 9A). 
 

OBJECTIVE 12.4.1: Provide clear rationale for public transportation improvements in 
desired locations.  

  
POLICY 12.4.1.1: Advocate and continue to plan for I-287/Tappan Zee Bridge 
replacement related infrastructure/mass transit stations that support non-
residential mixed-use in locations consistent with those shown on Figure 
12.16.  
 
POLICY 12.4.1.2: Advocate and continue to plan for a NYS Rt. 9A bypass that 
supports non-residential mixed-use in locations consistent with those shown 
on Figure 12.16.  

 
GOAL 12.5: Strengthen Research and Development Corridors and create           
opportunities for Expansion and Complementary Uses. 
 

OBJECTIVE 12.5.1: Facilitate the creation of two research and development clusters.  
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POLICY 12.5.1.1: Support research and development, and research and 
development supportive uses consistent with Sections 12.10.1 and 12.10.2, 
and in locations consistent with those shown on Figure 12.13.   
 
POLICY 12.5.1.2: Remove the GI District in the locations depicted as Research 
and Development Cluster South and in locations depicted as Research and 
Development Supportive, and rezone, to allow non-residential uses that will 
contribute to a successful R&D Cluster.   

 
GOAL 12.6: Factor Municipal Assets into land-use planning. 
 

OBJECTIVE 12.6.1: Establish public-private partnerships where feasible.   
 

POLICY 12.6.1.1: Plan for the renovation/relocation of the Town Police 
Headquarters and the Town Courthouse as part of any public-private 
partnership. 
 
POLICY 12.6.1.2: Continue to coordinate with the Hartsdale Public Parking 
District.   


