





Town/Village of Harrison
Comprehensive Plan

Public Hearing Draft
September 20, 2012

Town/Village of Harrison
Harrison Municipal Building
1 Heineman Place
Harrison, New York 10528












Chapter T:
Chapter 2:
Chapter 3:
Chapter 4:
Chapter 5:

Chapter 6:

Table of Contents

Comprehensive Plan Summary
Townwide Analyses

Platinum Mile

Downtown Central Business District
Neighborhood Analyses

Plan Concepts and Future Land Use Plan






Table of Contents

Chapter 1: Comprehensive Plan Summary

1.1
1.2

how

Introduction

Plan Concepts

1.2.1 Townwide Concepts

1.2.2 Downtown Centra! Business District Concepts
1.2.3 Downtown Harrison Concepts

1.2.4 West Harrison Concepts

1.2.5 Purchase Concepts

1.2.6 Platinum Mile Concept

Summary of Plan Recommendations

First-Priority ltems

Chapter 2: Town-wide Analyses

2.1
2.2
2.3
2.4
2.5

2.6

2.7

2.8

2.9

Changes since the 1988 Update

Previous Plans

The Planning Process

Development History

Context: The Region and Town

2.5.1 The Region - A Region at Risk

2.5.2 Westchester County Planning Strategies
Demographics

2.6.1 Population

2.6.2 Housing stock

Planning Concerns: Development Controls

2.7.1 Land Use

2.7.2 Town Development Trends

2.7.3 Neighborhoods

2.7.4 Zoning

2.7.5 Development Controls

Transportation and Parking

2.8.1 Hierarchy of Roadways

2.8.2 Other Transportation

2.8.3 Planning Concerns: Circulation and Parking Controls
Community Facilities, Services, and Infrastructure
2.9.1 Emergency Services

2.9.2 Education

2.9.3 Water, Sewer and Stormwater Management
Natural Environment

Open Space and Recreation

2.11.1 Open Space and Recreation Plan

2.11.2 Private Recreation

OO B WW WRIN NN -

11
11
12
13
13
13
17
17
20
21
21
24
28
30
33
36
36
39
43
46
46
48
50
53
58
59
62






Chapter 3: Platinum Mile

3.1 Land Uses
. Zoning
3.3  Stormwater
3.4 Traffic
Chapter 4: Downtown Central Business District
4.1 Land Uses
4.2  Zoning
4.3  Non-Conforming Uses and Vacant/Underutilized Sites
4.4  Downtown Street Hierarchy and Urban Fabric
4.5  Physical Assets
4.6  Downtown Aesthetics
4.7  Traffic and Parking
4.8 B Zoning Districts
4.9  Summary
Chapter 5: Neighborhood Analyses
5.1 Downtown Harrison and Southern Harrison
5.2.1 Downtown Harrison
5.2.2 Southern Harrison
5.2  West Harrison: Silver Lake and Park Lane
5.3  Purchase
Chapter 6: Plan Concepts and Future Land Use Plan
6.1 Plan Concepts
6.1.1 Townwide Concepts
6.1.2 Downtown Central Business District Concepts
6.1.3 Downtown Harrison Concepls
6.1.4 West Harrison Concepts
6.1.5 Purchase Concepts
6.1.5 Platinum Mile Concept
6.2  Future Land Use Plan
6.3  Future Land Use Plan Elements
6.4  Summary of Plan Recommendations
6.5  Implementation and First Priorities

67
69
70
71

73
81
82
87
88
94
98
101
101

103
103
106
110
119

131
131
132
132
132
133
133
133
135
137
141






List of Figures

Figure 2-1:
Figure 2-2:
Figure 2-3:
Figure 2-4:
Figure 2-5:
Figure 2-6:
Figure 2-7:
Figure 2-8:
Figure 2-9:

Regional Context

Patterns for Westchester

Census Tracts

Land Use and Neighborhoeds
Zoning Map

Road Hierarchy

Public Transportation

Education and Community Facilities
Sewers

Figure 2-10: Environmental Features
Figure 2-11: Recreation and Open Space

Figure 3-1:
Figure 3-2:
Figure 3-3:

Figure 4-1:

Aerial Platinum Mile
Platinum Mile Land Use and Zoning
Plafinum Center Circulation

CBD Aerial

Figure 4-2A: CBD Land Use

Figure 4-2B: Commercial Uses

Figure 4-3A: Zoning Districts in CBD
Figure 4-3B: Table of Use Regulations

Figure 4-4: Vacant/Underutilized Sites and Potential Development Opportunities

Figure 4-5A: Physical Assets in CBD

Figure 4-5B: Buildings of Architectural Interest in CBD

Figure 4-5C: Buildings of Architectural Interest in CBD

Figure 4-6: Concept Design for Sfreetscape Improvements in CBD
Figure 4-7: Summary of Recommendations in the CBD

Figure 5-1: Zoning in Southern and Downtown Harrison

Figure 5-2:
Figure 5-3:
Figure 5-4:
Figure 5-5:
Figure 5-6:
Figure 5-7:
Figure 5-8:

Figure 6-1:

Lots with Development Potential
Silver Lake Aerial

Silver Lake Land Use

Zoning in West Harrison

Aerial of Purchase

Zoning in Purchase

Significant Properties in Purchase

Future Land Use Plan

15
16
19
23
31
38
41
47
51
54
61

66
68
72

74
75
77
83
84
86
89
21
92
93
102

104
109
1
113
116
120
122
129

145







List of Tables

Table 2-1: Population in Harrison 1980-2003

Table 2-2: Select Demographic Characteristics from 2010 Census

Table 2-3: Selected Census Tract Characteristics, 2010

Table 2-4: Age of Housing Units, 2006-2010

Table 2-5: Housing Units in Structure

Table 2-6: Key Trends in Housing Need

Table 2-7: Generalized Land Use, 2009

Table 2-8: Private Employment Sites in Harrison, with 500 or More Employees
Table 2-9: Summary of Existing Zoning Districts

Table 2-10: Average Daily (Weekday) Peck Period Ridership from Harrison
Table 2-11: Total Passenger Enplanements, 2000-2007

Table 2-12: Harrison Central School District

Table 2-13: Parks and Open Space

Table 5-1: Development Potential in Purchase

17
17
18
20
20
21
24
27
32
40
42
49
60

128






Harrison Comyprehensive Plan 20712 DRAFT Chapter 1. Comprehensive Plan Summany

Chapter 1: Comprehensive Plan Summary

1.1 Introduction

This Comprehensive Plan for the Town/Village of Harrison has been prepared to update
the existing 1988 Plan, to better reflect the current planning framework for Harrison.
Many of the 1988 recommendations have been enacted, and some are in progress. This
update process, which began in late 2004, focuses on three key fopics:

» Resolving remaining planning issues since the 1988 Update;
» |dentifying and resolving critical new issues; and
* Incorporating any new town projects info. the plan.

This plan is a guide to Harrison’s decision makers on major planning issues and their
solutions {or options). Data and analyses are updated where necessary. Following the
format as laid down by the 1988 update, this plan provides specific geographically based
planning action guides for the downtown Central Business District, downtown Harrison,
West Harrison (Silver Lake and Park Lane}, southern Harrison, Purchase and the Platinum
Mile. The bulk of this plan concerns these areas. o

The work of the Plan was divided into three phases. Phase 1 was the update of the initial
chapters of the 1988 plan, with a focus on the planning framework. Phase 2 was the
writing and review of the study area chapters, and the compilation of all chapters into a
unified draft comprehensive plan document. This phase included three public
consultations, which were held in late 2005, with community representatives from
downtown and southern Harrison, West Harrison, and Purchase and the Platinum Mile.
Much of this work was completed in 2006 and :2007, culminating in three additional
public forums in the same Harrison neighborhoods, to gather input on the Plan’s findings
and recommendations.

Phase 2 was newly initiated in 2012, with a particular focus on addressing key issues in
the downtown Central Business District and Platinum Mile areas. Phase 3 involved the
final plan preparation, SEQR process, and public hearing process.
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1.2  Plan Cohcepts

1.2.1 Townwide Concepts

Residential Development

Harrison’s residential zoning controls preserve qualities important to residents and
promofe sufficient housing choice to meet market demand for the most part. Cerfain
modifications are needed to improve housing choice in a targeted way and to improve
the end result of development controls.

Environment and Open Space _

Harrison respects environmentally sensitive areas, ‘reducing hazards o property and
preserving the scenic qualities of the community. Going forward, the fown will upgrade
and expand open space and recreational facilities to enhance their function and
appearance. The town will seek fo preserve open space when large-scale residential
development is proposed through the required open space set-aside, and through the use
of cluster (open space) subdivision, where appropriate. Further, Harrison recognizes the
significance of private recreation here, such as the golf courses. The town will ensure that
the open landscape quadlities so key to its beauty and serenity are preserved.

Transportation and Parking '

Harrison will continue to promote, and, when found to be feasible and appropriate, fo
provide transportation improvements, ‘and parking facilities to serve its population, and
which are compahble with- 1he fown's character S

1.2.2 Downtown Central Business Districf"ancepis
. Harrison will continue to promote -d_eveibpmenf of an aftractive and appealing
downtown CBD which has o distinctive character and which achieves a high
standard of pedestrion and urban amenities.

» Harrison will encourage economic development and vitality in the downtown CBD.

»  Harrison will create @ ‘comprehensive, orderly parking management system that
balances the demand for long- and short-term parking in the downtown CBD.

» Harrison will provide community and recreational facilities and services which

contribute fo the overall improvement of the community, such as the renovation of
the historic train station as a new court and town meeting facility.

1.2.3 Downtown Harrison Concepts

= Harrison recognizes the need to preserve and enhance the existing neighborhoods
in downfown Harrison as the foundation of a strong community.
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1.2.4

1.2.5

1.2.6

Harrison will preserve the quiet, safe nature of neighborhood streets in downtown.

West Harrison Concepts

Harrison will enhance the identity, appearance and vitality of West Harrison’s
commercial core for the benefit of residents and business owners alike.

Harrison will encourage an accessible and pedestrian-friendly commercial core.

Harrison will endeavor to maintain natural resources in a sustainable manner to
provide maximum benefit to the environment cnd fo residents.

Harrison will improve the quality and range of communl’ry and recreational
facilities in West Harrison.

Purchase Concepts

Harrison will preserve the existing low-density, open and rural character of
Purchase and ensure any future development respects this character,

Harrison will endeavor to facilifate the correction of existing traffic conflicts and
congested |n’rersechons, and minimize conﬂlc’rs potenf;clly generated by future
developments. s i

Harrison will encourage any de{felopment of former estates or on any
undeveloped land to respec’r existing ne;ghborhoods and add to the quality of life
in ihe area.

Harrison wiH continue o seek cooperation between the colleges and the
Town/Village of Harrison, to protect the interests of residents.

Platinum Mile Concept

Harrison is committed to sustaining the important tax base created by corporate
office development while promoting flexibility for other land uses, as appropriate,
which may further enhance the tax base while generating few adverse impacts to
surrounding areas.
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1.3 Summary of Plan Recommendations

The following is o summary of all recommendations made in this plan; Section 1.4
discusses those recommendations that should be the Town’s first-priority actions.

Townwide Recommendations
Residential Controls

= Consider bulk reduction techniques such as, but not limited to, the creation of
residential floor area ratio {FAR) provisions to limit oversized dwellings.
* Introduce @ Landscaping Ordinance to the town’s code which lays down
minimum requirements for landscaping in any new development.
*  Determine if the community wants 1‘he creation of dtfferenf types of housing in
selected areas such as:
o Senior housing {age- resfrlcfed housmg)
o Townhouses
* Revise the regulations of the B- d;sinci (Two-family zone) to better control the
size of newly constructed two-family residences. Alternatives include keeping
new construction of traditional “up-down” fwo-family homes as a permitted
use, but requiring a. specml exception : permlf fo build a “side-by-side”
res;dence Approval of the permit could require additional analysis on issues
of parking, visual impacts and open space/density.
* Investigate the possibility of sunsetting the unbuilt portions of existing
c:pprovc:is/subdswsmn plats so thcﬂ they must be re-approved in conformance
with cxny code updcies :

Environment and Open Sp_c_:c_g _

» Review the code’s residential cluster subdivision regulations.

- » Set up a Recreation Committee, to. make recommendations for recreation.

»  Work with NYCDEP to improve the recreational opportunities in watershed
lands adjacent to Kensico Reservoir.

* Consider the use of a conservation overlay district on the golf courses and
examine various options such as the right of first refusal, or the acquisition of
conservation easements.

»  Study posmble me’rhods for improving water quality in all waterbodies in the
town. :

»  Seek ways to use energy-efficient products and incorporate green building
practices in new municipal projects, and consider updating the Town
ordinance to encourage sustainable design practices.

*  Examine methods of controlling the town’s geese and deer populations.
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*  Ensure that, in future development or redevelopment in the CBD, any parking
spaces lost as part of development will be replaced at no less than a 1-to-1 ratio.

» Allow off-site parking and shared parking subject to approval by the Planning
Board. Shared parking calculations need to be provided as per Institute
Transportation Engineers (ITE) or Urban Land Institute (UL} guidelines.

» Evaluate a possible merchant permitting parking scheme for the CBD.

» Consider in-lieu parking fees subject to approval by the Planning Board. Any such
fees should be allocated to the Parking Authority, to be used for transportation
and parking improvements in the downtown area.

= Consider reducing the parking requirements for retail store or retail service
establishment to 1 space per 400 square feet of gross floor area in the downtown
CBD.

= Consider reducing the parking requirements for offlce uses in the downtown CBD
to 1 per 330 square feet of floor area.

* Enforce parking bylows to ensure that shon‘ term parking stalls are ufilized
efficiently and effectively.

* Evaluate the Solluzzo Center and prowde a quality recreational facility in the
downtown.

. Suppori and participate in the library’s plans for a renovation to ils main branch,
recognizing that funds will come from private sources.

« Facilitate the reuse of the former train s’rahon bwldmg for mumcapal court and
board functions, as prev:ously s’rudxed '

Downtown Harrison

«  Continue to prowde code enforcemenf of c:ll reSIdenilal propemes and enhance if and
when feasible.

» Consider the promotion of nelghborhood enhancement programs and strategies such
as preservation of mature trees, s?ree’r tree plantings, neighborhood gardens, and
sidewalk improvements. :

» . Examine the poien?ml for traffic cc:lmmg measures to discourage through traffic,

West Harrison

*  Maintain a bright Elne on the extent of commercial uses so that there is no creep into
residential areas.

» Encourage the redevelopment of Lake Street quarry to a compatible and viable use.

* Examine the creation of two gateways (arriving north from airport on Lake Sireet;
arriving on Westchester Avenue) to demarcate and consolidate the identity of the core.

*  Study the possibility of applying Downtown Design District guidelines/mandafes to West
Harrison.

»  Ensure the enforcement system for parking in West Harrison is effective.

*  Examine a parking permitting system for local residents and restrict non-resident use of
parking spaces.

»  Consider a reduction in the parking requirements for retail store or retail service
establishment to 1 space per 400 square feet of gross floor area for any conforming
retail use.

s Explore the use of traffic calming tools fo discourage through traffic on local streets.

* Examine the possibility of working with the City of White Plains and the county to
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improve water quality and aesthetics of Silver Lake.

»  Mainfain measures to reduce eutrophication in Silver Lake.

»  Study methods of increasing public awareness and education in relation to the Critical
Environmental Areas and the preservation of all remaining environmental features,
particularly in regard to watershed protection.

Purchase

» Retain low densities of development and consider promoting cluster subdivision
development in line with any revised subdivision text, where appropriate.

» Retain mature trees, stone walls, and other ncturui and built features which contribute to
the character of the area. :

»  Study key infersections fo devise appropriate solutions.

* Retain existing roadway classification; correct bottlenecks where possible.

= Limit curb cuts along Anderson Hill Road, Lincoln Avenue, and Purchase Street.

* Require that driveways should be combmed for adjacent commercial parcels.

»  Study methods of identifying desnrable lond or habitat on properties for eventual
dedication as permanent open space if subdivided.

» Require a landscape buffer around all- Icrge tracts of undeveioped/underdeveloped
land being subdivided.

= Consider appointing town employees as Elcuson oﬁlcers for Manhoh‘anvnl!e College and
SUNY. - )

Platinum Mile

» Create a new SB-MX (Mixed Use) zone for the area bounded by 1-287, 1-684 and the
Hutchinson :River Parkway, to allow. for potential development of assisted-care and
senior housing, as well ‘as complemenfury retail uses and improved vehicular and
pedestrian connections.

«  Allow for an emergency-access linkage beiween Manhattanville Road and Westchester
Avenue.

= Require that access fo new commercial development should be from existing office
parks. : :

»  Allow commercial campuses to have accessory uses, such as health clubs, child
care food-related uses, and other ancillary uses.

«  Study the effectiveness of existing off-street parking requirements in the SB districts.

a. Consider reducing the parking requirements for offices fo 1 space per 300
square feet.of floor area.

b. For propriefary executive headquarters office buildings, maintain the
requirement at 1 per 350 square feet of floor area but consider removing the
alternative requirement of 0.9 spaces per each employee on site at any one
time.

¢c. Enable the Planning Board to waive a percentage of required parking spaces
for specific uses with low parking demand.

d. Distinguish between long-term and short-ferm parking spaces in large parking
areas, differentiated by stall size and location (proximity to building).

e. Consider requiring long-term and short-term parking spaces in large parking
areas, differentiated by stall size and location {proximity to building).



Harrison Comprehensive Plan 2012 DRAFT Chapter 1: Comprehensive Plan Summary

1.4

Study methods for reducing the negative effects of impervious surfaces on
stormwater management in the SB district.

First-Priority ltems

Start the process of redeveloping the Metro-North property in the downtown info a
mixed use development.

Create a new SB-MX {Mixed Use) zone for the Platinum Mile’s “teardrop” area to
broaden the potential uses in this area. s

Revise the regulations of the B zones to more carefuliy con’rrol the bulk of new two-
family residences. :

Undertake a comprehensive study of the “civic center” area around Ma Riis Park,
exploring strategies to develop the park as o unifying element for the surrounding
uses fo create o true civic center in downtown Harrison, and to provide safe and
convenient pedestrian access among uses, fo and through the park. This study
should be undertaken in cooperation with the library and with consideration given
to the planned adaptive reuse of the former frcun station building and potential
renovations fo the Sollazzo Center. -

Initiate o phased paving and :streetscaping initiative along Halstead Avenue,
beginning w;th gaining mumupai ownershlp of fhe roc:d

Complete 'shori-ierm purkmg recqmmendchons (enhancements to existing
municipal lots, improved signage}, and explore options to secure more parking.

Undertake a traffic .Sfl;.id.y to address flow find signal timing issues in the CBD.

Evaluate applying Downtown Design District guidelines for the downtown Central
Business District and for Silver Lake.

Rezone the non-conforming industrial area along Odkland Avenue in the
downtown Central Business District to the General Commercial (GC) zone.

Decide on an approach to preserving open space. Such approaches include:
o Reviewing the town’s cluster subdivision text
o Considering the use of an Overlay/Special Purpose/Recreation District

Consider residential development bulk reduction tools to limit oversized dwellings.

Set up o Recreation Committee, to make recommendations on recreation
programs and facilities.

Evaluate the zoning for the Special Business Districts to make parking standards
more flexible and allow for accessory uses.




Comprehensive Plan Harrison 2012 DRAFT Chapfter 2: Townwide Analyses

Chapter 2: Townwide Analyses

This chapter sets the context for understanding geographically-specific issues and actions
and also includes discussion on issues that have no specific geographic boundary
(wetlands preservation, zoning changes, potable water and stormwater management
concerns).

2.1 Changes since the 1988 Update

Harrison today is a mature suburban community with o pattern of development which has
become well defined and firmly established. The following is a summary of the major
factors which shaped the growth of Harrison since the 1988 Master Plan.

Land Use '

Land use patterns in Harrison were well es’rcxbilshed by 1988 and defined as follows: two
densely developed hamlet centers in Downtown Harrison and at Silver Loke; a large area
of suburban residences south of the Cross Westchester Expressway; a belt of corporate
office development north of the Cross Westchester Expressway from Rye Brook to White
Plains; an area of former estates which was being subdivided, centering around Purchase;
and @ rural area of rough terrain and smaller house sites in the northwest corner of
Harrison. This general land use pattern has heen consolidated since 1988 with further
subdivisions and the creation of suburban residences in Purchase and Park Lane. A new
country club, the Country Club ot Purchase, was established in 1996 on a large estate
straddling Purchqse Street, oddmg to the open space character of the area.

Recent Development Areas

By 1988, the predominant area of undeveloped land in Harrison was located in Purchase,
and this is’ ‘where development has been concentrated since. The largest area of recent
development was the Park Lane subdivision in Purchase, in a development of 306 single
family homes. In addition, 73 single family homes were developed off Purchase Street in
the Hickory Pine (Purchase Estates) subdivision. Recently, development applications have
focused on land that was ‘previously bypassed for development due to environmental
constraints and other physical limitations. A proposed subdivision of a 14.62-acre vacant
parcel on Sherman Avenue in Silver Loke was the subject of a recent application. In
February 2012, the Town adopted SEQRA Findings denying the project, which was
subsequently challenged by the applicant. The Article 78 proceeding is currently making
its way through the court system.

Natural Features

Wetlands, flood-prone areas, steep slopes and other environmentally sensitive areas are
local features which define the community. They are also characteristics which strongly
influenced development, constraining development in areas as diverse as Purchase,
adjacent to the Westchester Country Club, and even in the Downtown and Silver Lake. A
number of additional State wetlands were designated in Harrison since 1988. The most
recent designations were in July 2004. Locally designated wetlands are continually
evolving, requiring careful individual review and assessment in conjunction with
development applications.
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Critical Environmental Areas

A Critical Environmental Area (CEA) is a specific geographic area designated by a state or
local agency as having exceptional or unique environmental characteristics. [In
establishing a CEA, the fragile or threatened environmental conditions in the area are
identified, under the State Environmental Quality Review Act. Four CEAs were designated
by Westchester County in Harrison in 1990: Westchester County Airport 60+ Ldn' noise
contour, Silver Lake Park, and Maplemoor Golf Course and Saxon Woods County Park
{parts of which are in Harrison). Development proposed in a designated CEA is subject to
a more in-depth review than other areas. Specifically, proposed development wholly or
partially within or substantially contiguous to a CEA under the State Environmental Quality
Review Act (SEQRA) requires that the proposed development's poienﬁal impairment of the
environmental characteristics of the CEA be evalugted, either in the Environmental
Assessment Form (EAF) or a DEIS (Draft Environmental Impact Statement). The airport
CEA is the largest in Harrison, constituting opprommoiely one-third of the area north of
Westchester Avenue,

Town/Village-Owned Property

Since the 1988 Plan, the Beaver Brook chmp project (Project Home Run) commenced
which initially contemplated 18 acres of active recreation areas. Today, the site provides
for a passive recreafion area with: public access to ‘the Beaver Swamp Brook and
surrounding wetland system. The former Nike base near Rye Lake (36 acres) has been
and continued to be developed for various municipal uses including the fire fraining
center, a firing range for the Harrison Police: Depon‘men’r and a DPW garage. A
recreational component is clso being conssdered

Regional Deveiopmenf

Because several of the major Northeast Comdor fransporfation routes run through
Harrison, the _devefopmen_%_p_qﬁe_rn in the Town .was strongly influenced by development
elsewhere in central Westchester County and southwestern Connecticut. The growth in
commercial offices and residential development raised the value of land and strained the
arterial highway systems in Harrison. However, the national economic recession that
began in 2008 has significantly impacted office growth throughout the region, with the
impact on Harrison bemg felt most strongly along the 1-287 corridor, through high
vacancy rates, i

Public Utilities and. Roadways.

Significant portions - 'of Purchase were un-sewered and without adequate roadway
capacities for intensive development of the time of the last plan. Since then sewers have
been installed in some areas, accommodating new subdivisions.

' Day Night Sound Level. Day Night Sound level, symbolized as Ldn, is the 24-hour average sound level, in
decibels (dB), obtained fram the accumulation of all events with the addition of 10 decibels to sound levels in
the night from 10 PM to 7 AM.

10
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2.2 Previous Plans

Harrison has been the subject of planning studies since its first Master Plan in 1946. In
1950, the Purchase area was the subject of its own Master Plan which predicted that
many of the large estates would be subdivided, a development pattern that is apparent
today.

The 1972 Master Plan was approved after two years of study and analysis. That Plan
suggested improvements to the downtown shopping area, locations for new public
facilities, and a land use pattern in the Purchase area that provided for commercial
growth at the County Airport and at the State University: The Plan included o land use
element that proposed commercial office development. at locations along the Cross
Westchester Expressway, Mamaroneck Avenue and south of the County Airport. Specific
land use plans were also included for downtown Harrison and Silver Lake.

The 1972 Master Plan was updated in 1988, following nearly @ year of study and
analysis, discussions with community leaders and officials, public participation meetings
and public hearings. This Plan formulated goals and objectives for the community as a
whole, but also for the sectors of downtown Harrison, Silver Lake and Purchase.

2.3 The Planning Process

In recent years, the Planning Board recognlzed that although much of the 1988 Plan
remains relevant, many aspects are outdated. Harrison continues ifs premier position in
the county as the location of corporate : ‘offices “and flne residences, but this role has
intensified pressures to develop ’fhe remc:mmg vacant land.’

The Comprehensive Plan process was begun in late 2004 under the direction of a
volunteer ‘committee designated by the ‘Mayor's office. The product of this effort, this
Comprehensive Plan, represents Planning Board concurrence on policies and programs
that will gwde the physmql deveiopmenf of Harrison well into the 21st Century.

The work of the Plan was dtwded into three phases. Phase 1 was the update of the initial
chcsp’rers of the 1988 plan, with a focus on the planning framework. Phase 2 is the writing
and review of the study area chapters, and the compilation of all chapters into a unified
draft comprehensive plan document. Phase 2 included three public consultations, which
were held in late 2005, with community representatives from downtown and southern
Harrison, West Harrison, ‘and Purchase and the Platinum Mile. This phase was newly
initiated in 2012, with a particular focus on addressing key issues in the downtown
Central Business District and Platinum Mile areas. Phase 3 was the final plan preparation,
SEQR process, and public hearing process.

11
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2.4 Development History

In 1662, the land which was o become Harrison was purchased from Native Americans,
but was not settled. Harrison is named after John Harrison who with four partners
purchased the lond again in 1695. A patent was issued to John Harrison and the land
was known as "The Purchase." The area began to be seftled in the early 1700's as a
precinct of the Town of Rye. Throughout the 18th and 19th centuries Harrison was a
remote farming community populated primarily by Quakers from Long Island. The
Quaker meeting house in Purchase, originally constructed in 1727, is a remnant of this
early history. In 1778, Harrison incorporated as a town separate from Rye.

Change came rapidly to Harrison after 1870, when the railroad brought the town within
commuting distance of New York City. Many wealthy New Yorkers arrived and bought
large landholdings. Downtown Harrison developed rapidly around the railroad station in
the early 20th century. Silver Lake developed somewhat later as a suburb of White Plains.

Throughout the early and mid-20th century, Harrison continued fo develop as a suburban
community and the location of large estates, In the late 1960's and.1970's, corporate
offices sought room to expand out of New York City. They were attracted to Harrison due
to the large landholdings in single ownership and the well-developed system of [imited
access highways which had become established by that time. The 1972 Master Plan
encouraged this form of development along the Cross Wesichester Expressway, in the
area that was to become known as ’rhe "Pla’rinum Mile".

In 1975, Harrison was reorgcmlzed as . co’rermlnous Town cmd Village under New York
State Municipal Law. This action means the governing body has the power of o Town
Board and a Village Board of Trustees in taxation, state and federal aid requests, and
land use regulation. The Planning Board functions for both the Town and Village.

A significant element in Harrison’s development history is Westchester County Airport
which had been ‘established in Harrison during World War il as an air base. From its
transformation to a commercial airport in the 1970s, activity increased gradually until by
1986 the total number of passengers per year had passed the 500,000 mark, by 1992
had passed the 750, 000 mc:rk cmd presently accommodates more than 800,000
passengers annually.

In the 1980s and 1990s corporate development was consolidated and expanded in
Harrison, as the afiraction of suburban locations with cheap, available land and good
avtomobile fransporiation links began fo surpass the aftractions of city center locations. A
large belt of commercial office buildings, many housing corporate headquarters,
developed along the Cross-Wesichester Expressway, as encouraged by the 1972 Plan.
The corporations included Hitachi, Texaco, IBM and New York Telephone. While some of
these headquarters remain, the 2008 economic downiurn generated o number of
corporate departures, which has resulted in several areus of high vacancies.

This heritage forms the basis of a discussion of existing conditions.

12
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2.5 Context: The Region and Town

The Town/Village of Harrison is a suburban community, located in east-central
Westchester County, about 23 miles north of New York City. Harrison is spread over an
area of more than 11,000 acres in a key location with regard to regional transportation
routes (Figure 2-1). The combination of three interstate highways, the Hutchinson River
Parkway, the Metro-North Railroad and the Wesichester County Airport makes the
community among the most accessible in Westchester County and contributes to the high
value of ifs real estate.

Harrison is only a 35-40 minute commuter railroad ride to New York City's Grand Central
Terminal, which makes it an attractive location for cﬁy workers. Ii also compnses part of
the now well-established corporate office expanse in Westchester County, in addition to
adjoining the high-end office sector of Fairfield County, Connecticut. (According to CB
Richard Ellis?, by the first quarter of 2012 Westchester was host to approximately 30.9
million square feet of office space in 243 buildings, although this total was somewhat
lower than pre-recession levels.) These regional growth factors are much more dispersed
and automobile-criented than those mvoivmg an older suburban commumty linked to the
central city by a commuter rail line. e

2.5.1 The Region — A Reg|on ot Risk

Since 1922, the Regional Plan Association (RPA) has issued three plans that provide a
regional perspective on land use issues. .in the 31-county New York/New
Jersey/Connecticut metropolitan area. The Third Regional Plan, A Region af Risk (1996),
presents a broad vision for improving regional quality of life and competitiveness within a
global economy. The plan’s specific recommendations, expressed as Campaigns, include
polices on green areas, the economic development of centers, improved transportation
systems, the work force and governance. Some of these recommendations are
mcorporated in this plan. X :

2.5.2 Westchester County Planning Strategies

Westchester County produced a countywide plan in 1996 titled Patferns for Wesfchester:
The Land and the People, the goals of which were fo strengthen centers, improve the
function of corridors and protect the county’s open space character.

The basic premise of Pafferns is that existing centers, if nurtured by necessary
infrastructure, can support commercial and residential growth; that existing strip
development along corridors can be reshaped fo capture some benefits of centers; and
that not all land uses are cppropncn‘e to all locations. From this perspective, hamlets and
small towns function as service centers and remain the optimum locale for development
investment. Harrison and Silver Lake are both identified as local centers in Patterns. Local
centers typically have a well defined downtown business district and include, in addition to
the uses found in hamlets, small scale offices, more extensive retail stores, supermarkets,
libraries, other public buildings and residential uses “over the store” and in low-rise
multifamily structures. Some parts of the identified corridors also run through Harrison.

? CB Richard Ellis, MarkefView, Westchester County, Midyear 2005
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{See Figure 2-2.) The county plan encourages development along corridors to be
consistent with county policy on fransportation, housing, waste disposal and watershed
protection. Existing corridor development con be enhanced and new corridor
development can be designed to encompass mixed uses that improve their function and
their economic vitality and make maximum use of the public investment in infrastructure.

In 2006, the Westchester County Planning Board began a review of the county’s planning
policies in the context of the challenges currently facing the region. While the board found
that Patterns continues to provide a solid foundation for the county’s development, new
critical issues require specific acknowledgement and action. Thus, the County created
Westchester 2025, an Internet-based, interactive framework for a planning parinership
between Westchester and its 45 municipalities, Wesfchesfer 2025 is intended to help
create a single regional vision, and to assist the County’s Planning Board carry out its
primary duties of long-range planning, advising on capital spending and responding to
planning and zoning referrals from municipal governments. -

Westchester 2025 supports sustainable “development to balance economic and
environmental concerns and serve the needs of the county’s changing population. To
respond to major recent events such as flooding, terrorism and infrastructure failure, the
plan modifies the policies originally developed for Patferns, as follows:

Channel development to centers.

Enhance transportation corridors.

Assure interconnected open space.

Nurture economic climate.

Preserve natural resources. :
Support development and preservai:on of permcnenﬂy affordable housing.
Support transportation alternafives.

Provide recreational opportunities to serve residents.
Protect historical and cultural resources.

10 Maintain utility infrastructure.

11. Support vital facilities. _

12. Engage in regional initiatives,

13. Define and protect community character.

14. Promote sustainable technology.

15. Track and respond to trends.

WONo L AW =

While Wesftchester ?02_5 has not developed specific recommendations for Harrison, the
County’s policies are generally in line with its overall land use and development goals.
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Westchester County plays a role in Harrison's site specific land use decisions in two ways.
When considering distributing grants or funding assistance for local planning efforts, the
County can look at whether these local efforts conform to the vision set forth in Pafferns
and Wesichester 2025. Second, through Article 239-m of the state’s General Municipal
Low, the County's planning department has mandatory review over certain proposed
planning and zoning actions that occur within 500 feet of a municipal boundary and state
and county facilities. These actions include the adoption of Harrison’s comprehensive
plan, and the issuance of site plan approval, special permits or variances for property
within 500 feet of a municipal boundary, county or state park or recreation area, county
or state roadway, county owned stream or drainage channel, or county or state-owned
land on which a public building or institution is situated. If the County does not approve
the proposed action, it can require that the referring Iocczl bocrd approve the action by a
maijority plus one vote of all board members. S

2.6 Demographics

2.6.1 Population

The US Census Bureau has released Harrison’s 2010 populchon at 27,472 which
represents a community-wide population increase of _}3 7% since the 2000 Census.
According to this estimate, population has increased more than 19% from 1980.

Table 2-1: Population‘in Harrison 1980-2003

Year Total Percentage increase
1980 23,046 G

1990 o 23,308 .- R
12000 24,154 = 3.6

2010 27,472 13.7
Source: US Census Bureau, 2010

Detailed demographic characteristics are available from the 2010 U.S. Census. A select
profile of characteristics for Harrison and Westchester County is shown in Table 2-2.

Table 2-2: Selec't.Demog'r.c_tphic Characteristics from 2010 Census

Dafta ' Harrison Wesichester County
Population - - 27,472 949,113
Percent change 2000 - 2010 .* 13.7 2.8
Percent under age 5 7o 4.8 6
Percent age 5-19 R 254 20.5
Percent age 15-24 24 12.5
Percenf age 18 and over 77.3 76
Percent age 65 and over 12.8 14.7
Median age fotal population 34.6 40
Median Family income (2006-2010)* $131,712 $79,619
Percent of Families below Poverty level (2006-2010)* 2.9 5.8
Average household size 2.8 2.7
Percent high school graduates or higher (2006-2010)*  91.3 87.4

*The U.5. Census Bureau ne longer collects defailed social, economic, housing or demographic dota in the
decennial census, but provides estimates for key date based on a sample of households over a 5-year period.
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This profile indicates, on the whole, that Harrison contains a slightly younger, more
affluent and better educated population than the averages for Wesichester County.

The population profile by census tract {Table 2-3) shows that the various sections of the
community have considerably different characteristics. (Note that some data provided in
the table are for the five-year period from 2006-2010; data available from the 2010
Census are limited for census tracts.}) The location of these census tracts is shown on
Figure 2-3. The older, established areas of downtown Harrison and Silver Lake tend to be
somewhat younger, more racially and ethnically diverse and much less affluent than the
portions of Harrison south of the Hutchinson River Parkway, and these older areas also
have a higher percentage of single-person households. Meanwhile, the Purchase and
Park Lane areas — which represented most of Harrison's population growth from 2000 to
2010 — are significantly younger than the rest of the town and are generally diverse
relative fo the rest of Harrison, but are also affluent. =+

Table 2-3: Selected Census Tract Characteristics, 2010*

. . Sitver .
Area within Harrison  Downtown Harrison South o_f;f wichinson River  Purchgse & Lake/West Harrison
arkway Park Lane Horri Overall
- : - arrison
Census Tract 84.03 84.04 ... 84.0] 85.00 86.02 &87.00
Total Population 3,641 4,790 2,142 3,391 5,657 5,326 27,272
% Population change -3.2 2.1 TR BV S -2.7. 21.4 -1 13.7
2000-2010 R o N o
% White alone ‘82 .78.8 931 939 80.3 87.6 86,2
% Black/African 0.9 1.2 ‘0.8 1.2 3.7 1.1 3.2
American alone e _
% Asian alone 10.8 12.9 3.5 3.6 111 2.9 8.5
Hispanic {any race) - 11.7 13.6 : 3.6 2.6 8.5 21.2 1.7
% under Age 5 .- 0053 6.4 [T A% 4.5 4.1 5.1 4.8
% Age 15-24 ©12.3 10 9.9 11.9 34.8 12.4 24
% Age 65+ 15.5 13.5 14.5 17.3 9.1 16.9 12.8
Median Age 40.7 39 41.4 45.6 22.2 40.2 34.6
Median Family - $124,145 $72,150 $250,000+ $250,000+ $216,765  $77,212 §131.712
Income** : -
Average household size 2.7 2.4 3.2 3.1 3.2 2.6 2.8
% 1 person households 23.2 31.9 12 10.6 10.2 24.8 21,2

* The 2010 Census data do notf reveal any figures for Census Tract 86.01, which equates to SUNY.

**This information is not available for the 2010 Census, but the American Community Survey provides
estimates based on a sample of households over a 5-year period from 2006-2010.

Source: US Census Bureau, 2010 Census and 2006-2010 American Community Survey
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2.6.2 Housing stock

In 2010, there were approximately 8,956 housing units in Harrison, according to the U.S.
Census. This had risen from the 2000 figure of 8,657, an increase of 299, or 3.5%.
Approximately 33% of the total housing stock dates from 1949 or earlier (Table 2-4). Out
of the total number of occupied housing units of 8,375, 66% were owner-occupied.

Table 2-4: Age of Housing Units, 2006-2010*

Year Total Percent
Total Housing Units 8,933 100
Built 2005 or later 131 s 1.5
Built 2000 to 2004 542 o 6.1
Built 1990 to 1999 484 _— 5.4
Built 1980 to 1989 577 e 6.5
Built 1970 to 1979 858 N 9.6
Built 1960 to 1969 1,547 - . 17.3
Built 1950 to 1959 1,851 207
Built 1949 or eartier 2,943 . 32.9

Source: US Census Bureau, 2006-2010 American Community Survey
*This information is not available for the 2010 Census, but the American Communl’fy Survey provides
estimates based on a sample of househotds over a 5-year period from 2006-2010.

Tuble 2-5: Housing Unlts in Structure

Year o S Jotal - - Percent
Total Housing Units . 8,933 - S 100
Single family : L 4,876 - 58.6
2 to 9 unifs o S 2,728 31.1
1010 19 unils - . S 213 2.6
20 or more units . e 732 7.8
Mobile homes/other - - : 7 0.1

Source: U_S_ Census Bureau, 2006-20?0 American Community Survey

According ‘to the Westchester County Department of Planning, there were 795
condominiums and cooperative units in Harrison in 2000, primarily located in downtown
Harrison, along Halstead Avenue, and in West Harrison, or 9.1% of all housing units. In
Westchester County, 19 4% of all housmg units were condominiums or cooperatives.

House prices have, for ihe most part, risen shcrply in Harrison in recent years, which has
created an affordability gap for those on lower incomes. According fo the Westchester
County Department of Planning, the median sale price for single-family homes in
Harrison from 1997 to 2007 more than doubled, from $662,500 to $1.55 million. It
should be noted, however, that the 2007 number pre-dates the nationwide economic
recession which began in 2008 and resulted in a significant weakening of housing
markets, with corresponding lower sale prices.
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the northwest corner of Harrison. Large acreage is devoted to such institutional uses as
the State University of New York af Purchase, Manhattanville College, St. Vincent's
Hospital and Keio High School and fo seven country clubs, totaling more than 1,200
acres. The remaining 976 acres of vacant land in Harrison is mainly located in the West
Harrison and Purchase sectors.

The existing land use pattern in Harrison can be defined within seven general categories.
The generalized locations of these land uses are shown on Figure 2-4:

s Residential: Residential land uses are predominantly low-density, with two or fewer
dwelling units per acre comprising about 95% of the residential area. In recent
years, Purchase has become a very prestigious location with the development of
large houses on large lots. Moderate and higher-density residential development
is located primarily in downtown Harrison and Silver Lake.

o Retail: The principal retail centers are located in downfown Harrison and Silver
Lake. Some isolated retail establishments have located on Anderson Hill Road,
and retail uses extend along the Hclsieud Avenue corridor toward Mamaroneck.

e Commercial Offices: In addition to the belt of commercial offices and office parks
north of the Cross Westchester Expressway, areas of office development are
located on Mamaroneck Avenue. PepsiCo has its headquarters off Anderson Hill
Road. There are also some smaller office buildings in the CBD and residence
conversions around ihe CBD’s pertmeters (such as doctors’ offices).

. Insh’ruhonol Schools, hospl’rols, commumiy fm:llmes and religious institutions
comprise a significant componen’r of: qurlsons land use pattern.

s Airport: The Wesfchester County Alrport comprises about 311 acres in the
northeast corner of Harrison. .

e Recreation/Open Space: Public parks and large country clubs constitute significant
open space and recreation amenities in Harrison.

o Vacant Land: The vacant land in northern Harrison represents the remnants of
large estates in the Purchase area, and areas with severe natural constraints in
Wesi Harrison,
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A breakdown of the approximate acreage of the major land use categories in 2009 is
shown in Table 2-7. These figures are based on survey and Westchesfer County GIS data.
{According to the U.S. Census Bureau 2010, Harrison contains a total of 11,136 acres.)

Table 2-7: Generalized Land Use, 2009

Use Approximate Acres,* Percent

Residential 4,440 40%
Commercial, Retail & Office/Mixed Use 727 6.6%
Instifutional/Recreation/Open Space 2,903 26.1%
Airport - 31 2.8%
Vacant o 976 8.8%
Circulation/Utilities 1,227 1%
Cemetery e 22 0.2%
Waterbodies/Water supply land o 501 4.5%

) 11 107

*The total Harrison acreage given by Westches#er Counly GiS dalu is approximaiely 29
acres less than the official fotal acreage. 5
Sources: Westchester County GIS, 2009

2.7.2 Town Development Trends

Within the local context, Harrison is lnﬂuenced by, and influences, patterns of
development in neighboring communities. Office growth in White Plains, Greenwich and
Rye Brook strains movement on limited access highways running through Harrison, and
spills traffic onto the local arterial and collector roadway system.

Other land use patterns are ‘also influenced by the local context. The character of the
retail area in downtown Harrison is determined to some extent by the more competitive
centers of Mamaroneck; Whife"Pluins, Rye; Port Chester and Greenwich, Connecticut. Of
the 47 major retail facilities over 100, 000 square feet listed in Westchester County in
2010, none were Eoccfed in: Harnson : :

Residential :

Residential properties are genemlEy very highly valued in Harrison, with only limited
diversity in housing stock. About 67% of Harrison's housing stock is in single-family
dwellings, but ‘within this category there are numerous subcategories. The following
categories of housing types and prices ranges are found in the community:
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its 26,000-square-foot building on o 58-acre site at 2400 Westchester Avenue to a
20,000 square feet unit on the third floor of 2 Manhattanville Road. lts former 58-acre
site was rezoned and developed for residential use. New York Telephone changed its
name to Verizon after a series of mergers, and ifs location on Westchester Avenue is now
being redeveloped to accommodate the Memorial-Sloan Keftering cancer center. IBM is
no longer headquartered in Harrison, but refains a significant presence in the area.

Harrison remains o desirable location for office development. Table 2-8 lists the
businesses that employ 500 or more employees in Harrison at present. Office property
sales are expected to increase into the future, fueled by the continuing pattern of low
interest rates, low return-on-equity or capitalization rates and @ shift by investors of capital
from the stock market. [n May 2005, 2 and 4 Gannett Drive sold for approximately $42
million, equating to nearly $200 per square foot. That is significantly higher than the
prices other office buildings have attracted in the past few years. More recently, the vacant
120,000-square-foot Nokia building at 102 Corporate Park Drive was purchased by
biotechnology company HistoGenetics, for $12 million, or about $100 per square foot.
Each of these buildings is located just off Westchester Avenue, adjacent to Interstate 287
along the desirable Platinum Mile, home ‘of multiple corporufe headquan‘ers which
remains a significant asset to the Town.

Table 2-8: Private Empioyméh_t.s_ites in Harrison, with 500 or More Employees

Company Number - of | Type of industry
Employees ' e
Morgan Stanley 1,800 Security brokers, dealers and flotation
s ' companies '
PepsiCa Inc L 1.1,500 . | Bottled and canned soft drinks
Mastercard Inc - 800 .| Short-term business credif instiutions
Citigroup 500 Short-term business credit institutions
Dansk International Designers | - 600 ‘Miscellaneous non durable goods
Diversified Investment Advisor | ~ 555+ Pensuon health and welfare funds

Source: Westchester Counly Depcdment of Pionmng, 2010

However the HsstoGenehcs move ciso underscores a recent shift in the office market that
has affected municipalities throughout the region, including Harrison. According to CBRE,
since 2008, more than 1 million square feet of office space has either been repurposed
or repositioned in Wesichester County. In Harrison, the former Verizon building ot 500
Westchester Avenue was con_veried to medical use (Sfocn Kettering Cancer Center}, 101
Corporate Park Drive to hospitality (Hyatt House), 400 Westchester Avenue to educational
use {Fordham University}, and the former Journal-News headquarters at 1 Gannett Drive
to recreational use (Lifetime Fitness).

This repositioning of properties along the Platinum Mile is helping somewhat to stem the
tide of large companies either downsizing significantly or vacating the area entirely,
leaving behind vacant and often outdated office spaces. The reuses are also helping to
offset the loss of tax revenue from a combination of corporate departures and property
tax appeals from remaining companies. The Platinum Mile is discussed in greater detail in
Chapter 3.
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Platinum Mile

Westchester's ‘Platinum Mile’ of corporate office complexes runs through Harrison along
[-287, and connecis it with the growing office presence along Connecticut's "Gold Coast"
in Greenwich and Stamford to the east, and also to those in White Plains and Tarrytown
to the west. A number of large companies are located within the Harrison portion of the
Platinum Mile, including Morgan Stanley, Mastercard and U.S. Postal Service general mail
facility.

274 Zoning

Harrison adopted its first zoning ordinance in 1923. The present ordinance was adopted
in 1974, reflecting recommendations of the 1972 Plan. The significant amendments to
date include adding business districts to accommodote expanding office growth, and
conservation development provisions added in 1981 to accommodate greater density in
cluster subdivisions in rural areas served by water and sewers. Since the 1988 update, this
conservation development subdivision provision was repealed:and replaced with «
residential cluster development provision. ‘A ‘general commercial zone, which formerly
existed northeast of Oakland Avenue, was re-established in 1995 to allow for retail and
some other business uses fronting onfo Osborn Road. In 1990 the remaining tract of the
R2.5/1 District was changed to R2. An area of land, formerly the Hitachi offices, was
changed from office district to residential in 2003. The most recent major amendment
was passed in January 2004; this created o new R-50 district to accommodate two areas
of historically non-conforming parcels. The ‘present zoning is shown on Figure 2-5. A
summary of zoning districts, their intent, and maximum density is shown on Table 2-9.

Some significant areas of Harrison have patterns of land use inconsistent with current
zoning. Many lofs ‘surrounding the Wesichester Country Club have lot sizes under one
acre and are non-conforming as a result. Along Harrison Avenue, north of Calvert Street,
some residential buildings are partially used as:professional offices in the R-75 District.
Also, in the B District, many one- and two-family dwellings have been converted to three-
or even four-family dwellings, in contradiction to the zoning regulations and New York
State Multiple Dwelling Law. The introduction of the R-50 District in 2004 was designed
to solve some of the non- conformqnce issues along Anderson Hill Road and Orchard
Street.

The SB- Specmi Business D!sfrlcfs have been mapped in the belt north of the Cross-
Westchester Expressway, at the site of the Pepsico headquarters off Anderson Hill Road,
and along Mamaroneck Avenue. The SB Districts have a maximum lot coverage of 20%
{SB-O and SB-1) and 10%:(SB-35 and SB-100} and @ height limit of four stories (SB-O, SB-
35 and SB-100} and five stories (SB-1). Only the SB-35 District has a floor area ratio (FAR},
which is 0.3 times the lot area.
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near high density areas

District Intent Minimum Lot
Size/Density

R-2.5 One Family Residence | Provide for single family estotes on | 2.5 acres
District large lots
R-2 One Family Residence | Provide for single family housing on | 2 acres
District large lots
R-1 One Family Residence | Provide for single family housing on | 1 acre
District large lots
R-1/2 One Family Residence | Provide for single family housmg on | 2 acre
District moderate size lofs
R-1/3 One Family Residence | Provide for single fcmlly deiached 1/3 acre
District housing on smaller lofs -
R-75 One Family Residence | Provide for single fc:mlly detuched 7,500 sq ft
District housing on smaller lots -
R-50 One Family Residence | Provide for single family detached| 5,000 sq ft
District housing on smaller lofs S
B Twe Family Residence | Provide for two fomlly housing in high | 5,000 sq ft
District density areas 2,500 sq ft DU
GA  Garden  Apartment | Provide for multiple . dwellings with | 80,000 sq ft
District relatively low lot coverage on large lot | 2,500 sq ft/D.U.

research and development facilities at
higher densities

MF Multi family Residence | Provide for' relatively high density | 4,000 sq ft
District mu!hpie dwelhngs wnh greater lot | 750 sg fi/ D.U.
coverage
MFR  Multi- chlly 3im'i'fed;_ Provide for a range of residential uses | 4,000 sq ft
retail i conjunction with office and retail | 750 sq ft/D.U.
business and services
NB Neighborhood Busmess Provide for retail businesses and | None
District ‘services serving local needs
GC Generql Commercnal “.| Provide ‘for. general refail businesses | None
“iond services '
PB Professwnol '"B_us__lness ‘Provide for professional offices and | None
District office support services with limited
- | retail activities
CBD Central Business District '| Provide for a variety of retail goods | None
| .and services in downtown area
SB-0 Special Business District. | Provide for commercial  office, | 5 acres
“lresearch and development facilities af
: | higher densities
SB-1 Special Business District | Provide for  commercial  office, | 5 acres

SB-35 Special Business | Provide for corporate office, research, | 35 acres/ 0.30 FAR
District development and training facilities on
large lots
SB-100  Special Business | Provide for large corporate parks with | 100 acres
District large areas of open space
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B - Two-Family District

The B-district, located in Silver Lake, West Harrison and Downtown, was created after
World War |l to offer affordable accommodation for returning soldiers and their families.
At that stage, the two units were typically comprised of one owner-occupier unit and one
rental unit. In the present day, it is more common that an absentee landlord rents out
both apartments. In addition, many of the traditional “up-down” two-family homes —
which featured separate apartments on the first and second floors — are being replaced
by “side-by-side” two-family homes, which tend to be significanily larger and can
dominate the typically small lots {5,000 square feet}] of the B zones. Finally, many
dwellings have been illegally converted to three- or even four-family dwellings, in
contradiction to the zoning regulations and New York State Multiple Dwelling Law.
Preserving the integrity of the district requires the continued steadfast enforcement of the
existing laws and periodic reevaluation. Largely as a result of these trends, the B district is
experiencing some infrastructure issues, such as o lack of off-street parking, as most post-
WWII developments did not anticipate today’s private automobile ownership frends, which
has in turn created serious on-street parking problems as well.

This Comprehensive Plan proposes to address these density issues, while maintaining two-
family residences as a viable housing option, by revising the regulations for the B zones
throughout Harrison with targeted measures implemented either alone or in combination.
One option could be to continue allowing new construction of the traditional “up-down”
two-family homes as permitted uses in'the B zones, but to require o special exception
permit to build a “side-by-side” residence. The permit approval could require additional
analysis on issues of parking, visual impacts and open space/density. For example, the
permit could consider the sufficiency of side yard setbacks to allow for a driveway that
connects fo parking in the rear yard. These measures could serve to control the density
and bulk of new de\feiopmeni in Harrison’s two-family zones, maintaining their special
character and preservmg a rcnge of housmg ophons

Subdivisions -

The town code contains a sechon on res;denhuf cluster development {Chapter 235-10.1),
the purpose of which is fo enable subdivision development with more flexible dimensional
requirements {e.g. minimum lot 5|zes) than conventional subdivision controls in order to
preserve open space and. protect: sensitive environmental features. Using cluster
development, developers can design subdivisions that maximize open space protection
without reducmg the number of homes to be built. This is achieved by clustering - locating
the structures on the most usable and unconstrained portion of the property with the
remainder permohéhfly protected through conservation easements or some other
mechanism. If is important to nofe that there is no change in the total number of dwelling
units based on the underlying zoning — they are simply carefully situated to protect land
and water resources, in direct confrast to a conventional subdivision that could have an
adverse impact on a greater area of a site, often fragmenting wooded areas and habitats.

This section of the code should be reviewed. One possibility is 1o use the term 'Open
Space Subdivision’ and to alter the text to reflect this different approach. An open space
subdivision differs from traditional clustering in three important ways, First, it sets higher
standards for the quantity, quality and configuration of the resulting open space and
developable area. Second, communities can exercise greater influence on the design of
new subdivisions because the regulations are designed to be flexible so that more land is
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retained for the community for active or passive recreation, wildlife habitat, and
stormwater management. Thirdly, the protected land is configured so that it will, wherever
practicable, contribute to an interconnected network of open space throughout the
community, linking resource areas in adjoining subdivisions and/or providing buffers
between new development and preexisting parklands or forest.

Open space subdivisions could be used for parcels over a certain size, say 15 acres, or
for when the Planning Board finds that a conventional layout would alter environmentally
sensitive land or the surrounding context, utilizing open space subdivision to a case-by-
case basis.

Harrison’s ordinance allows the yield for the cluster subdivision to be calculated based on
what would be permitted under a conventional - subdivision, conforming to all
requirements of the law. A way tfo strengthen this language is to ensure that
environmentally constrained land, including wetlands, floodplains, steep slopes, and
special habitats, is not used in the calculation of yield. Conventional subdivision yield can
be determined from either a “yield plan” or ‘a full-blown preliminary conventional plan
submittal, as determined by the Planning Board.,

In regard to the open space, if the zoning text does not specify that it should be at least a
certain size, it can end up being ‘a long narrow fringe abutting rear lot lines and the
parcel's outer perimeter. This can be easily avoided by clarifying, in the ordinance, that
lots and roads shall not cover a specified percentage of the parcel, and that a portion of
the remaining open space must be otherwise buildable or usable for active recreation.
Common open areas could be managed by a Home Owner’s Association {HOA) or other
suitable entity. . S SR

The requirement for the provision of open space however does not replace the obligation
for the developer to also provide a public park site or in the alternative pay a recreation
fee to the town. Section 204-32B establishes the provisions for the park site requirement
and the payment in lieu of the park site set-aside in an amount fo be annually reviewed
by the Town Board and Village Board Harrison holds these funds in a special Park and
Recreation Site Acquisition and Improvement Fund, and uses the fund for the acquisition
of sites that are properly located for neighborhood parks, playgrounds or recreational
purposes or for the physical improvement of such sites. (See discussion under 2.11 Open
Space and Recreation.) ;

Controls can be built into any revised text to ensure that existing residences that abut the
proposed development are not adversely affected. This can include a requirement for a
minimum depth perimeter buffer, which would protect existing residences from any
impact on their privacy and amenities. This buffer would be counted toward satistying the
open space requirement.
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for 1-287 between the western town boundary and the junction with [-684 was
approximately 127,800 in 2010. This figure indicates heavy traffic use on this roadway.

NYSDOT is undertaking a phased reconstruction of 1-287 at present. This project involves
the reconstruction of 10 miles of highway beginning at the toll plaza of the Tappan Zee
Bridge and extending eastward past the Hutchinson River Parkway to Route 120 (Purchase
Street). The improvements include rehabilitating the existing six-lane roadway, eliminating
choke points and making safety improvements along the corridor, including the
rehabilitation or replacement of more than 30 bridges.

In addition to the work along [-287, NYSDOT, the Metropolitan Transportation
Authority/Metro-North Railroad and the New York State Thruway Authority began a joint
effort in 2007 to reduce traffic congestion on 1-87/287 by studying transit alternatives
including bus and rail, as part of a proposed replacement of the Tappan Zee Bridge. As
summarized in the Transit Mode Selection Report (2009)°,"a set of clternatives were
intended to address transportation needs of the 1-287 Corridor for the next century. The
strategies explored — including bus rapid transit (BRT), commuter rail transit {CRT), and
roadway improvements — are intended to ameliorate future traffic congestion levels along
the 1-87/287 corridor. Current plans call for the new bridge to be built with the potential
to add mass transit at a later date, alihough space woufd be designated for bus lanes.

Hutchinson River Parkway (907-W)

This four-lane north-south oriented divided parkway links fhe Merritt Parkway to the north
with the Cross Bronx Expressway (I-95) to the south. The Average Annual Daily Traffic
{AADT) for both directions in 2010 between North Street and 1-287 was approximately
91,100. This figure md;ca’res very hecvy ’rrcfflc use on this roadway

Interstate 684 _

This major limited access four ’ro six lane north-south orienfed highway connects 1-84 to
the north with 1-287 and the Hutchinson River Parkway to the south. The Average Annual
Daily Traffic (AADT) for both directions in 2010 for 1-684 between the junction with 1-287
and Purchase Street was Qpprox;mately 74,700. This figure indicates moderate to heavy
traffic use on this rocdway '

New Englomd Thruway |-95

The New England Thruway is ¢ 15-mile thruway that connects the Bruckner Expressway (I-
278) in the Bronx to the Connecticut Turnpike on the New York/Connecticut border. This
is a major limited-access six-lane highway. The Average Annual Daily Traffic {AADT} for
both directions in 2010 for Harrison was approximately 109,800. This figure indicates
heavy traffic use on this roadway.

NYS Route 120 (Purchase Street)

This northwest-southeast oriented two-lane minor arterial road extends from NYS Route
100 in the Town of New Castle to Boston Post Road {U.S. Route 1) in the Ciiy of Rye. The
Average Annual Daily Traffic {AADT) for both directions in 2010 between Westchester
Avenue and the junction with Hutchinson River Parkway was approximately 5,800. This
figure indicates low traffic use on this roadway.

5 hitp://www.izbsite.com
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County Route #73 {North Street)

This northwest-southeast oriented two lane minor arterial road extends from a signalized
infersection with Westchester Avenue in White Plains to Boston Post Road. The Average
Annual Daily Traffic {(AADT) for both directions in 2010 for North Street between Locust
Avenue and Harrison Avenue was approximately 4,800. This figure indicates low traffic
use on this roadway.

NYS Route 127 (Harrison Avenue)

This north-south oriented two lane road runs through Downtown and connects the Boston
Post Road in the south to North Street. The Average Annual Daily Traffic (AADT) for both
directions in 2010 between Halstead Avenue and Union Avenue was approximately
11,300. This figure indicates moderate traffic use on this roadway.

Polly Park Road {County Route #104) :

This north-south oriented two-lane road connects Purchqse Street to North Street. It has
traffic signals at both ends. The Average Annual Daily Traffic (AADT) for both directions in
2010 for Polly Park Road between Purchase Street and North Street was approximately
4,050. This figure indicates moderate traffic use on this roadway. :

Anderson Hill Road {County Route #18)

This east-west oriented two-lane road connects Wes’rches’rer Avenue fo King Street in Rye.
The Average Annual Daily Traffic (AADT) for both directions in 2010 between Westchester
Avenue and Blind Brook was cpprox;moiely 7, 900 This §|gure indicates low to moderate
traffic use on this roadway.

Conflicts occur between 1Ihis road hierarchy and the adjacent land uses. Some streets are
primarily residential, but they are used by through traffic as a result of their layout and
because they lead to limited-access highways. Anderson Hill Road and Lincoln Avenue
suffer from this conflict. They support single-family homes and carry significant volumes of
through traffic. Because of the numerous driveways, these roads do not function very
effectively as through roads, and moreover, the through traffic affects the residential
quality of the neighborhood in a negative manner, These functional conflicts exist along
many roadways in Harrison (and in numerous suburban or small-town communities),
such as along Anderson Hill Road.

2.8.2 Other Transportation

Commuter Railroad

Downtown Harrison is served by the Metro-North commuter railroad, with frequent service
to Grand Central Station. According fo the U.S. Department of Transportation’s Bureau of
Transportation Statistics (BTS), for the years 2006-2010, more than 15% of the work force
residing in Harrison commutes by train. This is an increase from the 1990 figure of 13%.
Average daily peak period ridership from Harrison (Table 2-10} has remained fairly
stable since 1990, with two small dips during the period which likely reflect economic
downturns in the early part of the 2000 decade and in 2008, as well as the 2001 attack
on the World Trade Center, which significantly disrupted transportation systems in the
region. The Harrison station is popular for non-resident commuters because it is near the
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Street, is mainly in residential use. Residential use in the vicinity of the airport often leads
to opposition fo airport activity, based on the noise.

The airport 60 + Ldn {Day Night Sound Level)® noise contour has been designated as
County Critical Environmental Area. Development proposed in a designated CEA is
subject to @ more in-depth review than other areas. Specifically, proposed development
wholly or partially within or substantially contiguous to a CEA under the State
Environmental Quality Review Act (SEQRA), requires the lead agency to consider potential
impacts on the characteristics of a CEA.

The airport CEA is the largest in Harrison, constituting approximately one-third of the area
north of Westchester Avenue, see Figure 2-10. Development within the CEA, in Harrison,
will be primarily residential, given the R-2 and R-1 zoning. -

Bicycle :

Walking and bicycling are a means of ’rrcmsportahon that is energy efficient, generates no
air pollution, provides the health benefits of exercise and is consistent with compact
traditional communities. For these reasons the New York State Depariment of
Transpor’ration the metropolitan planning organizations (MPOs}, local governments and
other agencies and organizations are creating an_extensive network of bicycle and
pedestrian facilities in the Hudson Valley. These range from sidewalks in cities and
villages to shoulders for walking and cycling in rural areas to regional frailways on their
own rights-of-way. One of these proposed trailways runs through Harrison, along the
Hutchinson River Parkway. This trailway also forms part of the East Coast Greenway which
is an ambitious plan of the East Coast Greenway Alliance to connect all the maijor cities of
the East Coast along a continuous, off- road pu’rh spanning 2,600 miles from Calais,
Maine to Key West, Fiorldc

2.8.3  Planning Concérn_s: Circulation and Parking Controls

Access Management

One way of improving the traffic flow and safety in the town and to resolve the functional
conflict created by excessive drivewdys along arferials and collectors, is through the
implementation of an access management plan. Among the many benefits of a managed
roadway are increased public sofety, reduction of congestion, extended life of the
roadway and |mproved appearance of the built environment. Access management also
serves to both preserve the ironsporic:hon functions of roadways as well as the long-term
properly values and the economic viability of abutting development. A further benefit is
the ability to concentrate commercial activity in a smaller area, which is less damaging to
landscapes and the environment.

Access management strategies aim fo alleviate the inherent conflicts between the function
of through traffic of an arterial and the local function of access to abutting properties. As

¢ Day Night Sound Level. Day Night Sound level, symbolized as Ldn, is the 24-hour average sound level, in
decibels {dB), obtained from the accumulation of all events with the addition of 10 decibels 1o sound levels in
the night from 10 PM 1o 7 AM.

43




Comprehensive Plan Harrison 2012 DRAFT Chapfter 2: Townwide Analyses

traffic volumes increase along the arterials, conflicts become more and more problematic
in ferms of congestion and accidents, and will eventually hamper the economic well
being, as well as the quality of life in the town. Eventually it will become difficult to make
left turns onto and off arterials, which may lead to an increase in accidents.

Access management alfempts to group the turning movements in and out of properties,
or shift them to side sireets or service roads or to minimize the more problematic turns,
i.e. the left turns. The basic goal is to improve traffic flow and safety along the arterial
without reducing access. Accident rates along arterials are related to the density of
driveways. The elimination or discouragement of certain turns in and out driveways is
often seen as a reduction in accessibility. However, this pofential reduction is generally
offset by increased accessibility fo the property from side streets or from adjacent
properties. By facilitating traffic flow along the arterials, these actions will make it easier
for the volume of vehicles to grow, which will be beneficial in the long term and will
increase property values.

Studies have shown that an effective access management program can reduce crashes by
as much as 50%, increase roadway capacity by 25% to 45%, and reduce travel time and
delay as much as 40% to 60%. Though property owners need a driveway permit from
NYSDOT, the state has limited authority to control and manage access along the state
roads. The land use authority of the town offers the best regulatory means to manage
access along an arterial. By developing an access management program, the town can
work to minimize and possibly eliminate the most hazardous movements (left turns in and
out} in the town. R

Access management strategies also have ‘beneficial impacts on pedestrian circulation in
the sense that the actions encourage more walking between adjacent properties (by
providing connections} and by making walking more pleasant along any sidewalk that
may exist in the area, due to reduced numbers of driveways and vehicular turns.
Aesthetics are generally also improved by access management plans.

Parking
Downtown Harrison, the Central Business District and Silver Lake all experience parking
conflicts. The effectiveness of the fown’s parking regulations is in need of review.

The off-street parking requirements should be reviewed with o view to more accurately
address the requirements for some of the uses, such as office and retail. At present, for
office uses one space. is.required per 200 square feet of floor areq, except that «
proprietary executive headquarters office building in an SB-35 or SB-100 district shall
have whichever is the greater requirement as determined by the Plonning Board, one per
350 square feet or 0.9 per each employee on site at any one time. Consideration should
be given to reducing the requirement for offices to one space per 300 square feet of gross
floor area. In 2010, the Planning Board recommended that the Town Board consider such
a modification. For a proprietary executive headquarters office building, consideration
should be given to removing the provision for 0.9 spaces per employee, i.e. requiring one
space per 350 square feet. Such a modification will more accurately reflect actual usage
pafterns and reduce the amount of unnecessary impervious surface created.
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The off-street parking regulations include a 10-space waiver for all non-residential uses in
the Downtown Revitalization Target Area, the Halstead Avenue Commercial Corridor, and
the Silver Loke Commercial Area. These waivers were infended to allow flexibility to
businesses locating in the area, but when the waiver was adopted in the 1990s the
complementary provision of additional public parking was not followed through with. This
has contributed to some of the present-day parking shortages. The effectiveness of the
waivers needs fo be examined in the context of today’s parking problems. In tandem with
this, consideration should be given to reducing the off-street parking requirements for
non-residential uses. In-lieu fees and other innovative solutions should also be studied by
the Planning Board. Any such fees should be allocated to the Town's Parking Authority,
which was created several years ago, to be used for transportation and parking
improvements in the area. L

Traffic Calming

Some streets in the town, particularly in Silver Lake and the downtown, are used as
shortcuts by commuters o access the state highways. The speed and volume of this traffic
can detract from the quality of life in a neighborhood. In addition, the most important
factor in the severity of a crash is the speed of the vehicles. By employing traffic calming
measures, the fown can both decrease the number and severity of crashes and improve
the quality of life in its neighborhoods. Traffic calming methods are especially useful in
high crash locations and residential streets or collectors suffering from high travel speeds.

Traffic calming measures include measures such as:

= Four-way stops applied to residential intersections. Typically four-way stops are
only recommended "af locations where there are sight-distance restrictions.
However, they are an ‘inexpensive control device, slowing down traffic and
increasing intersection safety, o

»  Speed humps (an improved version of speed bumps that are bicycle friendly and
can be plowed). Generally speed humps are only recommended on local and
collector roads at locations that are not steep and have good sight distances as
needed. They are effective in reducing speeds (especially the high-speeds drivers)
and in improving safety. Their location needs to be coordinated with emergency
services and they need to be designed so that drainage continues to function.

» Pinch points. At locations with good sight distances (possibly where there are
overpasses or.culverts), the town can narrow each lane width or narrow two lanes
to one lane with adequate signing. This strategy needs fo be coordinated with the
emergency services and school bus services.

Some of these measures could be implemented on a fest basis. Speeds and volumes

should be measured before and after the construction of the speed device. Additionally,
NYSDOT has fraffic calming grants for which the town may apply.
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The State University of New York (SUNY) at Purchase was opened in 1972, Enroliment
has increased from the 1988 level of 3,700 undergraduate students at the college to
4,148 in Fall 2011. The college also contains the Neuberger Museum of Art and the
Performing Arts Center which are valuable cultural institutions in the town.

2.9.3 Water, Sewer and Stormwater Management

Water

Since 2005, Harrison has been served by one water district, Westchester Joint Water
Works, which is operated by the town in conjunction with the Town and the Village of
Mamaroneck. The water district serves Silver Lake, Purchase and downtown Harrison. The
Westchester Joint Water Works serves approximately 6,000 customers in the town.
Harrison’s water is purchased from the New York City Water system and is pumped from
Kensico Reservoir.

Sewers :

Harrison is served by four sewer districts. The Mamaroneck and Blind Brook Districts
include county trunk lines along the eastern and western borders of the community and
serve most of Harrison, Portions of the northern pc:ri of the community are served by the
Bronx River and Upper Bronx systems.

Figure 2-9 indicates a large portion .of Harrison, north of Anderson Hill Road, is not
sewered, However, as new subdivisions are developed in the area, the town is commlt’red
to providing the necessary ex’tensaons IR 5

Stormwater Manugemenf :

Stormwater discharges are generated by prempztohon and runoff from land, pavement,
building rooﬂops, and other surfaces. Stormwater runoff accumulates pollutants such as
oil and grease, chemicals, nutrients, metals, and bacteria as it travels across land. Heavy
precipitation or snowmelt can also cause sewer overflows which, in turn, may lead fo
contamination of water sources with untreated human and industrial waste, toxic
materials, and other debris. Harrison is now subject to federal EPA regulations on the
management of stormwater flows. These are known as Phase Il requirements of the
National Pollution Discharge Elimination System (NPDES) program. These require that the
Town address the problem of non-agricultural source stormwater runoff.

New York State, New York City and the Town all regulate stormwater management in
Harrison. The State has set down requirements for each town to comply with the federal
Phase Il stormwater law. To comply with Phase I, New York State issued two non-
industrial Stormwater Management General Permits under the State Pollutant Discharge
Elimination System (SPDES); GP-02-01 for construction activity, and GP-02-02 for MS4s
(Municipal Separate Storm Sewer Systems). Under GP-02-02, regulated MS4s must
establish stormwater management programs that reduce the discharge of pollutants to the
maximum extent practicable. Stormwater management programs must include  six
minimum control measures, two of which are relevant to the plan.
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Minimum Conlirol Measure 4 — Construction Site Runoff Controf

To comply with GP-02-02, operators of MS4s are required to adopt a new local law,
amend existing local laws and ordinances or establish an equivalent regulatory
mechanism to reduce pollutants in stormwater runoff from construction activities that
disturb one or more acres of land.

Minimum Confrol Measure 5- Post-Construction Stormwater Management

Either separately or in combination with Minimum Measure 4, MS4 municipalities must
adopt new local laws, amend existing local laws and ordinances or establish equivalent
regulatory mechamsms to reduce discharge of pollufdn’rs in stormwater runoff after
completion of construction. :

To comply with the above minimum control measures, Harrison adopted a new
Stormwater Management and Erosion and Sediment Control law in 2007. The law was
amended in 2011 to add a provision encourcglng the use of green infrastructure
practices to contro! stormwater runoff, L

Watershed Management :

Harrison lies in the Long Island Sound watershed which is designated an Estuary of
National Significance. Wesichester County instigated a non-point source pollution control
program in 1991 o dovetail with the federal and bi-state Long Island Sound Study. This
program has focused its efforts on intermunicipal watershed planning, natural resources
restoration and public outreach and education since 1995. The Long Island Sound
watershed was separated into seven study areas’made up of one to three sub-watersheds.
A Watershed Advisory Committee (WAC) is assigned to each study area, and two WACs
are responsible for Harrison, WAC 3 and 4. Both these WACs published reports which
assessed and made recommehdoiions for improving the following:

. munlc;pal ordtnonces ond comprehenswe p!ans of development
" streams: : -

. weﬂcmds E

»  stormwater munagemeni

» public education and ouireq_ch_

Regulated MS4s that discharge stormwater to 303(d) (List of Impaired Waters) listed
streams or TMDL (Total Maximum Daily Load) watersheds are required to meet the
standard of “no increase in pollutants of concern.” Some watercourses, such as Blind
Brook, are listed. A regulated M54 discharging to a TMDL watershed is required to ensure
improvement in water quality. Stormwater management programs must ensure no
increase in the listed pollutants of concern to the listed water. New York State DEC
provides direct guidance to affected MS4s.

New York City’s Watershed Regulations

The city also regulates stormwater management in the northern portion of Harrison,
within the city’s watershed boundary, due to the crifical role of Kensico Reservoir in New
York City’s water supply. NYCDEP has set down regulations for development in the form
of the Rules and Regulations for the Protection from Confamination, Degradation, and
Pollution of the New York City Water Supply and its Sources (Watershed Regulations)
1997.
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2.10 Natural Environment

Figure 2-10 demonstrates various natural and environmental features which contribute fo
the character of Harrison.

Ridge Lines and Steep Slopes

A major ridge line runs from Rye Lake through downtown Harrison separating the Blind
Brook and Mamaroneck River drainage areas. There are also many areas of steep slopes
(defined as slopes of 15% or more} located throughout Harrison. Faced with diminishing
amounts of level land, developers are increasingly looking to lots that are situated on
steep slopes and grades. A Steep Slopes Law was adopted in 2006 which requires a
slope permii. This law ensures any application for development on steep slopes is
thoroughly evaluated.

Water Bodies and Flood Hazard Areas

Three major areas are defined within the 100-year f[oodplcnn - those areas adjacent to
Blind Brook, Brentwood Brook and branches of the Mamaroneck River. Floodplains offer
benefits in the form of improved water quality, opportunities for recreation and enhanced
habitat for river wildlife. Floodplains should be protected from infensive development of
new residences and commercial buildings. Flooding oceurs along these watercourses in
Harrison, and causes damage to. homes in the vicinity.

Water quality has been an issue for some ponds and lakes in the town, where
eutrophication has taken place. Eutrophication is the gradual increase and enrichment of
an ecosystem by nutrients such as nitrogen and phosphorus The increase in available
nutrients promotes - plant growth, favoring certain species over others and forcing a
change in species .composition. In aquatic environments, enhanced growth of choking
vegetation or phy’roplcnk’ron (that is, an c:igal bloom) disrupts normal functioning of the
ecosystem, causing a-variety. ‘of problems. ‘Human society feels the impact as well:
eutrophic -conditions decrease the resource value of rivers, lakes and estuaries such that
recreation and aesthetic enjoyment are hindered. Health-related problems can occur
where eutrophic conditions interfere with drinking water treatment. There are numerous
methods of addressing the problem of eutrophication, including tackling the source of
excess nutrients, such as the presence of geese. The seasonal draw-down of water would
also help to eliminate excess algal growth. The Town has taken steps to address
eufrophccahon by introducing sterile grass carp in some water bodies. Further measures
to improve water quahfy in cil waterbodies in Harrison should be examined. Possible
measures include:

= Geese and duck control: the fowl population must be controlled

= Construction of sediment ponds

*  Growth of a hedge buffer around the waterbody’s edge

*  Winter water draw-down measures fo fatally expose the weeds to the atmosphere

53







Comprehensive Plan Harrison 2012 DRAFT Chapter 2: Townwide Analyses

Wetlands

The Town of Harrison regulates wetlands through its wetlands ordinance (Chapter 149).
This states that wetlands are invaluable resources for flood protfection, wildlife habitat,
open space and water resources. It establishes @ 100’ wetlands buffer and requires a
permit from the Town Planning Board for the listed regulated activities.

There are three levels of designation for wetlands: federal (through the Army Corps of
Engineers), state and local. Wetlands over 12.4 acres in size are mapped and protfected
by the New York State Department of Environmental Conservation (NYSDEC). Any
construction activity that might have an impact on these wetlands {excavation, filling,
building, obstructions, potential pollution sources efc.) is regulated, whether or not the
activity occurs in the wetland itself or on land adjacent to the wetland.

For wetlands smaller than 12.4 acres in size, the town is responsible for their identification
and profection. Wetlands are subject to constant change, in ferms of their hydrology,
plant life and drainage. Therefore it would ‘be difficult to produce a definitive town
wetlands map, as it would require constant modification. At the site-specific level,
delineation of wetlands will require the services of a soil scaenhs’r or weﬂond consultant fo
determine exact boundaries. : :

Beaver Swamp Brook — Project Home Run :

Beaver Brook is subject to periodic flooding and is pur‘ﬂcuiariy significant because it runs
through downtown Harrison. One of the town’s projects, carried out in conjunction with
the county and state, is the Beaver Swamp Brook project. Initially, a two-acre site between
Park and Bradford Avenues was converted from a severely degraded marsh into a haven
for wildlife and a natural water filter. First, dense invasive common reeds (Phragmites
australis) as well as junk (an abandoned shed and car, steel drums and automobile pcr’rs)
were removed. Then thousands of native plants representing more than two dozen species
were installed, as were shrubs.and trees that included dogwood, ash, maple, oak and
sycamore. Roosts_for herons and swales for breeding turtles were installed, as was «
subsurface structure in the stream channel to reduce stream bank erosion. The plants
provide habitat for fish and wildlife and help filter out pollutants and excess nutrients
before they enter adjacent Beaver Swamp Brook and downstream Long Island Sound.

This project has since grown into a larger recreational vision, covering 18 acres, and
providing parkland, youth ‘baseball and soccer fields, walking trails and a nature
preserve, in addition to infrastructure improvements to Oakland Avenue. The larger
project is currently on hold pending resolution of implementation issues.

Kensico Reservoir

The Kensico Reservoir is the final stop for 90% of New York City's drinking water supply
before it enters the water tunnels that carry it to consumers’ taps. Normally, all of the
water from the City’s Catskill and Delaware watersheds — located in parts of Ulster,
Delaware, Greene, Schoharie and Sullivan Counties west of the Hudson River — flows into
the Kensico Reservoir. As Harrison obtains its water from this water supply system, the
protection of the quality of Kenisco is vital for both New York City and Harrison.

The Kensico Environmental Enhancement Program (KEEP) is a committee formed to
protect the Kensico Reservoir. lts mission is to educate the communities in the Kensico

55




Comprehensive Plan Harrison 2012 DRAFT Chapter 2: Townwide Analyses

watershed about the importance of protecting water quality. By educating the people who
live and work in the 13-square-mile watershed about how their daily activities affect water
quality, KEEP works to protect the watershed and reservoir from pollution.

Funded by New York City, KEEP is a joint effort of DEP, county and local governmental
organizations, and residents from the towns surrounding the Reservoir fo enhance the
Kensico's water quality and protect the watershed from pollution. The group has an
Executive Board composed of community leaders and designated representatives of local
governments in the Kensico watershed. KEEP develops public outreach and educational
programs on watershed protfection in Harrison and the four other fowns in the watershed:
New Castle, North Castle, Mount Pleasant and Greenwich, Connecticut.

Climate Change and Green Building Practices :

According to the NYSDEC's policy for assessing .energy use and greenhouse gas
emissions in environmental impact staiements {EISs), global climate change is a
significant environmental challenge, and one that will continue to affect the environmental
and natural resources of New York State. There is scientific consensus that human activity
is increasing the concentration of greenhouse gases in the atmosphere, and that this, in
turn, is leading to climate change. Emissions of carbon dioxide represent an estimated
89% of the total greenhouse gas emissions in the state, and the vast majority of these
emissions result from fuel combustions. Other sources of greenhouse gases include
electricity distribution; refrigerant substitutes; management of municipal waste, municipal
wastewater and agriculiure; and natural gas leakage.

While climate change s offen perceived as a federal, state or regional issue, local
communities can foke actions to mitigate its impacts.:In 2008, Westchester County
released the Westchester Global Warming Action Plan, created fo identify workable
strategies and potential actions the County can implement fo reduce greenhouse gases
and promote sustainable development. The task force charged with completing the plan
considered the 2005 countywide greenhouse gas footprint of approximately 13.1 million
tons ‘of carbon dioxide, and relying on the most recent climate science, set a goal to
reduce greenhouse gases by 20% below the 2005 base year by 2015. For 2050, the task
force set-a goal of an 80% reduction below the base year.

As one element of greenhouse gas emissions reduction, many communities are pursuing
measures to encourage and in some cases mandate green or sustainable building
practices, Green 'building. practices are resource-efficient models of construction,
renovation, operation, maintenance and demolition. Elements of green building include:

= Energy efficiency and renewable energy

»  Water stewardship

» Environmentally preferable building materials and specifications
»  Waste reduction

= Elimination of toxics

* Indoor environment

*  Smart growth and sustainable development

The U.S. Green Building Council has devised a Leadership in Energy and Environmental
Design (LEED™) Green Building Rating System to measure the energy and environmental
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performance of buildings. The system allofs points in seven categories for environmentally
beneficial building materials and design, such as site location, water efficiency, energy
and the atmosphere, materials and resources and indoor environmental quality.

in addition to LEED accreditation, New York State offers a tax incentive program for
developers known as the Green Building Tax Credit (GBTC) program. The GBTC is a $25
million income tax credif for owners and tenants of buildings that meet energy, indoor air
quality, materials, commissioning, water conservation, appliance and size criteria. Also,
the New York State Energy Research and Development Authority (NYSERDA) provides
technical and financial assistance to those interested in building green.

As an overall goal, Harrison should seek ways to use energy-efficient products and
incorporate green building practices in new municipal projects. Where feasible,
equipment and products should be upgraded to meet higher environmental standards.
This might include smaller items, such as office equipment, or big-ficket items such as the
acquisition of hybrid electric cars for the municipal deparimental fleets.

There is currently no provision or incentive fdr__-green buildings in the Harrison Code. The
Town should update its ordinance to encourage sustainable design practices; one option
might be a rebate on building permit fees based on the level of LEED-type compliance.

Deer

The virtually unchecked growth in Wesiches’fer s herd of whﬂe tailed deer has led to high
fences to keep yards and gardens intact, the loss of plants and trees due to deer
browsing, Lyme disease and the fear of it that keeps residents indoors, and collisions
between deer and vehicles. This is a ‘particular concern in areas where extensive
manicured landscaping is present, such as the office parks, corporate headquarters and
residential estates. Harrison should try to avoid the proliferation of deer fencing, but as a
long-term solution needs a plan that reduces the deer population, As it is not alone in
this, Harrison should discuss the various s’rra’regles that other municipalities are using in
order to develop its own pol;cy L

Geese

An estimated 20,000-25, 000 reszden’r’ Canada geese breeding pairs live in New York
State in addition to unknown numbers of non-breeding und juvenile geese. These
‘resident’ geese are distinct from the migrating geese that pass through New York, as they
tend to remain year-round in one location. This ‘resident’ population has created
problems in Harrison, particularly where there are expanses of grass located near
unobstructed water bodies.

Some options for the control of geese include:

» Reducing grassy expanses by planfing trees and shrubs and allowing some areas
to turn into meadows.

»  Establishing shrubbery, trees and ground cover around ponds.

» Restricting public picnicking fo pavilions.

» Enforcing non-feeding legislation.

= Utilization of noise-makers.

= Use of trained dogs, such as border collies.
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The Leo Mintzer Community Center in Silver Lake has a game room with pool tables,
ping pong tables, air hockey and pinball machines, a filness room, and a lounge used by
the West Harrison Senior Citizens. It also includes a children’s day-care center.

There is an abundance of adult softball teams, Babe Ruth baseball teams and Litile
League programs in Harrison. Due to the proliferation of these teams and in particular
the growth in youth baseball and soccer, it has been reported that there is inadequate ball
field capacity.

2.11.1  Open Space and Recreation Plan

The assessment of the adequacy of open space and recreation in any municipality should
rely on detailed surveys and analysis of municipal needs. While the National Recreation
and Park Association (NRPA)} does have standards for various facilities, the most recent
version of their guidelines, Park, Recreation, Open Space and Greenway Guidelines
(1996), calls for an individualized community planning approach. Each community
should plan and program facilities based ‘upon identified local need. Harrison should
consider an open space initiative, using a voluntesr committee. The committee’s charge
would be to identify areas that have potential as dedicated open space, to identify funding
options for acquiring-such land, and fo recommend priority actions to the Town Board

In general, NRPA suggests that a park system, at a minimum be composed of a “core”
system of parklands, with o total of 6.25 to 10.5 acres of developed open space per
1,000 population. Applying this to Harrison’s 2010 population of 27,472 results in a
range from 171.7 acres to 288.5 acres for developed open space requirements. At
present, the sum of existing:county parks and town parks {see Table 2-13, below) is
200.32 acres. Although Harrison also has approximately 174 acres of Town-owned
property reserved for parks, as these parks are created and come on stream, the town's
population is also expected to continue growing. Harrison’s policy is to accommodate
both existing and future requirements for parks and recreation.

New York City Acquired Land

The New York City Department of Environmental Protection has acquired a 132-acres
areq just south of the Kensico reservoir. All NYCDEP-acquired properties are purchased
under conditions established by the 1997 Watershed Memorandum of Agreement (MOA).
NYCDEP decisions on recreational use of land in its ownership are made primarily on a
case-by-case basis. For example, if a property is small or can only be accessed over
private properly {right of-way), it is not usually opened for public access. Large parcels
with safe access are usually opened. The 1997 MOA dlso outlined some considerations
for recreational use on acquired property, and states that hisforical recreational uses,
including fishing, hiking and hunting, will be allowed fo continue on newly acquired fee
property, subject to rules and regulations adopted, or permits issued, by NYCDEP,
provided that they neither threaten public safefy nor threaten to have an adverse impact
on water quality. The town should examine possible public access to this land, in
conjunction with NYCDEP.
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Table 2-13: Parks and Open Space

Chapter 2: Townwide Analyses

Type of Park Name of Park Aﬁfrarﬁzrl‘n Subtotal
County Park Lands Maplemoor Golf Course 15.3
Saxon Woods Park 17
Silver Lake Park 84
Municipal Parks Veteran’s Memorial Park 23
Passidome Park 48
Smaller Town- Witding Park 1
Operated Ma Riis Park 2
Recreational facilities | Pettijohn Park 1
Bernie Guagnini Brentwood Park 3.4
Emilio Scatenato Congress Park Piayground 2
West Harrison Community Center 1.4
Rose Avenue Tot Lot 0.22
Jilly Flowers Park S
Amelia Earhart Park -
1 200.32
Other Open Space
Watershed Properiies 132
Municipally owned Nike Site (Toial of 33 — of which 22 for rec.) 22
property reserved for | West Street Site (East s;de) 23
Parks Klingenstein Property B _ 17.5
_t land  that adjoins Breniwoqd Youth |- 16
} Memorial Park ' )
| Land adjoining Passidomo. Park 43
Site at Emerson Avenue ‘and South road 4.3
"I 'Land adjoining Veterans Memorial Park 16
West side of West Street 13.8
Beaver Swamp Brook — Project Home Run 18
- o 173.6
Private Recreation Apawanis Country Club 67
Sites Brae Burn Country Club 152
Century Couniry Club 181
Old Ouks Couniry Club 186
Westchester Country Club 328
- | Willow Ridge Golf Club 122
Country Club at Purchase 196
S 1,232
Total 1605.92

60













Comprehensive Plan Harrison 2012 DRAFT Chapfter 2: Townwide Analyses

particular case, the subdivision is not of a sufficient size or adequate character to create
suitable recreational area for the subdivision’s occupants.

The controlling case on this issue, Bayswater Really v the Planning Board of the Town of
Lewisboro (1990) held that a planning board must moke two findings before it may
exercise its authority to require a payment in lieu of sefting aside park or recreation lands.
First, the planning board must determine whether a “proper case” exists for imposing the
requirement by evaluating the present and future needs for park and recreational facilities
in the town. Second, the planning board must determine whether the proposed plat
contains adequate and suitable space for recreational facilities. Only if it determines that
a "proper case” exists and that the plat does not contain such space may the planning
board require the subdivider to pay money as a substitute.,

In relation to open space subdivisions, in the Bayswater case the court held that in a
“proper case” where it has made the necessary findings, the planning board is not
precluded from exercising both its powers wunder the town law authorizing cluster
subdivision ordinance and the town law requiring that o developer sef aside land for
recreation purposes or pay fees for recreation.
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Chapter 3: Platinum Mile

Westchester’s “Platinum Mile” of corporate office complexes runs through Harrison along
[-287, and connects Harrison to the growing office presence along Connecticut’'s “Gold
Coast” in Greenwich and Stamford to the east, and also to those in White Plains and
Tarrytown fo the west (see Figure 3-1). The 1988 Master Plan Update noted that the most
significant change in land use since the 1972 Master Plan was the development of
approximately 256 acres of land in Purchase for office use, contributing to the completion
of some 4.5 million square feet of commercial office construction from 1972 to 1988.
This concentration of office uses has been instrumental.in contributing fo Harrison’s well-
being, not just in terms of tax revenue and jobs, but also in terms of the contribution to
the town in other ways, such as corporate sponsorsh;p and ’rhe prowsuon of semi-public
open space. - :

At its hmgh’r in 1984, the Platinum Mile ared genero’red some 60% of Horrison s enfire tax
revenue', However, since the peuk in the 19805, and particularly since’the beginning of
the current economic recession in 2008, the area has been beset by a wave of corporate
departures that have resulted in vacant properties: __o_n_d empty buildings. Although this
trend has been noted throughout Westchester County, the central 1-287 corridor has been
hit especially hard. Some existing buildings — which were largely built during the 1970s -
have fallen into disrepair, and property managers have had difficulty replacing exiting
tenants. With 'thS changing. Icmdscclpe in the Plchnum Mlle a number of companies have

eroded fax base. A’r presen’r corporahons contnbute just 38% to chrrison s tax revenue’.

Amid this substanhci sh:ﬁ Hamson and o’rher Wes’rchester communities have been forced
to entertain the possibility of repositioning formerly corporate areas with new uses that are
compchble with “surrounding Jand uses ‘and beneficial to the tax base. As noted in
Chapter 2, CB Richard Ellis has estimated that, since 2008, more than 1 million square
feet of office space has. either been repurposed or repositioned in the county®. In
Harrison, ‘much of the recent deveiopmen’r in the Platinum Mile has been dictated by the
special exception use permitting provisions of the SB (Special Business) districts, reflecting
market forces and demand. To befter ensure that future development and redevelopment
is in keeping with the Town's -overall goals, Harrison should carefully evaluate whether
any specific changes to the SB provisions — particularly regarding permitted and special
exception uses — should be considered.

' “Qur Platinum Mile Has a Litile Bit of Rust.” Journal-News, February 27, 2011,
2 Harrison Tax Assessor Mark Heinbockel, at Platinum Mile Summit, May 23, 2012,
% CB Richard Ellis, MarketView, Westchester County, First Quarter 2012
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3.1 Land Uses

The Platinum Mile contains several subareas with distinct issues and opportunities,
reflecting the larger area’s significant transformation in recent years. As shown in Figure
3-2, the central portion of the Platinum Mile is bounded by I-287 to the south, the
Hutchinson River Parkway to the east and 1-684 to the north and west. This feardrop-
shaped subarea has seen some of the most significant vacancy issues, and represents the
portion of the overdll area that is most subject to change. The teardrop area, which is
zoned SB-0, is bisected by four east-west access roadways: Bryant Avenue, Gannett Drive,
Corporate Park Drive and Red Ock Lane. The northern and southemn exiremes of the
subarea are the most stable. The northernmost parcel is occupied by the U.S. Postal
Service as a regional distribution center, and the parcels along Red Oak Lane are built
out and have fransitioned to non-residential uses {including hotel, office, recreational and
educational uses). However, the interior portion of the teardrop has recently experienced
major changes and still faces challenges. The building located at 101 Corporate Park
Drive was repurposed to the Hyatt House extended-stay hotel, while the former Nokia
building at 102 Corporate Park Drive has been approved for the headquarters for
biotechnology company HistoGenetics; the’ former Journal-News headquarters at 1
Gannett Drive was recently approved for redevelopment-as a Lifetime Fitness location;
and the EasiRidge Enrichment Center day-care facility was built at 109 Corporate Park
Drive. Meanwhile, the law firm Wl!son, Elser, Moskowitz, Edelman Dicker LLP announced
in 2011 that it would relocate its Westchester offices from 3 Gannett Drive — where it now
occupies the majority of the building — to-White Piains,'q_nd at least two floors of the
building across the strest at 4 Gannett Drive are vacant.* The two buildings located at
103 and 105 Corporate Park Drive have been vacant for some fime and are lapsing into
disrepair, while other sccﬂered vaconc;es pers:st 1hroughou’t the remainder of the
buildings in the teardrop.

Most of the office properties within the tecrdrop subarecx are managed by two companies:
Normandy Real Estate Pariners, which owns more than a dozen buildings collectively
marketed as The Exchange on Corporate Park Drive and Westchester Avenue, and
Heritage Realty Services, LLC, which owns 2, 3 and 4 Gannett Drive.

Outside of the teardrop, the land use and development picture is more stable. The SB-0-
zoned area located north of 1-287 and west of 1-684, like much of the Platinum Mile, is
now dominated by medical and institutional uses, including the recently approved Sloan-
Kettering Cancer Center in the former Verizon building ot 500 Westchester Avenue, and
Fordham University, which opened a campus at 400 Westchester Avenue.

In the SB-35-zoned subarea northeast of the teardrop, south of Manhattanville College
and northwest of the Hutchinson River Parkway, the uses are dominated by the global
headquarters of MasterCard, but other office uses are also located here, primarily in the
financial and insurance industries. The major change in this subarea is the recent
announcement by distilled-beverage company Pernod Ricard fo relocate most of its
employees located at 100 Manhattanville Road to a new U.S. headquarters in Manhattan.
However, the company will retain about 150 employees af the Purchase location.”

* “Developers Applaud “Platinum Center Proposal.” Westfair Communications, June 1, 2012.
5 “Parnod Ricard’s U.S. Headquarters Moving.” Connecticut Beverage Journal, June 1, 2012,

67










Harrison Comprehensive Flan 2012 DRAFT Chapter 3: Platinum Mile

allowable as a permitted use. Finally, the SB-MX zone would contain a general special
permit provision that any new development or substantial redevelopment must include
street and sidewalk connections to adjacent properties, as determined by the Town Board.

The remainder of the currently mapped SB-O zone, as well as the SB-35 and SB-100
zones, would remain unchanged, as there areas appear to be relatively stable. However,
in the future, if the SB-MX zone is successfully implemented and market forces appear to
indicate demand for mixed uses elsewhere in the overall Platinum Mile areaq,
consideration may be given to expanding the SB-MX zone as appropriate.

In terms of parking, the requirements for offices in the Platinum Mile are one per 200
square feet of floor area, except that a proprietary executive headquarters office building
in an SB-35 or SB-100 District shall have whichever is the greater requirement; one per
350 square feet or 0.9 per each employee on site ‘at any one time. As discussed in
Chapter 2, consideration should be given fo reducing these requirements and removing
the method of caleulating requirements per employee for headquarters buildings.

3.3 Stormwater

Office campuses can contain huge amounts of impervious surfaces and can contribute
enormously to sformwater flows. As discussed in Chapter 2, Harrison adopted a new
Stormwater Management and Erosion and Sediment Control law in 2007, to comply with
the Phase |l requirements of the National Pollution Discharge Elimination System {NPDES)
program. L :

One of the major. contributors.fo stormwater .is impervious surfaces, such as the large
parking lots necessary for office complexes. An impervious surface is one that is resistant
to penetration by moisture, and includes but is not limited to, paving, concrete, asphait
and roofs. Impervious “surfaces “affect water quantity by diverting subsurface flow to
surface runoff, often resulting in increased flooding and stream bank erosion. Impervious
surfaces also affect water quality by accumulating and conveying polluted runoff to
surface waters. Runoff from residential rooftops usually drains fo lawns that promote
infiltration, reduce runoff rates and filter pollutants. In contrast runoff from roads, parking
lots and commercial/industrial rooftops often drains directly to stormwater sewers and is
not naturally filtered by soil and vegetation. The general goal is to limit the amount of this
type of impervious surface area, and to retain and treat stormwater on site.

The regulations for the SB zoning districts should be examined to study various means of
placing greater emphasis on stormwater management. This could include requirements
that parking area drainage should be designed such that all surface runoff (both piped
and overland fiow) is conveyed through o vegetated swale, vegetated filter strip, created
wetlands, rain gardens, detention basins with bio-filtration prior or other similar facility to
discharge into existing wetlands, streams, ponds, or other waterbodies. In addition,
landscaping requirements, which also benefit stormwater monagement, could be
strengthened. Reference should be made in the zoning text to Best Management Practices
as ilustrated in the 2010 New York State Stormwater Management Design Manual, As
parking constitutes such a large proportion of impervious surfaces, consideration should
also be given to adjusting the off-street parking requirements in light of new ideas such as
landbanking or landscaping; the sefting aside of landscape reserves that can be
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converted to parking if shortages arise. The use of porous surfaces should also be
considered as an alternative to impervious ones.

The zoning changes discussed above would also serve to reduce the amount of parking
needed in the new SB-MX zone by promoting o wider variety of land uses, which have
different parking requirements at different times of day, thus allowing for the potential for
shared parking arrangements.

3.4 Troffic

In general, vehicular circulation in the Platinum Mile area is good; in fact, easy access to
regional highways and local arterials is one of the factors that led to the significant growth
in office growth in the 1970s and 1980s. However, the teardrop subarea has some
constraints to efficient circulation. The primary limitation is that the inferior of the teardrop
is highly segmented, reflecting its development as separately owned parcels. None of the
four east-west roadways connects through the subarea, nor do they connect to each
other. As indicated in Figure 3-3, a number of internal connections could be made within
the teardrop to improve overall circulation. For example, Corporate Park Drive could be
extended to connect with the Renaissance Hotel property on Red QOak Lane, while Gannett
Drive could be connected to Bryant Avenue. Although the topography in the teardrop can
make such roadway connections somewhat difficult, the actual distances between many of
the roads are quite small. Providing for-an improved mfemqf roadway network — complete
with sidewalk connections to accommodate pedestrians = would create a greater set of
amenities and enhcxnce the overall developability- of the subarea

It should be noted that ihe Town has long rec:ogmzed by Purchqse Street has a unique
rural character that'can be severely impaired by heavy traffic volumes. However, with the
potential allowance by special ‘permit of assisted-care and senior housing, emergency
access throughout the teardrop subarea is critical. Therefore, this Plan recommends
maintaining the separation: between Corporq’re ‘Park Drive and Manhattanville Road for
through traftic, but crecthng ‘an emergency-access-only connection between these two
streets, This would ensure that future development of the teardrop would not result in
significant traffic impacts onfo Purchase Street, but would provide for good emergency
access if needed. In addition, in the interest of promoting efficient overall circulation, this
Plan recommends that Manhattanville Road retain its connection with Purchase Street. This
connection is crucial for the office uses located on Manhattanville Road between 1-684
and Purchase Street; without- it, these users would have very limited vehicular access to
points eastward — in particular the Hutchinson River Parkway — and would often be forced
to travel through Manhattanville College to access Purchase Street to the north. This
would create pofential negative impacts for the college and would thus be unlikely to see
much support for that significant land user. It is worth noting that the offices uses on
Manhattanville Road are unlikely to expand substantially in the near future, and are in
fact below their peak employment due to the economic trends discussed earlier in this
chapter (including the relocation of much of Pernod Ricard’s staff from its Manhattanville
Road site to New York City).
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Figure 4-2B illustrates that Harrison has a very walkable CBD. In this figure, restaurants
and retail uses have been separated out from the rest of the land uses, and building
footprints are shown, rather than the entire lot. This demonstrates that restaurants are very
well represented, with the largest concentration along Halstead Avenue. The orange color
in Figure 4-2B denotes lots that are solely in restaurant use, but in some cases the pink
also contains @ restaurant, as one of a number of businesses operating on one lot. Vacant
buildings are also noted on the figure, indicating that vacancies are relatively few, and
primarily located along Harrison Avenue.

Halstead Avenve

This corridor serves as Harrison’s primary commercial thoroughfare, and has some
elements of a traditional “Main Street” character, particularly east of Harrison Avenue,
with a relatively consistent row of early ZO'h-cenfury bu:ldmgs on the southern side.
However, on the northern side of Halstead, the streetscapeis interrupted by two parcels
totaling about 3.5 acres, which contain the Metro-North train:station commuter surface
parking lots and o small area of public open space, known as Jilly Flowers Park. At this
areq, the Town and Metro-North Railroad are jointly advancing the development of the
two parcels for a potential transit-oriented development (TOD) project that could
potentially include residential, retail and municipal uses, pedestrlcn plazas, a new parking
structure and associated sireetsccpe improvements. . -

In addition, the Harrison Shopping Center at Hoistead ‘and Oakland Avenues, which is
anchored by an A&P, is more auto-focused than most of the rest of the corridor. This site
could be considered for some improvements to building facade and parking circulation,
but still acts as an uppmpna’re go’reway mio Harrlson ond transition out of the CBD.

West of Harrison Avenue ’rhe Hcisfeod corr:dor shows more variation in building heights
and fypes and land ‘uses, which resulis in a less clearly defined character. For example,
the new CVS drug store and: Dunkin’ Donuts outlet, while aftractively designed to
complement ‘the_existing surrounding character, are somewhat geared toward vehicular
traffic. This contrasts with the character of the comdor on the opposite, southern, side, as
well as fo the immediate east. Residential and community facilities at the western end of
Halstead {at Broadway) do provide some foot traffic and street activity.

The majority of Halstead Avenue contains commercial and mixed uses. For the most part,
the single commercial-use buildings are one-story, with older buildings containing off-
street parking in the rear and newer buildings having larger, landscaped parking areas.
The mixed-use buildings, typically containing retail on the ground floor and residential
apartment units above, range in height from two fo four stories. Ground-floor commercial
uses include bars, restaurants, dry cleaners, flower shops, law offices and similar uses.
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Successful downtowns typically include a variety of shops, services and restaurants and
other uses, with sufficient on-street and off-street parking that is sited in order fo
encourage shoppers to park their cars and fravel the downtown on foot. This helps to
increase foot traffic and therefore support local businesses. The ideal downtown mix
includes residential uses to help ensure a 24-hour presence in the area that complements
traffic and parking needs for the commercial uses.

A key goal expressed during the comprehensive planning process is for the CBD to
accommodate a wide mix of business types as well as residential uses. The consensus is
that, at present, the range of stores lacks variety. This opinion is strengthened by long-
standing vacancies in the core business area. Although vacant buildings do not represent
a significant portion of the CBD, there are several highly visible sites that have remained
vacant for some time, which affects the perception of the health of the entire area. These
include the old movie theater on Harrison Avenue and the former Harrison Sporis Shop
on Halstead Avenue. In addition, there are several vacant lots along Halstead Avenue —
as well as the Metro-North parking lot — which act to break up the urban fabric and
disrupt pedestrian continuity. The potentfial exists for a vibrant commercial core, as the
town is home fo a large population of high ‘earners, and host to a large volume of
commuters and reverse commuters that travel through the downfown to the train station
on a daily basis; however this is not being capitalized upon. A reasonable diversity is
necessary to properly serve local residents and employees, and to sustain the vitality of the
surrounding residential community. The Planning Board and the Zoning Board of Appeals
should continue to be aware of this need as cppi:cahons come before them.

Furthermore, good urban desl_g_n is requ:red to crea%e a strong sense of place. A review of
the zoning districts and the area and bulk schedule {Table of Dimensional Regulations)
could be underiaken to ensure that the requirements lead to buildings and stores of the
correct size for the downtown with perhaps some differentiation between Halstead and
Harrison Avenues and the side streets that support these two main thoroughfares. Recent
successful “"developments such as the Pizza 2000 building on Halstead and the (now
closed} Quizno's building on Harrison are examples of good placemaking.

In 2012, to begin addressing some of these issues, the Town established a Downtown
Revitalization Committee, composed of approximately 10-12 business owners, property
owners, interested individuals and residents. The committee has narrowed its focus to
three main areas. fo address aesthetics, infrastructure (including lighting, sidewalks,
pavement, flooding, sewer, water and the library} and parking. Progress achieved to date
by the committee includes work to create a model block on the north side of Halstead
Avenue, from the clock to the corner of Harrison Avenue, selection of a set of general
colors and materials for downtown Harrison facades and private/voluntary fundraising for
downtown beaufification and fagade improvements. The Downtown Revitalization
Committee was involved in the development of this Comprehensive Plan, and provided a
number of recommendations which are discussed below.
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In addition, the Harrison Public Library is raising funds to complete @ $3 million
renovation fo its main branch, to address outdated technology, expand the children’s and
teen areas and improve the overall layout. While recognizing that funds for this effort will
come from private sources, the Town should be closely involved in the library's
renovation, to ensure that the goals for the library and the Town as a whole for this
portion of downtown are aligned.

Given the increasing demand for the Sollazzo Center’s services and the age of the
building, the Town may need to consider either repairing or rehabilitating the building, or
constructing @ new purpose-built building. In addition, the Town-owned former train
station building to the east of Town Hall has previously been proposed for adaptive reuse
as a municipal court facility, which could also host the regular meetings of Town boards.
While the current fiscal environment and the substantial cost of a renovation to this
historic building have thus far made reuse cost-prohibitive, historic preservation grants
and other funds may be available to undertake the project in the future. Any major repair
or replacement of either the Sollazzo Center or-the old train station building should be
done as part of a unified planning effort that considers the adjacent Town Hall and library
uses, as well as the local street network, parking needs and surrounding neighborhoods.

Parks &

The CBD is well served by parks, and will be better served with the complehon of Project
Home Run. However, the CBD lacks an-inviting, accessible public space in its center. The
two main public spaces in the downtown core: Ma Riis Park and Amelia Earhart Park
north of Halstead Avenue are separated from the rest of downiown by the railroad and
not well linked to adjacent civic uses, while Jilly Flowers Park is isolated, surrounded by
the railroad to the rear, parking lots to either side and Halstead Avenue to the front.

A proposed “Town Green” concept for Ma Riis Park is discussed above and indicated on
Figure 4-3, while Jilly Flowers Park should be improved as part of the Metro-North TOD
project to offer .an inviting, accessible and well-supervised open space to the public, in the
in’rerest of enhancing the entire downtown experience.

Housing : -

Housing in the CBD is mainly compnsed of two-family residences. There are a few multi-
family residential units along Halstead Avenue, one being Marion Court Condominiums
in the west and Newport Towers in the east. There are also dwelling uniis over first-floor
non-residential uses along Halstead and Harrison Avenues.

4.2 " Zoning

Zoning in the downtown reflects o mix of business and residential zoning; Figure 4-3A
illustrates the zoning districts and Figure 4-3B outlines the use regulations. There are a
total of four business districts, within which the only residential development permitted is
dwelling units over first-floor non-residential uses. The PB - Professional Business district is
centered on the Town Hall and the frain station, and allows for professional offices and
office support services with limited retail activities and no restaurants. The CBD - Central
Business District is located to the south of the rail line, along both Halstead and Harrison
Avenues. This allows a variety of retail goods and services in the downtown. The NB -
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In addition to the Metro-North TOD project site on Halstead Avenue discussed above,
there are several other sites that have the potential for redevelopment {see Figure 4-4).
Whether considered short- or long-term development opportunities, the main shared
characteristic of each of the sites is underutilization within the context of @ downtown area
that is ripe for additional development. “Underutilized” refers to vacant land; properties
containing buildings that are substantially lower in height than permitted by zoning; sites
that contain obsolete structures; or key locations within the CBD where a more intensive
development of the site would likely occur.

1.

Short-Term Opportunity: 249 Halstead Avenue

In 2010, the Harrison Planning Board approved ‘@ site plan for a mixed-use
development on the south side of Halstead Avenue to the west of Harrison
Avenue. The project will include o three-story building, with two floors of
residential use above retail. Parking will be located in the rear of the building off
Fremont Street. The upper-floor residential areas will contain 10 apartment units.

Short-Term Opportunity: Emilio’s Resfd_g_r_ant and Parking Lot |

In 2011, the owners of the Emilio’s Restaurant building and associated surface
parking lot across Colonial Place to the south (0.35 and 0.42 acres, respectively)
developed several alternative site plans for the ‘property, indicating that the site
could be developed for approximately 32 to 40 units of transit-oriented
multifamily housing. The owners sough’r and were “granted, modifications to the
existing NB district: perfaining fo maximum “building “height, open space and
removal or the requirement for ‘ground-floor commercial use. Although these
modifications primarily affect the Emilio’s property in the near-term, they would
also be applicable to other sites oiong Purdy Street that may have the potential for
redevelopmeni ' -

Long-Term Opportunities

In addition to the ‘above shori-term opportunities, there are several long-range
development prospects in downtown Harrison. For example, one parcel on the
west side of the intersection of Purdy Street and Halstead Avenue contains two
one-story commercial uses. One, used as a Carvel lce Cream story, is active; the
other, formerly a retail bank, occupies the corner. Across Purdy Street, to the east,
a series of one-story buildings extend more than half the length of the block of
Halstead Avenue which ends at Parsons Street. Each of these buildings is one or
two stories in height. Portions of these parcels are used for surface parking for
adjoining restaurants. These properties are potential candidates  for
redevelopment because they are directly across the street from the Metro-North
TOD project site.
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With the exception of a three-story masonry mixed-used building near the western
end of the block and the easternmost parcel at the corner of Haviland Street and
Halstead Avenue, which contains a one-story funeral home, all of the parcels on
the portion of Halstead between Parsons and Haviland Streets could be
considered to be underutilized. The building on the corner of Parsons Street is a
wood-frame two-family structure, while the block alse contains a one-story
building with o tavern, and a 2 Ve-story wood-frame structure and garage
occupying a large parcel. As with the parcels to the west along Halstead, the
underutilization of these properties is driven in part by their proximity fo the TOD
project directly across the street,

A fourth areq, at the infersection of Purdy Street :c_:"rj'd Park Avenue, is adjacent to
the Emilio’s parking lot. It extends south on Purdy Street and west to three
properties fronting on Harrison Avenue. The underutilized municipal parking lot at
the intersection of Park Avenue and Purdy Street, the sacial club adjacent to the
surface parking lot and the three properties occupied by three buildings fronting
on Harrison Avenue, are also .involved. This area also has long-ferm
redevelopment potential, and could be redevelopment at similar densities as those
proposed for the Emilio’s site. '

in addifion to the above opportunities, several other areas in downtown Harrison are also
underutilized and could be candidates for redevelopment given the catalyst of
revitalization elsewhere in the CBD. These include the movie theater property on Harrison
Avenue; the parcels on the north side of Halstead Avenue, between the Metro-North TOD
site and Macy Road; -one-story buildings on the south side of Halstead including the
former Harrison Sport Shop; and underused properties along Harrison Avenue north of
the train tracks. While each of these sites — and potentially others — represents potential
opportunities, none has been the subject of any concrete proposal to date.

Potential '.'gd'teWGy_s to the CBD, or kéy.'en’rrancés and intersections that provide a first
impression of the downtown, could also be established and enhanced {see Figure 4-6}.

4.4 " Downtown Street Hierarchy and Urban Fabric

Some of the most important elements necessary for creating a successful small downtown
are the street network and hierarchy among streets. To a large part, success is dependent
upon ensuring that the street network — the sireets and blocks that comprise the urban
fabric of the downtown — remains infact, while creating a clear difference in character
among various key sireets, It is imporfant fo understand each street’s role in establishing
the built environment of downtown, and how secondary streets can play a supporting role
to Halstead Avenue, the “Main Street” of downtown.

Marrison has o relatively strong urban fabric, with its street blocks creating a strong
frontage along Halstead and a portion of Harrison Avenues. However, there is little
difference in terms of form and scale between Halstead and the other streets, including
Purdy Street and the southern portion of Harrison Avenue. The Town should promote
higher densities along Halstead Avenue, while carefully controlling building form so as to
complement and enhance the pedestrian scale and walkability of the street. Currently,
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4.4 Downtown Aesthetics

Harrison's downtown CBD, in addition to serving as the primary commercial node for the
town, also has the potential to capture interest throughout the surrounding area.
However, in this more regional mode, downtown Harrison is in competition with other
downtown districts in east-central Westchester County, such as the City of Rye and the
villages of Mamaroneck and Port Chester. Because many of the goods and services
offered in Harrison also available elsewhere, it is crifical that the Town set its CBD apart
from others by establishing a strong sense of place. According to downtown specaahsf
Kent Robertson, eight key elements are essential to a main s'rreet’s sense of place:

1. Downtown is distinct from other commercial seffings: A downtown should build
on its unique historic, economic, natural and cul’rural amenities to support the
following elements. P

2. The downfown, and ifs sense of place, has evolved over time: The downtown
community has changed fo represent multiple generations and varying economic,
social and cultural conditions.

3. Downfown represents the unique herifage of.the community: The downfown,
more than any other place within the municipality, reflects much of the heritage
and experiences of o broad_spédw_m of people. -

4. Downfown is mu/f:funchona/ A ciowniown may serve as a node for employment,
shopping, worshtp, tourism, housmg governmen’r services, dining, enferfainment,
lodging and cultural attractions. This range of functions can create a continuous,
“24.7¢ envuronmeni cmd increase fhe number and breadth of stakeholders.

5. Downfown is pedesfrian -friendly: Beccuse a sense of place is best experienced
on-foot, a successful*downtown hos cncted to “tame” the automobile and make
pedestrian needs a hlgh prtor;fy

6. HMHuman acﬂwfy /s vital 1o a sense of place: The presence of people creates a
desirable, appealing place; people make a business area look more vibrant, and
in turn attract more activity.

7. Downfown encourages people fo linger: People are induced to linger if a place
is comfortable, safe, attractive and interesting. The longer people choose to stay
downtown, the more businesses they are likely to visit.

8. Downtown engenders a high level of community ownership: The higher the
number of downtown stakeholders, the greater the level of ownership, interest and
potential for downtown to become “everybody’s neighborhood.”

To gain an aesthetic cohesiveness which could create a sense of place, attract higher-end,
brand-name merchants and lead to greater use of the CBD, the Downtown Revﬂczllzclhon
Committee has suggested crafting a set of comprehensive design guidelines.

! Robertson, Kent. “Enhancing Downtown's Sense of Place.” Main Street News, September 1999.
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4.7 Traffic and Parking

The main problems in the CBD are general traffic flow, traffic speeds in residential areas
and pedestrian safefy in the commercial area. Numerous parking conflicts are created in
the CBD as a result of its multiple roles. As a commuter center, commuters require long-
term parking near the train station; as a retail center, short-term parking is required for
shoppers; and as a residential center, long-term off-sireet parking is required for
residents.

Reflecting this parking concern, the Town commissioned in 2007 a parking supply,
demand and feasibility study for the CBD by Desman Associates. A key finding of the
study determined a need for 80 off-street parking spaces fo support the downtown retail
business community. Follow-up work done by the Downtown Revitalization Committee in
2012 indicated that this demand was met by the following available off-street parking
spaces: .

»  Harrison Train Station South lot: 27 spaces
» Harrison Avenue lot: 14 spaces
*  Fremont Avenue lot: 22 spaces
*  Sollazzo Community Center lot: 17 spaces

In addition to these 80 available spaces, the committee also found that more off-street
parking is available — though not widely known ~ at the Fremont Avenue lot (11-12
unmarked spaces) and the Dunkin Donuts lot (22 unmarked spaces, some of which are
leased by the Post Office but not designated as such). Additional on-street parking is also
available, prlmcn‘zly clong Halsieod Avenue 34 35 unmorked angled spaces).

While the above cnoiysm appears to demons?rcﬁe that there is adequate parking to meet
demand in downfown Harrison, opportunities exist to improve the current parking
situation so that the available parking is used more efficiently. The Downtown
Revitalization Committee identified a number of such steps, organized by priority:

Near-Term (0-12 months) :
The committee identified the following fc:lrfy simple, low-cost measures o address parking
issues in the short-term:

*  Clean up and repaint all existing municipal lots {currently underway)
* Improve signage in existing municipal lots
o Emphasize available two-hour free shopper parking
o Link parking signage to any downtown themed signage or wayfinding
elements
o Eliminate inconsistencies in signage {e.g. Harrison Avenue lot has signage
indicating both one-hour and two-hour parking, availability of Dunkin
Donuts lot is unclear}
o Consider increasing the angled parking on Halstead Avenue to iwo-hour
free shopper parking (currently it is one-hour free)
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Mid-Term (12-24 months)]

The first stage of this phase involves securing additional municipal parking to improve
accessibility along Halstead Avenue, particularly on the northern side. A critical site is the
large MTA-owned parking lot located af the train station with access from Halstead
Avenue. This centrally located property, which provides necessary parking for shoppers
and commuters, could also be utilized to strengthen the connection between the town hall
and library and the rest of the downtown, and fo consolidate the retail base along
Halstead Avenve.

The request for proposals issued by the MTA for this property includes a provision,
originally suggested in the 1988 plan, that a parking structure be built in the existing
parking lot, taking advantage of the natural topographic slope into the station.
Commercial space would be constructed undemecﬁ‘h ’rhis structure, at sireet level on
Halstead Avenue.

fn addition to the MTA site, the Dunkin Donuts property provides an opportunity to secure
more municipal parking, through the potential leasing of additional spaces. Other sites in
the CBD that are subject to future redevelopment should be considered for additional
parking opportunities. :

The proposed parking structure at:the MTA site offers ‘an opportunity for the town fo
implement a parking management strategy. Some aspects of the strategy might include:

» A priority system that will encourage shoppers topark-and-walk. First priority
should always go:to shopper parking. The most attractive spaces for shoppers
must be reserved for short-term parkmg, regulation of short parking times must be
enforced. If shoppers cannot park in a convenient location, they will drive
elsewhere. :

» Toolsto create parking turnover: establish a short-term core, enforcement of
parking duration fimits {such as two hours) and graduated finds (where the first
three parking fines in a 12-month pericd are at the same level as today, and the
next fines become double or triple to discourage repeat offenders).

=  Beyond the short-term core, relax parking regulations to allow more long-term
parking.

»  Review the effectiveness of the waiver of parking requirements in the Downtown
Revitalization Target Area and the Halstead Avenue Commercial Corridor, where
the parking requirements do not apply for the first 10 spaces.

*  Merchant permit parking: evaluate a possible merchant permitting parking
program whereby merchants and their employees are granted a permit for o
Town-owned lot designated for them. This has the advantage of removing these
users from on-street parking.

In addition to seeking out additional municipal parking, the Downtown Revitalization

Committee has identified a need for a traffic study to address overall flow and signal
timing issues which may be affecting the parking and traffic situation. With the exception
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of Halstead and Harrison Avenues, most of the streets in Harrison’s CBD are one-way.
This can make it difficult — particularly for visitors who may be unfamiliar with the
downtown street network — o navigate and search for additional parking. For example, if
one is traveling eastbound on Halstead, the slanted on-street parking spaces adjacent to
the MTA lots are not accessible without changing direction. This is problematic if the driver
is trying to use side streets; one must use Purdy or Haviland Streefs to access Oakland
Avenue to get to Halstead going westbound. Either of these choices requires fraveling out
of the way, and an easier option is to turn around in one of the MTA lots. Not only does
this situation create extra traffic on Halstead Avenue, but if the Metro-North TOD project
proceeds as expected, the commuter parking lots will no longer be available for
turnarounds. The overall downtown traffic flow should be studied to determine whether
some streets may be made two-way or their directions may be changed as appropriate.

Two intersections have been noted in downtown Harrison as challenging and potentially
unsafe for both vehicles and pedestrians. The first is the intersection of Heineman Place,
Bruce Avenue and Sunnyside Place. This three-legged intersection is complicated by the
fact that it occurs on a curve, as well as the inherent conflicts among various users: visitors
to the municipal building {many of whom park at the small lot tucked into the curve of
Sunnyside Place), users of the library and neighborhood residents. In conjunction with the
potential creation of a Town Green (see discussion above}, the adaptive reuse of the
former train station building and renovations to Ma Riis Park, this intersection should be
improved for safety and efficiency. Sunnyside Place could be squared off to create o T
intersection with Bruce Avenue at the edge of the park. This new infersection could have a
stop sign allowing drivers to either turn left foward Heineman Place or right toward the
library and residences on Bruce Avenue. These improvements would greatly contribute fo
the grid nature inherent in @ Town Green, and could also create additional off-street
parking in the lot adjacent to the former train station building, which could enhance the
building’s potential for adaptive reuse. '

The second problem infersection is at Halstead Avenue and Macy Road. This four-way
intersection marks the easternmost enfrance into Harrison’s CBD, but it is not well suited
for pedestrians. Macy Road is a very narrow two-way street with no sidewalks, and limited
potential for sidewalks given the restricted space as the street tunnels under the Metro-
North railroad tracks. The Town should work with the MTA to widen Macy Road to o
sufficient two-lane width, with sidewalks on either side of the roadway. This would create
a valuable pedestrian link between the commercial uses along Halstead Avenue and the
commuter parking lots along Sunnyside Drive, as well as residential and municipal uses
across the railroad tracks. This connection will become even more important upon
implementation of the Metro-North TOD project, when the northern side of Halstead
between Harrison Avenue and Macy Road will be primarily developed with a robust mix of
commercial and residenticl uses.

Long-Term (24 months and beyond)

The primary fong-term recommendation on parking from the Downtown Revitalization
Committee is that, as future development and redevelopment occurs in downtown
Harrison, any parking spaces lost as a consequence of development must be replaced at
no less than a one-to-one ratio.
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4.8 B Zoning Districts

As discussed in Chapter 2, the two-family B-district has recently experienced a shift in
development focus from traditional “vp-down” two-family homes — which feature separate
apartments on the first and second floors and are often indistinguishable in general
appearance from single-family houses — to new “side-by-side” two-family residences.
These newer structures tend to be much larger and can overwhelm the typically small
(5,000-square-foot) lots of the B zones, with potential negative impacts on parking, visual
character, open space and neighborhood density.

To address these concerns while maintaining two-family -residences as an option in
Harrison, the Town should consider several targeted changes to the zoning regulations for
the B zones. One dalternative could be to continue allowing new construction of the
traditional “up-down” two-family homes as permitted uses in the B zones, but to require o
specmi exception permit to build a “side-by-side” residence. Approval of the permit would
require additional analysis on issues of parking, visual impacis and open space/density.
For example, the permit could consider the sufficiency of side yard setbacks to allow for a
driveway that connects to parking in the rear yard. These measures could serve o control
the density and bulk of new development in Harrison’s two-family zones, maintaining
their special character and preserving o range of housing options. '

4.9 Summafy

Harrison is fortunate to have a compact, walkable downtown ceniral business district that
benefits from a number of important assets: @ broad ‘mix of commercial, residential,
institutional and recreational ‘uses; a train.station providing access fo key points
throughout the region; a true “Main Street” to serve as a focal point; and many buildings
of significant architectural quality. To fully capitalize on these assets, this Plan makes a
number of recommendations that could help downtown Harrison achieve its full potential
and become a vital draw for visitors ihroughouf the region. These recommendations are
summarized in Figure 4 7. =
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Chapter 5: Neighborhood Analyses

5.1 Downtown Harrison and Southern Harrison

5.1.17 Downtown Harrison

For this plan, downtown Harrison is defined as the mainly residential area south of 1-95,
surrounding the CBD. Although this area is centered on the CBD and has a strong
relationship to if, the larger area has a distinct set of characteristics and issves.

Land Uses :

This area is mainly residential, with commercml uses limited to Halsiead Avenue and a
smaller component at the intersection of Calvert Street and Broadway. The area contains
a number of parks, which provide recreational opportunities for residents, These include
the Bernie Guagnini Park, ot Webster and Adelphi, and the Pettijohn Park at the corner of
Glenwood and Crotona Streets. The future Project Home Run Park, of the eastern edge of
the downtown, will provide additional sports fields for the community.

The 1988 plan addressed the issue of the non-conforming offices located along Harrison
Avenue, north of Calvert Street. These originated as. “home professional offices” but can
no longer be classified ‘as such, as in some cases the entire building has been converted
to professional offices. An overlay district was introduced following up on the 1988 plan,
and then rescinded, as the dimensional requirements were found to be too inflexible.
These businesses shouid remain as non- conformlng uses, but should not be allowed to
expand : o

Zonlng

The residential zoning dlsirlds in the area are mainly B — Two Family Residence District
and also one family residence districts {R-75, R-1/3, R-50). There are also some limited
areas of GA- Garden Apartments, at the southern edge of the town, north of Halstead.
The commercial uses along Halstead are located in both the MFR- Multi-Family Limited
Retail and NB-Neighborhood Business Districts, and the PB- Professional Business District
stretches along Calvert. Street from the town hall fo the intersection at Crotona Street.

Physical Character

The downtown is an aftractive residential area, offering a pleasant place to live. is close
proximity to the services of the CBD is an advantage. The house fypes range from large
one-family residences to two- or more family dwellings, offering a choice to potential
Harrison residents not availoble elsewhere in town except for West Harrison. In addition,
although the area has a broadly uniform character, the diversity in architectural styles of
the houses is interesting and adds to the quality of the area. However, the traditional
modest scale of downtown Harrison is being chipped away.
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Land Uses

For the plan, a land use survey was carried out in March 2006. As can be seen from
Figure 5-4, the commercial area of West Harrison is very limited, centered on Passidomo
Park and Silver Lake Park, along Lake Street. This area contains a mix of uses, including
restaurants, refail, services, and the West Harrison firehouse. At the time of the land use
survey, there was one vacant storefront on this main commercial street; a few others
businesses appeared in decline. More recent land use data (2009} indicate that this
vacancy is now occupued Scattered retail and commercial uses exist outside Lake Street:
commercial properly is noted on the corner of Columbus and Madison, while a smaill
cluster of businesses exist on Underhill Avenue around Hurrlson Sfreet: a restaurant,
automotive businesses, a deli, and o dentist. L

Park Lane is mainly residential, but there is one commercial nursery {Hillside Farm). The
town operates the DPW facility here to the north of Park Lane, south of Rye Lake,
containing two water tanks and @ pumping house for the Water District and a fire training
center. The future use of the former 33-acre Nike base should provide for both the best
interests of Harrison’s DPW and the recreational needs of the surrounding community.
An examination of the current recreational needs should be undertaken in an effort to find
the best use for the site. DPW needs atotal of 11 qt:res which leaves 22 for recreation.

There is quc:rry/sfoneyard Ioccﬁed on take Street |usi south of Barnes Lane. The Lake
Street Quarry is located in the R-1 zoning district, but has. been operating since before
zoning was adopted, somefime around the early 1920s. During the planning process for
the 2006 draft Master Plan, the quarry owner indicated that he had considered such new
commercial uses as a plant nursery and a htgh end food market with ancillary restaurant.
The planning process found ‘a strong community desire for the current suburban
residential character of Lake: Street to be maintained, requiring that all future
development on the quarry site be undertaken according to the existing zoning. The site,
however, is not naturally an ah‘rcchve one for single-family houses, such as the ones built
in recent years in the larger area. More discussion of realistic options is required. Since
this planning process, in October 2009, the Town issued a stop-work order to the
business until o permlt was acquired i in accordance with Chapter 133 of the Town Code.
The matter remains in litigation.

The four main community uses in West Harrison are the library, fire station, Leo Mintzer
Center, and the parks, all of which are very centrally located. West Harrison is served by
the Samuel J. Preston Elementary School, which is located well-within the residential part
of the community, and appears to be well-situated to allow walking to school. Community
uses vary in their condition. The West Harrison Fire Company No. 1 firehouse is a
handsome building, appearing well-maintained. In contrast, the Leo Mintzer Cenfer,
former school, is in bad repair and requires renovations. It houses the local community
center, and provides a meeting place for the West Harrison Senior Citizen Club and Town
Board meetings. The 2004 Master Plan for John A. Passidomo Park noted that the center
serves “a multitude of users who are competing for space.” Since completion of that
Master Plan, the Town completed construction of an annex building to the center,
improving its functionality for the community.
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the center and to properly serve the surrounding community. Specifically, there is o desire
for a grocery and o bakery.

Finally, there is the risk that West Harrison’s commercial core on Lake Street will blur into
the separate cluster further west on Underhill Avenue. The plan recommends that the core
retain a distinct and intact identity, in the interest of sustaining a center which attracts West
Harrison residents. Likewise, the Underhill commercial area should not expand,
particularly with business creep into former residences. The Planning Board and the
Zoning Board of Appeals should continue to be aware of this, as applications come
before them.

Parking and Traffic =

Parking difficulties in Silver Lake restrict the full use. cmd pofenhul of its downtown core.
The capacity of the main parking lot is seasonally madequcﬁe There is the problem of the
use of short-term parking spaces by long-term. users; and on-street pcrklng spaces in
residential areas are used by non-Harrison -residents. Parking ‘enforcement is critical if
these issues are to be resolved. The enforcement of the short-term rule against long-ferm
users is essential if this is to be resolved. The Parking Authority should examine this issue.
Where on-street parking spaces in residential areas are being used by nen-Harrison
residents, the town should restrict parking in municipal lots to residents only. A solution to
this would be a permitting system, ‘whereby residents would be provided with one or two
permits per house. Furthermore a permit should be requzred for parking at both the park
and the Mintzer Center.

The 1988 Master Plan Update identified the parking issue as being critical and
recommendations were made .regarding the design and layout of the parking lot. The
main parking lot in West Harrison is located adjacent to Passidomo Park, along Lake
Street. The parking lot has been expanded and improved since the 1988 Plan, with o
new, lower level addition. Although the capacity of the expanded lot is large
(apprommofely 90 spaces) it is inadequate to serve the peak hours of restaurant use each
evening, and some restaurants are forced to use valet parking. In addition, there is a
seasonal element to the problem, as in summer the park is more heavily utilized, and so
is the parkmg lot. The Master Plan for Passidomo Park and the business district involved
improving the park and the sireetscape, which includes providing for an improved
parking lot, but these recommendations have not fully been carried out. Additional
parking is possible at the location of the former pool.

The parking regulohons at presenf require one space per 175 square feet of floor area in
a commercial or service use. The regulations also include a 10-space waiver for the first
required ten spaces for all commercial uses in the Silver Lake Commercial Area. This
waiver was intended fo allow flexibility to potential businesses, but it may contribute to the
present-day parking shortage. As discussed in Chapter 2, the effectiveness of the waiver
needs to be examined and consideration given to reducing the parking requirements to
one per 400 square feet of gross floor area. In-lieu fees should also be considered subject
to approval by the Planning Board. Any such fees should be allocated to the Parking
Authority to be used for fransportation and parking improvements in Silver Lake.

West Harrison experiences traffic as commuters use Loke Street as a shorfcut to get to
White Plains from 1-684. The speed and the volume of this fraffic detract from the
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Going forward, the traffic problems in Purchase can only be expected to intensify,
especially given the development potential of the undeveloped properties off Anderson
Hill Road. The 1972 Master Plan showed a connection between Manhattanville Road and
Corporate Park Drive, which would connect Purchase Sireet to Westchester Avenue. This
has not happened to date, but an emergency-access linkage should still be considered.

A number of the recommendations of the 1988 Update relating to traffic remain relevant.
These are 1) access to new commercial development should be from existing office parks,
2} curb cuts should be avoided along Anderson Hill Road, Lincoln Avenue, and Purchase
Street, and 3) driveways for commercial development should be combined for adjacent
parcels. B

Traoffic studies are necessary along Anderson Hill Road and Purchase Street to devise
solutions to the issues. Key infersections that have turning delays and congestion are:

»  Manhattanville Road and Purchase Street

* Purchase Street and Anderson Hill Road

» Lincoln Avenue and Purchase Street

»  Anderson Hill Road and Westchester Avenue
»  Barnes Lane and Lake S’rree’r -

The use of traffic calming could be considered to discourage through traffic, as discussed
in Chapfer 2. One possible solution for the Anderson Hill Road and Purchase Street
intersection could be the construction of a roundabout,

Open Space v

Although there is @ high prov:s&on of prwa’re open spoce in Purchase, including country
clubs, SUNY and the PepsiCo Sculpture Garden, there is insufficient public open space.
The only park is located af the Purchase Community House, but this has restricted access.
The various educational institutions also have associated open space and recreational
facilities. The Donald M. Kendall Sculpture ‘garden located on the grounds of PepsiCo is
an excellent cultural ‘resource offering sculpture in 144 landscaped acres, but
unfortunately access has been increasingly restricted post 9/11.

Purchase Community House is a nonprofit organization, which provides recreational and
enrichment programs for the residents of Purchase and surrounding communities. They
offer preschool and after-school programs during the school year, and a seven-week day
camp for ages three to 13 ‘and an outdoor family pool program in the summer.

The Town does not own any open space in Purchase, and with increasing development
and land values, the purchase of public open space will become more difficult. This issue
needs to be addressed to provide both for the existing and future needs of the residents of
Purchase, and to sustain the area’s rural quality. The options for this are dealt with as a
town-wide issue in Chapter 2.
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Chapter é: Plan Concepts and Future Land Use Plan

Following both the townwide and neighborhood analyses, this chapter now turns to the
future plan for Harrison. The Comprehensive Plan guides Harrison in its accomplishment
of shared goals for future development. This plan does not in itself change zoning or
assure implementation of plan recommendations. A community is developed over the
years by hundreds of individual and group decisions. This plan is designed to educate
those who plan to develop their property and the various boards that oversee such
development.

This final chapter consists of four elements. First, the planning concepts for Harrison
which combine the goal and vision of the community in regard to each topic are
presented. The second element is a summary based upon the detailed discussion of
existing conditions, issues and recommendations made in the foregoing chapters. This
summary takes the form of o future land use plan which will guide future development.
Third, there is a summary of all recommendations made in:the plan. Finally,
implementation measures and first priorities are outlined. =

6.1 Plan Concepts

This section is the bridge between the description of Harrison's current context and
concerns and the future land use plan in the next section. Here, the plan presents the
planning concepts for townwide land uses and for specific areas. The planning concepts
combine the goal and vision of the community in regard to each topic or area.

6.1.1 Townwide Concepts

Residential Development

Harrison’s residential zoning controls preserve qualities important to residents and
promote sufficient housing choice to meet market demand for the most part. Certain
modifications are needed fo improve housing choice in a targeted way and to improve
the end result of development controls.

Environment and Open Space

Harrison respects environmentally sensitive areas, reducing hazards to property and
preserving the scenic qualities of the community. Going forward, the town will upgrade
and expand open space and recreational faciliies fo enhance their function and
appearance. The town will seek to preserve open space when large-scale residential
development is proposed through the required open space set-aside, and through the use
of cluster (open space) subdivision, where appropriate. Further, Harrison recognizes the
significance of private recreation here, such as the golf courses. The town will ensure that
the open landscape qualifies so key to its beauty and serenity are preserved.
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Transportation and Parking

Harrison will continue to promote, and, when found fo be feasible and appropriate, to
provide fransportation improvements, and parking facilities to serve its population, and
which are compatible with the town’s character.

6.1.1.1.1 Downtown Central Business District Concepts

Harrison will continue to promote development of an attractive and appealing downtown
CBD which has a distinctive character and which achieves a high standard of pedestrian
and urban amenities. S

Harrison will encourage economic development and vitality in the downtown CBD.

Harrison will create o comprehensive, orderi_y' p_crking mcmc:gemé_nt__sys’rem that balances
the demand for long- and short-term parking in the downtown CBD.

Hatrison will provide community and recreational facilities and services which contribute
to the overall improvement of the community, such as the renovation of the historic train
station as a new court and town meeting facility,

6.1.1.1.2 Downtown Harrison Cdncepfs

Harrison recognizes the need'to preserve an_d enhance the existing neighborhoods in
downtown Harrison as the foundation of a strong community.

Harrison will preserve the quiet, safe nature of neighborhood streets in downtown.

6.1.1.1.3 West Harrison Concepts

Harrison will enhance the ideniity, oppéurunce and vitality of West Harrison’s commercial
core for the benefit of residents and business owners alike.

Harrison will encourage an accessible and pedestrian-friendly commercial core.

Harrison will endeavor to maintain natural resources in a sustainable manner to provide
maximum benefit to the environment and to residents.

Harrison will improve the quality and range of community and recreational facilities in
West Harrison.
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6.1.1.1.4 Purchase Concepts

Harrison will preserve the existing low-density, open and rural character of Purchase and
ensure any future development respects this character.

Harrison will endeavor o facilitate the correction of existing traffic conflicts and congested
intersections, and minimize conflicts potentially generated by future developments.

Harrison will encourage any development of former estates or on any undeveloped land
to respect existing neighborhoods and add fo the quality of |ife in the area.

Harrison will continue to seek cooperation between the coiieges and the Town/Village of
Harrison, to protect the interests of residents. :

6.1.1.1.5 Platinum Mile Concept

Harrison is committed to sustaining the important tax base created by corporate office
development while promoting flexibility for other land uses, as appropriate, which may
further enhance the tax base while generating few adverse impacts fo surrounding areas.

6.2 Future Land Use Plan

The future land use plan presented in this chapter will guide future development. It is both
a map and accompanying fext describing the town’s general land use categories and
areas of specific recommendations. The plan recognizes the established seftlement pattern,
transportation infrastructure, natural features, and opportunities for new development.
Thus, the future land use plan attempts to reconcile community goals for conservation and
development, environmental constraints on development, and existing infrastructure.

The major recommendations of this plan are shown on the Future Land Use Map. {See
Figure 6.1). The map can be considered o visual representation of an ideal form for
Harrison. Figure 6.1 shows Harrison at maturity, with all land committed to development;
road networks; dedicated open space; or public land uses such as parks and schools, and
built out according to plan recommendations. The map's purpose is to support Harrison's
official zoning map, as well as other official fown maps, such as wetlands and
watercourses and others that may be created, and the maps contained within this plan.
These maps — downtown plan, and the environmental constraints map among others —
should be referred to in conjunction with the future land use map, in order to understand
the potential future development or conservation of a particular lot. Site-specific
development plans should use GIS technology where possible in order to show clearly the
approving board the proposed subdivision or site plan.

This section is @ summary based upon the detailed discussion of existing conditions, issues
and recommendations made in the foregoing chapters. The land use planning summary
presented here is thus best understood when read alongside, and not as a substitute for,
the bulk of the plan.
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The following criteria were relied upon in drawing up the future land use plan:

Land Uses. The land use plan is generally consistent with existing development.
Dramatic changes in existing land uses are not proposed, as the overall settlement pattern
is one that Harrison property owners are satisfied with and wish to see continued. Also,
there is no public inferest served in making large groups of houses and businesses non-
conforming under zoning. Thus, areas that are stable or not in need of change are
preserved.

Zoning and Development Pressures. The plan has sought to consider changes in zoning
only in circumstances where a reasonable argument for change, supported by the
community planning concepts and planning analysis, can be made. The plan supports
most of Harrison's existing zoning as it allows homes where people wish to live and af
varying densities, and businesses where these are best located. With respect to zoning,
there are a few areas where the plan recommends that rezonings be considered to
improve controls on development. The followmg oplions should be the subject of further
study and evaluation:

* Revise the regulations for B zones throughout Harrison to allow iwo-family
residences only by special permit, requiring 3,000 square feet of gross lot area
per unit and mandating ‘that applicants meeting this threshold must address
parking and architectural issues.

» Consider rezoning the nonconforming industrial .area in downtown east of
Oakland Avenue from the B. dtsfnci o a General Commercial (GC} business
district. PR :

* Introduce an overlcy dlstnct or specnal purpose/recreahon district for the country
clubs in the town.

*  Evaluate the crec:hon of a new fownhouse zoning district.

Environmenial"_-Considerdﬁons. There ‘are a 'number of natural resources requiring
profection: steep slopes, wetlands, watercourses, ponds and Kenisco Reservoir. Harrison
already controls development that might harm any of these resources, as does the New
York City Department of Environmental Protection through its Watershed Regulations. This
plan recommends reviewing the town's residential cluster subdivision regulations, in the
interests of revising these regulations to more clearly create permanently preserved open
space. Such open space may be habitat or environmentally sensitive land. This change
would lead to greq’rer pro?echon of environmental resources in future large-scale
development.

Infrastructure. Access from adequate roads and proximity to existing or potential water
and sewer utilities are two factors defining the capacify of land to accommodate different
types and densities of development. Some areas of Harrison remain un-sewered, but as
new subdivisions are developed, the town is committed to providing the necessary
extensions. No changes are proposed to the overall road network, but some
improvements at the Anderson Hill Road/Purchase Street intersection and traffic calming
measures elsewhere in the town, should be considered.
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Medium high density: This category corresponds to the town’s B — Two Family, GA ~
Garden Aparfment and MF — Multi-Family zoning districts. These districis are mapped in
the downtown and in Silver Lake. New development in the medium high density areas will
mostly be scattered on infill lots, making it imperative that the new houses conform to the
immediately surrounding scale and architecture.

The plan contains @ number of recommendations in relation to residential area controls
including introducing bulk reduction techniques (such as, but not limited to a floor area
ratio), a landscaping ordinance, and o review of the cluster subdivision text.

b} Commercial Land Use
These areas are shown on the map in red and a red hatch line.

Downtown and Silver Lake: The Plan recognizes the existing commercial areas and makes
recommendations to reinforce these. The primary ones are the downtown and Silver Lake.
In both centers there are opportunities for improvements and the Future Land Use Plan
identifies such locations. '

One location in existing commercial use for which the plan recommends consideration of
change is the Lake Street quarry. The replacement ‘of the existing use with o more
compatible and appropriate use should be considered here.

c) Office Uses

The Plan shows ofhce uses :in pink. Major of‘ﬁce development is grouped along
Wesichester Avenue, known as the Platinum Mile. Harrison can continue to enhance
opportunities for economic development by adopting @ more flexible approach to
accommodate accessory uses -in this district, and reviewing the on-site parking
requirements. No change to the extent of the Special Business Districts is envisioned, but o
potential new district, the SB-MX {Mixed Use) district, is envisioned for the “teardrop” area.

d) Institutional and Corﬁ'mpnity .Us_es_

These areas, shown in blue on the Future Land Use Plan, correspond to existing land uses.
There is a poss:bllaty that a new sife for a school will be required in the future, but no
potential site is indicated on-the plan. Rather, the general consideration must be the
appropriate siting of any new school in close proximity to the population it serves. The
town should work closely with the school district in the consideration of any site.

e) Parks, Recreation and Open Space

The Future Land Use Plan shows the largest of the existing parcels in Harrison dedicated
to public park use, watershed protection and highway rights-of-way. The watershed
reservation lands owned by New York City, which act as a buffer to Kenisco Reservoir, will
not be developed. The plan recommends that Harrison work with NYCDEP tfo increase
opportunities for recreation on these lands.
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No undeveloped town-owned land earmarked for recreation should be sold or used for
any purpose other than a public or insfitutional use. Both Passidomo Park and Veterans
Memorial Park are earmarked for expansion and/or improvements; therefore they are
indicated on the map.

The map also shows the possibility of creating an overlay or special purpose/recreation
district fo cover the country clubs in the town. The recommendation in the plan is to
consider the use of such a district.

6.4 Summary of Plan Recommendations

The following is a summary of all recommendations made in this plan. Following this,
Section 6.5 discusses those recommendations that should be flrsf priority actions for the
town.

Townwide Recommendations
Residential Controls

» Consider bulk reduction fechniques such as, but not limited to, the creation of
residential floor area ratio (FAR} provisions to limit oversized dwellings.
* Iniroduce a Landscaping Ordinance to the town’s code which lays down
minimum requirements for landscaping in any new development.
» Determine if the community wants ﬁwe creation of different types of housing in
selected areas such as: B 5
o Senior housmg (age- res’mc’red housing)
o Townhouses *
* Revise the regulations of the B- dlsinct {Two-family zone} to better control the
“size of newly constructed two-family residences. Alternatives include keeping
new construction of fraditional “Up-down” two-family homes as a permitted
use, but requiring @ special exception permit to build a “side-by-side”
residence. Approval of the permit could require additional analysis on issues
of parking, visual impacts and open space/density.
» |nvestigate the possibility of sunsetting the unbuilt portions of existing
approvals/subdivision plats so that they must be re-approved in conformance
with any code updates.

Environment and Open .Space

» Review the code’s residential cluster subdivision regulations.

»  Sef up a Recreation Committee, to make recommendations for recreation.

»  Work with NYCDEP to improve the recreational opportunities in watershed
lands adjacent to Kensico Reservoir.

* Consider the use of a conservation overlay district on the golf courses and
examine various options such as the right of first refusal, or the acquisition of
conservation easements.
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*  Study possible methods for improving water quality in all waterbodies in the
town.

= Seek ways to use energy-efficient products and incorporate green building
practices in new municipal projects, and consider updating the Town
ordinance to encourage sustainable design practices.

*  Examine methods of controlling the town’s geese and deer populations.

Transportation and Parking

*  Study the Anderson Hill Road intersection with Purchase Street with a view to
implementing intersection improvements. :

*  Study methods for access management (curb cui consolidation and limits) on
arterials and collectors.

* Evaluate the effectiveness of the 10- spc:ce waiver in the town’s parking
regulations.

= Consider reducing the requirement for retail store or service establishments to
1 space per 200 square feet of gross floor areq, except in the downtown CBD
and in Silver Loke.

» Consider reducing the requnremeni for offices to 1 space per 300 square feet
of gross floor area, except that a proprietary executive headquarters office
building shall have a reqmremen’r of 1 space per 350 square feet of gross
floor area. :

Downtown Central Busmess D[siricf

. Public—Private ‘ Proiects: Pursue the Me?ro North developmen’r project and
development of its 3.3 acre site to create a second sfreet wall of stores, a new
park and new community facilifies, using good downtown urban design principles.

» Undertake o phased paving and streetscaping inifiative along Halstead and
Harrison Avenues. o

» Address the two problem mtersechons of Heineman  Place/Bruce
Avenue/Sunnyside Place cmd Halstead Avenue/Macy Road to improve safety and
connectivity.

=  Consider rezoning the mdustrlcsl area on QOcdkland Avenue to a Generdl
Commercial (GC) zone, to allow and support existing businesses in this area.

» Undertake a comprehensive study of the “civic center” area around Ma Riis Park,
exploring strategies to develop the park as a unifying element for the surrounding
uses to create a true civic center in downtown Harrison, and to provide safe and
convenient pedestrian access among uses, to and through the park.

* Promote a diverse base of retail establishments, while allowing offices, services
and housing.

*  Promote Halstead Avenue as the “main street’ of the downtown CBD, and support
and enhance unique features such as the historic train station and parks as part of
the various redevelopment projects.

= Promote o comfortable, safe, inferesting and visually atiractive pedestrian
environment.

*  Encourage good design for new commercial development, and major renovations
through adopting design guidelines or form-based coding. Such guidelines would
address streefscaping and sidewalk design, building facades, signage and
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awnings, landscaping and lighting.

* Encourage, promote and improve accessibility for persons with disabilities.

» Clean up and repair all existing municipal parking lots, and improve signage for
these lots.

»  Secure additional parking to improve access along Halstead Avenue, including the
Metro-North TOD project, potentially leasing spaces at the Dunkin Donuts lot and
other opportunities as they arise.

= Undertake a downtown CBD traffic study to address flow and signal timing issues.

*  Ensure that, in future development or redevelopment in the CBD, any parking
spaces lost as part of development will be replaced at no less than a 1-to-1 ratio.

= Allow off-site parking and shared parking subject to approval by the Planning
Board. Shared parking calculations need to -be provided as per Institute
Transportation Engineers (ITE) or Urban Land Institute (ULl} guidelines.

» Evaluate a possible merchant permitiing parking scheme for the CBD.

= Consider in-lieu parking fees subject to approval by the Planning Board. Any such
fees should be allocated to the Parking Authority, to be used for transportation
and parking improvements in the downtown area.

» Consider reducing the parking requirements for retail store or retail service
establishment to 1 space per 400 square feet of gross floor area in the downtown
CBD. :

« Consider reducing the parking requirements for offlce uses in the downtown CBD
to 1 per 330 square feet of floor area.

* Enforce parking bylaws to ensure ‘that shortterm parking stalls are utilized
efficiently and effectively. '

" Evaluate the Sollazzo Center and provsde a qucshiy recreational facility in the
downtown.

»  Support and participate in the Ilbrc:ry s pluns for o renovation to its main branch,
recognizing that funds will come from private sources.

» Facilitate the reuse of the former train station building for municipal court and
board functions, as previously studied.

Downiown Harrison

» Continue to provide code enforcement of all residential properties and enhance if and
when feasible. :

» Consider the promotion of neighborhood enhancement programs and strategies such
as preservation of mature trees, sireet tree plantings, neighborhood gardens, and
sidewalk improvements.

»  Examine the potential for traffic calming measures to discourage through traffic.

West Harrison

*  Maintain a bright line on the exient of commercial uses so that there is no creep into
residential areas.

» Encourage the redevelopment of Lake Sireet quarry to a compatible and viable use.

* FExamine the creation of two gateways (arriving north from airport on Lake Street;
arriving on Westchester Avenue) to demarcate and consolidate the identity of the core.

»  Study the possibility of applying Downfown Design District guidelines/mandates to West
Harrison.
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= Ensure the enforcement system for parking in West Harrison is effective.

* Examine a parking permitting system for local residents and restrict non-resident use of
parking spaces.

» Consider a reduction in the parking requirements for retail store or retail service
establishment to 1 space per 400 square feet of gross floor area for any conforming
retail use,

» Explore the use of traffic calming tools to discourage through traffic on local streets.

*  Examine the possibility of working with the City of White Plains and the county to
improve water qualify and cesthetics of Silver Lake.

*  Examine possible measures to reduce eutrophication in Silver Lake.

*  Study methods of increasing public awareness and education in relation to the Critical
Environmental Areas and the preservation of all .remaining environmental features,
particularly in regard to watershed protection.

Purchase

» Retain low densities of development and consider promoting cluster subdivision
development in line with any revised subdivision text, where appropriate.

» Retain mature trees, stone walls, and other nqturoi cmd built features which contribute to
the character of the area. -

»  Study key intersections to devise appropriate so!uhons

*  Retain existing roadway classification; correct bottlenecks where possible.

= Limit curb cuts along Anderson Hill Road, Lincoln Avenue, and Purchase Street.

»  Require that driveways should be combined for adjacent commercial parcels.

= Study methods: of identifying desirable land. or habitat on properties for eventual
dedication as permanent open space if subdivided.

* Require a landscape buffer around all large tracts of undeveloped/underdeveloped
land being subdivided.

»  Consider appoanilng town employees as. ilmson officers for Manhattanville College and
SUNY. :

Platinum Mile

» Create a new SB-MX {Mixed Use) zone for the area bounded by i-287, 1-684 and the
Hutchinson River Parkway, to allow for potential development of assisted-care and
senior housing, as well as complementary retail uses and improved vehicular and
pedestrian connections.

= Allow for an emergency access linkage between Manhaitanville Road and Westchester
Avenue.

» Require that access to new commercial development should be from existing office
parks.

»  Allow commercial campuses to have accessory uses, such as health clubs, child
care food-related uses, and other ancillary uses.

*  Study the effectiveness of existing off-street parking requirements in the SB districts.

a. Consider reducing the parking requirements for offices to 1 space per 300
square feet of floor area.

b. For proprietary executive headquarters office buildings, maintain the
requirement at 1 per 350 square feet of floor area but consider removing the
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alternative requirement of 0.9 spaces per each employee on site at any one
time.

c. Enable the Planning Board to waive a percentage of required parking spaces
for specific uses with low parking demand.

d. Distinguish between long-term and short-term parking spaces in large parking
areas, differentiated by stall size and location (proximity to building).

e. Consider requiring long-term and short-term parking spaces in large parking
areas, differentiated by stall size and location (proximity to building).

= Study methods for reducing the negative effects of impervious surfaces on
stormwater management in the SB district.

6.5 Implementation and First Priorities

This section synopsizes the implementation measures recommended throughout the plan.
Having an adopted plan is a crifical public policy tool, but it is not sufficient to make
change or preservation happen — the plan must be redlized. There are four critical
methods that Harrison will follow to ensure. tho’r this pEcxn, through ‘its recommended
actions, is implemented:

¢ Legislation: Zoning and subdivision regulafio:ns. are the two most familiar tools
used to implement a plan. The fown board/board of trustees may need to amend
the zoning chapter and subdivision chupz‘er of the Town/Vlilc:ge Code.

s Capital Programming: The second key iooi is the capnai improvement program
(the CIP}. The ways that Harrison spends public revenue for public improvements —
on water and sewer uhilhes road construction, major equipment purchase, a
senior center, a library, @ new government building, new or renovated parks and
recreational facilities — and the standards to which they are built have a major
effect on the town’s image and function. Once the comprehensive plan is adopted,
Harrison should evaluate and “choose capital projects based on plan
recommendations.

Harrison’s CIP is a management and fiscal planning tool. The capital budget
systematically assigns priorities to the town’s capital needs and schedules their
accomplishment through the expenditures of public funds from town revenues and
bonding capacity. Pro;ecis are scheduled on o multi-year baosis, with each
succeeding year seeing the completion of a project, or a phase of a long-range
project, and a future year is added. New projects come on line as others earlier in
the cycle reach completion. The rolling approach enables municipal government
to plan for and remain current with necessary infrastructure improvements and
other large, non-operational needs. Capital needs remain in balance with
available financing; the town achieves aspects of its long-range plan with steady,
predictable steps over time.

The process of preparing the capital budget, the resulting document (capital

program), and, of course, the improvements themselves are important tools in
implementing the comprehensive plan. Such a program is indispensable for a
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sustained capital improvement effort. It allows for a confinuous update on
municipal needs without allowing the revision process to stall the planning and
scheduling, and without being sidetracked into unnecessary and poorly planned
project. The town knows its capital commitments for ot least five years into the
future. Thus, it can plan financing in an orderly way and stahbilize the tax rate
structure by spreading improvement costs systematically over a period of years. In
this way, the CIP provides the infrastructure and facilities required by the
comprehensive plan’s goals. Further, public input into the planning process
continues, long past the plan’s adoption, as capital budgets are heard publicly.
The orderly public expenditures on needed improvements send a positive signal to
private businesses and property owners: the CIP enables them to plan their
investment knowing that the town is also responsibly planning.

¢ Future Studies and Ad-Hoc Committees: Certain plan recommendations will
require more analysis. Detailed implementation measures can only be crafted
through this. For example, the plan recommends that Harrison adopt detailed
design guidelines for the downtown Central Business District. Development of such
guidelines would require a future, separate study, and potentially the formation of
o commiffee to work with consultants on creating the guidelines for the CBD {as
well as potentially Silver Lake).. In addition, the plan recommends that the Town
establish a Recreation and Committee and Open Space Committee.

« Continuing Planning: There are two key aspecis to continuing planning. The first
is the town/village government's sustained work with regional agencies,
authorities, and other municipalities on issues that extend across borders. These
include {and are not limited to) County Airport oversight, Metro-North, and NY$
DOT. As these entities plan, Harrison makes clear its concerns and preferences.
With an adopted comprehensive plan, Harrison's position is in effect on record
and mus’r be taken mio conmderahon

The second aspect concerns devefbpmen’r applications before the Planning Board
and Town Board/Board  of Trustees. In all likelihood, most site plan and
subdivision applications conform to existing land development regulations. For
these, the Planning Board exercises careful oversight to get the best possible
outcome for the town, but is not required to make a policy decision. In other cases,
a requested zone change may necessitate just such a policy choice. The boards
look to the adopted comprehensive plan for guidance: does the plan anticipate a
zoning change, or open space preservation, or the creation of a new community
facility? The plan can also aid business recruitment and commercial building
renovations, through its discussion of the downtown and the Silver Lake
commercial core planning concepts.
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First Priorities

A necessary first step in putting the Comprehensive Plan to work for Harrison is ifs
adoption as official town policy by the Town Board. Certain recommendations are first-
priority and should be accomplished within the next year to 18 months. Other mid-ferm
and long-ferm recommendations require advance planning. Many of the plan’s
recommendations are preliminary: they require that Harrison study a problem and its
solutions in depth before o final recommendation con be pursued. This plan cannot
anticipate all new needs for continuing planning; Harrison can expect that new problems
or opportunities will arise before the next comprehensive plan is written. The Town Board,
the Planning Board, the town's other boards and advisory groups, and its informed and
active citizens will ensure that planning for Harrison continues.

Based on this plan’s recommendations, the first priority study topics or actions should be:

= Start the process of redeveloping the Metro-North property in the downtown info a
mixed use development.

*  Create a new SB-MX {Mixed Use)} zone for the Piatmum Mile’s "teardrop” area to
broaden the potential uses in ﬂms area.

» Revise the regulations of the B zones to more carefu“y control the bulk of new two-
family residences. :

* Undertake a comprehensive siudy of the “civic center” area around Ma Riis Park,
exploring strategies to develop the park as a unifying element for the surrounding
uses o create a true civic center in downtown Harrison, and to provide safe and
convenient pedestrian access among uses, to and through the park. This study
should be undertaken in cooperation with the library and with consideration given
to the planned adaptive reuse of the former train station building and potential
renovations to the Sollazze Center.

» Initiate a phased paving and streetscaping initiative along Halstead Avenue,
beginning with gaining municipal ownership of the road.

* Complete short-term parking recommendations (enhancements to existing
municipal lots, improved signage}, and explore options to secure more parking.

»  Undertake a traffic study to address flow and signal timing issues in the CBD.

» Evaluate applying Downtown Design District guidelines for the downtown Central
Business District and for Silver Lake.

= Rezone the non-conforming industrial area along Odkland Avenue in the
downtown Central Business District to the General Commercial (GC) zone.

» Decide on an approach fo preserving open space. Such approaches include:
o Reviewing the town's cluster subdivision fext
o Considering the use of an Overlay/Special Purpose/Recreation District
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»  Consider residential development bulk reduction tools to limit oversized dwellings.

* Set up a Recreation Committee, to make recommendations on recreation
programs and facilities.

*  Evaluate the zoning for the Special Business Districts to make parking standards
more flexible and allow for accessory uses.
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