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SECTION 1.0: B ZONE RECOMMENDATIONS
The 2007 Village of Briarcliff Manor Comprehensive Plan is amended" as follows:

Section 2.6.4 QOffice—and Business-Areas:—North-State—Road OfficesRoute-9- Offices Stand-Alone

Offices and LaborateriesCommercial Campuses (Comprehensive Plan Page 63)

There are four-five commercial campus areas in the Village zoned B—Planned Office Buildingand
Laboratories—Offices-Parcelsas CT Complementary Transitional. Commercially zoned properties, and
their approximate acreage, in the B District are comarised ofhere are-the +CT zones include 94-acre

5

Ferm

~Philips-Laborateries-on acres at 345 Scarborough Road,-the-t; 9.4-acre formerSomy-Corp. acres at
600 Albany Post Road—{-en-Route 9}, the &; 16.8-acre former Briarchff-Exeeutive Park-Hormerly-also
knewsnas Mearl}-en acres at 320 Old Briarcliff Road,and the &; 10.7-aere Briareliif Corparate Campuson
acres at 555 Pleasantville Road; and 11.4 acres at 333 Albany Post Road. With the exception of 555

Rleasantville Road_—all-ef the All are improved with large office complexaes-have been-vacantsincethe

early-2010s 555 Pleasantville-Road —while-still-in-use-as-a-multi-tenantoffice-complex—is-underutilized

with-a-portion-of-theexisting office-spacevacant With-the-excaptiop-of Philips-Laboratories-Allof the
.public thoroughfare. The
parcels differ greatly with the-exception-cf-PhilipsLaberatories—which-is-located-in-theinteriorofthe

buildings ea-cach, many of the 8 zened parcelswhich are visible from the street

L04-aere site~Howeverln-addition-each-obthefourpareels-is—set-back-frem-the-roadway-aceessed-by

private-deveways-and-sereened-bywith-a-significantameunt-of-landseaping: The former Rhilips site and

formerMearlsitearelocatedinresidential-neighborhoods-off ofresidential streetswhile—the former

Sany-Corp-—site—islocatedalonpg State Route-9and-the Briarch-Corporate Campus-is-tocated along

Pleasantville Road,a-County road--The-Philips-Laberatories-campus—is—about-98-acres;regards to size,
natural resources, topography, and access to major roadways. These five properties account for 60% of
the total commercially-zoned acreage in the Village. They have been an important part of which—is
residentiallyzoned-The four Bthe Village’s tax diversification for the past 50+ years. The five CT zoned
properties and-the-one Bl zaned property-are shown in Figure 1.

Section 3.4 — Business Districts

Add the fellowing toRevise Section 3.4 Business Districts (Comprehensive Plan Page 86):) with the
following:

GOALS:

2. Create a successful central business district that has a distinct sense of place by building upon
intrinsic historic, economic, natural, and cultural amenities.

3. Create business districts that are pedestrian-friendly to promote a greater sense of community,
improve opportunities for social contact and interaction and enhance downtown vitality.

4. Increase eurthe Village’s commercial tax base.

e



5. Provide an appropriate level of flexibility of use, bulk, and density to allow for appropriate
and sustainable commercial redevelopment and/or reuse of the Villages B/3¥CT zoned
properties.

Amendments to-the-2007-Village Comprehensive Plan-are shown-herein-in-undedined-and strikeout“Strikeout text-indicates-text- that-has-be

deleted from-the-2007-Planwhile "underline” text indicates text that has been-added-to-the Plan.

Text amendments contained in this Addendum supersede text contained in the 2007 Plan-_and the October
2017 Amendment to that Plan.
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_As noted, the Village has three-four principalmulti-tenant commercial districts: the Chilmark Shopping
Center; the complex at the corner of North State Road and Chappaqua Road;;; a stretch of commercial
uses located along S. Highland Avenue (Route 9) roughly between Glenwood Drive to the south and
Charter Circle to the north; and, the Village’'s Central Business District comprised of portions of
Pleasantville Road {west of Route 9A) and the area bounded by North State Road, Woodside Avenue,
and Route 100, east of Route 9A. The VMillage-also-histerically—had -has—several-commercial-office
developments-located-in-the Band BT Districtshoweverall-bubtwo are-curranthyvacant The existing

multi-tenantoffice complex{Briarcliff Corporate-Campus}-located-at 555-Pleasantville-Road-within-the B

Districts- aporoximataly-40% vacant-while the SHA - Dala-Centerlocated-al-333 - Albany-Post-Read-is-in

use-asa-data-storage center—The three remaiping B-District properties-[HormerPhilips-Sonv-and Mearl

properties)-have-beepvacantforsome time-and-are-beingactively-marketed-forredevelopmentin-uses

ptherthan-office-and-laboratory uses. The Village recopnizes that market conditions-foroffices-uses-in

Westchester-Countyv—and-the-region-have-changed-in—thepast-decade-and-reuse—of-these—properties

under—the—current-B/BT-Districtrepulations—is—prohibitive—and-unlikely—However—given—the Village's

relatively-smallcommercial-tax-base redevalopment-of certain-B/BT District properties—where feasible,

for—commercial-use—(ar-some-pertion-of-commercial-use - of-an—-approprate—tvpe—and-seate—type—in
suitabledocations s encowragedThe Village also has several commercial campus properties throughout
the Village located in the CT Zones which include properties on Albany Post Road, Scarborough Road,
Old Briarcliff Road and Pleasantville Road. Collectively, the multi-tenant commercial areas and the
commercial campus areas of the CT zones comprise only six percent of the Village property.

Further—inrecosnizingthe-chansine market-conditions combined-with-a-desire to-bring-these officesites

back-inte-productive-use-theVillage seelks-te-allowfor-the-consideration-of ether-usesipnthe B/BT District

to—alow—for—greater—fHexibility—of—use —bullk—and—density—to—allew—for-appropriate—and -sustainable

radevelepmentand/orreuse ofthese properties—_The Villace-alsorecosnizes thateach-of the B/BT-District

sites-is-unigue-and-while-theyal sharea zoning-desipnation theyvaresionificanth-insiza_location aceess,

and-environmental sensitivity-Given-this flexibiliby-in-howredevelopment of cach site-is- approached-is

imperative-to-limitand/ormitigate potentialimpacts-to-neighborhood-character—openspacethe-natural

environment-li-e—steepsslopes—wetlands-ete)culturaland-historic resources—recreationtrafficpublic

transi-{Searborough-Metro-North-TrainStation)-infrastructure (e water sewer PDPW) and-emergency

sepvices {ie-policefireand-emergeney-medical-services)-Thereforethe B/BT-Districtrepulationsshould

be-amended-to-allow-for-consideration-of-additional-uses densities, bulk-and dimensional-standards-by

specialuse permit grsome-otherresulatory process, such-as-a-planned-unit development [(PUPD that are

individually-tailored to-the specificconditions-of each-property-The District could-beamended-to include

a-standard-list-of permitted-principal-uses—and-minimum-height-bulk-and-dimensionalstandards-that

weould-apply-across-the-District {similar-to-the-existing District regulationsland-thenallow-additionaluses

and-fHexibility-of area -bullk and-dimensional-standards-based on-site-specific conditions—al-the-diseretion

of-the-illage Board-of Trustees through-eithertha-PUD-orspecial-permitprocesses:

The following-additionaluses—subjectto-future-zoning-text amendments-and-studyv-underthe New-York

State-Enviropmental-Quality-Review-Act{SEQRA}L-and-listed-in-ne-particular-order-could-be-considered

vnder-the-PUD. specialpermit-or-cthersimilarregulatory-processcould-include:
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o—Medical/Dantal Office
o SeliStorage Faciitieslocated-ona-Coupty-orStateroad

o+ Retail/Shopping-Centerlocated-ona-CounbrorState read
+—FHotel-located-ona-Courmty-pr-Stateroad
o Liosht Manufacturinge—of appropriate-type-andlocated-an-aCounty-orStateroad

o —Mixed-use-Developments—inappropriate-locations

o — Single Family Residential
o —Muti-Familv-Residentialwith-an-apprepriatescaleand-density

Fhrough-the-amendmentto-the Comprehensive-Plan-with respect-to-the B/BT District-the Village seeks

to-ensure—thai—new-developments—within—the B/BT-Districl are-in-keeping-with—the—eharacter—of the

surrounding-peichberhood will-net place-an-undue burden-on-municipal-resources-and-infrastructure;

and-will-protectnatural resources such-assteep-slopes—wetlandssipnificant trees—and-publicviewsn

addition—construction-related-impacts-of future developmentprojects sheuld-also-be considered as-part

ofthe approvals-process_fa particular development projectisfound-to-placeanundue-burden-onVillage

resourees-Raturalresources, orotherenvironmeniabimpact areas—measures-tomiticate oreliminate-the

mpactshould-bepursued-durina-the-repulatory-approvals-process—Redevelopmentof the B/RT-Bistrict

properties-should-provide-opportunitiesforthe-preservation-of-onsite-open-space-and-the provision-of

additionalrecreational-amenities-to-the benefit of\illage residents—where feasible Where-the-provisioa

of-onsite-recreationalamenities-areinfeasiblethe-Village should-considerthe-creation-of-a-recreation-fee
for—multi-family-unitsto-ensurethat-no-impacts—to-recreation-oceur-as—a—resultof future residential

davelopmentprojects—Finallyin-srderto preserve-aasite-open-space -clustering of single~-family-and

townhomedevelopmentssneuld-beconsideredand-the-lotcoverage-of- commercial-oroffices-uses should
be-appropriate.-Today, Briarcliff Manor tax revenue from commercial properties is one of the lowest of
all_municipalities in Westchester. Given the small percentage of commercial properties within our
municipal boundaries, the Village should consider expanding the permissible commercial uses within these
areas to allow for appropriate and sustainable redevelopment and to maximize the benefits of non-
residential, revenue-generating uses for all the residents of the Village. In addition, the Village should
be wary of allowing uses that fail to generate significant non-residential tax revenue in commercial
areas, especially if those uses are otherwise allowable by right, by law, or by Special Use Permit, in the
other 94% of Village land area.

Objective #2: Strengthen the commercial tax base.

Action items:

A. Encourage new and varied commercial development of an appropriate type and scale in suitable
focations throughout the Village’s business zones. In addition—to—the—abeve, encourage
busiressesbusiness and efficescommercial uses in campus settings.

B. Review and update Recognize-the currentand-anticipated office market conditions-and aceordingly;

consider amending the B/BT District requirementszoning regulations to allow for a greater variety of

commercial uses and an appropriate level of flexibility with regards to area, bulk and dimensional
standards based on site-specific conditions, such as location, access, and environmental features:




including lot eoverage, building-height, setbacks, and landscape buffers

C. Enhance the potential and appearance of the area zoned B-2 that fronts onto Route 9.



Amend Table 3-1: Implementation Strategies (Comprehensive Plan Page 94), as follows:

BUSINESS DISTRICTS

GOAL: Create a successful central business district that has a distinct sense of place by building upon intrinsic historic,
economic, natural and cultural amenities.

GOAL: Create business districts that are pedestrian-friendly to promote a greater sense of community, improve
opportunities for social contact and interaction and enhance downtown vitality.

GOAL: Increase the commercial tax base.

GOAL: Provide an appropriate level of flexibility of use, bulk, and density to allow for appropriate and sustainable
commercial redevelopment and/or reuse of the Villages &./21CT zoned properties.

Objective #2: Strengthen the commercial tax base.

A Encourage new and varied commercial development of an Trustees & | On-going 3.4
appropriate type and scale in suitable locations throughout the Planning Bd.
Village's business zones.
B Recognize —the —currentReview and  anticipated office —market | Trustees & | Short-Term | 3.4
ions —and ---accordingly,—consider —amending—the— B/BT | Planning Bd.
Districtupdate zoning regulations to allow for a greater variety of
commercial uses and an appropriate level of flexibility with regards
to area, bulk and dimensional standards based on site-specific
conditions, such as location, access, and
environmental features.
C Enhance the potential and appearance of the area zoned B-2 that Trustees & | Short-term | 3.4
fronts Route 9. Planning Bd.

Appendix A — Business Areas in Briarcliff Manor

Amend Appendix A, as follows:

Office and Business Areas (Comprehensive Plan Page 116)

Offiee and-business-areas; neluding standaleone-offices; offices-on-North-State-Road-and-Route S-and
laboratories showld-remain-as-zoned,-with-the-addition-of -commercial design-controls-airmed-at-now
construction-and major renovations-Businesses are important contributors-to-the\illage’s raunicipal tax.
The-businesses-areas are-well-located —while Philips-Laboratories - the sreperty formerly known-as-Mearl;
and-the-BriarclfE Corperate-Campus-are locateckin-residential-areas; they are-close to-arterials that-take
employee-traffic directhy out-of the-local street-network.The Village has histerically-had five commereial

office—developments—located—in—the B and BT Districts—however—all-but—two—are—currently—vacant

Recosnizinga-more-than-decade-lopg dechine-in-the-demand-foroffice space-ina-traditional- campuslike

setbine-theVillage beganin 2016, a-processto-review Hs-existing- B-Planned-Office-Building- and Laboratory

and-BT Business Traasitionalzones. The Village established the-B-Zone-Advisery Commities toreview the




existingzoning-explore-current market demandand-to-make recommendations-to-the Board-of Frustees

as-to-what zoning amendments—should be made to-the B/BT DistrictsThe Committee focusad s

recommendations-on-enabling the B/BT zoned-properties-to-be-fullv-utilized-and/orredeveloped with-the

highestand-best-use-balanced-with-potentialshortandlong-term-impactsonVillage residents—including

hut-notlimited-to-neighborhood character-Villace-infrastructure —recreational-resources—and-the-natural

envirenment: The-B-Zone-Advisory-Committee issued-arepartto-the Villape Board-of Trustees-dated-May

520411 -This report-provides-background-information-and-potential recommendationsteo-be-considerad

by the Roard o Trusteesasitmovesforward with amendments-to-the B/BT Distrietsas eutlined-in Section

3.4-ofthe 201 Village-Comprehensive-Plan Addendum-Finally-this plan repert-recommends that-when

the Mearlsiteds-any-of the B/BT Dislrictsitesare redevelopedand-plans aresubmitied-for full occupation

af-the-site -the-Village should-examine-the trafficimplications-on-nearby-intersectionspas-wellas-all- other

potential enviconmental-impacts.The Village should update zoning regulations to encourage new

commercial businesses to move into Briarcliff as well as look for creative ways to encourage commercial
development. Businesses are important contributors to the Village’s municipal tax base. Impacts on
municipal services as well as neighboring properties should be analyzed to ensure the long-term

financial stability of the Village, and to prevent any development that would exceed the capacity or
otherwise adversely impact municipal infrastructure, water, sewerage, roadways, or other Village
capabilities.
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