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Westchester County Planning Board 
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White Plains, NY 10601-4704 
 
Westchester County Department of 
Transportation 
100 East 1st Street 
Mount Vernon, New York  10550 
 
Commissioner  
Westchester County Department of 
Public Works 
518 Michaelian Office Building 
148 Martine Avenue 
White Plains, New York  10601 
 
Mr. Paul Kutcy, Assistant Commissioner 
Westchester County Department of 
Health 
Bureau of Environmental Quality 
145 Huguenot Street 
New Rochelle, New York  10801 
 
New York State Department of 
Environmental Conservation 
21 South Putt Corners Road 
New Paltz, New York  12561 
 
Commissioner 
New York State Department of 
Environmental Conservation 
50 Wolf Road 
Albany, New York  12233 
 
Mr. Steve Ridler 
New York State Department of State 
Division of Coastal Resources 
41 State Street 
Albany, New York  12231-0001 
 
Regional Director 
NYS Department of Transportation 
4 Burnett Boulevard 
Poughkeepsie, New York  12503 
 
New York State Office of Parks, 
Recreation and Historic Preservation 
P.O. Box 189 
Waterford, New York 12188-0189 
 
 

Metropolitan Transit Authority 
347 Madison Avenue 
New York, New York  10017 
 
Mr. George Calvi, Village Manager 
Village of Ardsley 
505 Ashford Avenue 
Ardsley, New York  10502 
 
Fran Frobel 
Village Manager 
Village of Hastings-on-Hudson 
7 Maple Avenue 
Hastings-on-Hudson, New York  10706 
 
Mr. Lawrence S. Schopfer, Village 
Administrator 
Village of Irvington  
85 Main Street 
Irvington, NY 10533 
 
Riverkeeper 
828 South Broadway 
Tarrytown, New York  10591 
 
Friends of the Hudson 
P.O. Box 326 
Hudson, New York  12534 
 
Hudson River Foundation 
17 Battery Place, Suite 915  
New York, New York  10004 
 
Scenic Hudson 
One Civic Center Plaza, Suite 200 
Poughkeepsie, NY 12601 
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I I .   PROJECT LOCATION 
The Proposed Action encompasses the entire Village of Dobbs Ferry, Westchester 
County, New York. Situated within three square miles, Dobbs Ferry had a population of 
approximately 10,622 people as per the 2000 Census, and contains an assortment of 
land uses, social diversity and an abundance of public amenities. The Village is almost 
completely developed and offers a good quality of life Ð even if sometimes beleaguered 
by traffic and other suburban inconveniences. Located on the eastern shore of the 
Hudson River approximately 20 miles north of New York City, the Village is one of a 
number of ÒRiver TownsÓ with an older waterfront and historic downtown that is in need 
of investment, and poised for a revival complete with significant public amenities. Dobbs 
Ferry borders the Village of Irvington (north) and the Village of Hastings-on-Hudson 
(south). The Village shares its eastern boundary with the Village of Ardsley to the north 
and the Village of Greenburgh to the south. The Hudson River forms the western 
boundary of the Village of Dobbs Ferry. Spectacular views of the water and the pristine 
Hudson Palisades are offered throughout the Village, even in locations remote from the 
RiverÕs shores. 
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I I I .   GENERAL OVERVIEW OF FGEIS 
The Village of Dobbs Ferry has undertaken the task of adopting a Vision Plan and 
amending the Village Code. As a part of this process, a Draft Generic Environmental 
Impact Statement (DGEIS) has been prepared for the Village pursuant to New York 
State regulations as codified at 6 NYCRR Part 617 et seq. The DGEIS was submitted to 
the Board of Trustees of the Village of Dobbs Ferry on March 9, 2010. The Board, as 
lead agency, accepted the DGEIS for the Draft Vision Plan and Amendments to the 
Village Code as complete for the purposes of public comment.  The Board published a 
notice of completion and notice for a public hearing to be held on the DGEIS, and copies 
of the DGEIS, Draft Comprehensive Plan and Amendments to the Village Code were 
made available for public review. Comments were received during the public review 
period (March 10, 2010 to April 29, 2010), and at a public hearing held on April 19, 2010 
at the Village of Dobbs Ferry. 
 
The Final Generic Environmental Impact Statement (FGEIS) incorporates by reference 
the DGEIS. Therefore, the combination of the DGEIS and this document form the 
complete GEIS. 
 
The FGEIS includes a listing of the comments received on the DGEIS, the Draft Vision 
Plan and proposed amendments to the amended Village Code, as well as the responses 
to these comments by the Lead Agency.  Appendix A includes the transcript of the public 
hearing containing comments pertaining to the DGEIS, the Draft Vision Plan and 
Amended Village Code, and Proposed Action LWRP.  No written comments on these 
documents were received. Appendix B includes the draft Floor Area Regulations. 
 
The Project Description sections of the FGEIS highlights the proposed amendments to 
the Amended Village Zoning Code based upon analysis conducted in the DGEIS and 
comments received by the public. 
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IV. PROJECT DESCRIPTION AS REVISED IN THE FGEIS 
The intent of the new Vision Plan is to lay out a vision for Dobbs FerryÕs future 
development, particularly over the next two decades. The community Vision Plan is the 
product of an extensive, Village-wide effort to reflect on what it is about Dobbs Ferry that 
those who live there want to preserve and strengthen, and what residents would like to 
change or avoid as they look toward the future. Like all of its neighbors, Dobbs Ferry 
experienced extraordinary development pressure in recent years, a fact of life that will 
continue in years to come when the market rebounds. The Village has been coping with 
this pressure with very limited fiscal resources, with land use laws that were for the most 
part enacted in another era, and without a clearly articulated consensus about how to 
channel the growth that would inevitably occur to build on what is good, and in some 
cases, unique to Dobbs Ferry, and to avoid development that threatens the qualities that 
residents cherish. 
 
The proposed changes to the current Village Code are designed to implement the vision 
articulated in the Plan, encompassing land use, housing, transportation, parks, 
community facilities and resources, and the natural environment. 
 
The FGEIS incorporates by reference the DGEIS. Therefore, the combination of the 
DGEIS and this document form the complete GEIS. The FGEIS details all proposed 
amendments to the Proposed Action Zoning Code as a result of analysis conducted in 
the DGEIS and public comment that was received.  The following section summarizes 
proposed amendments to the Proposed Action Zoning Code that emerged through the 
DGEIS process.  The proposed amendments to the Proposed Action Zoning Code will 
be attached in Appendix C of this FGEIS. Please note that due to restructuring of the 
Zoning Code certain sections are now listed under different numbers. The section below 
sets forth the substantive proposed amendments to the Proposed Action Zoning Code. 
 
PLANNING BOARD           
 
The proposed action revises certain sections of the Planning BoardÕs powers and duties 
to include recommendations for site plan review as opposed to granting or denying 
applications.  See ¤¤ 300-3.1 and 300-12.1.  In addition, the Planning Board will act on 
all subdivision applications.  See ¤ 300-14.2.  In the proposed action, the Code was 
unclear on the specific subdivision review and referred to subdivision review as minor 
and major.  These two different types of subdivisions are removed from the revised 
version of the Code.   
 
The revised code will require a recreation fee, for each new lot created, in an amount to 
be set by the Board of Trustees, if adequate recreation space is not provided for in any 
new subdivision. 
 
TECHNICAL REVIEW COMMITTEE         
 
The proposed action revises the language and authority of the Technical Review 
Committee to be an advisory committee. See ¤300-8.2.  
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ACCESSORY DWELLING UNITS/PERMITS       
 
The proposed action revises the language concerning Accessory Dwelling Units in the 
Village of Dobbs Ferry.   First, this section has been placed in Article 11 of the revised 
code.  See ¤ 300-11-2.  Second, the initial proposal provided for accessory dwelling 
units to be permissible in the principal dwelling unit or as a separate structure in a one 
family (OF) district.  The proposed action permits accessory dwelling units in a one 
family (OF) district; however, the accessory dwelling unit must now be in a separate 
structure.  
 
ARCHITECTURAL AND HISTORIC REVIEW BOARD 
 
The Proposed Action Zoning ¤300-2.4 Architectural and Historic Review Board is 
changed to ¤300-4.1 Architectural and Historic Review Board. Subsection D. Duties 
numbers 4 through 6 are amended as follows (new text is underlined and deleted text is 
crossed out): 

(2) Upon request or upon application, to review and make binding 
recommendations in its capacity as a historic review body with regard to 
building permit applications for historic landmarks and properties in 
historic districts. 

(3) Upon request or upon application, to review and make non-binding 
recommendations in its capacity as a historic review body with regard to 
building permit applications for properties which are eligible for listing on 
the state or national registers of historic places, either as a landmark or 
within a historic district. 

(4) Upon request or upon application, to recommend the designation of local 
historic landmarks and districts to the Board of Trustees, and to review 
and make recommendations with regard to any proposed designation of 
such landmarks or districts by the Board of Trustees. 

 
CLUSTERED DEVELOPMENT 

 
The Proposed Action Zoning ¤300-5.2 Use-Specific Standards is changed to ¤300-13.1 
Use-Specific Standards and subsection F Clustered Development numbers 2, 3 and 4 
are amended as follows (new text is underlined and deleted text is crossed out): 
 

(2) Applicability 
The tables in Appendix A establish the zoning districts where cluster 
development is allowed as a permitted use. Residential development in the 
EI zoning district is required to meet these clustered development standards. 
 
(3) Permitted Uses 

The appropriate mix of uses within a cluster development shall be 
determined by the Planning Board of Trustees through the site plan review 
process. At a minimum, all principal and accessory uses authorized in the 
OF zoning district shall be allowed within a cluster development. The 
approving body, as part of the required site plan review, may permit 
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additional uses, including but not limited to: attached and multi-family 
housing, civic and institutional uses, and limited commercial uses such as 
neighborhood serving retail sales and service uses. In approving such 
additional uses, the approving body shall make specific findings as to the 
consistency of the uses to the purposes of this Chapter and to the protection 
of the health, safety and welfare of the Village. 
 
(4) Base Dimensional Standards 

(e) Density Bonuses 
(ii) In order to further the objectives of the Vision Plan, the 
Planning Board of Trustees may provide density bonuses in 
accordance with this subsection in exchange for an applicant 
providing one or more of the following facilities or amenities. 
(iii) For applicants who provide or make provision for amenities 
and facilities listed in (ii), above, the Planning Board of Trustees 
may, at its discretion, award bonuses by increasing the density of 
the underlying zoning district up to a maximum of 20 percent.  A 
bonus awarded under this provision may be in any increment 
between zero (0) percent and twenty (20) percent in proportion to 
the degree to which the proposed amenities confer benefits 
identified in (ii), above, and shall be computed by reducing the 
minimum size of plot per family by the amount of the bonus.  For 
example, if a bonus of 10 percent were allowed, permissible 
density would be calculated based on a reduction of the minimum 
lot per family from 2,500 square feet to 2,250 square feet. The 
bonus permitted under this section is a bonus in permissible 
density only, and does not authorize any enlargement of the 
permissible bulk or lot coverage of buildings to be constructed.  
(iv) In awarding a density bonus under this subsection, the 
Planning Board of Trustees shall make specific findings that set 
forth in detail the amenities to be provided by the applicant, how 
those amenities further the purposes of the Vision Plan, and, in 
particular, how they preserve and enhance the unique aesthetic, 
recreational, environmental and historic qualities and features of 
the district and the Village for the maximum benefit and enjoyment 
of the entire community and otherwise promote the public health, 
safety and welfare of the community. The findings shall also set 
forth in detail the relationship between the amenities being 
provided and the bonus being awarded and shall specify the 
rationale supporting the proportionality of the amenities to the 
bonus. 

 
FLOOR AREA RATIO  
 
Floor Area Ratio regulations are proposed in all single-family zoning districts (OF-1 
through OF-6) in order to restrict bulky houses in the Village. Please see Appendix B for 
the proposed FAR language. 
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GROUP HOMES 

 
The Proposed Action Zoning ¤300-5.2 Use-Specific Standards is changed to ¤300-13.1 
Use-Specific Standards and subsection I Group Home number 5 is amended as follows 
(new text is underlined and deleted text is crossed out): 

 
(5) Each applicant for a special permit for an agency group home shall 

submit the following information to the Zoning Planning Board of 
Appeals. 

 
LAND USE OFFICER 
 
The Proposed Action Zoning ¤300-2.7 Land Use Officer is changed to ¤300-8.1 Land 
Use Officer and subsection A numbers 3 and 4 are amended as follows (new text is 
underlined and deleted text is crossed out): 
 

(3)  As a regular member of the Technical Review Committee, t To evaluate 
applications for development in order to determine their completeness 
and compliance with the provisions of this chapter for the purpose of 
referring applications helping the Technical Review Committee make 
referrals to the appropriate reviewing board. 

(4) To refer applications including those that are amended during the Board 
review process to the Technical Review Committee for advice and input 
regarding subsequent application review. 

 
NON-CONFORMING USES 
 
The Proposed Action Zoning ¤300.19 Non-Conforming Uses is changed to ¤300-11.12: 
Non-Conforming Lots, Uses, Buildings and Signs are amended as follows (new text is 
underlined and deleted text is crossed out): 
 

E. Alteration, Enlargement, or Extension of Nonconforming Uses  
(1)  The alteration, enlargement or extension of a nonconforming uses must 
be approved pursuant to a special permit issued by the Zoning Planning 
Board of Appeals.  

 
PARKING 
 
The Proposed Action Zoning ¤300-3.9 Parking is changed to ¤300-11.13 Parking and 
sub-section (H) Alternative Parking Standards(4) Payment in Lieu of Parking (PILOP) 
Program  is amended as follows (new text is underlined and deleted text is crossed out): 
 
 (a) Amount 

In developments where the off-street parking requirement may be provided via 
payment in lieu, the applicant shall make a one-time only payment to the Village, 
in the amount of $15,000 per parking space. The fee is based on a review of cost 
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studies and standards in other similar communities, balanced with an interest in 
providing both an attractive option to pursue PILOP and the need to provide a 
reasonable fee that allows for additional parking construction. 

 
PROCEDURES COMMON TO ALL APPLICATIONS 
 
The Proposed Action Zoning ¤300-2.9 Procedures Common To All Applications is 
changed to ¤300-8.4 Procedures Common To All Applications and subsections B. 
Submission Procedures, C. Processing of Applications and G. Public Notice and Hearing 
are amended as follows (new text is underlined and deleted text is crossed out): 

 
B. SUBMISSION PROCEDURES 
(1) All applications not requiring a building permit shall be submitted to the Land 
Use Officer for referral to the appropriate board and to the Technical Review 
Committee for its advice on procedure or the Technical Review Committee, as 
appropriate. 
(2) Applications which require design review but not site plan approval, 
subdivision approval, variances or a special permit shall be referred to the 
Architectural and Historic Review Board by the Technical Review Committee 
Land Use Officer.  
(3) Applications requiring site plan, subdivision approval, variances or special 
permits shall be submitted to the Land Use Officer, who will refer the application 
to the Technical Review Committee for input and advice regarding the Land Use 
OfficerÕs referral to the appropriate board as appropriate. 

 
 C. PROCESSING OF APPLICATIONS 

(2) Determination of Completeness 
(a) No application shall be heard until it has been deemed complete by 
the Land Use Officer. 
(b) The Land Use Officer, the applicant or the review board that initially 
receives the application may choose to refer the application first to the 
Technical Review Committee for a determination of completeness. The 
review board may also request that the Land Use Officer make a 
determination of completeness, or it may choose to make the 
determination itself. Appeals of the determination of completeness shall 
be taken as outlined in made in accordance with ¤300-7.2.B of this article 
Chapter. 
 

 G. PUBLIC NOTICE AND HEARING 
(1) The review agency shall hold a public hearing on a complete application in 
accordance with applicable law. within 60 days of its submission to the agency, 
except that if a hearing on a draft environmental impact statement is to be held 
for the application, said hearing shall be held at the same time as the hearing on 
the application, in which case the public hearing shall be scheduled at least 15 
days after and no more than 60 days after the submission of the draft 
environmental impact statement.  The Board shall give public notice of such 
hearing by causing publication of a notice of such hearing in the official 
newspaper at least five days prior to the date thereof.  The applicant shall be 
required to send notices of the hearing to owners of properties within 200 feet of 
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the subject property and to provide proof in the form of an affidavit that such 
notice has been given. 

 
SITE PLAN REVIEW 
 
The Proposed Action Zoning ¤300-2.10 Site Plan and Subdivision Review is changed to 
¤300-12.1 Site Plan Review and subsection A. When Required and B. Review of Site 
Plan Applications by the Board of Trustees D. Reservation of Parkland and F. Time for 
Decision are amended as follows (new text is underlined and deleted text is crossed 
out): 

 
A. WHEN REQUIRED 
(1) Site plan review shall be required for all building permit applications that meet 
one or more of the following criteria: 

(a) Excavation or filling involving more than 300 cubic feet of earth. 
(b) The disturbance of more than 2,000 square feet of land. 

(2) Major subdivision review shall be required for all applications involving one or 
more of the following: 

(a) The subdivision of land into three or more lots; 
(b) The subdivision of land involving three or more acres of land area, 
regardless of the number of lots; and/or 
(c) The subdivision of land involving the construction or extension of a 
street. 

(3) Minor subdivision review shall be required for all applications involving 
subdivision or resubdivision of land that do not meet the criteria for a major 
subdivision. 
 
B. REVIEW OF SITE PLAN APPLICATIONS BY THE BOARD OF TRUSTEES 
(1) Upon referral by the Land Use Officer or the Technical Review Committee, or 
on its own initiative, the Board of Trustees may vote to assume site plan approval 
authority for an application. Such review shall require a majority vote of the Board 
of Trustees. The Board of Trustees shall be responsible for final review and 
approval of all applications for site plan approval. 
(2) The Board of Trustees shall make this determination at its earliest opportunity 
and in no event later than 30 days from the filing of an application with the 
Village. If the Board does not vote to conduct its own review of the application 
within 30 days of its receipt of the application, the Board of Trustees shall thereby 
relinquish its right to review the application. 
(3) Where the Board of Trustees exercises its authority under this section, the 
application will be heard in the first instance by the Planning Board.  
(2) In considering applications for site plan approval, the Board of Trustees shall 
refer the application to the Planning Board which shall make recommendations 
with regard to environmental impacts. The Planning Board shall also recommend 
approval, approval with modifications or disapproval and the matter will then be 
heard and determined by the Board of Trustees. 
(4) The Planning Board shall retain jurisdiction overall all subdivision approvals. 
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D. RESERVATION OF PARKLAND 
(1) Findings 

(a) The provision of adequate park and recreational facilities for both 
active and passive recreational pursuits by existing and future 
residents of the Village is necessary and appropriate to their 
health, safety and well-being.  

(b) New residential development will create an additional demand for 
both active and passive recreational facilities and areas and new 
facilities and areas will need to be established to meet the needs 
of residents occupying dwelling units that will be built after 
enactment hereof.  

(c) It is fair and appropriate that the developers of new residential 
developments be responsible for addressing the impact of their 
project on the need for the additional park and/or recreational 
facilities.   

(2) Dedication and Reservation of Parks and Open Space 

In order to meet the new demand on recreational facilities, land suitable for 
recreational and park use by the residents of the Village of Dobbs Ferry 
shall be required for each new dwelling unit.  If the Planning Board or Board 
of Trustees finds that no suitable parkland exists as part of the site plan, a 
payment in lieu of the parkland shall be required for each new dwelling unit 
constructed.  

(3)Disposition of Funds 

Any monies required by the Village for park, playground or other 
recreational purposes, pursuant to the provisions of this section, shall be 
deposited in a Village trust fund to be used by the Village exclusively for 
park, playground or other recreational purposes, including the acquisition of 
property.  Such payment shall be a condition of site plan approval and shall 
be assessed in accordance with the site plan recreation fee schedule 
established under Chapter 175, Fees in the Village Code or other relevant 
fee established by the Board of Trustees in conjunction with the site specific 
findings made by the Board of Trustees.  For a site plans, no building permit 
shall be granted by the Village until such payment has been received by the 
Village.  For subdivisions, no plat shall be signed until such payment has 
been received by the Village. 

 
G. F. TIME FOR DECISION 
When the Board of Trustees is the approving board, the Planning Board The 
Planning Board and/or the Board of Trustees shall grant, deny, grant subject to 
conditions, or make a recommendation in accordance with applicable law, 
subject to such extensions of time as may be required to obtain further 
information, to complete the environmental quality review process, complete 
required reviews, or for the applicant to submit amendments to the application.  
to the Board of Trustees with respect to an application within 60 days after the 
close of the public hearing for a site plan or major subdivision and within 30 days 
for a minor subdivision, subject to such extensions of time as may be required to 
obtain further information, to complete the environmental quality review process, 
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complete required variance reviews, or for the applicant to submit amendments 
to the application.  Any decision shall contain written findings explaining the 
rational for the decision in light of the criteria specified at ¤300-2.10.C. above. 
 

 
SPECIAL DISTRICTS: CHAUNCEY PARK DISTRICT 
 
The Proposed Action Zoning ¤300-4.5(C)(2) Cluster Development Required is amended 
in ¤300-10.3(C)(2) to permit but not require cluster development. 
 
SPECIAL DISTRICTS: EDUCATIONAL/ INSTITUTIONAL (EI) DISTRICT 
 
The Proposed Action Zoning ¤300-4.5(D)(2) Cluster Development Required is amended 
in ¤300-10.3(D)(2) to permit but not require cluster development. 
 
TECHNICAL REVIEW COMMITTEE 
 
The Proposed Action Zoning ¤300-2.8 Technical Review Committee is now ¤300-8.2 
Technical Review Committee and sub-section (B) Establishment and Organization is 
amended as follows (new text is underlined and deleted text is crossed out): 
 
B. Establishment and Organization 
 

(1) There shall be established a Technical Review Committee which shall 
include six regular members, including the Village Administrator, Land 
Use Officer, one Planning Board member, one member of the Design 
and Historic Review Board, one member of the Zoning Board of Appeals 
and one member of the Conservation Advisory Board.  The TRC may 
also retain such counsel and experts as the regular members shall deem 
necessary for a complete technical review of the application.  

(2) The TRC shall select one regular member to serve as its chair. 

(3) If the TRC procedures are invoked, the applicant must consent in writing 
to any delay in the review of an application.  Once consent is received, , 
no public hearing shall proceed on an application pursuant to this 
chapter until a technical review meeting has been held by the TRC.  .  
This shall not, however, prevent continuing appearances before the 
various Boards preceding a public hearing.   

(4) The TRC shall conduct its business at technical review regularly 
scheduled meetings or special meetings if deemed necessary by the 
Land Use Officer to be scheduled as necessary.  The TRC meetings are 
public meetings but are not public hearings.  If the TRC would like to 
receive public comment, it may do so if at its discretion.  The time and 
place of each public meeting shall be posted prominently in the 
municipal building at least 5 10 days in advance of the meeting.  In 
addition, the applicant shall be directly informed in writing of the meeting 
time and place by the Land Use Officer at least 5 10 days in advance of 
the meeting. 
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TRANSITIONAL PROVISIONS 
 
The Proposed Action Zoning ¤300-1.13 Transitional Provisions subsection (D) Non-
Conformities which reads : ÒAny nonconformity under the Previous Ordinance will also 
be a nonconformity under this Zoning Ordinance, unless the standards of this Zoning 
Ordinance, or any subsequent amendment, are such that the previous nonconformity is 
now permitted.  For example, a nonconforming use under the previous ordinance may 
become conforming if this Zoning Ordinance permits the use in the zoning district where 
the property is located, where such use was formerly prohibitedÓ is deleted. 
 
TREE COMMISSION 
 
The Proposed Action Zoning ¤300-2.6 Tree Commission will become ¤300-6.1 Tree 
Commission and subsection (D). Powers and Duties is amended as follows (new text is 
underlined and deleted text is crossed out): 

(7) To review each application received by the Village seeking approval 
for the removal of a specimen tree, of a tree with a circumference of six 
inches or more as measured at a height of 54 inches above the natural 
grade, or of a stand of trees regardless of size that factor into the 
landscape of the Village, and to make recommendations for approval or 
disapproval to the Board of Trustees, the Planning Board and the Land 
Use Officer. 
(8) To make recommendations on the trimming of trees and stands of 
trees, including raising and lowering canopies, to protect and enhance 
view vistas within the Village, provided that such action does not threaten 
the health of the trees. 
(9) (8) To request the opinion of outside experts, including a qualified 
arborist, to help determine the health of a tree subject to a tree removal 
application. , as well as to make recommendations on the trimming of 
trees to protect view vistas in the Village. 
(10) (9) To prepare a list of appropriate trees to be planted within the 
Village, with preference given to indigenous tree types, as well as a list of 
invasive species that should not be planted within the Village. 
(11) (10) To advise on the replacement of trees lost by age or damage to 
assure that the new trees planted will be of a species, type, and size that 
will thrive and be appropriate in the specific location, as well as not 
interfere with view vistas, disturb paved areas and curbs, block visibility at 
street intersections, or interfere with utility wires. 
(12) (11) To carry out such other duties as may be assigned from time to 
time by the Board of Trustees. 
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APPENDIX A: PERMITTED USE TABLES 
 
The amendments to the Proposed Action Zoning includes Appendix A: Permitted Use 
Tables. Table A-3: Special Zoning Districts lists permitted uses for Waterfront District A 
(WF-A); Waterfront District B (WF-B); Educational/Institutional (EI); and Chauncey Park 
(CP). The uses permitted in the EI and CP districts are amended as follows: 
 
TABLE A-3:  SPECIAL ZONING DISTRICTS 
 

“PP” = Permitted / “SP” = Special Permit Required / “N“ = Prohibited /“PA” = Permitted 
(Accessory)   

Use Category  Use Type WFA1 WFB EI  CP 

Residential       
Group Home N N N  N Group Living 

Retirement home, nursing 
home, or assisted-living 
facility 

N N N  N 

Cluster development N PP PP  PP 
Mixed-use building complex N PP N  PP 
Multi-family dwelling N PP PP  PP 
Multi-family housing 
complex 

N PP N  N 

One-family dwelling N PP PP  PP 
Townhouse N PP PP  PP 

Household Living 

Two- or three-family 
dwelling 

N PP PP  PP 

 
 
 

                                                
1 Waterfront District A is denoted as ÒWF-AÓ; Waterfront District B is denoted as ÒWF-BÓ; Chauncey Park is 
denoted as ÒCPÓ; Educational/Institutional is denoted as ÒEIÓ. 
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V. COMMENT INDEX 
 

Date Received Submitted by: Type of Correspondence: 

04/19/2010 
Deputy Mayor Catherine Kay, Board of 
Trustee Member 

Public Hearing 

04/19/2010 David Koenigsberg, Board Of Trustee Member Public Hearing 
04/19/2010 Victor Golio, Board Of Trustee Member  Public Hearing 
04/19/2010 Darius Chafizadeh Public Hearing 
04/19/2010 Steven Hunter Public Hearing 
04/19/2010 Rob Lane Public Hearing 
04/19/2010 Art Manookian Public Hearing 
04/19/2010 Bill Perry Public Hearing 
04/19/2010 Bettina Speyer Public Hearing 
04/19/2010 Tom Speyer Public Hearing 
04/19/2010 Paddy Steinschneider Public Hearing 

 
VI. COMMENTS AND RESPONSES 

INTRODUCTION 
Comments were received on the DGEIS and the Draft Vision Plan and Amendments to 
the Village Code at a public hearing (held on April 19, 2010).  The Board of Trustees 
received no written comments on the above documents.  The transcript of the public 
hearing is contained in Appendix A of the FGEIS.  In this section, the comments have 
been categorized and numbered, and the sources of every comment are identified.  The 
source of each comment is indicated in the following manner: all comments are 
referenced by the date of the comment submission, name of the author, and type of 
submission.   
 
APPLICATION PROCESS FLOW CHART 
AP-1. We should work on a flow chart for the applicant.  Like I think Mr. 

Perry was saying or we all have said, the applicants have had a really 
hard time figuring out where they have to go.  Some applicants have 
been at it since the 90's, know how the system works, and not naming 
anyone, and figure out how the flow works.  But I think that any 
newcomer in town needs to have a one-page explaining you want to 
do this, you go from here, then there.  If you don't have this, you go 
there.  It has to be much more efficient in layman's terms because 
nobody is going to be reading all this.  Incorporating some flow chart 
like this in the code, I think is absolutely essential.  Like the Dummies 
Guide to doing something in Dobbs Ferry.  Since my husband's 
company publishes the Dummies books, maybe you should do that.  
Thank you. (B. Speyer, public hearing, 04/19/2010)  

 
Comment noted. 
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ARCHITECTURAL AND HISTORIC REVIEW BOARD 
AHRB-1. The next alternative which I believe is the last one is, alternative E 

which deals with the scope of the authority of the Architectural and 
Historic Review Board.  One of  the things that we figured out was 
very important, maybe four, five years ago was getting the 
Architectural Review Board to be involved early in the process and to 
have input to the planning process and site plan review such that by 
the time the Planning Board was actually making a decision, the 
Architectural Review Board had already had an opportunity to help 
shape the massing, the height, the placement of buildings on sites so 
that when it would then come to the Architectural Review Board after 
the site plan had been approved, it could be for the finalization of the 
design and not as in our current code, the first opportunity that the 
Architectural Review Board has the chance to give input.   

 (P. Steinschneider, public hearing, 04/ 19/2010) 
 
Please see Section IV for information on proposed amendments to the Proposed Action 
with regards to the role of the Land Use Officer in application procedures.  The 
Architectural and Historic Review Board will be involved in the application review 
process from early stages. According to the proposed amendments to the Proposed 
Action Zoning Code §300-8.4 Procedures Common to All Applications, all 
applications shall be submitted to the Land Use Officer for referral to the appropriate 
board. Applications which require design review but not site plan approval, subdivision 
approval, variances or a special permit shall be referred to the Architectural and Historic 
Review Board by the Land Use Officer.  
 
In addition, according to the proposed amendments to the Proposed Action Zoning Code 
§300-8.4 applications requiring site plan, subdivision approval, variances or special 
permits shall be submitted to the Land Use Officer who will refer the application to the 
technical review committee. Per §300-8.2, a member of the Architectural and Historic 
Review Board shall be represented on the Technical Review Committee. 
 
AHRB-2. Some of the other things in this alternative section deals with the 

scope of and brings back in two specific conditions which align the 
Architectural Review Board with the state code, and subsequently 
with the case law of the state code such that a decision made by the 
Architectural Review Board is somewhat limited to some similar or 
some dissimilar that it would have an economic adverse impact on 
neighboring properties 200 feet on the same street.  That's actually 
the wording in our current code.  A wording that is consistent within 
the state.  One of the objectives of the Land Use Committee was to 
actually give the Architectural Review Board a much greater power by 
breaking its alignment with the state ARB and making it a new form of 
board so it can actually evaluate not only the conditions of the 
neighborhood and community without restrictions such as 200 feet on 
the same street.  I think there's still some work that needs to be done 
on that.  I have great respect for the current ARB and like to see it 
adding historical review to its authorities and having the opportunities 
using the guidelines which go along with this new code to remove the 
sense of arbitrary and capriciousness from any decisions they make 
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so it's very clear they are acting in concert with ideas that have 
already been vetted by the entire community and have been made 
part of the code.  And that's all I have to say.  (P. Steins chneider, 
public hearing, 04/19/2010)  

 
Comment noted. Please see the response to AHRB-1 for the Architectural and Historic 
Review BoardÕs role on application review. Please see §300-4.1 of the proposed 
amendments to the Proposed Action Zoning Code with regards to the duties and powers 
of the Architectural and Historic Review Board (AHRB).  
 
Among the AHRBÕs duties are to review and approve or disapprove building permit 
applications referred to it by the Land Use Officer. In considering approval of a building 
permit application, AHRB may impose such reasonable conditions and restrictions as 
are directly related to and incidental to the proposed use of the property and which act to 
promote desirable design characteristics or preserve historic features. The AHRB also 
has the power to prepare and make available to the public graphic and textual depictions 
which illustrate design principles to be encouraged throughout the Village or in particular 
districts or for particular building types and uses, subject to the approval of the Board of 
Trustees. 
 
The powers of the AHRB include the following: the AHRB may disapprove any 
application for a building permit referred to it, provided that the Board finds that the 
building or structure for which the permit is applied would, if erected or altered, be so 
detrimental to the desirability, property values or development of the surrounding area as 
to provoke harmful effects by excessive similarity to any other structure existing or for 
which a permit has been issued or to any other structure included in the same permit 
application or for which an application for a permit is pending, facing upon the same 
street and within two hundred fifty (250) feet of the proposed site, in respect to one (1) or 
more of the following features of exterior design and appearance; apparently identical 
fa•ade; identical size and arrangement of either doors, windows, porticos or other 
openings or breaks in the fa•ade facing the street, including reverse arrangement; or 
other roofline and height or other design elements, provided that a finding of excessive 
similarity shall be based upon a preponderance of evidence as set forth in the minutes. 
 

In addition, the AHRB may disapprove any application for a building permit referred to it, 
provided that the Board finds that the building or structure for which the permit is applied 
would, if erected or altered, be so detrimental to the desirability, property values or 
development of the surrounding area as to provoke harmful effects by excessive 
dissimilarity or inappropriateness in relation to any other structure existing or for which a 
permit has been issued or to any other structure included in the same permit application 
or for which an application for a permit is pending, facing upon the same street and 
within two hundred fifty (250) feet of the proposed site, in respect to one (1) or more of 
the following features: cubical content; gross floor area; height or bulk of building or 
height of roof; or other significant features, such as but not limited to material, provided 
that a finding of excessive dissimilarity or inappropriateness shall be based upon a 
preponderance of evidence, as set forth in the minutes. 

 
AHRB-3. Lastly, the ARB be able to comment on massing and site and review 

early enough so they can have some meaningful input. I just want to 
end with a sort of broader picture, comments about the issue of 
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review.  At the end our ultimate procedure is whether we think the end 
result, what finally gets built is going to better or worse and is integral 
to the procedures. I think there's a little bit of confusion about the 
difference between streamlining.  It sounds like we're trying to make it 
easier in the system.  I think that's the wrong way to characterize it. I 
think we're trying to rationalize the system so people understand what 
is expected of them because we really believe, and it's been my 
experience the only way to prevent bad development taking place is 
to somehow facilitate better development. We believe by having the 
design guidelines and having a clear process it's more likely that we 
will get to a better development, including a much more rigorous set of 
guidelines if we want to do some of those things.  (R. Lane, public 
hearing, 04/19/2010)  

 
Comment noted.  
 
AHRB-4. The Architectural Historic Review Board 300-2.4, I was a little 

confused on the historic nature of the board.  I think there was some 
confusion on what the actual code is going to say in terms of 
dissimilarity and excessive similarities.  Usually, Architectural Review 
Board decision, I wasn't sure what the thought process was for local 
designation done by the State Board and the Federal designation, and 
what the impact would be on a review by this Architectural Historic 
Review Board.  For example, if something is a federal historic building 
would there be binding recommendations by this Board?  I think 
there's a subsection that talks about binding recommendation.  
Binding recommendations are a bit of an oxymoron.  The concept, I 
think, maybe I can discuss with the Planning Board, Land Use, what 
you guys thought.  Rework the language for  the Board of Trustees, 
see if that's something they want to do or something different. (D. 
Chafizadeh, public hearing, 04/19/2010)  

 
Please see Section IV on the proposed amendments to the Proposed Action Zoning 
Code with regards to the Architectural and Historic Review Board. Please see the 
answer to AHRB-3 with regards to the definitions for similarities and dissimilarities. §300-
4.1 of the proposed amendments to the Proposed Action Zoning Code provides details 
on the duties of AHRB with includes the following: 
 

(5) Upon request or upon application, to review and make binding 
recommendations in its capacity as a historic review body with regard to 
building permit applications for historic landmarks and properties in 
historic districts. 

(6) Upon request or upon application, to review and make non-binding 
recommendations in its capacity as a historic review body with regard to 
building permit applications for properties which are eligible for listing on 
the state or national registers of historic places, either as a landmark or 
within a historic district. 

(7) Upon request or upon application, to recommend the designation of local 
historic landmarks and districts to the Board of Trustees, and to review 
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and make recommendations with regard to any proposed designation of 
such landmarks or districts by the Board of Trustees. 

(8) To maintain an inventory of properties and districts within the Village that 
are listed on the state and/or national registers of historic places or that 
have been certified as eligible for such listing, and to make such 
inventory available to the public. 

 
CHAUNCEY PARK 
CP-1. The chart on the Chauncey Park provision on the back of the ordinance 

has "AP", without a legend of the "AP".  I think was "PP" a use is 
something to be looked at. The proposed and permitted uses, especially 
permitted uses are something that need to be looked at in the Chauncey 
Park area which is sort of one of the last areas that will be potentially 
developed, and also the Axo site is something which may be developed.  
I think that should be looked at.  I think there's a proposal of only clusters 
in that section and something that should be looked at closely by the 
Board of Trustees.  (D. Chafizadeh, public hearing, 04/19/2010)  

 
Please see Section IV for proposed amendments to the Proposed Action zoning 
with regards to Chauncey Park. Per §300-10.3(C)2, cluster development will be 
permitted in Chauncey Park but will not be required.  Also, some of the permitted 
uses have been revised. 
 
COMMUNICATION AMONG VILLAGE BOARDS 
CM-1. And my last comment what is still not sufficiently made visible to 

concerned parties.  I know the Village is working on a web site and also 
has to do with my paper flow.  I think we need to find a better way to 
notify one another.  There should be more cross reference amongst 
boards.  It's good we're going to have more joint meetings with members 
of all the boards at the beginning of an application, but I think minutes 
should flow between boards, notice, and also outside the boards, freely 
on the web site and places where people can actually see them.  I hope 
that we can make that happen.  (B. Speyer, public hearing, 04/19/2010)  

 
Comment noted. 
 
EDUCATIONAL INSTITUTIONAL ZONE 
EI-1. Cluster is also an issue brought to the attention of I think a requirement of 

the Educational Institutional zone that should be looked at, why 
clustering? I know the thought process on the Land Use CommitteeÉ . I 
wasn't sure if it's all detached or needs to be attached.  What's the 
thought process? (D. Chafizadeh, public hearing, 04/19/2010)  

 
Please see Section IV for proposed amendments to the Proposed Action zoning 
with regards to Chauncey Park. Per §300-10.3(D)2, cluster development will be 
permitted in the Educational/ Institutional (EI) District but will not be required.   
Also, some of the permitted uses have been revised. 
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ESCROW PAYMENTS 
EP-1. Issues with respect to escrow deposits, I think 300-1.10, there's a 

provision in the code providing for specific monies that would be 
deposited during the review process, experts, traffic experts, engineers, 
what not.  There's also a provision in the code under this section that talks 
about, they can't use it to offset expenses.  I'm a little confused what that 
means. Maybe that language needs a little more detail.  I think the 
thought process was it wouldn't offset building inspector expenses or 
village engineer that's in house, but I think we need to clarify that 
language a little bit. (D. Chafizadeh, public hearing, 04/19/2010)  

 
§300-1.10 Application Fees and Escrow Deposits of the Proposed Action Zoning 
code and Article 16 Application Fees and Escrow Deposits of the proposed 
amendments to the Proposed Action Zoning code details how escrow payments may be 
used. Any funds deposited for escrow shall be used to cover the reasonable and 
necessary costs of reviewing an application.  Costs may include staff costs or consultant 
fees for planning, engineering, legal, and other professional and technical services 
required for the proper and thorough review of an application.  The reviews governed by 
this section shall include all environmental review pursuant to law including review of the 
proposed action under the State Environmental Quality Review Act (SEQR). Monies 
deposited by applicants pursuant to this section shall not be used to offset the VillageÕs 
general expenses of professional services for the several boards of the Village or its 
general administrative expenses. 
 
FENCES 
FN-1. The next item I have been concerned with at the review of this, and I don't 

have the revision 2009, I still have the September 2007 workbook, was 
the item referring to fences.  There is a big chapter about fences and 
walls.  And that say that fences don't need any approval process up to six 
feet, I believe anything above six feet does need a permit.  Lots of people 
are aware of that in the Village and instead of putting fences they have 
been planting trees.  And if you plant a whole row of evergreens, they will 
have the same impact as a fence, but unlike fences they will grow.  And I 
would like to make sure that there is some provision in the code, and 
unfortunately I don't have the revised code, or the revised proposed code, 
to see whether we have included something to the effect that trees, that 
permits for trees be enforced so that we don't -- trees should be 
considered fences at some point.  So whatever review of fences should 
apply to a tree as a material.  So I don't know how that fits in. A living 
fence.  (B. Speyer, public hearing, 04/19/2010)  

 
Comment noted. 
 
FLOOR AREA RATIO 
FAR-1. The next item on my short agenda, and I will try to speed up things as I 

go down the list here is the issue, there was something, Steve Hunter and 
I the process where we selected four or five different houses in the Village 
of Dobbs Ferry, and I've got copies of the plans I got from the Building 
Department and made copies and sent them to Liz' office and said, okay, 
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these were the hot button issues. Houses that were built that had, various 
boards, Zoning Board, Planning Board as to meetings with the public. 
And we handed these to our consultants and said what we think the new 
code does with these plans. Liz's response, I think, concerned me a little 
bit in that she said to me, and Liz, if I'm incorrect, you said you didn't think 
that the new code impacted those particular plans, if I'm right. So, 
unfortunately, we did not really have enough time in the Land Use 
Committee to vet that a little more.  Why doesn't the new code really 
affect what was being built?  I think that's a question we need to answer. 
One quick answer Liz gave me is my final point, is that they were non-
conforming.  In other words, there are a set of variances or modifications 
to the code for a particular site plan. So what's happening here? You 
have a site plan, you have a house going up, you have whatever 
development going up.  All of a sudden you're establishing variances or 
you're modifying the code for this particular site plan.  You can write the 
best code in the world, and unless we follow it then what's the use of 
having it?  I think that's what's happening an awful lot in villages where 
the variances are coming along and just changing the code, or the code is 
being modified for a site plan. I think we need to look at that.  I think that 
that is the vetting process, what we gave to Liz, needs to be flushed out a 
little more. I think that the Land Use Committee, frankly, we never sat 
down as a group to do that and I think we should vet that and come back 
to the Board of Trustees and say, look here was a house built with the old 
code and this is what is going to happen with the new code, or whatever 
development in the Village.  So you have something quantifiable to look 
at and say, well,  the new code is working or needs to work better.  Thank 
you.  (B. Perry, public hearing , 04/19/2010) 

 
One of the objectives of the Proposed Action was to prevent Òout-of-scale developmentÓ 
in Dobbs Ferry, particularly in its residential neighborhoods. There are generally two 
components of residential building that are disrupting the established character of older 
residential neighborhoods in Dobbs Ferry: (1) the size of houses, as measured in floor 
area, building height (in feet), and lot coverage; and (2) the design of houses, including 
such elements as the overall massing of the structure, in relation to its surroundings; the 
proportions and placement of windows and doorways; the design and proportions of 
roofs and eaves;  the use of materials and colors; and the use, placement and 
proportions of architectural details such as cornices, lintels, railings, etc. 
 
Alternative C: Analysis/overview of Floor Area Ratio regulations and its impact on the 
Village of Dobbs Ferry analyzed in the DGEIS examined how the Proposed Action would 
impact the regulation of bulky houses in Dobbs Ferry. The Proposed Action includes 
traditional zoning regulations for residential zones such as height, bulk, and setback 
restrictions. In addition, the Proposed Action includes residential design guidelines 
intended to help applicants in the design of homes and additions to home. The design 
guidelines are flexible but aim to restrict out-of-scale development or Òbulky houses.Ó 
Alternative C compared the existing zoning and the proposed zoning for a proposed 
residential expansion in the OF-6 Residential zone.  
 
The lot in question was 7,000 square feet and the resulting addition would allow a 3,200 
square foot home on the lot. Alternative C concluded that under the proposed zoning 
requirements, the bulk regulations in the proposed zoning would be the same as the 
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existing zoning regulations and thus, both the appearance of bulk, as well as the total 
floor area, would be unchanged. 
 
As a result of the analysis in the DGEIS, Amendments to the Proposed Action include 
the adoption of proposed Floor Area Ratio (FAR) standards which are included in 
Appendix B. These proposed amendments to the proposed Zoning Code are intended to 
limit over-sized, or bulky houses from intruding upon the existing character of single 
family neighborhoods. FAR represents the gross floor area of all buildings or structures 
on a lot divided by the total lot area. 
 
The proposed FAR standards would apply to each of the VillageÕs six single-family 
zones (OF-1 through OF-6). The standards include a sliding-scale floor area ratio for 
each of the single-family homes based on lot-size. The sliding-scale is necessary 
because under a one-size-fits-all FAR for each zone there may be over-sized or under-
sized lots in the zone that do not conform to the typical lot size and, as a result, 
permissible bulk may become severely limited or conversely greatly expansive 
compared to other homes on the block.  
 
Single-family residences with an approved Certificate of Occupancy dated prior to the 
adoption date of the proposed ordinance may exceed the maximum FAR set forth in the 
ordinance provided the floor area of the expansion does not exceed 500 square feet or 
0.03 FAR, whichever is less. 
 
The Land Use Officer shall be responsible for issuing building permits for buildings that 
are either in compliance or below the maximum FAR.  Applications for building permits 
for single-family residences whose total floor area exceeds the maximum permitted FAR, 
shall be required to seek an area variance from the Zoning Board of Appeals who may, 
at its own discretion, refer the application to the Board of Architectural Review for an 
advisory opinion. Any application for an area variance for FAR for a residence shall 
require the submission of the following materials: 

o Elevations of the houses on both sides of the subject house; 
o Photographs of neighboring houses, structures and yards within 200 feet on 

either side of the subject yard;  
o Floor area ratios of neighboring houses on similarly sized lots within 200 feet on 

either side of the subject house; and 
o The applicant shall also provide written or verbal testimony addressing the 

proofs required for area variances. 
 
Under the proposed FAR standards the proposed building on the 7,000 square foot lot 
examined in Alternative C of the DGEIS would be limited to 2,870 square feet or an FAR 
of 0.41.  In other words, under the existing zoning and Proposed Action zoning, analyzed 
in Alternative C, the permitted gross building area was 3,200 square feet or an FAR of 
0.46. The proposed amendments to the Proposed Action would result in a total building 
floor area decrease of 330 square feet as compared to both existing conditions and the 
Proposed Action. 
 
FAR-2. The second alternative is the floor area ratio which has been offered as 

an additional restriction on trying to prevent the overly large house 
referred to here regulating monkey houses.  Having spent a lot of time 
working with Irvington's FAR and having had great success building very 
large houses under that FAR, I can attest that that is not a way to limit the 
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size of houses with the concerns we have in Dobbs, which is the 
appearance of the house as seen from neighboring properties in the 
street.  If somebody were able to build a 20 by 20 foot house, one story, 
and include 10,000 square feet in it, I don't think any of us would really 
care.  It is the apparent size of the house that really matters.  The new 
code has a number of restrictions on the bulk, the site coverage, the 
height of the house, as well as setting standards for the heights of eaves 
and requiring the height of a house follow the terrain which is an 
enormous change from what our current code requires or permits.  Our 
current code permits houses be permitted only at the front plain or curb 
level on steep sloping terrain, result in houses which are very large when 
you see them from the down slope side.  So I would not recommend the 
FAR.  If there are adjustments in the code I think we should be turning our 
attention to perhaps we need to take a foot or two off of the height of 
eaves or find another method.  The section in the DEIS was drafted by 
our consultant in its thorough analysis of all the methodologies used in 
just about every community I can think.  So I think we have addressed the 
issue properly.  I think the trick here is to make sure the final draft of the 
code has the exact restrictions on that bulk not in importing a different 
methodology successful in urban -- FAR is multiple of the size of the lot.  
In the case of places like Dobbs Ferry becomes a fraction of the size of 
the lot, and that is very difficult to try to regulate or get correct. 

  (P. Steinschneider, public hearing, 04/19/2010)  
 
Comment noted. The Village Board believes that Floor Area Ratio provides another tool 
for regulating the mass and appearance of residential development in tandem with the 
other proposed bulk regulations.  Please see the answer to FAR-1 above, as well as 
Appendix B for proposed amendments to the Proposed Action involving the addition of 
Floor Area Ratio standards to the proposed Zoning Code which are intended to limit the 
bulk of single-family houses. 
 
FAR-3. Floor area ratio ... is an alternative proposal in the DGEIS along with 

other analysis of controlling size of buildings on certain type lots, not 
Irvington. Scarsdale, other municipalities have FAR laws. I think it's 
something that should be considered and is addressed, obviously, in the 
DGEIS, also should be considered substantively in the alternative.  

 (D. Chafizadeh, public hearing, 04/19/2010)  
 

See responses to comments FAR-1 and FAR-2. 
 
GENERAL REQUIREMENTS 
GR-1. I think there's some wording about a majority vote in 300-2.1, I'm not sure 

what that language specifically meant.  We do follow Robert's Rules, 
something you need to look at. (D. Chafizadeh, public hearing, 
04/19/2010) 

 
Per §300-8.3 Procedures Common to All Boards subsection A(2) of the 
proposed amendments to the Proposed Action Zoning Code, every decision of 
the Planning Board, Zoning Board of Appeals, Architectural and Historic Review 
Board and Conservation Advisory Board shall be made by majority vote.  
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PROCEDURES COMMON TO ALL APPLICATIONS 
PC-1. Procedures common to all applications. Obviously, this has been sort of 

the thought process of a Technical Review Committee which personally, I 
think, is a good idea given in the early stages.  There are some time 
constraints on all the boards, not only in this section but all sections.  I 
think that needs to be looked at a little closely in terms of what state law 
requires versus what we're requiring here. That's 300-2.9.  

  (D. Chafizadeh, public hearing, 04/19/2010)  
 
Please see Section IV for proposed amendments to the Proposed Zoning Code 
with regards to Procedures Common to All Applications. The Proposed Action 
Zoning Code in ¤300-2.9 Procedures Common to All Applications includes a 
provision that the Planning Board and/or the Board of Trustees shall grant, deny, 
grant subject to conditions, or make a recommendations in accordance with 
applicable law, subject to such extensions of time as may be required to obtain 
further information, to complete the environmental quality review process, 
complete required reviews, or for the applicant to submit amendments to the 
application.   
 
PC-2. I think under subsection 2 of that subsection it talks about an application 

being complete.  I think we need a little more clarity. Maybe I'm just not 
reading it properly of who deems an application complete before it goes 
to either the Technical Review Committee or to a relevant board. 

  (D. Chafizadeh, public hearing, 04/19/2010)  
 
Please see Section IV for proposed amendments to the Proposed Zoning Code 
with regards to Procedures Common to All Applications. Under the Proposed 
Action Zoning Code, ¤300-2.9 Procedures Common to All Applications the Land 
Use Officer, the applicant or the review board that initially receives the 
application may choose to refer the application first to the Technical Review 
Committee for a determination of completeness. The review board may also 
request that the Land Use Officer make a determination of completeness, or may 
choose to make the determination itself. Per §300-8.4 Procedures Common to 
All Applications of the proposed amendments to the Proposed Zoning Code an 
application is determined to be complete by the Land Use Officer only.  
 
NON-CONFORMING USES 
NC-1. One of the issues I have is when you have a non-conforming use that's 

created by the new code, I think the language is a little confusing. I know 
there was a special permit process under 300-1.9. Then what I will deem 
like an area variance issue on when something is added on to a non-
conforming use doesn't appear a special permit process, I was a little 
confused, and I think we need to clarify that.  (D. Chafizadeh, public 
hearing, 04/19/2010)  

 
Please see Section IV for proposed amendments to the Proposed Zoning Code 
with regards to Non-Conforming Uses. Under ¤300-1.9 Nonconformities of the 
Proposed Action Zoning alterations, enlargement or extension of a 
nonconforming use must be approved pursuant to a special permit issued by the 
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Board of Zoning Appeals. Per §300-11.12 Non-Conforming Lots, Uses, 
Buildings and Signs of the proposed amendments to the Proposed Zoning 
Code alterations, enlargement or extension of a nonconforming use must be 
approved pursuant to a special permit issued by the Planning Board. 
 
OPEN SPACE 
OS-1. I am going to limit my comments tonight are to the alternative section in 

the draft code and just make comment on each of the alternatives. First 
alternative is B which has to do with designating open space within the 
Village. I'm speaking in favor of the code, something the Conservation 
Board brought to our deliberations and I think it's a concept restriction, 
both our restrictions as open space, our parks and provides the 
opportunity for reserving open space on our large institutional properties 
for future designation, and also provides a designation for large track 
development where open space has been provided and designated such 
that that would then not be unclear in the future that it is open space. 

  (P. Steinschneider, public hearing, 04/19/2010)  
 
Comment noted.  
 
PAPER FLOW DURING APPLICATION PROCESS 
 
PF-1. Since we're also celebrating Earth Day, I also believe we should be 

ashamed of ourselves and I hope the code addresses that in the amount 
of paper that's being produced.  You have 11 sets of documents for one 
board, and once we throw them away, and another 11 sets for the next 
board.  I think somehow we should take this opportunity to be a little more 
concerned especially after there's been a summit about sustainability.  
We are to do the same thing for our review process.  And I don't think we 
talked about that at all.  How do we implement all these wonderful codes 
when it comes to the paperwork, the flow of papers?  I'm happy to work 
with someone on that.  I think it should be something seriously looked 
into. (B. Speyer, public hearing, 04/19/2010)  

 
Comment noted. 
 
SITE PLAN APPROVAL 
SP-1.  My concern is there are paths in the review process at, I guess the 

Technical Review Committee level, a representative from the Board of 
Trustees can elect, based on the information presented, whether or not to 
pass the Site Plan Review to the Planning Board and therefore, relinquish 
control.  And if they wait 30 days from that date, my understanding is 
control is relinquished irrevocably.  At that point there is no input from the 
public.  So that's my major concern.  If the public had an opportunity to 
provide input to the Board of Trustees at that point and ask the Board to 
maintain control of the process, then the public would have greater 
influence on the direction of that application.  And I think that's my point. 
(A. Manookian, public hearing, 04/19/2010)  
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Proposed Action 
 
Under existing conditions, with regard to site plan review, the Planning Board makes a 
recommendation to the Board of Trustees and the final decision is made by the Board of 
Trustees. Under the Proposed Action, most projects will be decided on by only the 
Planning Board.  When major projects are proposed the Board of Trustees can include 
itself in the process: the Board of Trustees has the right, by vote, to participate in the site 
plan review process. According to §300-2.10: Site Plan and Subdivision Review of the 
Proposed Action Amendments to the Zoning Code: Upon referral by the Land Use 
Officer or the Technical Review Committee, or on its own initiative, the Board of 
Trustees may vote to assume site plan approval authority for an application. Such a 
review requires a vote of the Board of Trustees.  The Board of Trustees must make this 
determination at its earliest opportunity and in no event later than 30 days from the filing 
of an application with the Village.  If the Board does not vote to conduct its own review of 
the application within 30 days of its receipt of the application, the Board of Trustees 
relinquishes its right to review the application.  Where the Board of Trustees exercises 
its authority, the application will be heard first by the Planning Board.  The Planning 
Board will recommend approval, approval with modifications, or disapproval and the 
matter will then be heard and determined by the Board of Trustees. 
 
Proposed Amendments to the Proposed Action 
 
The proposed amendments to the Proposed Action include §300-1.2 Procedures 
Common to All Applications subsection B. Submission Procedures which states that 
applications requiring site plan, subdivision approval, variances or special permits shall 
be submitted to the Land Use Officer, who will refer the application to the Technical 
Review Committee for input and advice regarding the Land Use OfficerÕs  referral to the 
appropriate board. 
 
According to proposed amendments to the Proposed Action §300-12.1: Site Plan 
Review, the Board of Trustees is responsible for final review and approval of all 
applications for site plan approval. In considering applications for site plan approval, the 
Board of Trustees will refer the application to the Planning Board which will make 
recommendations with regard to environmental impacts. The Planning Board will also 
recommend approval, approval with modifications or disapproval and the matter will then 
be heard and determined by the Board of Trustees. 
 
The Planning Board and/or the Board of Trustees shall grant, deny, grant subject to 
conditions, or make a recommendations in accordance with applicable law, subject to 
such extensions of time as may be required to obtain further information, to complete the 
environmental quality review process, complete required reviews, or for the applicant to 
submit amendments to the application.  Any decision shall contain written findings 
explaining the rational for the decision.  There is no longer a default approval provision. 

 
Please note §300-1.2 Procedures Common to All Applications subsection G. Public 
Notice and Hearing which requires that the review agency hold a public hearing on a 
complete application in accordance with applicable law. The Board shall give public 
notice of such hearing by causing publication of a notice of such hearing in the official 
newspaper at least five days prior to the date thereof.  The applicant shall be required to 
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send notices of the hearing to owners of properties within 200 feet of the subject 
property and to provide proof in the form of an affidavit that such notice has been given. 
 
For all special permits, variances, site plans, subdivisions and for other matters as 
established by this Code including review of applications by the Architectural Review 
Board, the applicant shall also be required to post a notice on a sign provided by the 
Land Use Officer stating that there is a pending application on the property and a 
telephone number to call for further information. This sign shall be posted in public view 
in a conspicuous location within three days after the application has been accepted by 
the Village and a meeting or hearing date scheduled.  The sign shall remain in place 
until the day after the hearing is closed. 

 
SP-2. We have a Planning Board, they are competent people, they should be 

able to review site plans.  But there are certain site plans that I think that 
the Board of Trustees should be involved with.  And I feel that in order to 
make an informed decision as to what site plans you want to review and 
don't want to review, you should really do that in a public forum.  
Shouldn't be a memo, a Technical Review Committee making that 
decision.  My opinion is it should be the Board of Trustees making that 
opinion collectively, saying we do want this, no we don't want this.  How 
you vote if it's a majority, super majority, simple majority, doesn't matter.  I 
just feel at least at that point you can gain information from the public.  
You can then make an informed decision, and you may want to pass or 
you may want to retain site plan approval.  So that's basically number 
one.  I think it's a right, we have the right in this town as citizens to really 
communicate to the Board of Trustees about site plans.  And I think to 
take that aspect away from citizens to come to you directly and say I have 
an issue, something that's being developed in my neighborhood, I just 
feel like I don't want to lose that right.  Even though I know it's a small 
technicality, the potential does exist that I can lose that right.  I want my 
elected officials, I sit on them, I'm a member of an appointed board, I 
really want to make a decision.  I got elected by the opinion of the people 
of Dobbs Ferry and therefore, I think the opinions of the people of Dobbs 
Ferry count and are important. I feel in making those decisions you 
should listen to their opinions. I understand the fact you want to 
streamline the process, and the idea is to streamline it so we can create 
better development, but it's the citizens' rights that have to come first and 
I think the citizens need that absolute opportunity to tell the Board of 
Trustees their opinions about site plans going up in their neighborhood. 
(B. Perry, public hearing, 04/19/2010)  

 
Please see answer to comment SP-1 above and Section IV for information on proposed 
amendments to the Proposed Action with regards to Site Plan approval. 
 
SP-3. Regarding the role of the Board of Trustees in making decisions, there 

are two important points.  One is that Dobbs Ferry is a distinct anomaly in 
the way it does this.  We're the only town among all the neighboring 
towns, the river towns, that puts this responsibility in the hands of the 
Board of Trustees.  And at the same time, if you look at how other towns 
regulate land use, for example, Irvington, you will see that none of them 
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are more permissive, allow more types of kinds of unattractive 
development than Dobbs Ferry.  So that was one factor.  It is impossible 
to rationally regulate development without doing it.  The disadvantages of 
the current system are that it is, that it is unpredictable and that to the 
extent that it does allow public participation, that participation is random 
and political in nature rather than reasoned and directed at planningÉ . 
There is just as much chance for public input in the new process as in the 
old.  And that this input is done in a much more reasonable and rational 
manner.  It is predictable through the use of the technical review process.  
People will know when and where specific issues are discussed rather 
than public participation being a matter of who happens to appear at a 
Board of Trustees meeting or who happens to know or randomly appear 
and what political influence is brought to bear behind the scenes.  The 
other thing that I believe about the new process is that it is much more 
straight forward and above board than the current one.  It is one thing to 
have public input in the form of political pressure on elected officials.  It is 
another to have reasoned input into a planning process.  And what we 
have tried to achieve in the new process is this kind of reasoned and 
reasonable input to a planning process at the right time and place as 
opposed to political influences which can occur at random and either 
above board or much more insidiously behind the scenes in the form of 
pressure and political offices and so on. So that's what I will say about 
that. (T. Speyer, public hearing, 04/19/2010)  

 
Comment noted. Please see Section IV for information on proposed amendments to the 
Proposed Action with regards to Site Plan approval. 
 
SP-4. É The main reason I think many of us, or at least myself, believes that the 

Trustees have to come at the proper time in the process is that keeping the 
Trustees to the very end and expecting the public, what's really going to account 
for the public involvement, occurs at the end of the process which can take two, 
three years to go through is not fair to the Village nor the applicant.  It would be 
more appropriate, I believe, if that threshold was set much earlier in the process.  
We do have a series of charts here showing the existing process, showing the 
process in which the Board of Trustees opted out of further review. A process 
that would have the Board of Trustees opt in to further review with that being 
similar to the existing code where it occurs toward the end of the process, and 
also an alternative proposed process which actually establishes a preliminary 
review that would be a process that the Board of Trustees can opt into and it 
would be following immediately, the Technical Review Committee. Can be a 
process with public notice and could be an opportunity for the Board of Trustees 
to determine whether or not a specific type of project, size of project, particular 
use was right for the Village and the applicant has gone through the process.  
The Board at that point could actually include conditions before it allowed the 
process to move on to the Planning Board, and then as the plan goes through its 
whole process, allow SEQRA to be handled by the Planning Board at the 
beginning of the review process as opposed to being the end of the process.  
This point becomes a labor, doesn't become a tool.  The idea here is that your 
Planning Board could take the process all the way through, but before the 
Planning Board is able to take final action it would have to present the project to 
the Board of Trustees, specifically to determine whether those conditions have 
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been met.  Only then would the Planning Board be able to take its final vote on it.  
In this chart you will see that formal public input occurs in all, actually all of the 
different steps.  Three of the four steps would be actually public hearing with 
public notice.  One step would be public comments and at the discretion of the 
Chair, but would allow the public to be very involved, as well as the Architectural 
Review Board, Zoning Board, Conservation Review Board, and if the Board of 
Trustees opted out it does not preclude it.  Actually, includes their involvement all 
the way through monitoring this.  And one of the options could be here that if 
some change happened in the process where it became controversial for 
reasons not anticipated in the beginning it could be a process which the Board of 
Trustees would then step in and decide they need to have involvement in terms 
of determining whether that use would be deemed appropriate given the Vision 
Plan.  (P. Steinschneider, public hearing, 04/19/2010) (P. Steinschneider, 
public hearing, 04/19/2010)  

 
Comment noted. According to the proposed amendments to the Proposed Action, §300-
8.4 Procedures Common to All Applications subsection B. Submission Procedures, 
all applications requiring site plan, subdivision approval, variances or special permits 
shall be submitted to the Land Use Officer, who will refer the application to the Technical 
Review Committee for input and advice regarding the Land Use OfficerÕs referral to the 
appropriate board.  Please note that among the duties of the Land Use Officer (§300-
8.1) and Technical Review Committee (§300-8.2) is to call to the attention of the Mayor 
and Board of Trustees any application for site plan review that may be appropriate for 
their consideration. 
 
Where applications require review by more than one board, reviewing boards are 
encouraged to consider whether it will promote efficiency to schedule joint meetings or 
hearings, and to do so in appropriate cases. Reviewing boards are required to schedule 
joint hearings where a reviewing body wishes to modify a condition imposed by a prior 
board.  No prior condition shall be modified except at a joint hearing of the boards 
involved.  Boards shall only place a condition on a project approval or recommendation if 
it is within its jurisdiction and authority to do so.   
 
At any time during its consideration of an application, a reviewing board may forward the 
application to another board from which a subsequent approval is required if, in the 
opinion of the board, the application involves threshold issues which lie in the other 
boardÕs area of expertise.  The board to which the application is forwarded shall, within 
45 days, review the application informally and make recommendations to the board from 
which it is forwarded, but it shall not hold a formal hearing on the application or grant or 
deny the application. In such cases, joint meetings are especially encouraged, but not 
required. 
 
In addition, the proposed amendments to the Proposed Action include §300-12.1: Site 
Plan Review. According to this section, the Board of Trustees is responsible for final 
review and approval of all applications for site plan approval. In considering applications 
for site plan approval, the Board of Trustees will refer the application to the Planning 
Board which will make recommendations with regard to environmental impacts. The 
Planning Board will also recommend approval, approval with modifications or 
disapproval and the matter will then be heard and determined by the Board of Trustees. 
The Planning Board and/or the Board of Trustees shall grant, deny, grant subject to 
conditions, or make a recommendations in accordance with applicable law, subject to 
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such extensions of time as may be required to obtain further information, to complete the 
environmental quality review process, complete required reviews, or for the applicant to 
submit amendments to the application.  Any decision shall contain written findings 
explaining the rational for the decision in light of the criteria specified at ¤300-12.1.C. 
above. 
 
 
SP-5. Regarding the site plan, this is an item we did not agree upon who should 

have final say, the Trustees or the Planning Board members.  Personally, 
having been on the Planning Board for six years, I have seen a couple of 
applications that have come to us that have seen three different Boards of 
Trustees, and yet the members of the Planning Board have been the 
same throughout the process.  So I think there is something to be said to 
maybe switch around the process that the Board of Trustees should 
review an application first through the process, what I used to called the 
oval table, which is now the Technical Review Board.   The Trustees 
should have a look and have input and have appearance, but I think 
ultimately the Planning Board, just because we the members have maybe 
more technical expertise or more urban knowledge or maybe stand on 
there longer, is political.  I think they should have the ultimate say.  My 
personal opinion.  And having gone to several Westchester Planning 
Board Federation Meetings at Pace University, I concur with my dear 
husband, there are two municipalities in all of Westchester that have it as 
we have it today, where the Trustees have the final say on site plan 
approval.  (B. Speyer, public hearing, 04/19/2010)  

 
Comment noted. Please see Section IV for information on proposed amendments to the 
Proposed Action with regards to Site Plan approval. Please note that according to 
proposed amendments to the Proposed Action §300-12.1: Site Plan Review, the Board 
of Trustees is responsible for final review and approval of all applications for site plan 
approval. In considering applications for site plan approval, the Board of Trustees will 
refer the application to the Planning Board which will make recommendations with 
regard to environmental impacts. The Planning Board will also recommend approval, 
approval with modifications or disapproval and the matter will then be heard and 
determined by the Board of Trustees. 
 
SP-6. So I also want to speak primarily to the procedural issues.  I want to say I 

look forward to an opportunity, I realize tonight is not the night, but we 
actually did take some time and it was good for us to do it because I think 
it clarified in our own heads what action we actually tried to chart out a 
linear way existing procedures.  Now is not the moment, but I think we 
need a moment to meet with the Board of Trustees and other board 
members to understand what it's about.  We have tried very briefly, tried 
to put in place procedures that we think will protect quality of life in the 
Village and character of the Village.  We tried to address a variety of 
issues that made the existing process ineffective and not promote the 
kind of promoting what the community aspired to.  In the current scheme 
of things, each board acts without the understanding of what the other is 
doing.  Conservation Advisory Board involvement is not described in any 
way.  Board of Trustees is required to act outside of its expertise at the 
end of the process.  And Architect Review Board reviews the project at 
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the end, but cannot comment at that point on issues relating to massing 
and site plan which have almost all to do or as much to do with whether 
the development fits in and supports the community as the details of the 
paint colors and fenestration and so on, the major features.  The new 
procedure should involve meeting of the Technical Review Committee to 
ensure concerned citizens who staff those boards understand what to 
expect and what the issues are and what their expectations are of what 
this applicant should meet.  The applicant understands the route that he 
has to take to get through the process and understands what is expected 
of him. The boards should meet, request new names at the various 
stages of the process from pre-submission conference to site plan review 
and Planning Board hearings ensuring that those citizen stakeholders are 
able to comment on the project as it moves through the project. I'm talking 
about there's a difference between sort of legally mandated participation 
and de facto participation in a small village.  The fact is, as each of these 
boards request a meeting with the Planning Board and a particular issue 
for a particular project, those meetings will be inevitably opened to the 
public and citizens have an opportunity to comment. (R. Lane, public 
hearing, 04/19/2010)  

 
Comment noted. Please see Section IV for information on proposed amendments to the 
Proposed Action with regards to Site Plan approval. 
 
SP-7.  In the Technical Review Committee where they look at where the project 

is in the proposed process, the statement is made the way you look at the 
site plan application doesn't make sense.  And it's been my observation 
that that's typically a public issue.  Does a 100,000 foot Stop and Shop 
make sense to Dobbs Ferry? The public is not likely to get into, do they 
have enough parking spaces?  And if they do, that would come up later 
anyway and you've got that all in there. Another example, the Landing 
Lodge, found a Shell manual, very complex, it was political. Probably 
state agencies were involved because it was an historic site. That may 
not make that particular point, but as far as the public is concerned I think 
that's the issue.  Does it make sense? Does an office building make 
sense at Southfield and Allen Street? I think everything else would 
probably adequately be taken care of. I think you want to know that up 
front.  So if there's going to be major issues with an applicant's proposal, I 
think get it aired. It is what it is.  You get what you get. But I think that's a 
good place, and as far as the paperwork thing is concerned, it would be 
great if this could be done on the Dobbs Ferry web site where an 
applicant can come to Village Hall with a disk, PDF file, with some of the 
details of the project, executive summary of the project.  And that the 
public, in addition to having the signage that you have on the site, can go 
and actually look at some of the details. If a guy says he sees the sign go 
up next door and wants to know about it, log on to Dobbs Ferry web site 
and say this project is an office building or whatever it's going to be.  Then 
have a public hearing where everybody can say what doesn't make 
sense.  That would be my point. Thank you. (A. Manookian, public 
hearing, 04/19/2010)  
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Comment noted. The public may, at the discretion of the Technical Review Committee 
(TRC) provide public comment at various times in the process. According to §300-8.2 
Technical Review Committee subsection B(3) of the proposed amendments to the 
Proposed Action Zoning Code, the TRC Òshall conduct its business at regularly 
scheduled meetings or special meetings if deemed necessary by the Land Use Officer to 
be scheduled as necessary. The TRC meetings are public meetings but are not public 
hearings. If the TRC would like to receive public comment, it may do so at its discretion.Ó 
 
SP-8.  300-2.10 is the site plan subdivision provisions.  There's language about 

a major subdivision and a minor subdivision. It doesn't appear there's any 
difference in how it's reviewed by the Planning Board, which subdivision 
review will be reviewed by the Planning Board under Village Law, New 
York State Village Law. Why is there a difference?  And if there isn't, why 
do we have to separate the two?  Just an idea, I think should be looked 
at.  (D. Chafizadeh, public hearing, 04/19/2010)  

 
Please see Section IV for information on proposed amendments to the Proposed Action 
with regards to Site Plan approval. According to the proposed amendments to the 
Proposed Action Zoning Code there is no differentiation between major and minor 
subdivision to reflect that the Planning BoardÕs process of review is the same for all 
subdivision applications. 
 
SP-9. Site Plan Review, one of the issues about the early site plan review going 

to the Board of Trustees and having them decide within the 30 day time 
period and not being able to look at, again, the issue of whether the 
Board of Trustees should be looking at one application than another from 
a legal perspective.  Why, for example, I'm saying take two properties 500 
feet apart, same size, generally same location and the Board of Trustees 
says yea on one and nay on the other.  Ultimately, one of them gets 
denied. Are we applying ourselves to a law suit?  Again, timing issues on 
both these site plan and subdivision, also. (D. Chafizadeh, public 
hearing, 04/19/2010)  

 
Please see Section IV for information on proposed amendments to the Proposed Action 
with regards to Site Plan approval. According to proposed amendments to the Proposed 
Action §300-12.1: Site Plan Review, the Board of Trustees is responsible for final 
review and approval of all applications for site plan approval. In considering applications 
for site plan approval, the Board of Trustees will refer the application to the Planning 
Board which will make recommendations with regard to environmental impacts. The 
Planning Board will also recommend approval, approval with modifications or 
disapproval and the matter will then be heard and determined by the Board of Trustees. 
 
SP-10. In existing code arguments, the wording of site plan recommendations 

combined with subdivision approval, I was explained that once you 
approve a subdivision you cannot revisit the site plan again.  In other 
words, you don't get two bites of the same apple. In other words, 
somebody would have three lots and come in front of us for site plan 
recommendation and subdivision approval and they would not necessarily 
know what they want to build on those sites, but for the sake of procedure 
they had to propose.  One specific development, at the waterfront, they 
were going to subdivide 24 lots cut down to 17. They had no idea what 
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kind of houses would be built there and they weren't prepared to propose 
any specific houses, but we had to approve the subdivision and do a site 
plan recommendation at the same time.  I just thought it didn't make any 
sense to recommend a site plan for something generic. That was 
hypothetical and the Trustees luckily approved the idea which was to 
mandate this particular applicant come back to the Planning Board every 
time one of the new subdivided lots be ready for development, they'd 
have to come back to the Planning Board for site plan review. I just want 
to make sure that in the new code that there's that separation of site plan 
and subdivision and that the two are not lumped together.  I think it's 
impossible to recommend site plan at the time you subdivide.  Did I make 
myself clear? (B. Speyer, public heari ng, 04/19/2010)  

 
Please see Section IV for information on proposed amendments to the Proposed Action 
with regards to Site Plan approval. Site Plan and Subdivision approval are two separate 
application and approval processes.  
 
According to the proposed amendments to the Proposed Action Article XIV 
Subdivision of Land subdivision is the division of any parcel of land into two or more 
lots, plots, sites or other divisions of land, including re-subdivision as defined therein. 
The Planning Board shall have the authority to approve subdivisions. 
 
According to the proposed amendments to the Proposed Action §300-12.1(A)1 site plan 
review is required for all building permit applications that meet one or more of the 
following criteria: a) excavation or filling involving more than 300 cubic feet of earth; and 
b) the disturbance of more than 2,000 square feet of land. The Board of Trustees is 
responsible for final review and approval of all applications for site plan approval. In 
considering applications for site plan approval, the Board of Trustees will refer the 
application to the Planning Board which will make recommendations with regard to 
environmental impacts. The Planning Board will also recommend approval, approval 
with modifications or disapproval and the matter will then be heard and determined by 
the Board of Trustees. 
 
SP-11. I also want to say I think there's some confusion about the level of 

participation in a small village.  There's two kinds mandated by 
procedures, and in both cases you'd be interested to know I think we 
have got them right.  The only actual legal mandated point of public input 
is in site plan review-- I'm sorry, not site plan but Planning Board hearing. 
What does happen in the Village and will happen in both procedures is 
that the public comes to the other meetings, comes to the pre-submission 
conference, comes to the site plan review, and they get to speak at the 
discretion of the Chair at those meetings. That's even true at the end. The 
reality is, even if the people in the public are only suppose to speak at the 
discretion of the Chair at these entities, the reality is if they are invited to 
comment and do get to comment, our current process, what we're 
suggesting, there's many more opportunities to interact with the process 
as the project moves through.  The reality is, there will be many more 
opportunities where the public does have an opportunity to comment on 
the project. Now the vast majority what happens going forward should be 
rational as-of-right review. Going to Bill's point, sort of jungle of variances, 
things that happen, also change the project in ways that the public is not 
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informed about.  If we've done our job correctly with the rest of the 
ordinances, I think we have to assume we have, most of what goes 
through the mill here should be as-of-right development.  And so I think it 
does not make sense for the procedure, or for the process, to get a 
project through to be driven by a kind of worst case scenario, which the 
Board of Trustees needs to suddenly act in some extraordinary way 
outside of its expertise. I think the underlying philosophy here is that the 
up front procedures are so much more robust in terms of public 
involvement and understanding, so much more and better information 
about the project as it moves through that a project would never get to 
that point. Something would never get to the end of the process in a state 
were it required this extraordinary action by the Board of Trustees. That's 
it. (R. Lane, public hearing, 04/19/2010)  

 
Comment noted.  
 
SP-12. Regarding the Technical Review CommitteeÉ . I don't know if there's a 

provision in the code to provide for public notice when the Technical 
Review Committee meets so that the public is aware that the Technical 
Review Committee is going to meet and whatever they are going to 
discuss.  Before the Board of Trustees has to make their decision about 
whether or not to take it, the public will be there and be heard.(D. 
Koenigsberg, public hearing, 04/19/2010)  

 
According to the proposed amendments to the Proposed Action Zoning Code §300-8.2 
Technical Review Committee the Technical Review Committee (TRC) shall conduct its 
business at regularly scheduled meetings, or special meetings if deemed necessary by 
the Land Use Officer to be scheduled as necessary.  The TRC meetings are public 
meetings but are not public hearings.  If the TRC would like to receive public comment, it 
may do so if at its discretion.  The time and place of each public meeting shall be posted 
prominently in the municipal building at least 10 days in advance of the meeting.  In 
addition, the applicant shall be directly informed in writing of the meeting time and place 
by the Land Use Officer at least 10 days in advance of the meeting. 
 
SP-13. I have a question about where did you intend public comment input to be? 

(C. Kay, public hearing, 04/19/2010)  
 
The public may, at the discretion of the Technical Review Committee (TRC) provide 
public comment at various times in the process. According to §300-8.2 Technical 
Review Committee subsection B(3) of the proposed amendments to the Proposed 
Action Zoning Code, the TRC Òshall conduct its business at regularly scheduled 
meetings or special meetings if deemed necessary by the Land Use Officer to be 
scheduled as necessary. The TRC meetings are public meetings but are not public 
hearings. If the TRC would like to receive public comment, it may do so at its discretion.Ó 
 
Please note §300-1.2 Procedures Common to All Applications subsection G. Public 
Notice and Hearing which requires that the review agency hold a public hearing on a 
complete application in accordance with applicable law. The Board shall give public 
notice of such hearing by causing publication of a notice of such hearing in the official 
newspaper at least five days prior to the date thereof.  The applicant shall be required to 
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send notices of the hearing to owners of properties within 200 feet of the subject 
property and to provide proof in the form of an affidavit that such notice has been given. 
 
 
SP-14. The language on the Recreation fee, I think we should add a little more 

language on that to comply with case law.  I think some of the footnotes, 
while explanatory and help sort of give a change between the two, current 
plan and new proposal, I think some need to be tweaked or taken out 
completely in the quote, unquote Zoning Code. (D. Chafizadeh, public 
hearing, 04/19/2010)  

 
Please see Section IV for information on proposed amendments to the Proposed Action 
with regards to Site Plan approval. According to the proposed amendments to the 
Proposed Action Zoning Code subsection Reservation of Parkland §300-12.1 Site Plan 
Review the following language in the Proposed Action Zoning code which states ÒFor a 
site plans, no building permit shall be granted by the Village until such payment has 
been received by the Village.  For subdivisions, no plat shall be signed until such 
payment has been received by the VillageÓ has been removed. 
 
TRANSITIONAL PROVISIONS 
TP-1. The issue about transitional provisions, I think 300-113, when a building 

permit is issued as a timeframe under the code, as I read it for the 
building permit to last, I think one year, and there's a provision a couple 
years, it can be extended. At that point I think the code provides they 
must comply with the provisions of the new zoning ordinance.  I think that 
maybe needs an additional sentence, the applicant would have to come 
through the approval Board of Trustees should look at least on whether 
they want the process to start at the beginning. (D. Chafizadeh, public 
hearing, 04/19/2010)  

 
Comment noted. 
 
TREE COMMISSION 
TC-1. Tree Commission, 300-2.6, I'm not sure if they approve permits.  I think 

they don't from the way I'm reading it.  I think now the Building Inspector 
grants the approvals.  I'm not sure what the thought process was with the 
Committee and the Planning Board with respect to the Tree Commission. 
They have a lot of review powers in both, so to speak.  Do they actually 
grant the permits or is that something done by the local administrative 
staff? (D. Chafizadeh, public hearing, 04/19/2010)  

 
Please see section IV for the proposed amendments to the Proposed Action 
Zoning Code regarding the Tree Commission. Per §300-6.1 the powers and 
duties of the Tree Commission include to review each application received by the 
Village seeking approval for the removal of a specimen tree, of a tree with a 
circumference of six inches or more as measured at a height of 54 inches above 
the natural grade, or of a stand of trees regardless of size that factor into the 
landscape of the Village, and to make recommendations for approval or 
disapproval to the Board of Trustees, the Planning Board and the Land Use 
Officer. 
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ZONING BOARD OF APPEALS 
ZB-1. The Zoning Board 300-2.3 doesn't look like the power is granted to review 

ARB, Architectural Review Board and Conservation Review Board 
decisions.  I don't know if that was done specifically or intentionally, but 
something the Board of Trustees should look at as it is a power granted to 
them under state law. (D. Chafizadeh, public hearing, 04/19/2010)  

 
Comment noted. 
 
ZONING CHART 
ZC-1. There's one mistake in one of the charts that I just think if you don't get it 

fixed at some point it will turn up in a couple years to be a problem. We 
changed the square footages related to parking spaces and the chart 
actually identifies that the requirement for retail spaces, not doctors' 
offices, doctors' offices are correct showing 333 square feet, requires a 
parking space.  But under retail space, for some reason the code said you 
have to have one space for 450 square feet of floor area.  The code right 
now is 250 and the recommendation of both the Land Use Committee 
and the Planning Board was that should be changed to one space for 500 
square feet of retail space. (P. Steinschneider, public hearing, 
04/19/2010) 

 
Comment noted. The change will be reflected in the Proposed Action Zoning 
Code. 
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VII.  APPENDIX A PUBLIC COMMENTS 
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VIII.  APPENDIX B PROPOSED FLOOR AREA RATIO  
 REGULATIONS 

Article ___ 
Floor Area Ratio (FAR) for One-Family Districts. [Added __-__-2010  by __] 

 

A. Purpose and Applicab ility . The provisions in this Article are intended to prevent 

houses that appear "out-of-scale" with the character of the neighborhood and 

community, by establishing a maximum floor area ratio (FAR) for One-Family 

Districts (OF-1, OF-2, OF-3, OF-4, OF-5 and OF-6).  

 

B. Maximum Floor Area Ratio . As illustrated in Table ___-1, the maximum permitted 

FAR for single-family residences shall be as follows:  

 

(1) Lots of four thousand nine hundred ninety-nine (4,999) square feet or less shall 

have a maximum FAR of 0.45.  

 

(2) Lots between five thousand (5,000) square feet and nine thousand nine hundred 

ninety-nine (9,999) square feet shall have a maximum FAR of 0.45, minus 0.02 

or proportion thereof for every 1,000 square feet or proportion thereof in excess 

of five thousand (5,000) square feet.  

 

(3) Lots between ten thousand (10,000) square feet and fourteen thousand nine 

hundred ninety-nine (14,999) square feet shall have a maximum FAR of 0.35, 

minus 0.015 or proportion thereof for every 1,000 square feet or proportion 

thereof in excess of ten thousand (10,000) square feet. 

 

(4) Lots between fifteen thousand (15,000) square feet and twenty-four thousand 

nine hundred ninety-nine (24,999) square feet shall have a maximum FAR of 

0.275, minus 0.005 or proportion thereof for every 1,000 square feet or 

proportion thereof in excess of fifteen thousand (15,000) square feet. 

 

(5) Lots between twenty-five thousand (25,000) square feet and thirty-four thousand 

nine hundred ninety-nine (34,999) square feet shall have a maximum FAR of 

0.225, minus 0.0025 or proportion thereof for every 1,000 square feet or 

proportion thereof in excess of twenty-five thousand (25,000) square feet. 

 

(6) Lots of thirty-five thousand (35,000) square feet or more shall have a maximum 

FAR of 0.20. 
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Table ___-1: Illustrative Table of Maximum and Bulk Review Floor 
Area Ratio (FAR)  

Lot Size (sq ft) Maximum F.A.R. Resulting Gross Floor Area (sq 

ft) 

3,000 0.45 1,350 
4,000 0.45 1,800 
5,000 0.45 2,250 
6,000 0.43 2,580 
7,000 0.41 2,870 
8,000 0.39 3,120 
9,000 0.37 3,330 
10,000 0.35 3,500 
11,000 0.335 3,685 
12,000 0.32 3,840 
13,000 0.305 3,965 
14,000 0.29 4,060 
15,000 0.275 4,125 
16,000 0.27 4,320 
17,000 0.265 4,505 
18,000 0.26 4,680 
19,000 0.255 4,845 
20,000 0.25 5,000 
21,000 0.245 5,145 
22,000 0.24 5,280 
23,000 0.235 5,405 
24,000 0.23 5,520 
25,000 0.225 5,625 
26,000 0.2225 5,785 
27,000 0.22 5,940 
28,000 0.2175 6,090 
29,000 0.215 6,235 
30,000 0.2125 6,375 
31,000 0.21 6,510 
32,000 0.2075 6,640 
33,000 0.205 6,765 
34,000 0.2025 6,885 
35,000 0.20 7,000 
36,000 0.20 7,200 
37,000 0.20 7,400 
38,000 0.20 7,600 
39,000 0.20 7,800 
40,000 0.20 8,000 
É  É  É  
45,000 0.20 9,000 
É  É  É  
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Table ___-1: Illustrative Table of Maximum and Bulk Review Floor 
Area Ratio (FAR)  

Lot Size (sq ft) Maximum F.A.R. Resulting Gross Floor Area (sq 

ft) 

50,000 0.20 10,000 
 

C. Exceptions .  

(1) Exception. Single-family residences with an approved Certificate of Occupancy 

dated prior to the adoption date of this ordinance shall be permitted a one-time 

building expansion to exceed the maximum FAR as set forth in ¤____ B and 

illustrated in Table ___-1, provided that the floor area of the expansion does not 

exceed five hundred (500) square feet, or 0.03 FAR, whichever is less. 

 

D. Procedures for Floor Area Ratio Review of Single -Family Residence .  

 

(1) Building Permit Review. Upon receipt of a building permit application for a single-

family home in a One-Family Districts (OF-1, OF-2, OF-3, OF-4, OF-5 and OF-6), 

the Building Department shall determine whether granting the building permit 

would result in a building FAR in excess of the maximum FAR prescribed under 

¤____B.  

 

(2) Single-Family Residences Below the Maximum FAR. If a single-family homeÕs 

total floor area does not exceed the maximum FAR the Building Department shall 

proceed with the Building Permit application, with no further FAR review. 

 

(3) Residences Above the Maximum FAR.  Applications for building permits for 

single-family residences whose total floor area exceeds the maximum permitted 

FAR, shall be required to seek an area variance from the Zoning Board of 

Appeals in accordance with ¤____ __ of the Dobbs Ferry Zoning Code.  Prior to 

its review and hearing on the area variance, the Board of Appeals may also, at its 

discretion, refer the application to the Board of Architectural Review for an 

advisory opinion. Any application for an area variance for FAR for a residence 

shall require the submission of the following additional materials, if available, in 

addition to those required for the building permit: 

a. Elevations of the houses on both sides of the subject house; 

b. Photographs of neighboring houses, structures, and yards within 200 feet 

on either side of the subject house; and 
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c. Floor area ratios of neighboring houses on similarly sized lots within 200 

feet on either side of the subject house. 

d. The applicant shall also provide written or verbal testimony addressing 

the proofs required for area variances. 

 
Changes to Definitions 
 
Amend the definitions in Section 300-2 of the Village Code to read as follows:  

 

Floor Area Ratio (F.A.R.).  The gross floor area on a lot divided by the gross lot area. 

Any area of land dedicated to the Village of Dobbs Ferry for parking, roadway 

widening or traffic circulation purposes, if contiguous to the lot or within 200 feet 

therefrom, shall be calculated as a part of gross lot area for F.A.R. purposes. If part 

of a lot is used for railroad tracks, 1/2 of the area so used may be counted in 

calculating the gross floor area permitted on the lot, provided that construction is 

actually proposed over such railroad track area or such area above the tracks is 

permanently preserved for open space purposes. 

 

Gross Floor Area. For one, two, and three-family homes: The gross floor area shall 

include all floor areas of all buildings and structures on a single parcel, including but 

not limited to habitable basement and habitable attic areas, attached garages, 

enclosed porches, and any living space in an accessory structure. Any interior space 

with a floor-to-ceiling height in excess of fourteen (14) feet shall be counted twice.   

 

The following shall be excluded in determining the gross floor area of single family 

residences for the purpose of calculating Floor Area Ratio (F.A.R.): detached 

garages;  detached accessory buildings not used as living space provided these are 

at least fifteen (15) feet from the principal structure; open porches and  porticos; 

crawl spaces; unenclosed decks; patios; breezeways; floor area in all cellars and in 

basements whose exposed exterior walls at their lowest point facing the front or side 

yards are more than one half below grade; floor area in all attics located directly 

underneath a pitched roof and above an underlying story, provided that the floor-to-

ceiling height of the attic is no more than seven (7) feet, and provided that any 

dormer in the roof is no more than seven (7) feet wide; and uninhabitable areas. 

imaginary/intermediate floor levels below cathedral ceilings, and any uninhabitable 

areas. An uninhabitable area shall be one which does not have direct walk-in access 

or maximum floor-to-ceiling height of less than 7.5  (seven) feet.  
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For all other buildings and structures: The gross floor area shall mean the sum of the 

floor areas of each story of all parts of the building. In computing the gross floor area, 

the floor area of horizontal section shall be that area enclosed by the outside faces of 

all exterior walls. The gross floor area shall not include the floor areas devoted to any 

accessory parking structures. 

 

Height, Floor-to-Ceiling. The distance between the finished floor and the finished 

ceiling of an interior space. The distance shall be equal to the length of a theoretical 

line drawn from the floor to a point of the highest portion of the ceiling directly above 

it and is perpendicular to the horizontal plane of the floor.  

Story. That portion of a building between the surface of any floor and the surface of 

the floor above or, if there is no floor above it, then the space between any floor and 

ceiling next above it. A basement shall be counted as a ÒstoryÓ for purposes of height 

measurement if the floor-to-ceiling height is more than six (6) feet above the grade 

plane, more than six (6) feet above the finished ground level for more than 50 

percent of the total building perimeter, or more than twelve (12) feet above the 

finished ground level at any point. Attic space underneath a pitched roof and above 

the underlying story shall be considered a story, if the floor-to-ceiling height is more 

than six (6) feet or the roof has a dormer more than six (6) feet wide. In addition, a 

cellar or basement shall be considered a story, if an exposed exterior wall facing 

either the front or side yard is more than one half above grade at its lowest point. 
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IX.  APPENDIX C PROPOSED AMENDMENTS TO PROPOSED 
ACTION ZONING CODE 

 

 


