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D.   LAND USE AND ZONING 
 

1. Existing Zoning 
 
The Village’s zoning regulations divide the Village into several distinct zoning districts as 
depicted in Figure IV-6, Existing Zoning. The text of the zoning regulations identify the uses 
permitted in each of the zoning districts as well as the applicable bulk and dimensional 
requirements for each zoning district.   
 
2. Existing Land Use 
 
This chapter focuses on: (1) the existing types, amounts and locations of land uses in the 
Village; (2) the major land use changes that have occurred since the last Master Plan in 
1987; and (3) potential future land use changes.   
 
Land use information was classified into standard planning categories of residential and 
non-residential uses as shown in the table below.  The original planimetric information (i.e., 
lot lines, etc.) and real property classifications was obtained from the Town of Cortlandt.  
This information was analyzed, supplemented and updated through field checks by the 
Village’s planning consultants.   
 
Figure IV-7, Existing Land Use, shows the existing land use of properties throughout the 
Village.  One of the main purposes of this map is to convey the overall pattern and 
distribution of land uses in the Village.  The table below shows the number of acres and 
percentage of Village land area occupied by each land use type. 

 
Table IV-13:  Existing Land Use, 2003 

 
Land Use Acres Percent1 
One-Family Residential 194 24% 
Two-Family Residential 25 3% 
Three-Family Residential 1 0.1% 
Other Residential 2 0.2% 
Office 2 0.2% 
Commercial 19 2% 
Industrial 61 7% 
Parks and Recreation 23 3% 
Community Services 45 6% 
Utilities 389 48% 
Undeveloped 53 7% 

 

                                              
1 Exclusive of road rights-of-way and Lake Meahagh. 
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R-40 - Residential District
R-20 - Residential District
R-15 - Residential District
R-10 - Residential District
R-7.5 - Residential District
C-1 - Neighborhood Commercial District
C-2 - General Commercial District
M-1 - Light Industrial District
M-2 - Planned Industrial District
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3. Land Use Change 
 
An integral part of the Village’s prior master planning effort was the analysis of 
development potential (“Undeveloped Land Analysis”) of the large undeveloped lands 
existing in the Village at that time (this development potential analysis was conducted in 
1985).  Figure IV-8, Development Potential, identifies (in purple) the major land use 
developments that have occurred on these lands in the Village since 1985.  In terms of 
residential development, these developments consist of the Lake Meahagh, Bel Lago and 
Pheasant Run subdivisions (all in the Lake Meahagh area of the Village).   In terms of non-
residential development, one parcel on Greentown Road has been developed.  The table 
below provides a summary of these lands. 
  
Table IV-14: Large Undeveloped Lands Developed Since 1985 Analysis  
 
Zoning District Number of Lots Land Area (acres) 
M-1 1 2.0 
R-15 23 12.0 
R-20 34 25.8 

 
 
4. Potential Future Land Use Change 
 
Most of the land identified in the 1985 “Undeveloped Land Analysis” has not been 
developed.  The large undeveloped lands remaining since the 1985 analysis is identified in 
light green on Figure IV-8, Development Potential.  The 1985 “Undeveloped Land Analysis” 
divided the undeveloped lands in the Village into 5 study areas (the locations of which are 
shown on Figure IV-8).  Table IV-15, below, provides a summary of the large undeveloped 
lands remaining since the 1985 “Undeveloped Land Analysis” in terms of the number of lots, 
approximate land area, and the development potential in each area identified in the 1985 
report. 
 
Table IV-15: Large Undeveloped Lands Remaining Since 1985 Analysis 
  

 Development Potential  
Identified in 1985 Analysis 

 Number 
of 

Existing 
Lots 

Approx. 
Land Area 

(acres) Residential 
(housing units) 

Non-Residential Floor 
Area (square feet) 

Area #1    
R-20 District 2 8 9  
R-40 District 1 6 4  
M-2 District 1 14  185,566 

Area Total 4 28 13 185,566 
    
Area #2    
R-7.5 District 3 2 6  
R-40 District 2 40 15  
C-2 District 1 1  0 
M-2 District 4 30  367,646 
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Area Total 10 74 21 367,646 
    
Area #3     
M-1 District 7 32  387,727 

Area Total 7 32  387,727 
    
Area #4    
C-2 District 2 7  92,347 
M-1 District 1 4  57,499 

Area Total 3 11  149,846 
    
Area #5    
R-20 District 1 4 4  

Area Total 1 4 4  
 
Total 

   
38 

 
1,090,785 

 
 
Study Area 1 
 
A portion of the undeveloped land existing in this study area has been developed since 1985 
(the Pheasant Run subdivision – identified in purple on Figure IV-8).  The remaining 28± 
acres (split between three zoning districts remains undeveloped) is identified in light green.  
The 1985 analysis identified a potential for 13 single-family lots (in the residentially-zoned 
portion) and 185,566 square feet of non-residential floor space (in the industrially-zoned 
portion).   
 
General observations regarding the development potential of this area are as follows: 
 

° The portion within the R-40 and M-2 Districts are identified on Figure IV-7, Existing 
Land Use, as a “Utility” presumably owned by Con Edison.  However, this area is 
primarily undeveloped and is believed to be unoccupied by utility-related structures; 
and  

 

° Portions of this area are occupied by steep slopes and/or wetlands (see Figures IV-3 and 
IV-4). 

 
Study Area 2 
 
None of the undeveloped land existing in this study area has been developed since 1985.  
The undeveloped land in this area is located in four different zoning districts and consists of 
approximately 74 acres.  The 1985 analysis identified a potential for 21 single-family lots (in 
the residentially-zoned portion) and 367,646 square feet of non-residential floor space in 
the industrially-zoned portion.2   
 
General observations regarding the development potential of this area are as follows: 
                                              
2 No development potential figure was presented for the small portion located in the C-2 District. 
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° All of the undeveloped lands in this study area are identified on Figure IV-7, Existing 
Land Use, as a “Utility.”  Presumably these lands are owned by Con Edison; 

 

° This area is bisected by a series of large electric transmission towers and overhead 
wires; and 

 

° A large portion of this area, particularly around the perimeter, is occupied by steep 
slopes and rocky conditions (see Figure IV-4).  A large area in the interior of this area is 
occupied by wetlands and/or hydric soil conditions (see Figure IV-3). 

 
Study Area 3 
 
A portion of the undeveloped land existing in this study area has been developed since 1985 
(along Greentown Road).  The remaining 32± acres (located in the M-1 District) is identified 
in light green.  The 1985 analysis identified a potential for 387,727 square feet of non-
residential floor space.   
 
General observations regarding the development potential of this area are as follows: 
 

° The properties fronting Greentown Road (before the sewage treatment plant) are 
generally unencumbered by environmental constraints and have potential to be 
developed with a relatively large amount of non-residential floor space; 

 

° The development potential of the undeveloped property located behind the sewage 
treatment plant is heavily encumbered by the presence of wetlands and floodplains.  In 
addition, this property is identified on Figure IV-2, Existing Land Use, as “Utility” use. 

 
 
Study Area 4 
 
None of the undeveloped land existing in this study area has been developed since 1985.  
The undeveloped land in this area is located in two different zoning districts (the C-2 and 
M-1 Districts) and consists of approximately 11 acres.  The 1985 analysis identified a 
potential for 149,846 square feet of non-residential floor space (92,347 square feet in the C-
2 District portion and 57,499 square feet in the M-1 District portion).  General observations 
regarding the development potential of this area are as follows: 
 

° The portion of these properties immediately along Route 9A (i.e., in the C-2 District) is 
generally unencumbered by environmental constraints and have potential to be 
developed with a relatively large amount of commercial floor space.  However, a small 
portion on the southern-most property contains an area of hydric soils (suggesting the 
potential location of a locally-regulated wetland).  In addition, it is noted that this 
property is believed to be owned by the Archdiocese.   
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° The development potential of the portion in the M-1 District is encumbered by the 
presence of steep slopes and rocky conditions.  Further, large electric transmission 
towers and overhead wires run adjacent to, or over, the portion within the M-1 District. 

 
Study Area 5 
 
The vast majority of the undeveloped land existing in this study area in 1985 has since been 
developed as part of the Lake Meahagh and Bel Lago subdivisions (shown in purple on 
Figure IV-8).  One parcel (approximately 4 acres in size and occupied by a single residence) 
has not been developed to the extent permitted by zoning.  The 1985 analysis identified a 
potential for 4 single-family lots in this 4-acre area.   
 
General observations regarding the development potential of this area are as follows: 
 

° With the exception of some moderately sloping areas, this property is largely 
unencumbered by the presence of environmental constraints; and 

 

° Based on the shape of the property and Village zoning requirements, it is unlikely that 
this property could yield a total of 4 lots (a maximum of 3 lots would appear more 
feasible). 

 
A number (24) of undeveloped residentially-zoned parcels are scattered throughout the 
Village.  These parcels are shown in dark green on Figure IV-8, Development Potential.    
Table IV-16, below, provides a breakdown of these lots in terms of zoning district, number 
of lots and land area (in acres).  As shown in the table, most of these parcels are located 
within the Village’s R-7.5 District (17 lots totaling 3.8 acres).  All together, these parcels total 
5.9 acres.  It would appear that most, if not all, of these undeveloped parcels do not have 
potential to be subdivided in the future.  Thus, the maximum number of additional dwelling 
units that could be reasonably expected to result from development of these lots would be 
24 (i.e., one additional home on each undeveloped lot).  
  
Table IV-16:  Undeveloped Residentially-Zoned Lots 
 
Zoning District Number of Lots Land Area (acres) 
R-7.5 17 3.8 
R-10 6 1.7 
R-20 1 0.4 
Total 24 5.9 

 
Figure IV-8, Development Potential, also shows (in yellow) the “over-sized” lots existing in 
the Village’s residential zoning districts.   Such, “over-sized” lots are at least twice the 
minimum lot area of the zoning district in which they are located (e.g., greater than 20,000 
square feet in size if located in the R-10 District) and thus potentially subject to further 
subdivision.  As shown in Figure IV-8, the vast majority of the “over-sized” lots are located 
in the R-10 District in the Cortlandt Street/ Seward Street/ Bannon Avenue area of the 
Village.  
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Each of these “over-sized” lots, however, are currently occupied by a residence.  Thus, any 
future subdivision of these lots would be significantly affected by the location of the existing 
residence (which could be expected to significantly affect subdivision potential in most cases 
– unless the existing home were to be removed).  As a result, the number of additional lots 
resulting from future subdivision of “over-sized” lots is not expected to be significant. 
 
Table IV-17:  Over-Sized Residentially-Zoned Lots 
 
Zoning District Number of Lots Land Area (acres) 
R-7.5 21 9.5 
R-10 49 32.6 
R-20 1 1.0 
Total 71 43.1 

 
Figure IV-8, Development Potential, shows (in orange) parcels in commercial or industrial 
districts that are either undeveloped or “under-developed” (i.e., occupied by a residence and 
thus potentially redeveloped for commercial or industrial use).  Table IV-18, below, provides 
a breakdown in terms of zoning district (i.e., C-1 C-2 or M-1), the number of such lots in 
each district and the total land area (in acres).    
 
Table IV-18: Undeveloped or Residential Lots in Commercial or Industrial Zones 
 
Zoning District Number of Lots Land Area (acres) 
C-1 26 4.7 
C-2 21 5.7 
M-1 8 3.7 
Total 55 14.1 

 
In the C-1 District, there are a total of 26 such properties, totally 4.7 acres.  As shown in 
Figure IV-8, most of these properties are located along the south side of Tate Avenue, west 
of the Circle (e.g., the residential properties across from Village Hall and further down the 
south side of Tate Avenue in the C-1 District).  A number of additional properties are located 
to the east of the Circle along Tate Avenue and White Street.  
  
In the C-2 District, there are a total of 21 such properties, totaling 5.7 acres.  As shown in 
Figure IV-8, these properties are generally scattered throughout the C-2 District along 
Route 9A.  Many of these properties (e.g., the properties along the west side of Route 9A 
between White Street and Craft Lane) are currently used as residences.   
 
Two undeveloped areas identified in the C-2 District include the property located to the 
north of the Route 9A/ Lindsey Avenue intersection and two adjoining Village-owned lots at 
the northwest corner of the Route 9A/ Bleakley Avenue intersection.   While the property 
located at the Route 9A/ Lindsey Avenue intersection contains development potential, the 
properties located at the Route 9A/ Bleakley Avenue intersection are significantly 
constrained by the presence of rocky conditions. 
 
Two of the properties identified in the C-2 District are currently planned for development.  
One is the property located at the southwest corner of the Route 9A/ Catherine Street 
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intersection which is planned for townhouse development.  The other is the property located 
to the immediate north of the Tate Avenue/ Route 9A intersection which is planned for a gas 
station/ convenience store use. 
 
In the M-1 District, there are a total of 8 such properties, totally 3.7 acres.  The largest single 
property is an undeveloped parcel located at the end of White Street, east of Route 9A, in 
the M-1 District.  The rest are generally very small properties occupied by residences.  


