
Lewisboro
Town Master Plan

Town of Lewisboro
Westchester County, New York

Adopted by the Town of Lewisboro Planning Board
May 24,'1985



Prepared by the
Town of Lewisboro Planning Board

Paul A. Lewis, Chairman
John A. Armstrong

Lee V. Blum
Kenneth Batchelor
Enzo V. Allegretti

Marilyn J. Madsen, Secretary
Theodore H. Chase (until December 1983)

Donald H. Ed man (until November 1983)
Carolyn U. Smith (until June 1983)

William A. Best, Jr. (until August 1982)
John J. Donovan (until March 1981 )

With the assistance of
Frederick P. Clark Associates

Planning Consultants, Rye, New York

David J. Portman, Partner-in-Charge
Edward E. Buroughs , Planner-in Charge



Table of Contents

INTRODUCTION
LEWISBORO BASE MAP

1 . EXISTING LAND USE
1.1 Extent of Development
1.2 Characteristics of Land Use
1.3 Zoning
1.4 Development in Progress

2. POPULATION AND HOUSING
2. 1 Population Growth
2.2 Age Characteristics
2.3 Social Characteristics
2.4 Housing Growth
2.5 Housing Characteristics
2.6 Potential Residential Growth

3. PHYSICAL FEATURES OF THE LAND
3. 1 Topography and Surface Hydrology
3.2 Soils
3.3 Soils Characteristics
3.4 Wetland Functions
3. 5 Aquifers
3.6 Development Limitations Summary

4. THE REGIONAL CONTEXT
4.1 New York State
4.2 Tri-State Regional Planning Commission
4.3 Regional Plan Association
4.4 Westchester County
4.5 Adjacent Towns

5. FISCAL CONDITIONS
5.1 Sources of Revenue
5.2 Tax Base Trends
5. 3 Town Budgets
5.4 School District Budgets
5.5 Property Tax Rates
5.6 Summary

I. GOALS AND POLICIES
Goal 1 : A Residential Community
Goal 2: Four Hamlet Centers
Goal 3: Open Space and Natural Resource

Preservation
Goal 4: Enhance Community Character

and Appearance
Goal 5: Establish a Regional Position

Page
vi

viii

1
1
1
6
7

10
10
12
14
15
17
18
22
22
24
26
27
29
31
33
33
34
38
38
44
47
47
49
49
52
56
56

59
59
60

60

61
62



II. RESIDENTIAL DEVELOPMENT 64
A. Guidelines and New Considerations 64
B. Recommended Development Pattern 66
C. Housing Issues 68

1. Multi-Family Housing 68
2. Conservation Development 69
3. Subdivision Layout 71
4. Cost of Housing 72

D. Magnitude of Potential Residential Development 74
III. COMMERCIAL DEVELOPMENT 76

A. Existing Facilities 77
B. Hamlet Business Development: An Overview 78

1. Level of Development 78
2. Development Standards 82

C. Campus Commercial Development: An Overview 84
1. Characteristics 84
2. Development Standards 87

D. Recommended Development Pattern 89
1. Hamlet Business Areas 89
2. Campus Commercial Areas 93

IV. OPEN SPACE AND RECREATION 97
A. Definition of Open Space 97
B. Functions of Open Space 98
C. Existing Open Space and Recreation

Facilities 99
D. Open Space and Recreation Land Standards 102
E. Recommended Open Space System 104
F. Implementation 104

V. PUBLIC FACILITIES AND SERVICES 107
A. Town Government 107
B. Highway Department 108
C. Police Service 109
D. Fire Protection 1 1 1
E. Schools 112

1. Existing Facilities 112
2. Demography and Enrollment Projections 114
3. Future School Development 116

F. Sewerage Facilities 116
G. Water Supply 117
H. Library Service 118
I. Refuse Collection and Disposal 118

VI. COMMUNITY CHARACTER AND APPEARANCE 120
A. Residential Areas 120

1. Use of Natural and Man-made Features 120
2. Separation From Major and Collector

Roads 121
3. Street Construction 121
4. Architectural Review 121

B. Commercial Areas 122
1. Visual Appearance 122
2. Circulation 122
3. Site Development Standards 122

11



C. Areas of Special Character 122
1. Old Goldens Bridge 123
2. Cross River 125
3. Mead Street 127
4. South Salem 129
5. West Lane/Elmwood Road 131

D. Landmarks 131
1. Preservation 133
2. Zoning 133
3. Development 133

VII. TRANSPORTATION 134
A. Traffic Flow and Service Volumes 134
B. Traffic Safety 136
C. Roadway Classification 137
D. Existing Road System and Recommended

Improvements 138
1. Limited Access Highways 141
2. Major Roads 142
3. Collector Roads 145
4. Local Roads 146

E. Commuting Patterns 146
F. Rail and Bus Transportation 147
G. Recommended Road Plan 150

VIII. TOWN PLAN MAP 153

iii



Tables
Page

1 Extent of Development 2
2 Change in Land Use 4
3 Existing Land Use 5
4 Total Area and Undeveloped Land Area by Zoning District 8
5 Population 1920 to 1980 10
6 Population Growth Lewisboro and Surrounding

Municipalities 11
7 Population Density Lewisboro and Surrounding

Municipalities 11
8 Summary Age Composition of Population 12
9 Housing Units by Decade 1940 to 1980 16
10 Potential New Residential' Development Under Present

Zoning 19
11 Ultimate Residential Development Potential Under

Present Zoning 20
12 Town and School District Budget Revenue Sources 48
13 Town Government Cost Trends 1970 to 1980 53
14 Katonah-Lewisboro School District Expenditures and

Tax Levy Per Student 54
15 School District Cost Trends 1970 to 1980 55
16 Potential Demand for Hamlet Business Development 80
17 Open Space and Recreational lands 1972 and 1984 100
18 Open Space Standards 103
19 Housing Units, Population and School-Age

Children 1970 r 1980 and 1990 115
20 Estimated Average Annual Daily Traff ic 135
21 Roadway Classification 139
22 Lewisboro Road System 140
23 Place of Work of Resident Work Force 1980 148
24 Categories of Land Use Shown on Town Plan Map 154

IV



Figures

1 Age-Sex Distribution of Lewisboro's Population
2 Soils Location
3 Drainage Characteristics
4 Lewi sboro in Relation to Tri-State Regional

Development Plan 36
5 Lewisboro in Relation to Westchester County

Urban Form Concepts Map 40
6 Lewisboro Tax Base 1970 to 1982 50
7 Composition of Lewisboro's Tax Assessment Roll 1982 51
8 Town, School District, State and County

Tax Rates 1975 to 1983 57
9 Present ORL-10 Zoning District 94

10 Katonah-Lewisboro School District 113
11 Old Goldens Bridge Special Character Area 124
12 Cross River Special Character Area 126
13 Mead Street Special Character Area 128
14 South Salem Special Character Area 130
15 West Lane/Elmwood Road Special Character Area 132



Introduction

The rol l ing hills and numerous lakes of Lewisboro along wi th
heavily wooded areas- and scattered open fields crossed by streams
provide an exceptional, and relatively rural , environment for the
Town's residents. The man-made fea tu res added over a 200-year
period - stone walls, stately homes, small cemeteries, churches ,
local roads and several of the lakes - have compl imen ted the
sett ing. But cont inued development and the c o n c e n t r a t i o n of
population in small areas lacking central water or sanitary sewer
systems is beginning to alter the balance that had long been
maintained between the land's ability to sustain development and
the level of development. The challenge faced by the Town over
the past twenty years has been the preservation of Lewisboro as a
special place to live with a sound ecological system.

To meet this challenge, the Lewisboro Planning Board , with the
support of the Town Board, adopted the first Town Development Plan
in June 1973. Often referred to as the master plan, the Town Plan
contained policy guidelines which provided invaluable direct ion
for land use, z o n i n g , park planning and Town program decisions
made throughout the 1970s. Many of the P lan ' s recommendations
were implemented. By 1979, new problems and issues were rising
which exceeded the document's scope and more detailed informat ion
was becoming available on characteris t ics such as soils and
wetlands. That year the Planning Board began a program to update
the Town Plan and Plan map.

From an initial request to community groups for thoughts on what
changes in the Plan should be considered, through a review of f ive
base studies and four planning analysis reports, to a series of
f o u r public i n f o r m a t i o n sessions held in January and Feb rua ry
1984, the Planning Board has spent considerable time evaluating
aspects of present and possible future development in Lewisboro.
A draft Town Master Plan was completed and distributed for rev iew
in J an u a ry 1985. On March 6, 1985, the Board held a publ ic
hearing on the draft Town Plan.

After considering all comments made dur ing the review period and
at the public hearing, the Planning Board revised and f inal ized
the draf t text and Plan Map. The result is this document, a new
Town Master Plan including a new Town Plan Map.

The Town Plan is a statement of policies and recommendations on
fu tu re land use, zoning and development decisions which will be
made in Lewisboro over a long period of t ime. The proposals do
not have the authority of law or regulation. By itself, the Plan
will accomplish nothing. It is similar to a road map - it must be
followed carefully and intelligently in order to reach the stated
goals.
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The character of Lewisboro's fu ture land use will actually oe the
composite result of indiv idual actions taken by not on ly the
Planning Board-?- but especially the Town Board as well as other
Town agencies and o f f i c i a l s , the K a t o n a h - L e w i s b o r o Board of
E d u c a t i o n , and Westchester County, New York State and Federal
agencies. Actions taken by private individuals and o rgan iza t ions
may also influence the Town's character. To the extent that these
activities are consistent with the policies and recommendations of
the Town Plan, the most desirable development of Lewisboro as now
foreseen will take place.

As was stated in the Int roduct ion to the 1973 Town Plan, once
adopted by the Planning Board, the Plan should not be thought of
as a final static statement. In order to remain valid, it must be
open to refinement and improvement, where and when necessary, to
ref lec t new condi t ions and p r o b l e m s , or to take account of
changing goals. However, the-Plan should be modif ied only a f te r
t h o r o u g h s tudy indicates that changes are in Lewisboro ' s long
r a n g e i n t e r e s t . A c o n t i n u i n g p l a n n i n g p r o g r a m s h o u l d be
maintained so that the Town Plan can be of continuing value. Such
a planning program is one key to the successful implementation of
the Town Plan.

F ina l ly , it must be emphasized that all of the P l a n ' s recom-
mendations are not intended to be implemented overnight. The Plan
is based on long-range analysis and timing is a critical component
of the recommendations.

The nine planning studies which were prepared and evaluated by the
Planning Board as part of the Town Plan update process are:

Base Studies - f ive documents which gather factual information and
technical data on land use, development forces and c o m m u n i t y
make-up changes which occurred in Lewisboro since work on the 1973
Town Plan began in 1970.

1: External Influences: The Regional Context, June 1981
2: Existing Land Use, October 1981
3: Transportation, December 1981
4: Environmental Data Base, December 1981
5: Demography, February 1983

Planning Analysis - four documents which interpret the land use
and development data so as to outline possible changes in the 1973
Town Plan that need to be considered.

1: Residential Development, July 1982
2: Commercial Development, July 1982
3: Open Space and Recreation, October 1982
4: Public Facilities and Fiscal Impact, June 1983

vii
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1.0 EXISTING LAND USE

The Town of Lewisboro encompasses an area of approximately
18,550 acres or 29 square miles. Portions of this land have
been occupied by'permanent settlements since the early 1700s.
The first farm homesteads were slowly joined by new farms as
land was cleared, roadways established, mills built along the
streams and hamlets formed with small businesses and churches.
Although the size of the population was small, the extent of
settlement that existed by 1800 was such that Lewisboro's basic
road pattern and large land tract property configuration has
changed little since. To plan today for the future of the Town
requires acknowledgement and understanding of the nearly 300
years of development that has created Lewisboro as it now
exists.

1.1 Extent of Development

In 1984, approximately 35% of Lewisboro's total land area
was classified as "developed land". On these 6,300 acres
were located all of the Town's residences, businesses,
public buildings and roads. Twenty percent of the total
land area was committed open space and recreation land
contained in Town parks, Westchester County parks and
private recreation clubs or protected for conservation.
The remaining 45% of the land, nearly 8,000 acres, was
undeveloped. (Slightly less than 5% of Lewisboro1s total
area - 851 acres - is occupied by waterbodies. This area
is excluded from the discussion of land area.)

Table 1, "Extent of Development", highlights the change in
Lewisboro's land use over the 14 year period 1970 to 1984.
Steady construction of new residences increased the amount
of developed land by 43%, nearly 2,000 acres. Signifi-
cantly, there was also a substantial 32% increase in
designated open space lands. As a result of both trends,
undeveloped land decreased by 26%.

1 . 2 Characteristics of Land Use

The pattern of existing use of land is best identified
through field surveys. First in 1970 and then in 1981,
such surveys were conducted. The location and extent of
all land areas utilized for residences, businesses,
recreation, highways, public buildings, churches and other
facilities were identified'as were vacant land areas. The
results of the 1970 survey became the key research data
used in preparing the 1973 Town Development Plan and its
recommended pattern of future development. The findings
of the 1981 survey have played an important role in the
preparation of this Plan although weight has now also been
given to natural development limitations on the use of
land. Perhaps the greatest value of both surveys is found
in what they reveal about trends in development when
considered together.

1



Table 1
Town of Lewisboro

EXTENT OF DEVELOPMENT
1970 and 1984

1970 1984

Land Use

Developed Land*

Open Space and
Recreation

Undeveloped Land**

TOTAL LAND AREA

Water-bodies

TOTAL TOWN AREA

% Of
Area Total

in Land
Acres Area

4,375 25

2,652 15

10,675 60

17,702 100

848

18,550

% of
Area Total

in Land
Acres Area

6,273 35

3,505 20

7,921 45

18,550

17,699 100

851

Percentage
Change

1970 to
1984

+ 43

+ 32

- 26

*Includes maintained land devoted to all types of residential,
commercial , public and semi-public facilities and road
rights-of-way.

**Includes open vacant lands and agriculture uses.

Source: See Table 2.



Table 2, "Change in Land Use", and Table 3, "Existing Land
Use October 1984", contain a wealth of information on
development trends and the characteristics of Lewisboro's
land use. (For these tables, the results of the 1981 land
use survey were updated to include changes which occurred
between June 1981 and October 1984.) A quick review
confirms that the 1973 Plan's primary policy statement,
that Lewisboro continue to be a low density single-family
residential community, is being implemented. As reported
on Table 2, the 2,035 acres of land which have been
converted to single-family residential use since 1970
equals 70% of the land which fell out of the undeveloped
and agriculture land categories. The increase of 851
acres in the open space and recreation land group nearly
equals the remaining 30% of lost vacant land. Very little
of other types of development has occurred.

Between 1970 and 1984, the land area devoted to all
residential uses has increased by over 60% and now covers
28% of the Town's total area, 83% of all developed land.
The land area occupied by multi-family developments has
more than quadrupled. While the growth in single-family
housing units reflects a consistent trend, the increase in
multi-family units is directly attributable to action by
the Town to establish the R-MF zoning district which
permits multi-family housing developments. Although the
land area is small, less than 0.3% of the Town's total
area as shown on Table 3, these 54 acres were the site of
12% of all of the Town's housing units in late 1984. The
apparent decrease in two-family housing units is a result
of different surveying methods in 1970 and 1981. As many
two-family structures continue to be non-conforming under
the Zoning Ordinance, their existence is difficult to
identify and to verify.

Aside from the disappearance of quarry/gravel pit
operations from Lewisboro, the amount of land occupied by
commercial uses has been slowly increasing. However, in
1984, businesses covered only one-half of one percent of
the Town's total area. As shown on Table 3, the 101 acres
of commercial land represented less than 2% of all
developed land. New commercial developments built since
1970 include: Westchester Ford Tractor, Thomas J. Burke
and Son, Inc., and Estate Motors expansion in Goldens
Bridge; Cross River Plaza and Yellow Monkey Village in
Cross River; and the expansion of Oakridge Common in
Vista.

Public and semi-public facilities including road
rights-of-way continue to occupy approximately 5% of the
Town's total area. There was a small increase in the
amount of land owned and used by the Town government
between 1970 and 1984 while residential development has
led to a steady increase in land included in road
rights-of-way. These road areas alone encompassed 11% of
all developed land in 1984. (Of course, Interstate 684
accounts for a substantial land area by itself.)



Table 2
Town of Lewisboro
CHANGE IN LAND USE

1970 to 1984

1970
Area in

Acres

3, 103
62

Type of Land Use

RESIDENTIAL
Single Family
Two-Family
Mult i -Family 13

Total 3,178

COMMERCIAL
Local Business 86*
Light Industry 5
Quarry/Gravel Pit 45

Total 136

PUBLIC AND SEMI-PUBLIC FACILITIES
School 55
Municipal 25
Church/Hospital 59
Cemetery 14
Utility/Railroad and

Road Rights-of-Way 768
Total 921

OPEN SPACE AND RECREATION
Town Park/Preserve 81
County Park 1 , 216
Reservoir Watershed Land 985
Conservation Area 76
Private Recreation 204
School District 92

Total 2 ,654

WATERBODIES 848
AGRICULTURE 287
UNDEVELOPED 10 ,526

1984
Area in
Acres

5, 138
33

5,225

95
6
0_

101

55
31
59
14

788
947

1
409

,217
960
617
212

90_
3,505

851
102

7,819

Change 1970 to 1984
Acres

+2,035
29

+ 41
+2,047

9
1

45
35

20
26

+ 3
- 185
-2,707

Percentage

+ 66
- 47
+315
+ 64

+ 10
+ 20
-100
- 26

no change
6 + 2 4

no change
no change

+ 3
+ 3

328 +405
no change
25 - 3

541 +712
8 + 4
2 - 2

851 + 32

+ 1
- 64
- 26

*The 1970 survey included the lot area of all sites of Home Occupations ii
the Local Business Category; the 1984 column includes these lot areas in
residential uses.

Source: 1970 survey as reported in the 1973 Lewisboro Town Development
Plan and adjusted as discussed on page 10 of "Base Study 2:
Existing Land Use".
1984 f igures based on 1981 land use survey updated to October
1984 based on building permit data, site development plan
approvals and tax records.



Table 3
Town of Lewisboro
EXISTING LAND USE

October 1984

AcresType of Land Use

RESIDENTIAL
Single-Family
Two-Family
Mult i -Family

COMMERCIAL
Retail/Service
O f f i c e
Automotive
Light Industry

PUBLIC AND SEMI-PUBLIC FACILITIES
School
Munic ipal
Church/Hospital
Cemetery
Utility/Railroad

ROAD RIGHT-OF-WAY

[TOTAL DEVELOPED LAND

OPEN SPACE AND RECREATION
Town Park (developed)
Town Preserve (passive use

or undeveloped)
County Park
Reservoir Watershed Land
Conservation Group Holdings
Section 281 Subdivisions
Conservation Easements
Private Recreation
School District

WATERBODIES
AGRICULTURE
UNDEVELOPED LAND

5, 138
33
54

5,225

101

234

713

6,273

147

262
1,217

960
365
189
63

212
90

3,505

851
• 102
7,819

18,550

% of
Developed

Land

81 .9
0. 5
0.9

83. 3

72
7

16
6

1. 1
0. 1
0.3

*^̂ •̂ •̂̂ MflB

55
31
59
14
75

0.9
0. 5
0.9
0. 2
1 .2
3.7

11.4

100.0

% of Total
Town Area

27. 7
0.2
0.3

28. 2

0.4

*
*
*

0.8

1. 4
6.6
5 .2
2.0
1.0
0. 3
1. 1
0.5

18.9

4.6
0.5

42.1

100. 0

*Less than 0 . 1 % .

Source: 1981 Land Use Survey prepared by Frederick P. Clark
Associates updated to October 1984 based on building
permit data, site development plan approvals and tax
records.



Major changes took place in the open space and recreation
land category between 1970 and 1984. The Town government
fully implemented the 1973 Plan's recommendation for the
establishment of additional public park land in both Vista
and Goldens Bridge through the acquisition of Onatru Farm
Park, Fox Valley Park and the Brownell tract. In total,
328 acres of land were added to the 81 acres of parkland
existing in 1970. An even larger amount of land, 541
acres, was set aside for conservation purposes including
189 acres through application of Section 281 of the Town
Law in the subdivision approval process and 267 acres
through purchase by various private conservation groups
such as the Nature Conservancy and Wildlife Preserves. In
total, committed open space land increased from 14% of the
Town's total area in 1970 to nearly 19% in 1984.

Although the 1981 land use survey listed 102 acres as
being in agricultural use, a decrease of 64% since 1970,
traditional agricultural use had already disappeared from
Lewisboro. The two properties still included receive
agriculture tax assessments and are used for the planting
of nursery stock and poultry breeding experimentation.

All of the land use data referenced above has been mapped.
A review of this map shows a remarkably diverse locational
pattern of development and committed open space lands. No
one area of Lewisboro has been the site of a substantial
proportion of development in relation to other areas.
Instead, there have been several large and small projects
in each area maintaining a balance in terms of the number
of housing units in each area. Each area also still has
several large undeveloped areas and a share of open space
and recreation land.

1.3 Zoning

Lewisboro, in 1984, was divided into thirteen mapped
zoning districts. The current Zoning Ordinance,
originally adopted by the Town Board in 1974 and substan-
tially revised in 1977, reflects the reconunendations of
the 1973 Town Development Plan as it provides for develop-
ment of the Town as a predominantly low density
residential community with a limited amount of moderately
high density multi-family construction and commercial
supporting facilities. Approximately 98% of the total
Town area is included in one of the nine residential
zoning districts with the remaining 2% located in one of
the four commercial districts. The residential districts
represent a wide range of minimum lot size requirements
from single-family homes on four acres to two-family
dwellings on 7,500 square feet. In addition there is a
multi-family district which permits four two-bedroom units
per acre.



As summarized on Table 4, "Total Area by Zoning District",
the two acre residential district includes 51% of the
total Town area. The zoning district encompassing the
next highest percentage of total Town area is the four
acre residential district with 31%. The amount of
undeveloped "land in each zoning district varies consider-
ably. The district with the largest land area, R-2A, also
has the highest percentage of undeveloped land for any
single-family district (51%). The R-1A and R-MF Districts
have at least one-half of their land area in the
undeveloped category. While the R-1/2A and R-1/4A
Districts are shown to have approximately 25% of their
land area undeveloped, it is questionable if most of this
land can be developed without improved central sewer and
water systems. Approximately 28 of the 36 acres listed as
undeveloped in the RB District are located on one lot
which also contains the Goldens Bridge shopping center.
The other undeveloped acres in the RB and GB Districts
consist of small separate lots and undeveloped portions of
properties already containing businesses.

A detailed review of the land use by zoning district
information was made in a research study for this Town
Plan ("Base Study 2: Existing Land Use", October 1981).
It found that:

o 50% of the total area in the R-4A District is
occupied by open space/recreation lands and water-
bodies and only 14% is occupied by single-family
residences.

o Semi-public facilities are primarily located in the
R-4A and R-2A Districts.

o The office/research/light industry district is
virtually undeveloped by its intended uses.

o 51 acres or 54% of the total 95 acres of land in the
retail/service and automotive service use categories
are located in residential zoning districts.

o Only 9% of the land occupied by two-family housing is
located in the two-family zoning district.

1.4 Development in Progress

By necessity, land use surveys are based on a particular
point in time. However, development in Lewisboro has been
a continual process. Development projects often take a
long period of time from the date they are first proposed



Table 4
Town of Lewisboro

TOTAL AREA AND UNDEVELOPED LAND AREA
BY ZONING DISTRICT

Zoning District

RESIDENTIAL

R-4A
R-2A
R-1A
R-1/2A
R-1/4A
R-7.5
R-2F10
R-2F7.5
R-MF

COMMERCIAL

ORL-10
OHP
RB
GB

Total

Area in Acres

18,254

167
13
77
39

296

18,550

% of
Total Town Area

31.3
51.5
8.3
4.5
6.3

11.7

.8

Undeveloped**
Land in Acres

98.4

0.9
*
.4
.2

1.6

100.0

7,769

108
5

36
3

152

7,921

% of Zoning District
Undevelooed

30
51
50
26
24
19
6

11
58

43

65
38
47
8

51

43

* Less than 0.1%
**Includes open vacant lands and agricultural uses

Source: 1981 Land Use Survey prepared by Frederick P. Clark Associates (updated through October
1984) and measurements based upon the Town of Lewisboro Zoning Map. All measurements are
approximate.



to the date construction is ended and the project is f u l l y
occupied . An e x a m i n a t i o n of the level of d e v e l o p m e n t
ac t iv i ty in the Town in late 1984 provides an a d d i t i o n a l
informative perspective for reviewing land use trends.

Twenty-two residential developments of four or more hous ing
uni ts had received approval of the Lewisboro P lann ing Board
but were not fu l ly constructed as of October 1984 . Of the
t o t a l 1 0 6 2 ac r e s e n c o m p a s s e d w i t h i n t h e s e p r o j e c t s ,
approximately 800 acres are included in the "undeveloped"
l a n d u s e c a t e g o r y i n t h e p r e c e d i n g d i s c u s s i o n . W h e n
cons t ruc t ion of these approved developments is comple t e ,
there will be a 10% decrease in the 1984 Town-wide total of
undeveloped land. There will also be an increase of 600 new
housing units - 256 single-family and 344 mul t i - fami ly . The
land inc luded w i t h i n those two r e s i d e n t i a l l and use
categories will increase by 14% and 70% respectively.

Nine additional major res ident ia l developments were before
the Planning Board for approval in November 1984. W h i l e all
of them may not reach the const ruct ion stage as o r ig ina l ly
p r o p o s e d , t hey p r o v i d e an i n d i c a t i o n of the l eve l of
development activity. In total, these projects propose the
construction of 381 housing units, 255 s ingle-family and 1 2 6
m u l t i - f a m i l y , on 740 acres o f l and now c l a s s i f i e d a s
undeveloped.

If all of the approved developments and all of the proposed
d e v e l o p m e n t s w e r e t o b e c o n s t r u c t e d , t h e f o l l o w i n g
approximate changes would occur af ter a period of several
years in the land use data presented p r e v i o u s l y in th i s
section:

o The undeveloped land category would decrease by 1 , 5 4 0
acres ( 2 0 % ) reducing its percentage of total Town area
from 42% to 3 4 % .

o The single-family land category would increase by 1 , 4 0 0
acres ( 2 7 % ) increasing its percentage of total Town area
from 28% to 35%.

o The m u l t i - f a m i l y land category would increase by 63
acres ( 1 1 6 % ) increas ing i ts percentage of total Town
area from 0 . 3 % to 0 . 6 % .

o The total number of housing units would increase by 981
units of which 511 would be single-family and 470 would
be mult i - family.



2.0 POPULATION AND HOUSING

A review of population and housing character is t ics of the resi-
dential development in Lewisboro provides addi t ional ins ight to
the findings of the-physical land use survey. A demographic study
provides an overview of the type of people who have chosen to live
in Lewisboro as they can be identified by age, household relation-
ship, income and employment. By comparing 1980 Census f ind ings
with those of earlier censuses, t rends are revealed, understood
and related to planning the Town's fu ture . Similarly, a s tudy of
housing characteristics translates the steady residential growth
of the Town into a better unders tand ing of the housing m a r k e t ,
housing needs and current trends.

The information summarized in this section is discussed at greater
length and w i t h more detail in "Base S t u d y 5: D e m o g r a p h y " ,
February 1983 and "Planning Analysis 1: Residential Development,"
J u l y 1982. The i n f o r m a t i o n was gathered by the Uni ted States
Department of Commerce Bureau of the Census.

2 .1 Population Growth

The population of Lewisboro has increased in each decennial
U . S . Census since 1920. The past 65 years mark a second
period of growth in the Town. The f i r s t period saw the
popula t ion peak at 1 ,885 in 1860. A per iod of d e c l i n e
followed continuing until 1920. The information in Table 5,
"Population 1920 to 1980," shows that in terms of percentage,
the 1950s had the greatest growth ra te , 7 7 % , a l though the
most explosive period was the 1960s with a numerical increase
of 2 , 4 4 5 persons. The 1970s increase of 2 , 2 6 0 brought the
Town population in 1980 to 8,871.

Table 5
Town of Lewisboro

POPULATION 1920 to 1980

Population Increase by Decade
Year Population N u m b e r P e r c e n t a g e

1920 1 ,069
1930 1,427 358 33.5
1940 1,929 502 35.2
1950 2,352 423 21.9
1960 4,165 1,813 77.1
1970 6,610 2,.445 58.7
1980 8,871 2,261 34.2

Lewisboro1 s growth rate of 34% between 1970 and 1980 was the
second highest of all municipalities in Westchester County;
the ne ighbor ing Town of Somers led the County wi th a 39%
growth rate. Table 6, "Population Growth," shows how these
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two communities stand out as exceptions to
trend of slower growth than that exp
decades.

a general regional
experienced in previous

Table 6
POPULATION GROWTH

LEWISBORO AND SURROUNDING MUNICIPALITIES
1970 to 1980

Population

Lewisboro

Pound Ridge
Somers
North Salem
Ridgefield
Wilton
New Canaan

Westchester County
Fairf ie ld County

1970

6,610

3,792
9,402
3,828
18, 188
13,572
17,451

894,406
792,814

1980

8,871

4,009
13,133
4,569

20, 120
15,351
17,931

866,599
807, 143

Populat
Number

2,261

217
3,731

741
1,932
1,779

480

-27,807
14,329

ion Change
Percentage

34.2

5.7
39.7
19.4
10.6
13. 1
2.7

- 3. 1
1.8

A d i f f e r e n t perspective of population change results when a Town's
popu la t ion is related to the town area. Table 7, "Populat ion
Densi ty," shows the change in population density between 1940 and
1980 for Lewisboro and 4 ad jacent communi t ies . Lewisboro fa l l s
into a m i d d l e dens i ty range wi th Somers and R idge f i e ld having
greater densities and Pound Ridge and North Salem s i g n i f i c a n t l y
lower densit ies. The 1980 Lewisboro populat ion dens i ty is over
four times the 1940 level.

Table 7
POPULATION DENSITY

LEWISBORO AND SURROUNDING MUNICIPALITIES
1940 to 1980

Lewisboro

Pound Ridge
Somers
North Salem
Ridgef ie ld

Westchester
County

Total Area
(Square Miles)

28.9

23 .3
32.0
23.2
34 .8

450. 1

Persons Per Square Mile
1940 1950 1960 1970 1980

67

35
75
51

112

81

53
99
70

125

144

110
171
101
235

229

163
.294
165
523

307

172
410
197
578

1,247 1 ,390 1,797 1,980 1, 925
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2.2 Age Characteristics

A review of the age characteristics of Lewisboro1 s population
as i d e n t i f i e d by the 1980 Census indicates that the m u c h
discussed na t iona l trend of an aging populat ion is also a
local t r end . A l t h o u g h the Town populat ion grew by 2 , 2 6 1
persons between 1970 and 1980, the number of ch i ldren under
the age of 10 actually declined from 1 ,430 to 1 , 2 0 8 . At the
same time, there occurred an increase of almost 1,000 persons
in the age 35 to 54 range, almost half of the total popula-
tion increase. The percentage shares held by 13 age groups
in 1970 and 1980 are presented graphically in Figure 1.

Table 8, "Summary Age Composi t ion," shows the popu la t ion
changes for four major age groups over a 20-year period. The
youngest age group has shown a major decline in its share of
the total population while the middle age range has increased
and the oldest segment has ma in t a ined a re la t ive ly stable
share. Compared to Westchester County as a whole, Lewisboro
retains a higher percentage of young people in its population
and a much lower percentage of persons over the age of 55.

Table 8
Town of Lewisboro

SUMMARY AGE COMPOSITION OF POPULATION
1960 to 1980

(by percentage of total population)

Lewisboro Westchester County
Age Group 1960 1970 1980 1970 1980

0-14 32 35 25 26
15-24 10 12 15 15
25-54 39 39 45 37
55 and Over 19 14 15 22

1 0 0 % 100% 1 0 0 % 100% 100%

The population data ou t l ine the parameters of f u t u r e pop-
ulation age characteristics regardless of the level of growth
in Lewisboro. For example, by 1990 the 514 children who were
under the age of 5 in 1980 will be aged 10 to 14. They wil l
comprise a group almost 50% smaller than the 1 , 0 0 8 children
aged 10 to 14 in 1980. If present household composit ion
characteristics continue, the Town would have to experience
an increase of well over 400 households by 1990 j u s t to
main ta in this age group at the 1980 level. At the other end
of the age spectrum, Lewisboro may be on the threshold of a
q u i c k l y expanding senior c i t izen age group both in total
numbers and percentage of the total populat ion. Unless the
middle aged residents of the Town elect to move elsewhere
when they retire, the number of persons over the age of 65
could easily double by 1990. These two evolving trends wil l
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Figure 1

AGE-SEX DISTRIBUTION OF LEWISBORO'S POPULATION
1970 and 1980

MALE FEMALE

1970

1980

2 1 0 1 2

Percent of Total Population
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have major impacts on the Katonah-Lewisboro School District
and on the type and range of publ ic se rv ices d e s i r e d or
required by the Town's residents.

2 .3 Social Characteristics

The 1980 Census detailed var ious social characteristics of
the Lewisboro populat ion. The f i n d i n g s which re la te to
community planning include:

o 11 % of all persons over the age of 4 were described as
having lived in a d i f f e r e n t state in 1975 . Of all
Westchester County towns, only Pound Ridge at 12% had a
higher percentage of new-to-New York State residents
than Lswisboro.

o Lewisboro residents have a high level of e d u c a t i o n .
Over 87% of the 5 , 3 0 7 persons age 25 and over have a
high school educat ion. Among all Westchester towns,
only three (Scarsdale, New Castle and Pound Ridge) have
a h i g h e r pe rcen t of h i g h school g r a d u a t e s . The
Westchester County average is 75%.

o Over 45% of the T o w n ' s adults have had f o u r or m o r e
years of college compared to a County average of 28%.

o The share of the popu la t ion cons is t ing of m a r r i e d
couples has declined from 8 1 % to 75% of all persons 18
years of age and older. The percentage share held by
divorced persons has more than doubled to 1 9 8 0 ' s 4%.
There was also a sizable increase between 1970 and 1980
in the share of the population classified as single, 11%
to 15%.

o Non-family households and other family ( fo r example one
parent) households have increased f rom 10% to 1 3 % and
f rom 6% to 8% respectively. This change is occur r ing
even though 90% of Lewisboro ' s h o u s i n g stock is of
traditional single-family design.

o The median family income in Lewisboro for the year 1979
was $34,832. This f i g u r e is 28% higher than the 1979
median fami ly income for all of Westchester C o u n t y
( $ 2 7 , 2 8 0 ) . Tne 1969 median family income for Lewisboro
was 19% higher than the County median indicat ing an
increasing disparity between the Town and the County
averages. Of the other 18 towns in Westchester County,
only four have higher median family incomes - Scarsdale,
Pound Ridge, New Castle and North Castle.
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o Whi le the Town and County recorded approx imate ly the
same percentage of households in the $ 2 0 - 3 5 , 0 0 0 income
range ( 3 0 % ) , 46% of a l l Lewisboro households had an
income over $35 ,000 compared to the 28% of all County
households. Approximately 20% of all Westchester County
households had an annual income under $ 1 0 , 0 0 0 ; the 183
households in Lewisboro with similar incomes represented
7% of the Town total.

o Of the 6 ,050 persons age 18 years and older who lived in
Lewisboro in 1980, 4 ,410 or 73% identified themselves in
the 1980 Census as being part of the labor force.

o Of Lewisboro residents who worked in 1980, 3 9 . 5 % were
female and 6 0 . 5 % were male.

o Women en te r ing or re-entering the labor force may be
largely responsible for the great increase in the size
of the Lewisboro e m p l o y m e n t pool . S ince the 1 9 7 0
Census, the local work force increased by 82%. This was
more than twice the 34% increase in population. Between
1960 and 1970 the work force increased by 58% w h i l e the
population increased by 59%.

D-worker family became typical of Lewisboro house-
Dy 1980. Of 2,391 families in Lewisboro, 1 , 4 2 4 or
3 two or more workers in 1979; 814 or 34% had only

The two-
holds by
60% had
one worker; and 153 or 6% had no worker

o Of .the 4 , 2 0 6 Lewisboro res idents working in 1979, 15%
worked for the government, 10% were described as self-
employed whi l e 0 . 5 % fell in to a c a t e g o r y of u n p a i d
fami ly worker. The overwhelming m a j o r i t y of the labor
f o r c e , 7 4 % , c o n s i s t e d o f p r i v a t e w a g e o r s a l a r y
employees. Approximately 60% of the Town's workers were
e m p l o y e d i n m a n a g e r i a l , p r o f e s s i o n a l , s a l e s a n d
technical occupations.

2 . 4 Hous ing Growth

D u r i n g the ten year period 1970 to 1980 , 808 new h o u s i n g
uni t s were established in the Town of Lewisboro increasing
the hous ing stock by 37%. As shown on Table 9, " H o u s i n g
Units by Decade," the rate of housing growth in Lewisboro was
g r e a t e r t h a n tha t o f a n y a d j a c e n t c o m m u n i t y w i t h t h e
exception of the Town of Somers. Table 9 also shows that
Lewisboro has experienced a fairly steady growth in percent-
age terms since 1940 averaging a 33% increase in each 10 year
period between Census counts. While this average increase is,
approximately the same as that which has occurred in Bedford
and North .Salem, the trend is greater growth in Lewisboro in
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Lewisboro

Pound Ridge

Bedford

Somers

North Salem

Ridgefield

New Canaan

Table 9
HOUSING UNITS BY DECADE 1940 - 1980

Lewisboro and Adjacent Towns

1940

966

337

1,788

1, 180

569

1950

1,240

535

3,011

1,434

864

% Change
1940-1950

28

59

68

22

52

1960

1,729

908

3,529

2,243

1, 114

% Change
1950-1960

39

70

17

56

29

1970

2, 198

1, 186

4,485

2,947

1,372

5,341

5,396

% Change
1960-1970

27

31

27

31

23

1980

3,006

1,447

5,717

4,517

1,662

6,949

6,365

% Change
1970-1980

37

22

27

53

21

30

18

% Change
1940-1980

211

329

220

283

192



more recent years. As of 1980, the re la t ive size relat ion-
ship between the seven towns in terms of total n u m b e r of
dwelling units has not changed significantly since 1940.

Between January 1980 and October 1984, building permits were
issued by the Town of Lewisboro for 477 new housing u n i t s .
These included 293 single-family homes ( 6 1 % ) and 184 units in
mu l t i - f ami ly residential developments ( 3 9 % ) . These f i g u r e s
indicate a continuation of the approximate 3% annual increase
in the number of housing units.

2 .5 Housing Characteristics

Data tabulations of 1980 U.S. Census information reported in
"Planning Analysis 1: Res ident ia l Development" i d e n t i f i e d
trends in the Lewisboro housing s i tua t ion . In brief these
included:

o The p e r c e n t a g e o f to ta l h o u s i n g u n i t s o c c u p i e d
year-round continues to increase. This trend indicates
that the summer lake communities are no longer generally
unoccupied during the winter months. It also reflects a
t ight housing market and economic conditions.

o Substandard and overcrowded housing are not s i g n i f i c a n t
problems in Lewisboro.

o The percentage of total housing uni ts which are rented
declined between 1970 and 1980 indicating a reduction in
the range of housing opportunities available wi th in the
Town.

o The size of the average new s ing le - fami ly home con-
structed in Lewisboro increased during the 1970 to 1980
period.

o The average number of persons per household has declined
sharply between 1970 and 1980 f r o m 3 .6 to 3 .2 ; concur-
rently there was an absolute decl ine in the number of
l a r g e f a m i l i e s and an inc rease in t he n u m b e r o f
two-family households.

o The appearance of two seemingly contradictory trends, an
increase in p h y s i c a l house s ize and a decrease in
persons per household , indicated that new L e w i s b o r o
housing is likely being purchased by high income house-
holds which have the finances to afford a large home on
a large tract of land.

o Twenty-four percent of all housing units in Lewisboro as
of April 1980 were constructed before 1940. Only three
towns in Westchester County have a smaller percentage of
old housing - Yorktown ( 1 4 % ) , Somers ( 1 9 % ) and Pound
Ridge ( 2 2 % ) .
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2 .6 Potential Residential Growth

Information on the amount of undeveloped land gathered in the
1981 Land Use Survey, updated to October 1984, in combination
with an estimated average lot size for f u t u r e residential
b u i l d i n g lots has been used to d e r i v e an e s t ima te of
potential residential growth in L e w i s b o r o . A d d i n g this
f igure to existing development resulted in a projec t ion of
the T o w n ' s ult imate residential development - va nde r the
present Zoning Ordinance and Zoning Map - in terms of number
of hous ing uni ts and p o p u l a t i o n . ( In the "Res iden t i a l
Development" chapter of the Plan text, a different projection
is made based on the land use and density recommendations of
the Plan.)

Table 4, "Total Area by Zoning District," includes a calcu-
lat ion of the amount of undeveloped land in each of the
T o w n ' s zon ing districts. Use of each z o n i n g d i s t r i c t ' s
m i n i m u m lo t s ize r e q u i r e m e n t s to es t imate d e v e l o p m e n t
potential would not take into cons ide ra t ion the loss of
potential bu i ld ing lots due to road construct ion, d e s i g n
c o n s t r a i n t s and e n v i r o n m e n t a l l imi t a t ions . F o r t h i s
analysis, the calculation of gross lot size was based on a
review of recent subdivision experience, outl ined in detail
in "P lann ing Analysis 1: Residential Development". The
result is a "development efficiency factor" .

Table 10, "Po ten t i a l Res iden t ia l G r o w t h , " applies the
development e f f i c i e n c y f ac to r s to the undeve loped land
available in each residential district. The calculat ion
shows that if all undeveloped land is developed for residen-
tial purposes, 4 ,022 new housing units could be constructed.

It should be emphasized that this projec t ion is not based
upon an actual property-by-property hypothetical subdivis ion
layout that considers detailed development constraints. Such
constraints are only considered inasmuch as they have been
dealt with in the recent subdivisions which were studied. In
a d d i t i o n , al though undeveloped land is ava i l ab le in the
smaller minimum lot size districts (less than one a c r e ) , the
potential level of new construction cannot occur unless
i m p r o v e m e n t s w e r e made to the water or s an i t a ry sewer
services in these districts. Actual construction on all
undeveloped land would likely result in fewer building lots
than the number derived here.

The results of combining the development potential numbers of
Table 10 with the findings of existing residential develop-
ment are shown on Table 11, "Ultimate Residential Development
Potential". They show that, under 1984 zoning, approximately
7 ,500 housing units could be established in Lewisboro. The
1984 existing housing stock represents 46% of the projected
ultimate zoning capacity of the Town. Table 11 also shows
that the mix of type of housing units would not significantly
change from the present mix.
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Table 10
Town of Lewisboro

POTENTIAL NEW RESIDENTIAL UNDER PRESENT ZONING
October 1984

Development
Efficiency
Factor (gross Potential

Zoning
District

R-4A

R-2A

R-1A

R-1 /2A

R-1 /4A

R-7. 5

R-2F-10

R-2F-7. 5

R-MF

Totals :

Undeveloped acres per
Acreage housing unit)

1,735 4.5

4,885 2.5

776 1.4

215 .6

28 .3

42 .2

1 . 125

1 .1

86 *

7 ,769 acres

Potential
Housing Units

385 single-family

1,954 single- family

554 single-family

358 single- family

93 single-family

210 single-family

8 two- family

1 0 t wo- f am il y

450 multi-family

3,554 single-family

1 8 two- f am il y

450 multi-family

4 ,022 housing units

Additional
Population

1,232

6, 252

1,772

1, 145

297

672

25

32

945

12, 372
persons

*Estimate based on approved or proposed site development plans.

Source: See text.
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Table 11
Town of Lewisboro

ULTIMATE RESIDENTIAL DEVELOPMENT POTENTIAL UNDER PRESENT ZONING
October 1984

Existing Housing
Ultimate

Development
October 1984

Housing
Unit Type

Single-Family

Two-Family

Multi-Family

Number
of

Units

3, 057

50

385

Percentage
of

Total Units

8 7 . 4 %

1. 4%

1 1 . 0 %

Number of
Potential

Housing
Units

3, 554

18

450

Potential
Number

of
Units

6,611

68

835

Percentage
of

Total Units

87. 9%

.9%

1 1 . 1 %

Mixed Use
Structure

Total:

. 2%

3, 499 1 0 0 . 0 % 4, 022 7, 521

. 1%

1 0 0 . 0 %

Number of
Persons

Potential
Existing Population Additional Ultimate

October 1984 Population Population Potential

10,228 12,372 22 ,600
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A projection of the total population of Lewisboro at ultimate
development under present zoning can be obtained by utilizing
the housing unit projection. Because of the low number of
multi-family units in the 1980 Census/ the 3 . 2 persons per
household Census figure is assumed to represent the average
persons per household in single-family residences. Based on
actual experience at Oakridge and the findings of studies on
multi-family housing, a f igure of 2 . 1 persons per household
is assumed for multi-family residences. Applying these two
averages to the differences between the housing unit f i g u r e s
for the 1980 Census and the Town ' s u l t imate r e s iden t i a l
development potential u n d e r 1 9 8 4 z o n i n g y ie lds a total
potential population at ultimate deve lopment u n d e r 1 984
zoning of approximately 22,600.

Based on the zoning in place in 1970, the 1973 Town Plan
projected an ultimate potential population for Lewisboro of
2 4 , 0 0 0 persons. This population would reside in the 7 , 0 0 0
housing units found to be the ultimate development potential
under the 1970 zoning of the Town. The 1984 project ions for
1 ,400 less residents and 520 more housing units than the 1970
pro jec t ions ref lects the in f luence of two f a c t o r s - the
changes in the Town Zoning Ordinance permitting mu l t i - f ami ly
housing and the decline in the mean number of persons per
household.
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3.0 PHYSICAL FEATURES OF THE LAND

As a rural community through most of the past 200 years, Lewisboro
has seen its development both dependent on and shaped by the
physical fea tures of the l and . Gen t ly s lop ing areas became
farmland while the" streams became attractive sites for mi l l s .
Land of rough terrain and extensive wetlands were left undisturbed
as these areas were uneconomical for use. T h r o u g h this long
period two characteris t ices persisted. Firs t , the land could
easily support the limited population l iving in Lewisboro and,
second, there was no incentive for man-made alteration of the
landscape other than clearing of woods.

The situation began to change after 1920. Improved transportation
and the beauty of Lewisboro, in particular the lake areas, made
the Town an attractive site for summer homes for the urban popula-
tion of New York City. Residences were constructed around the
natural lakes while new lakes were made. Over t ime, the concen-
tration of population in small areas lacking central water or
sanitary sewer systems began to alter the balance that had long
been maintained between the land's ability to sustain development
and the level of development.

Today, most of Lewisboro1s single-family residences continue to be
directly dependent on individual wells for water supply and on-lot
septic fields for sewage disposal. However , while there were 37
persons per square mile in Lewisboro in 1920, by late 1984 there
were 354 persons per square mile and little likelihood that the
several small central water and sewer services would be signif i-
cantly expanded in the f u t u r e to serve either exist ing or new
development. Compounding this increasingly delicate environmental
situation is the reality that most of the easily developed land in
Lewisboro has been subdivided and developed. Future construct ion
will of necessity be focused on the more d i f f i c u l t t e r ra in that
has in the past been left undisturbed. As a result, planning for
Lewisboro 1 s f u t u r e must incorporate fu l l considerat ion of the
natural environment.

3.1 Topography and Surface Hydrology

Lewisboro is character ized by rol l ing, often steep hills,
stream valleys and numerous wetlands. Elevations range f r o m
200 to 940 feet above sea level. The lowest lying land is
adjacent to the Muscoot Reservoir at the western edge of the
Town in Goldens Br idge . The highest point is the top of a
bluff on the North Salem town line in Mountain Lakes Camp,
470 feet above the s u r f a c e of Lake R i p p o w a m . The most
extensive high area is the land crossed by West Lane, Elmwood
Road and Stonewall Court in Vista at an average elevation of
750 feet. (This in fo rma t ion is shown on a Topography and
Surface Hydrology interpretative map which was prepared as
part of the Town Plan to illustrate Lewisboro1 s topography in
detail. The var ious elevations are colored in f i f t y foot
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intervals f rom greens and yellows at the lower elevations to
browns at the higher elevations.)

Steeply sloping lands, ridge lines and esca rpment a reas
should be a prime development constraint. While subdivisions
built on slopes between 15-25% have presented opportunit ies
fo r creat ive a rch i tec ture and site p l a n n i n g , d e n s i t i e s
greater than one single-family home per acre can be expected
to create hazardous conditions. To prevent erosion in these
a r e a s , s u f f i c i e n t vege t a t i on a n d t ree g r o w t h m u s t b e
preserved and building coverage limited. Development should
be avoided where slopes exceed 25%.

Lewisboro has one m a j o r d r a i n a g e d i v i d e and 12 s m a l l e r
watershed areas. (This in format ion is also shown on the
Topography and Surface Hydrology map . ) The m a j o r d i v i d e
traverses the Town between the Connecticut state line near
the Route 35/Route 123 intersection and the Pound Ridge town
line near Kitchawan Road. This divide separates d ra inage
into streams t r i bu ta ry to the Hudson R ive r f r o m d r a i n a g e
toward Connecticut and eventually to Long Island Sound.

All of the streams in Lewisboro eventually drain into d r ink -
ing water r ese rvo i r s . Part icular care will be needed in
planning for future development so that the streams that flow
into municipal reservoirs can be safeguarded. Drainage into
C o n n e c t i c u t is d i v i d e d be tween two s u b - b a s i n s - the
Silvermine River which drains directly into New Canaan and is
part of Norwalk 's water supply and the Mill River which flows
through Pound Ridge into the Stamford reservoir system. The
central por t ion of Lewisboro drains into the Cross R i v e r
Reservoir in Bedford. The northernmost portion drains into
the Titicus Reservoir in North Salem and the western port ion
of the Town d ra ins into the Muscoot Re se rvo i r . The Cross
Rive r , Titicus and Muscoot Reservoirs are part of the New
York City reservoir system and the Croton drainage basin.

The water quality classifications of the major streams and
waterbodies in Lewisboro as determined by the New York State
Department of Env i ronmenta l Conservation are shown on the
Topography and Surface Hydrology map. The water qua l i ty
standards are based on the water 's quality at the time it was
sampled, as well as its best recommended usage. Dissolved
oxygen and bacteria levels are important considerations in
the classification system. Class A and AA are suitable for
drinking water; Class B is swimmable; Class C is suitable for
the survival and propagation of f i sh ; Class D is dra inage,
su i t ab l e for s e c o n d a r y contact r e c r e a t i o n . C la s s D
des ignat ion does not necessarily imply pol luted w a t e r s .
Streams are also classified as D if they have not yet been
sampled or if they are extremely small or intermittent and
are thus unable to support fish.
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The water supply reservoirs, Lake Waccabuc and Cross River
have been categorized as Class A. The other large lakes,
natural and man-made, are categorized as Class fi.

3.2 Soils

An awareness of soil properties is an important aspect in the
environmental management approach to p l ann ing . The or ig ins
and physical propert ies of soil have, to a grea t ex ten t ,
determined the previous land use in given areas and have
important implications for future development. Ignor ing or
m i s i n t e r p r e t i n g the cha rac t e r i s t i c s of soi l c o v e r or
geological founda t ions may result in s tructural fa i lu res ,
higher construct ion and maintenance costs, or erosion and
dra inage p r o b l e m s . C o n s i d e r a t i o n o f t he e n g i n e e r i n g
properties of the soi ls present on a site should be an
integral part of any site design.

A Soils Base map has been prepared as part of the Town Plan.
This map contains the most recent ( D e c e m b e r 1 9 8 1 ) soils
information provided by the Soil Conservation Service ( U S D A )
at two-acre accuracy. The soils found in Lewisboro have been
grouped by their f o r m of o r ig in . The general land f o r m s
where these soils occur are illustrated in Figure 2, "Soils
Location." The soils categories are:

o Deep Upland Soils in Glacial Till. These soils are
fa i r ly coarse in texture and are foVmed in till, which
is a mixture of clay, silt, sand, gravel and boulders
deposited by the retreating glacier. Although some of
these soils form wetland areas, most are well-drained
with rapid permeabil i ty. In the past, most of these
deep till soils have been farmed.

o Upland riardpan Soils. Hardpans are present in upland
soils that are fo rmed over compact glacial till. An
impervious clay layer makes water penetration beyond a
foot or two very diff icul t . These soils are thus poorly
suited for septic f ie ld development. These h a r d p a n
soils a r e t yp i ca l l y a s s o c i a t e d w i t h d r u m l o i d a l
formations. Drumlins are cigar-shaped hills left behind
by the glaciers. They were formed when an advancing
glacier met with a physical impediment. In overr iding
this impediment , the ice sheet left behind a wake of
glacial till. The northern end is usually stepper and
blunter than the s o u t h e r n end . The r idge tops of
drumlins have .usually been cultivated in the past while
the steeper slopes have been used for pasture or left in
forest.

o Upland Soils Shallow in Depth to Bedrock. These soils
are th in , rocky and generally u n d e r l a i n by bedrock
wi th in two feet of the s u r f a c e . Rock outcrops are
frequently associated with these soils.
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o G l a c i a l S t r e a m T e r r a c e Soi ls . T h e s e so i l s w e r e
deposited by glacial streams and genera l ly o f f e r few
impediments to development. They are present in several
areas, p r imar i ly on gentle slopes adjacent to lakes,
streams and wetlands.

o Alluvial Soils. Soils in this category fo rm the flood
plains along rivers. They are poorly dra ined we t l ands
that flood on a fa i r ly regular basis.

o Organic Soils. These wetland soils are the resul t of a
na tu ra l process in which ce r ta in f r e s h w a t e r bod ie s
become f i l l ed over t i m e w i t h decayed p l a n t s . The
process begins when a lake or pond develops a thin zone
of water tolerant plants along its shoreline. As these
plants decompose they form peat which provides a stable
platform for the growth of some varieties of trees. The
trees in tu rn decompose to form woody peat . As the
process continues, the pond literally grows shut.

o Miscellaneous Soils. Most of these soils have been so
disturbed by cons t ruc t ion , excavat ion or f i l l i n g that
they no longer resemble any natural soil type.

3 .3 Soil Characteristics

The legend of the Soils Base map contains a l is t ing of some
of the most important characterist ics of each soil type.
Some soil types are e x t r e m e l y f r a g i l e and d i f f i c u l t to
develop and, therefore, should be altered only wi th extreme
caution or left in a natura l state. In other areas, soils
are less fragi le and can be treated with more f lexibil i ty.

o Hydro log ic Soil Group . This is an indicat ion of the
m i n i m u m rate of i n f i l t r a t i o n obtained for bare soil.
Four hydrologic soils groups have been def ined based on
this rate.

o Depth to Bedrock. In Lewisboro, the depth to bedrock
ranges f r o m g r ea t e r t h a n s ix f e e t to r i g h t a t the
s u r f a c e . Soils where the bedrock is at or near the
surface present many problems for development. Blasting
is often required to build foundations. Septic disposal
i s a p r o b l e m s ince the e f f l u e n t f l o w s a l o n g the
impermeable rock rather than percolating down through
the soil. Shal low depth to bedrock soils are also a
problem for maintaining mature forest cover.

o Drainage. Drainage refers to the presence or level of a
seasonally high water table. This level fluctuates with
the seasons and is usually highest in the spring due to
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the influence of melting snow. In soils that are well
drained, there is no indication of a seasonal high water
table within three feet of the surface. In very poorly
d r a i n e d soils , i t i s a t or near the s u r f a c e for
prolonged periods. In moderately well drained soils,
the presence of the seasonal high water table wi th in
1-1/2 to 3 feet of the s u r f a c e is often caused by an
i m p e r m e a b l e l aye r b e l o w t h e s u r f a c e . F i g u r e 3
illustrates drainage characteristics.

o Permeability. The permeability of a given soil layer is
the c h a r a c t e r i s t i c that desc r ibes i ts ab i l i t y to
transmit water. Soils with "hardpan" layers have slow
permeability. A "hardpan11 is an impervious clay layer
that blocks or slows the downward movement of water .
H a r d p a n soils p r e sen t severe l imi t a t ions fo r t he
construction of septic f ie lds . Septic e f f l u e n t f lows
along the hardpan rather than f i l t e r ing into the soil.
It may run off into streams or travel to the su r f ace if
the hardpan layer is shallow enough.

o Erodibility. Erodibility is an inherent property of any
given soil. Some soils are naturally more credible than
others. This is also true for the d i f f e r e n t layers of
each soil. The inherent erodibility is of ten mod i f i ed
by slope in that, in many cases, it inc reases w i t h
increased slope. Erodib i i l ty is an i m p o r t a n t soil
l imita t ion to consider in any deve lopmen t dec i s ion
because it can affect the area to be developed as well
as adjacent lands. In easily credible areas, ra inwater
r u n o f f can ca r ry away topsoil and deposit exces s ive
amounts of it in streams. This increase in sediment in
streams lowers the quality of the stream water.

2 . 4 Wetland Functions

Wetlands are generally defined in this Plan as land as having
somewhat poorly, poorly and very poorly drained soils by the
Soil Conservation Service ( U S D A ) . Actual field determination
of wetlands requires in addition a review of characteristic
plants. The wetlands in Lewisboro are an integral part of
the Town's drainage patterns. Indiv idual wetlands are not
isolated entities but part of a larger wetland and dra inage
system. Upland wetlands play a major role in maintaining the
func t ions and integri ty of downstream wetlands and f lood
plains. Several important functions are served by wetlands.
These include:

o Wetlands act as natural sponges, retaining runoff during
storms. This water then leaves the wetland with con-
siderably slowed velocity thus minimiz ing downstream
flooding problems. This capacity is not u n l i m i t e d .
Prolonged changes in the water level of wetlands can
alter their vegetative patterns.
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W e t l a n d s serve as erosion control areas. They t r a p
sediment carried from upland areas before it reaches
streams, ponds and drinking water reservoirs. If this
sediment were allowed to reach the waterbodies and water
courses it would result in a deter iora t ion in w a t e r
quali ty and erosion of s tream banks . However , excess
sediment can also adversely impact the wetland.

Some we t l ands a re u n d e r l a i n by p e r v i o u s sands and
gravels and occur over water-bearing bedrock formations.
Water from the wetland can percolate through the gravel
and recharge the underground aquifer . If the aquifer is
s u f f i c i e n t l y t h i c k , the w a t e r i t m a i n t a i n s can be
substantial. Water which percolates through we t lands
gravels can also travel through cracks in the bedrock to
other aquifers.

Many pollutants are carried into wetlands by storm water
r u n o f f . W e t l a n d s s e r v e t o t r a p l e a d a n d o t h e r
by-products of automobi le combus t ion . They also trap
nitrates and phosphates that are washed from fe r t i l i zed
lawns. Wetland plants consume phosphates, thus prevent-
ing them from fer t i l iz ing the water in downstream lakes
and streams and helping to keep those waterbodies free
of algae.

Wetlands are productive areas which serve as a source of
n u t r i e n t s f o r f r e s h w a t e r f i s h . W e t l a n d s p r o v i d e
breed ing , nes t ing and feed ing grounds, and cover for
many forms of wi ld l i fe , waterfowl and songbirds. W h i l e
not necessar i ly conta in ing endangered plant species,
wetlands may contain plant species that are unusual or
u n c o m m o n in a p a r t i c u l a r a rea . W e t l a n d s p r o v i d e
r e c r e a t i o n a l a reas f o r f i s h i n g , h i k i n g a n d b i r d
watching. They are also un ique and interest ing areas
for environmental education purposes.

3.5 Aqui fers

Any underground geological formation that yields a s ign i f i -
cant a m o u n t of w a t e r i s ca l led an a q u i f e r . M a r b l e or
limestone is the most product ive type of bedrock, particu-
larly in lowland areas where it is overlain by water-bear ing
deposi ts o f o u t w a s h . S t u d i e s have i n d i c a t e d tha t two
significant bands of marble exist in central Lewisboro. One
band generally encircles the Ward Pound Ridge Reservat ion
running parallel to the Waccabuc River for a short distance
and the other follows the Mill River north to Pumping Station
Swamp on the border of Ridgef ie ld and then extends to the
west th rough the Lake R i p p o w a m - L a k e W a c c a b u c bas in and
f ina l ly southwest to Cross River Reservoir.

A second source of ground water is till. Till consists of
u n s t r a t i f i e d glacial deposits consisting of in termingled
clay, sand, gravel and boulders. Deposits of till having a
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wide range in thickness are extensively distributed in
Lewisboro particularly on the uplands but also in some valley
areas. Till has a realtively low permeability and, except'
where it contains sandy lenses, yields only a few gallons of
water per minute to dug wells. Till overlays the majority of
Lewisboro bedrock and can be expected to limit ground water
quantity in surficial deposits to small domestic supplies.
Till may be overlain by swamps containing organic soils or
strains of alluvial soils and may function as a confining
layer over some bedrock aquifers.

A third source of ground water is stratified drift which
consists of interbedded layers of sand, gravel, silt and clay
deposited in stream valleys and lowlands by the meltwater of
receeding glaciers. The greatest well yields can be derived
from the sand and gravel portions of stratified drift
deposits near large streams. The same factors which make
such areas valuable as water sources make them susceptible to
contamination. Stratified drift deposits are covered by
soils with high percolation rates which allow rainfall and
runoff to easily recharge the groundwater. Unfortunately,
these soils also easily transmit water containing pollutants.
Because groundwater moves very slowly, contaminants may go
undetected for some time. Even after pollutants have been
discovered it may not be possible to rectify the situation.
It is, therefore, important to prevent contamination to
aquifers by controlling land use activities above their
recharge areas. Protection of the primary and secondary
recharge areas is particularly important. Any land use which
would result in solid waste leachate, road salt, petroleum,
domestic or industrial water percolating into groundwater
should be strictly controlled and, if possible, prohibited in
aquifer recharge areas. It is also important to keep these
areas open so that the aquifer can be recharged.

Several small areas of stratified drift have been identified
in Lewisboro. These include: the swamp lands adjacent to
Route 35 west of Ridgefield Avenue, the area draining toward
Lake Kitchawan south of Cross Pond Road, the land north of
Petitt Road, the wetland northeast of the South Salem Fire
House and the land between Lakes Waccabuc and Oscaleta.

A ground water development potential study was prepared for
the Town of Lewisboro in 1975. This study concluded that,
"both the present and projected daily water demands usage by
the town will be more than adequately met by the total ground
water development potential for the foreseeable future for
both normal and drought years." While the study results are
reassuring, the research was limited to available topographic
information. The report noted that, "a paucity of pumping
information under controlled conditions.. .precludes a more
detailed evaluation of the aquifer characteristics..." and
concluded by recommending that additional field analyses be
conducted and that existing central water supply wells be
fully instrumented and routinely monitored.
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While the work undertaken in preparing this Plan has produced
comprehensive information on soils and slope conditions, data
on aquifers and water resources remains only sketchy. As
Lewisboro cont inues to deve lop , the need for a c c u r a t e ,
detailed in fo rma t ion on water resources is i n c r e a s i n g l y
important.

3.6 Development Limitations Summary

A Development Limitations Summary map has been prepared as
part of this Town Plan. The map is a summary analysis of the
slope and soil cha rac te r i s t i c s p resen t in the Town of
Lewisboro and the development constraints associated with
them. Over-riding slope and soil characteristics were used
to categor ize soils as p r e s e n t i n g v e r y s e v e r e , s e v e r e ,
moderate and slight limitations to development.

o Very Severe. Lands described as possessing very severe
development l imitations a re g e n e r a l l y u n s u i t e d fo r
development. Wetlands and extremely steep hillsides are
included in this category. (Somewhat poorly, poorly and
very poorly drained soils, permanent ly f looded soils,
slopes 25% and over . )

° Severe. Areas with severe l imitations present ma jo r
problems when development is attempted. Unless develop-
ment proceeds with extreme caution and at low densities
on such sites, serious adverse environmental impacts can
result. They may occur direct ly on the site or else-
where , perhaps involving the siltation of a ne ighbor ing
wa te rbody when a h ighly erodible area is deve loped .
Severe limitations are most f r equen t ly associated with
rocky upland areas. (Slopes 15-25%, soils with average
slopes greater than 15%, moderately well-drained soils,
soils with slow permeability, soils shallow to bedrock.)

o Moderate. The moderate limitations category delineates
lands with envi ronimenta l cons t r a in t s wh ich can be
overcome if proper precaut ions are taken. Sites with
these limitations are found primarily in areas of gentle
rolling hills. (Slopes 8-15% wi th high subsoil erodi-
bility, unstable slopes 8-15%, remaining stony soils.)

o Slight. The areas which possess slight l imi ta t ions
present relatively few cons t ra in ts to d e v e l o p m e n t .
Since a few of these soils are moderately erodible and
occur on 8 to 15 percent slopes, precautions to mitigate
such problems as increased erosion and runoff should be
taken. (Remaining upland soils, glacial stream terrace
soils.)

W h i l e p r e s e n t i n g overa l l ca tegor ies of s e v e r i t y , the
Development Limitations Summary map also contains descrip-
tions of the severity of the various soils for particular
uses. These are:
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o Septic Field Limitations. Septic field l imi ta t ions are
based on a c o m b i n a t i o n of soil c h a r a c t e r i s t i c s -
d r a i n a g e , s lope , d e p t h t o b e d r o c k , p e r m e a b i l i t y
(hardpan) and stoniness. Severe septic l imita t ions are
associated w i t h slopes over 1 5 % , w e t l a n d s ( p o o r l y
d ra ined areas) , s h a l l o w d e p t h to bed rock and s low
permeability (hardpan soils). Moderate l imita t ions are
t y p i c a l l y a s s o c i a t e d w i t h m i l d s lope a n d s t o n y
conditions.

o Dwell ings wi th Basements. Limitations for the con-
s t ruc t ion of dwel l ings wi th b a s e m e n t s are based on
f l o o d i n g , d r a i n a g e , d e p t h t o b e d r o c k , s lope a n d
shrink-swell potential.

o Local Roads and Streets. Limitations for the construc-
tion of local roads and streets are based on depth to
bedrock, drainage, slope and bearing capacity.

32



4.0 THE REGIONAL CONTEXT

The boundaries of the Town of Lewisboro define a government entity
and delineate an a rea w h i c h this Town Plan p roposes can be
maintained and enhanced as a community of special character and
unique image. But the boundaries have little relationship to the
marke t forces which move the economy and d e v e l o p m e n t of the
region. Lewisboro is part of the New York City met ropo l i t an
region and the regional transportation system, economic base and
development patterns directly affect the Town. F u r t h e r m o r e , the
plans, programs and policies of agencies outside of Lewisboro and
of those at higher governmental levels can also in f luence what
happens and when it happens within the Town's boundaries.

A basic object ive of responsible local g o v e r n m e n t mus t be to
remain aware of region-shaping forces and development proposals
affecting the local municipal i ty f r o m outside its borders . In
responding to these external forces through comprehensive planning
policies, Lewisboro can adopt appropriate guidelines to ameliorate
undesirable trends and to insure that f u t u r e development within
the Town is carried out in a manner consistent with local goals
and policies.

The purpose of this section is to b r i e f ly summarize the present
thinking of outside agencies as to how f u t u r e development in the
region as a whole, and in northeastern Westchester in par t icu lar ,
should be accommodated and to summar ize those specific planning
proposals made to date which are likely to have an impact on
Lewisboro .

4. 1 New York State

In recent years, the involvement of the State of New York in
a reawide planning has been l imi ted to the Coastal Z o n e
Management Program and several e n v i r o n m e n t a l r e g u l a t o r y
programs such as the Freshwater Wetlands Act and the State
Environmental Quality Review Act (SEQRA). Several statewide
plans focusing on di f ferent subjects were prepared pr ior to
1973. Most of these plans were based on an assumption of
continuous population growth and urban expansion through to
the year 2000. As a result, many of the recommendations and
text discussions are inconsistent with present conditions and
trends.

In 1964, the New York State Office of Planning Coordinat ion
released a report titled Change, Challenge, Response; A_
Development Policy for New York State. I t p romoted the
establishment of self-contained communities in the suburban
fr inges of the New York Metropolitan Area as a planned method
of handling the expected population growth. A more detailed
development policy statement was produced in 1971 under the
title New Y o r k State Deve lopmen t P lan . It inc luded a
preliminary plan map. The 1973 Lewisboro Town Plan described
the Plan as follows:
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The map basically ref lec ts present land use pat-
terns and trends and assumes that f u t u r e g rowth
wi l l be gu ided to avoid the d isorganized sprawl
that has occurred in the past. The Plan proposes a
low intensi ty urban densi ty of b e t w e e n 5 0 0 - 9 9 9
persons per square mile for Lewisboro by 1990 .
This projection assumes a considerable growth rate
for the Town.

®_i_?n§JJ2Ji£^®Jj.^B_§££±J^ij2J3: N ew^Y ork S t a t e w i d e
Comprehensive Recreation Plan was p repared in SeptemEer 1 9 7 2
by the New York State Department of Parks and Recrea t ion .
The th rus t of the repor t was to e s t ab l i sh g r o u n d s for
cont inued State action and f u n d i n g in the development of
regional recreat ional fac i l i t i es and the preservat ion of
important na tura l features . Maintenance of the ex i s t ing
system of parks, development of new f a c i l i t i e s in u r b a n
areas, and the preservation of outstanding natural areas are
emphasized. With regard to local governments, the Recreation
Plan states: "Faci l i t ies designed pr imar i ly to serve the
immediate community are essential ly a local responsibi l i ty
since the b e n e f i t s wil l be local ized. . . local c o m m u n i t i e s
should f i n a n c e and operate such fac i l i t i es . " Cooperative
e f fo r t s w i t h pr ivate recreat ion operators is urged as the
Plan observes that "private operators can be induced to f i l l
local recreat ional needs th rough tax incent ives , special
zoning, and public support functions (such as construction of
access roads) ."

A State transportation plan was released in September 1968 by
the Department of Transportation under the title Policies and
Plans fo r T ranspor t a t ion in N e w York S t a t e . T h i s p l a n ,
prepared at a t ime when popul at ion g~rowth was expected to
continue rapidly and f u n d i n g was not seen as a s ign i f i can t
l i m i t i n g f ac to r , proposed no m a j o r i m p r o v e m e n t s in the
vicini ty of Lewisboro with the exception of the completion of
what is now Intersate 684. One section of the plan discusses
"the long view" and outlines additional facilit ies which may
be needed by the year 2018 . The only addit ion in northern
Westchester County is the proposal for an east/west intercity
expressway linking Peekskill and points west with Interstate
684 near Katonah. This expressway would fo l low the general
corridor of Route 35 and terminate at 1-684.

4 . 2 Tri-State Regional Planning Commission

Unti l it was disbanded in December of 1931, the Tri-State
Regional Planning Commission was the official planning agency
designated by the-Federal Government for the New York Ci ty
metropolitan region. The region consisted of nine counties
in New Jersey, seven in New Y o r k , the f i v e bo roughs of
N e w Y o r k C i t y , a n d s i x C o n n e c t i c u t p l a n n i n g r e g i o n s .
A l t h o u g h Tri-State no longer func t io r . s in a r ev i ew and
advisory capacity, its plans and reports are still considered
a valid regional basis for local planning.
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A r e g i o n a l l and use p l a n and p r o g r a m t i t led Reg i on ja j.
Development Guide 1977-2000 was adopted by the Commission in -
June 1977 and amended in September 1977 and J a n u a r y 1978.
The Guide sets a target, not a forecas t , of 11% populat ion
growth in the region by the year 2000. The Regional Land Use
Plan from w h i c h this target was derived is based on three
primary objectives:

o conserve critical lands
o concentrate development
o balance dwellings, jobs and services

Achievement of these objectives requires the con ta inment of
"spread-city" development, the revitalization of the region's
older c i t ies and the p rese rva t ion of cr i t ical n a t u r a l
resource lands. The Plan recognizes that such actions are
not consistent w i th most current t rends but s ta tes t h a t
changes mus t be made because haphazard suburban expansion
results in: development of property that should have been
conserved fo r n a t u r a l u ses ; i n e f f i c i e n t u se o f p u b l i c
services inc lud ing sewer, water and publ ic t ransporta t ion
systems; and accelerated decline of the older cities.

The Plan map ( t h e Regional Development G u i d e ) , reproduced
here as F i g u r e 4, recommends densi ty levels for new resi-
dential development and commercial centers. The categories
are listed on Figure 4. The Plan does not include a densi ty
level for new housing in the range of 0.5 and 2 dwellings per
net acre. The Plan text is explicit in stating that no new
residential development should occur in this density range
because such construction requires improvements such as
streets, curbs, sidewalks and a central water and sani tary
sewerage systems at s ign i f i can t ly higher costs per housing
un i t on an initial and long-term basis than construction at
h i g h e r d e n s i t y l eve l s . In a d d i t i o n , e n e r g y costs a re
dramatical ly increased and environmental conservation becomes
haphazard. In summary, the Plan states, "development at the
i n e f f i c i e n t , cos t l ie r , ' i n -be tween 1 d e n s i t i e s c a n n o t be
j ustified."

As the smallest interval on which the land use recommenda-
t ions are made is one square mi l e , the Plan contains the
cau t iona ry advice that "square mi les designated as u r b a n
lands may contain lands where development should not occur
j u s t as low dens i ty areas may contain smal l c l u s t e r s of
development." The importance of this allowance is l inked to
the objective that new land development establish a balance
between dwel l ings , jobs and services in all areas of the
region. The Plan states that "the designation of open ( low
density) land is not intended to provide any jur isdic t ion
w i t h support fo r e x c l u s i o n a r y h o u s i n g p rac t i ces . Each
j u r i s d i c t i o n (local government) is to make adequate land
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Figure 4

LEW1SBORO IN RELATION TO TRI-STATE REGIONAL
DEVELOPMENT PLAN
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available for a cross-section of housing types appropriate to
the location and to employment wi thin the region." Therefore,
"open l a n d s may be deve loped to ba l ance h o u s i n g w i t h
employment as long as careful design and adequate sa fegua rds
and facili t ies for environmental protection are provided."

Figure 4 shows Lewisboro in re lat ion to the Tri-State Land
Use Plan. The Plan locates no act ivi ty centers in the Town
and recommends the lowest density levels for new res iden t ia l
deve lopmen t . W i t h the except ion of a s m a l l a rea in the
v i c i n i t y of South S a l e m f all of Lewisboro is shown at a
recommended density of 0 to 0.5 dwellings per net acre. Such
low density level areas, termed "Open Land" by the tex t , are
intended either to remain in their natural state as conserva-
tion or r ec rea t iona l open space or to be u t i l i z e d for
a g r i c u l t u r e or res ident ia l uses a t ve ry low d e n s i t i e s .
Specifically, the Plan recommends:

The lowest residential densi t ies deemed consti tu-
t ional should be ma in t a ined in open land areas:
three to ten acres per dwelling, more if possible.
In any case, local zoning should be encouraged for
d e n s i t i e s lower t h a n two acres pe r d w e l l i n g .
Public works, pa r t i cu l a r ly sewer t runk lines and
arterial roads, should not be built on open lands ,
and interchanges on expressways should be omit ted
or widely spaced.

The Plan further states that "Open Land" areas can and should
r e m a i n at a low in tens i ty of use because " the r e m a i n i n g
developable lands are amply s u f f i c i e n t to accommodate the
planned and balanced growth of jobs and housing in the region
and in each sub-region for the foreseeable fu tu re . " L i m i t e d
" in- f i l l " construct ion at ex i s t ing dens i t ies in the small
clusters of development which exist w i t h i n the "Open Land"
areas is appropriate and possibly necessary.

A small area of Lewisboro in the v i c in i ty of South Salem is
included in a c lassif icat ion w i t h recommended densi t ies of
from 2 to 6.9 d w e l l i n g s per net acre. The des ignat ion of
this par t icular area is due to the well-establ ished resi-
den t i a l development around Lakes Truesdale , Waccabuc and
Oscaleta which stands out from the surrounding land use when
eva lua t ed at a regional scale. Because of the a t t e n d a n t
environmental issues associated with higher density lakefront
deve lopmen t , th i s d i f f e r e n t i a t i o n does not appear at the
local level.

In s u m m a r y , the Tri-State R e g i o n a l P l a n n i n g C o m m i s s i o n
developed a recommended p lanning concept of the Town of
Lewisboro as an area remaining essentially open, wi thou t any
ac t iv i ty centers of regional s i g n i f i c a n c e , and w i t h new
development for the most part occurring at densities of less
than one housing uni t per every two acres. This genera l
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concept was tempered with the recognition that Lewisboro is
an independent ,.ocal communi ty and must therefore plan for
its own local needs which include commercial areas and a
su f f i c i en t l y wide range of housing variet ies to adequate ly
meet present and fu tu re needs of its residents and persons
employed wi thin the general area of the Town. To meet these
needs, h igher levels of dens i ty than that recommended for
"Open Land" may be required and these clusters of development
should be planned in accordance w i t h the object ives of the
Regional Land Use Plan. One specific recommendation is that
zoning classifications which require between one-half acre
and two acres per housing unit be avoided.

4. 3 Regional Plan Association

The Regional Plan Association is a privately funded c i t i zens
p l a n n i n g advisory body which has worked for the o r d e r l y
development of the New 'York Metropol i tan Region since the
1920s. A major ef for t of the organizat ion was the develop-
ment of the Second Regional Plan which was released in 1968
as a success~or to the 1929 Pf^n of New York and E n v i r o n s .
This new plan was then supplemented wi th ind iv idua l reports
focusing on application of the Plan's concepts in each of the
Region 's counties.

The Westches ter County report , The F u t u r e of W e s t c h e s t e r
C oun ty , was released in 1971. Tt addressed seven issues
concerning Westchester ' s development : the location of new
m a j o r f a c i l i t i e s , housing oppor tuni ty , housing locat ion ,
poverty and racial d i sc r imina t ion , phys ica l a p p e a r a n c e ,
transportation, and governmental changes. The recommenda-
t ions promote concen t ra t ion of d e v e l o p m e n t in e x i s t i n g
centers, pa r t i cu l a r ly Whi te Plains and to a lesser degree
Mount Kisco and Peekskill , and the preservation of ou t ly ing
areas as open space. Governmental action is recommended to
prevent strip commercial development, segregation of jobs and
housing, and a pattern of scattered development . Regional
Plan is particularly critical of o f f i c e campus developments
isolated from the major activity centers even though they may
be related to transportation arteries.

The Regional Plan Association planning concept of the Town of
Lewisboro consists of a low density residential area with
signif icant amounts of open space. All non-local commercial
and employment needs of Lewisboro residents are seen to be
adequately handled by existing or new facilities developed in
M o u n t K i s c o , W h i t e P l a in s o r o ther e x i s t i n g a c t i v i t y
centers.

4. 4 Westchester County

The Westchester County Charter charges the County P lanning
Board with a comprehensive planning funct ion wi th regard to
the f o r m u l a t i o n and recommendation of ma jo r deve lopment
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policies. In addition, the County Administrative Code states
that the County P lann ing Board shall f i nd "procedures for
bringing pertinent inter-community and countywide considera-
tions to the a t ten t ion of munic ipa l i t i e s . " One means the
Board has utilized for f u l f i l l i n g its responsibi l i t ies has
been the development of a series of planning documents.

Urban Form. The primary Westchester County planning document
is titled Assumptions, Goals and Urban Form. It is intended
to serve as a "guide for land development decisions which
need to be made by the private sector and government agencies
at all levels in their development of land and facilities and
the provision of services." Originally prepared in 1971, the
present version was adopted by the County P lanning Board in
Jaunary 1975. The document was also "cross-accepted" by the
Tri-State Regional P l a n n i n g C o m m i s s i o n as the o f f i c i a l
portion of the regional plan for Westchester County.

The focus of Assumptions, Goals and Urban Form is on develop-
ment patterns and density, not on vary ing land uses. It is
for this reason that the concept "urban form" is used rather
than land use. Five d is t inc t ive fo rms of development were
delineated: concentrated urban center , h igh densi ty u rban
area, medium density suburban area, low dens i ty rural area ,
and open space.

The c lass i f ica t ion of the C o u n t y ' s land into these recom-
mended densi ty categories was based par t ia l ly on ex i s t ing
d e v e l o p m e n t b u t m a i n l y o n a p p l i c a t i o n o f k e y p o l i c y
statements. These statements are:

o The ex i s t ing u rban cen te r s shou ld be e x p a n d e d and
intensif ied.

o The natural valley system, where corridors of develop-
ment have historically evolved, should be enhanced by
developing a balanced t ranspor ta t ion system that wi l l
p r o v i d e an a l t e r n a t i v e to the a u t o m o b i l e , and by
extending water and sewer utility lines.

o Open space should continue to def ine, shape and provide
relief and contrast to the urban environment. Community
separat ion and i d e n t i t y shou ld be m a i n t a i n e d by a
distinct decrease in development densities as one moves
away from the centers.

The resulting Urban Form Concepts plan map is reproduced as
Figure 5.

The most extensive port ion of Lewisboro is shown to be
recommended for low d e n s i t y ru ra l d e v e l o p m e n t . In the
eastern end of the Town, Vis ta , South Salem and the lake
communities are recommended as medium density suburban areas
Overall this category contains more land than any other i
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Westchester . Areas wi th this des ignat ion are expected to
have publ ic water and sewer systems a v a i l a b l e e i t he r at
present or in the near f u t u r e . The dominan t land use wil l
l i ke ly be s ing le - f ami ly res ident ia l a l though a t tached or
mul t i - family residential and l imited o f f i c e and commercial
development would not be inconsistent as long as it is within
t h e r e c o m m e n d e d d e n s i t y a n d f l o o r a r e a r a t i o r a n g e s
established by Urban Form.

The western end of Lewisboro is shown to contain a na r row
corridor paral le l to Interstate 684 appropriate for h i g h
density urban development. This corridor is bordered by a
w i d e r m e d i u m dens i ty suburban area which ex tends east to
inc lude the Lake Ka tonah communi ty . Located w i t h i n h i g h
density urban areas are concentrated urban centers. One such
center is shown to be Goldens Bridge. The centers represent
the highest density levels in the County although the centers
themselves vary in size from major (Whi t e Pla ins) to inter-
mediate (Mount Kisco) to local (Goldens Bridge) .

Since the adoption of Assumptions, Goals and Urban Form, the
Coun ty Depar tment of P lann ing has in t ended to p r o d u c e a
series of refinements to the Urban Form Concepts plan map.
These ref inements are to reflect increased considera t ion of
environmental fac tors , conformance w i th the more recent ly
adopted County Parks and Open Space Plan, and a more detailed
breakdown of the f ive urban form categories. This last area
of refinement is perhaps the most impor tant . For example ,
the present h igh dens i ty u r b a n c l a s s i f i c a t i o n w h i c h i s
recommended for the Interstate 684 corridor in Lewisboro
includes a density range of 8 to 128 dwell ing uni ts per net
acre. The density range in the medium density suburban area
is 1 to 1 6 dwelling units per net acre.

Several areas of Lewisboro wil l l ike ly be a f f e c t e d by the
ref inement process. First, the boundaries of the Vista and
South Salem hamlets along with the lake communi t ies will be
more accura te ly located to re f lec t the areas l ikely to be
served by fu ture public water and sewer systems. Second, the
Cross River h a m l e t , w h i c h does not appar at al l on the
presen t plan map, wi l l be added. H e r e , as in the o ther
hamlet areas, a more limited recommended densi ty range will
be redefined at lower density levels and will recognize more
limited areas which are likely to be served by public water
and sewer systems. However, the overall concept of intense
higher density development in areas adjacent to Interstate
684 will likely remain unchanged.

Open Space. In June 1976, the Westchester County Planning
Board and the Westchester C o u n t y P a r k s , R e c r e a t i o n and
Conservation Board adopted the second element of the County
Comprehens ive Plan, the Policy on Pa rks and O p e n Space .
Recommended policies include creating l inear open space
l inkages between major open space and r ec rea t ion a reas ,
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preserving environmentally fragile lands of more than local
signif icance, and preserving reservoir and watershed lands in
an open state while recognizing their potential for act ive
recreational purposes.

The Open Space Plan map shows the approximate location of all
lands which meet the policy guidelines of the report. Lands
wi th in Lewisboro that are shown on the Plan map inc lude the
e x i s t i n g County parks ( W a r d Pound R idge R e s e r v a t i o n and
Mountain Lakes Camp), reservoir and watershed properties, and
several conservation and private open space holdings includ-
ing the Waccabuc Country Club. In addition, the Route 35 and
Route 121 corridors are identified as "scenic routes" which
should receive protection and enhancement where appropriate.

Was te Treatment . In 1978, Westchester County released a
report titled Areawide Waste Treatment Management P l an . The
report discussed non-point source pol lu t ion , urban s to rm
water management, treatment of municipal and industrial point
source discharges, residual waste management, and the admin-
istration and regulation of water qua l i ty managemen t . The
work is basically general in scope although several specif ic
problem areas are dealt with in detail.

L e w i s b o r o is c i ted in the repor t as be ing a t t u n e d to
potential groundwater quality problems because of the local
controls on drainage and wet lands , the requirement for the
preservation of natural cover, and the allowance of clustered
housing. Other recommendations are made on street c leaning
practices, means of reducing storm water r u n o f f by roof and
parking lot ponding, and application of a zero increase in
runof f standard to new development.

Five areas within the Town of Lewisboro are identified in the
P l a n a s p o s s i b l e sewer se rv ice a reas . The i m m e d i a t e
consideration of sewage disposal facilities at Lake Kitchawan
is emphasized but the Plan also recommends that addi t ional
study be done to establish the extent of the water qua l i ty
problem a t t r ibu tab le to septic f ie ld leaching. The P lan
recommends that the proposed treatment plant at the Meadows
be des igned in such a way as to permit e x p a n s i o n in the
fu tu re to treat the sewage from the surrounding Cross River
area. Wi th regard to the third and fourth areas, Twin Lakes-
Truesda le and V i s t a , the Plan states that "present w a t e r
quali ty condition does not warrant abandonment of sub-surface
disposal systems" and that therefore these areas should
remain unsewered. The Plan does recommend, however , that a
continuing monitoring and surveillance network be set up to
ident i fy f u t u r e water qua l i ty problems or health hazards .
The Plan recommends that the f i f t h area, the Muscoot River
sewer service area, be developed as a regionalized system
with all treatment conducted at the Yonkers Joint Treatment
Plant. Obviously the construction of numerous interceptor
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sewers and p u m p i n g s ta t ions wi l l be r e q u i r e d for th is
recommendation to be realized.

Housing. The County Board of Legislators adopted an official
Westchester County Housing Policy in September 1979 . The
basic theme of- the policy is that increased housing produc-
tion must be encouraged in order to improve the qual i ty of
the housing stock, provide for the addit ional hous ing uni t s
needed as a resul t of the cont inuing decrease in a v e r a g e
household size, and to allow for population growth. A target
population growth of one half of 1% per year is presented as
a requirement to maintain proper economic vitali ty. These
factors combined equate to the construction of an average of
5 , 0 0 0 n e w h o u s i n g un i t s each y e a r . W e s t c h e s t e r lost
approximately 30,000 residents between 1970 and 1980.

The Housing Policy urges the County to "pursue a program of
need allocation that is based on coopera t ive , v o l u n t a r y
par t ic ipat ion by the cons t i tuen t m u n i c i p a l i t i e s of the
county." It also recommends that the County "negotiate with
each community regard ing its contribution to the need for
housing" while recognizing that "all decisions regarding the
provision of these units should be made locally." Each local
government should "define the need, the size, the scope and
the type of housing that is r equ i r ed , its response to that
requirement , and the methods to be used toward that end."
County and local housing policy should provide a stimulus for
the construction of new housing (in particular mul t i - fami ly
hous ing) , the conversion of nonhousing s t ructure for resi-
dential purposes, and the reinvestment and rehabilitation of
existing hous ing and neighborhoods, so as to increase the
production of additional housing units.

Summary. The several planning documents and policy state-
ments adopted by Westchester County establish a broad outline
of a recommended development pattern for Lewisboro. The
Tri-State Regional Planning Commission portrait of Lewisboro
as an area remaining essentially open is re in forced by the
County. D i f f e r i n g f r o m the region plan, the County plans
identify an urban growth corr idor along Interstate 684 and
assume higher densities of development to occur in the hamlet
areas of Vista and South Salem. The Areawide Waste Treatment
Management ( 2 0 8 ) Plan also indicates that pub l i c s ewer
systems may some day be required in these areas as well as in
Cross River and Lake Kitchawan.

With regard to housing, the .County Housing Policy encourages
local communities to provide proper zoning for the construc-
tion of multi-family housing in accordance with local needs
in areas of concent ra ted dens i ty such as the hamlets .
Meanwhile, the non-hamlet areas should be regulated to ensure
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their preservation or development at low density levels and
the maintenance of scenic corridors along major roads.

4 . 5 Adjacent Towns

Lewisbo ro abuts port ions of seven other m u n i c i p a l i t i e s :
Ridgefie ld , Wilton and New Canaan in Connecticut and Pound
Ridge, Bedford, Somers and North Salem in New York . In many
respects, these towns and Lewisboro share the same character-
istics in t e r m s of land use and d e v e l o p m e n t . Al l are
generally low density residential suburban communities which
have experienced a nigh percentage rate of population growth
and new residential construction during the past 25 years.

With one exception, all land adjacent to Lewisboro is shown
on local town plans and zoning ordinances as residential ,
with densities in the range of one housing unit per one to
four acres. The exception, one small area in the Town of
North Salem north of Nash Road and east of Route 22, permits
a minimum lot size of one-half acre. This area is across the
town line f r o m Lewisboro 1 s one-half acre min imum lot size
district in Goldens Bridge.

Although many featurs of these neighboring towns are similar,
there are also several unique factors in the other towns
which have an influence on land use and activity patterns in
Lewisboro. Of prime importance are the commercial centers
located in Ridgefield, New Canaan, Katonah and Mount Kisco.
Because of their size, these centers have market and service
areas which extend well into Lewisboro. Their existence and
proximity has partially precluded the development of and the
necessity for similar size centers in Lewisboro. Under the
recommendat ion of the several regional p lans p r e v i o u s l y
discussed, any expansion of non-local oriented businesses
should take place within these exist ing centers and not in
Lewisboro.

Campus Commercial. While no sizable campus o f f i c e develop-
ment project has been proposed for property in Lewisboro ,
such projects have been proposed or approved in ad jacen t
communities along the Interstate 684 corridor. Developers of
these types of projects, as well as major corporat ions, are
f inding that few campus building sites remain in and around
White Plains and along Interstate 287, the Cross-Westchester
Expressway. As a result, new sites are being sought f u r t h e r
north along the major highways and parkways.

Cons t ruc t ion began in 1984 on two la rge campus o f f i c e
developments in the Town of Somers on sites directly west of
Lewisboro across the Muscoot Reservoir . The main access
routes to these projects will be Route 35 and Route 138
between the sites and interchanges on Interstate 684. The
scale of the developments will affect t raff ic levels and the
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housing market in Lewisboro. The PepsiCo, Inc. project on
Route 35 near Katonah has a long range master plan showing
1.3 million square feet of off ice space for 5 ,800 employees. '
As of November 1984, one building of 530 ,000 square feet to
serve 2, 000 employees had been approved by the Town of Somers
and was under construction. Completion was expected in 1986.
Four miles to the north on Route 138 near Goldens Bridge, the
IBM Corporat ion was construct ing a complex of 1.2 mill ion
square fee t o f o f f i c e space f o r 2 , 7 0 0 employees . T h e
anticipated completion date for IBM was mid-1987.

The policy of the Town of Somers, as stated in the f i n a l
environmental impact studies for these projects , is to not
permit additional development of this type. Even so, the
t r a f f i c impacts of the approved d e v e l o p m e n t alone wi l l
r equ i r e ca re fu l moni tor ing in the Goldens Br idge area to
insure that the State highways continue to adequately serve
local residents . In addi t ion, the prox imi ty of two m a j o r
corporate developments along with the access available to
1-684 wi l l l i ke ly i nc r ea se the in teres t of c o m m e r c i a l
developers in vacant land in Lewisboro near the interstate
highway. The Town should be prepared to deal with develop-
ment requests in a f i r m , consistent manner based on the Town
Plan 's recommended goals, policies and land use.

Multi-Family Housing. Another feature of ne ighbor ing towns
which may have an inf luence on Lewisboro is m u l t i - f a m i l y
housing. New York State courts have ruled that local muni-
cipalities must consider and provide opportunities for local
and regional housing needs. These needs have been defined by
the cour ts as inc lud ing mul t i - fami ly h o u s i n g . The most
recent suit was initiated by a developer af ter the N o r t h
Salem Town Board turned down his request for a rezoning to
allow the construction of 48 multi-family housing units. The
court found that the "needs of the region nave not been met
in other communit ies which would f r ee this Town f r o m its
obligation to contr ibute to such need" and that the re fo re
"the Town has fai led to meet its share of the r eg iona l
housing needs and the needs of its own communi ty ." In this
case, the local zoning ordinance did not permit the con-
s t ruc t ion of mu l t i - f ami ly h o u s i n g as a ma t t e r of r igh t
anywhere in the town.

Other area communit ies have had d i f f e r e n t approaches to
multi-family housing. Bedford has for many years permitted
this type of housing. It presently contains approximately
700 such units. Bedford has also considered the adoption of
a " f loa t ing zone" for mul t i - fami ly hous ing. The Town of
Somers has such a multi-family floating zone which has been
mapped once to allow the construction of 120 townhouses. In
addi t ion , Somers has a designed resident ial deve lopmen t
provision which has allowed the planning and construction of
the Heritage Hills project. When completed, Heritage. Hills
is expected to contain 3 , 1 0 0 mul t i - family units on 1 , 0 0 0
acres of property.
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The Town of Pound Ridge does not have any p r o v i s i o n for
m u l t i - f a m i l y housing a l though the Town Plan proposes the
creation of a "floating zone" which would be l imi ted to the
provis ion of senior c i t izen housing in m u l t i - f a m i l y type
construction. Mul t i - fami ly housing has been constructed in
a l l a d j a c e n t Connect icut communi t i e s w i t h severa l l a rge
projects of more than 200 u n i t s each located in R i d g e f i e l d
and New Canaan.

Lewisboro"s committment to the provision of opportunities for
the cons t ruc t ion of m u l t i - f a m i l y housing is discussed at
length in the "Residential Development" chapter of the Plan.
Following through on the recommendat ions of the 1973 Town
Plan , the Zoning Ordinance was rewrit ten and the Z o n i n g Map
amended to include m u l t i - f a m i l y resident ial d is t r ic ts . In
October 1984, 11% of the Town's total housing units consisted
of multi-family units (385 units of a total of 3,499 uni t s ) .
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5.0 FISCAL CONDITIONS

One element of the research work done prior to the preparat ion of
this Town Plan resulted in a report titled "Planning Analysis 4:
Public Facilities and Fiscal Impact," dated June 1983. Section II
of that report reviewed Lewisboro's public economic si tuation by:
i d e n t i f y i n g sources of revenue for Town government and school
district budgets, evaluating the size and makeup of Lewisboro ' s
property tax base, and assessing recent trends in Town and school
district budgets . As a summary it discussed property tax rate
trends and levels. What follows are highlights of this ex tens ive
analysis.

5.1 Sources of Revenue

Table 12, "Town and School District Budget Revenue Sources,"
shows the results of a rev iew of revenue sources for local
budgets between 1975 and 1983. Three budgets were e x a m i n e d :
the Town General Fund which covers the operating costs of all
Town depa r tmen t s , p rog rams and services e x c l u d i n g road
m a i n t e n a n c e b u t i n c l u d i n g t h e H i g h w a y S u p e r i n t e n d e n t ' s
of f ice , the Town Highway Fund which covers all road main-
tenance and highway employee costs, and the School Distr ic t
budge t w h i c h inc ludes al l operat ing costs of the School
District.

The General Fund has consistently been the local budget least
dependent on property tax revenue but even so, just under
one-half of this f u n d ' s income is generated through property
taxes. The percentage share has not altered s ignif icant ly
over the nine-year period studied. Department income, money
received in the form of permit and license fees and charges
for service, has been increasing steadily since 1975 rising
from 18% to 26% of all revenue. This indicates that the Town
is capturing a significant amount of its costs of operation
from the i n d i v i d u a l s who are ac tua l ly requi r ing services.
The level of revenue provided by the State and Westchester
County are beyond the Town's control. It is likely that the
trend of decreasing contributions will continue.

The Highway Fund is the most dependent of all local budgets
o n p r o p e r t y t a x r e v e n u e a l t h o u g h th is d e p e n d e n c y h a s
decreased from over 94% of the total budget in 1975 to 83% in
1983.

The percentage of the school district budget revenue derived
from the property tax is moving in the opposite direction -
slowly but consistently increasing. This is a result of the
steady decrease in the level of State aid received which as
recent ly as 1971 accounted for as m u c h as 3 1 % of total
revenues. It is likely that the trend toward lesser State
funding participation will continue for several years.
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Table 12
TOWN AND SCHOOL DISTRICT BUDGET REVENUE SOURCES

1975 - 1983
(percentage of total budget revenue)

GENERAL FUND
Departmental Income
County Revenue
State Revenue
Federal Revenue
Surplus Applied
Property Tax Levy
TOTAL

1975 1976 1977 1978 1979 1980 1981 1982 1983

18.7
8.5
9.8
4.9

16.1
42.0
100.0%

19.4
7.5
10.5
5.3
3.3
54.0
100.0%

20.1
7.9
9.6
4.9
2.7
54.8
100.0%

18.6
7.7

11.0
9.8
5.6
47.3
100.0%

20.2
7.1
8.4
5.6
10.2
48.5
100.0%

23.2
7.9
7.4
4.3
9.7
47.5
100.0%

23.6
8.9
6.8
3.6
10.8
46.3
100.0%

26.9
6.7
6.6'
*

11.9
47.9
100.0%

26.9
6.8
6.3
*

12.3
47.7
100.0

•u
CO

HIGHWAY FUND
Revenues and Surplus
Property Tax Levy
TOTAL

SCHOOL DISTRICT
State Revenue
Other Sources
Property Tax Levy
TOTAL

7.3
92.7
100.0%

14.4
85.6
100.0%

6.9
93.1
100.0%

7.2
92.8
100.0%

4.7
95.3
100.0%

15.2
84.8
100.0%

16.4
83.6
100.0%

23.2
4.5
72.3
100.0%

22.3
4.2
73.5
100.0%

21.6
5.7
72.7
100.0%

20.8
4.8
74.4
100.0%

20.7
5.0

74.3
100.0%

20.2
5.6

74.2
100.0%

20.1
3.7
76.2
100.0%

18.9
2.8
78.3
100.0%

18.0
4.1
77.9
100.0

COMPOSITE LOCAL BUDGETS
Other Sources
property Tax Levy
TOTAL

28.
71.
100.

5
5
0%

26.
73.
100.

9
1
0%

27.9
72.1
100.0%

26.6
73.4
100.0%

26.6
73.4
100.0%

26.6
73.4
100.0%

25.6
74.4
100.0%

23.6
76.4
100.0%

24.0
76.0
100.0%

*Federal Revenue Sharing not included in General Fund.
Source: Town of Lewisboro Receiver of Taxes Records

Katonah-Lewisboro School District



The set of f igures at the bottom of Table 12 show a composite
review of the level of dependency of local budgets on the
property tax. Since 1975, the composite property tax share
has increased f r o m 7 1 . 5 % to 7 6 % . W i t h o u t any f u n d a m e n t a l
change in the means in wh ich local governments and school
districts are financed, a community's property tax base wil l
continue to be of great importance in local dec i s ion -mak ing
and f inancial health.

5 .2 Tax Base Trends

L e w i s b o r o 1 s property tax base is d e t e r m i n e d t h r o u g h the
a n n u a l t ax assessment ro l l . T h i s d o c u m e n t c o n t a i n s an
inventory of every property ( tax lot) in the Town. It places
an assessed valuat ion on each property for both the land
itself and for any improvements. The assessed va lua t ion is
intended to be a percentage of the true market va lue of a
p r o p e r t y . T h e o f f i c i a l " E q u a l i z a t i o n R a t e , " s e t b y
Westchester County and def ined as the percentage of market
value represented by assessed v a l u a t i o n , was approx imate ly
65% for the 1982 roll.

Figure 6 graphically shows the size of Lewisboro1 s tax base
for each year between 1970 and 1982 along with a ca lcula t ion
of "marke t va lue" based on the County equa l i za t i on r a t e .
Discounting 1973 because of the Town-wide reassessment , the
da ta repor t t h a t the Town has had a c o n s i s t e n t a n n u a l
percentage increase in assessed valuation. The market value
increase has been considerably higher. These trends indicate
a fa i r ly constant level of development activity that has not
included any major single investments.

The composition of the 1982 tax roll in terms of land use is
shown in F igure 7. The graph indica tes t ha t 80% of the
property tax levy paid in 1983 came from residential property
owners and 3% from owners of commercial operations.

5 .3 Town Budgets

As Lewisboro has g rown, so has the level of g o v e r n m e n t
services provided by the Town and the cost of providing those
services. The general f u n d and h ighway f u n d have shown an
average annual increase of 10 .5% for the 13 year period, 1970
through 1983. If inflation is removed from consideration by
applying the Consumer Price Index and convert ing the budget
f igure to "Constant 1967 Dollars," both funds show an average
annual increase of approximately 3%. (The 1983 appropri-
ations were $1 .466 million for the general fund and $1 .065
mill ion for the highway f u n d . )

The amount of the Town 1 s revenue for both f u n d s wh ich is
raised through the property tax levy has increased at an
average annual rate of approximately 8 . 6 % for the period
1970 through 1983. The average annual increase in the levy
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FIGURE 7

COMPOSITION OF I.KWTSBORO'S TAX ASSKSSMF.NT 'ROLL*

1982

VACANT LAND 8.8%

RESIDENTIAL 75.7%

WHOLLY FXF.MPT G.2%

UTILITY/RAILROAD 3.6%

COMMFRCIAL 2.8%

SPECIAL FRANCHISE 1.6*

MISCELLANEOUS 1.3%

*Percentage of assessed valuation of all property
Frederick P. Clark A.ssuc i .it , .



after discounting inflation has been less than 1% since 1970.
(The 1983 Town tax levy was $1.590 million.)

Table 13, "Cost Trends," utilize U.S. Census populat ion an
housing unit numbers to identify Town government cost t rend^
both in actual dollars and "Constant 1967 Dollars." The
average cost of operating the Town government on a per capita
and per hous ing uni t basis doubled between 1970 and 1980.
However, the actual share of the cost paid for by property
owners in Lewisboro through the property tax had a lower
percentage increase, approximately 75% per resident and 7 1 %
per housing unit .

When Town government costs are examined in "Constant 1967
Dollars" a d i f fe ren t picture emerges. The total budget cost
rose $3 per resident and $3 per housing un i t . In terms of
only that share of the budget raised through the tax levy,
there was a decrease in the cost per resident of $9 and per
housing unit of $29.

5 .4 School Distr ict Budgets

D i f f e r e n t t rends are iden t i f i ed in an a n a l y s i s K a t o n a h -
Lewisboro School District budgets . On a percentage basis,
the school district budgets have not been increasing as fast
as the Town budgets . The average annual increase in the
school d is t r ic t budget was approximate ly 8% b e t w e e n the
1 9 7 1 - 7 2 and 1983-84 academic y e a r s . In " C o n s t a n t 1967
Dollars" that represents an average annual increase of less
than 1%. The amount of the dis tr ict b u d g e t pa id for by
Lewisboro property owners t h r o u g h the p rope r ty tax has
i n c r e a s e d a t a g r e a t e r ra te t h a n the b u d g e t i t s e l f ,
approximately 11% annually or 4% annual ly in "Constant 1967
Dollars."

Table 14, "School Distr ict E x p e n d i t u r e s , " reviews school
costs in terms of expendi tures per s tuden t . The fac t that
the school district has experienced a decl ine in enrollment
s ince 1972 compounds the above discussed increase in the
school's operat ing budget . Since 1971, the average gross
expenditure per student has risen at an average annual rate
of 9 . 7 % to a projected 1 9 8 3 - 8 4 cost of over $ 6 , 0 0 0 per
student. In terms of "Constant 1967 Dollars," the cost has
risen at an average annual rate of 1 . 9 % . The property tax
levy per student has shown a greater increase, an average of
11% per year. In "Constant 1967 Dollars," the average annual
increase was 3.3% between 197.1-72 and 1982-83.

Table 15, "Cost T r e n d s , " e x a m i n e s the t rend in school
district costs between 1970 and 1980 as they relate to popu-
lation and housing units in the Town of Lewisboro. Over the
ten year period, the population and number of housing uni ts
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Table 13
Town of Lewisboro

TOWN GOVERNMENT COST TRENDS
1970 to 1980

1970 1980 Percentage Chang e

Population
Total Housing Units

In Actual Dollars:

Total Town Budget
Average Cost per Resident
Average Cost per

Housing Unit

Total Town Tax Levy
Average Tax Levy per

Resident
Average Tax Levy per

Housing Unit

In Constant 1967 Dollars:

Total Town Budget
Average Cost per Resident
Average Cost per

Housing Unit

Total Town Tax Levy
Average Tax Levy per

Resident
Average Tax Levy per

Housing Unit

6,610
2,198

$694,762
105

316

$550,390

83

250

$583,834
88

266

$462,513

70

210

8,871
3,006

$1,919,955
216

639

$1,288,026

145

428

$ 809,424
91

269

$ 543,013

61

181

+ 34.2
+ 36.8

+ 176.3
+ 105.9

+ 102.1

+ 134.0

+ 74.9

+ 71.4

+ 38 . 6
+ 3.7

+ 1.2

+ 17.4

- 12.5

- 14.0

Source: U.S. Census 1970 and 1980
Town of Lewisboro Receiver of• Taxes Records
Consumer Price Index, U.S. Department of Commerce (1967 = 100)
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Table 14
KATONAH-LEWISBORO SCHOOL DISTRICT EXPENDITURES AND TAX LEVY PER STUDENT

1970-1983

AVERAGE GROSS EXPENDITURES PER STUDENT PROPERTY TAX LEVY PER STUDENT
Actual

YEAR Amount
Percentage
Change

1971-72 $1,996

1972-73

1973-74

1974-75

1975-76

1976-77

1977-78

1978-79

1979-80

1980-81

1981-82

1982-83

1983-84
(estimate)

2,120

2,289

2,551

2,844

3,057

3,343

3,542

3,744

4,286

4,754

5,380

6,022

6.2

8.0

11.4

11.5

7.5

9.3

5.9

5.7

14.5

10.9

13.2

11.9

Constant
1967 Dollars

$ 1,585

1,613

1,638

1,648

1,707

1,734

1,802

1,806

1,757

1,807

1,825

1,952

NA

Percentage
Change

1.8

1.5

0.6

3.6

1.6

3.9

0.2

-2.7

2.8

1.0

6.9

Actual
Amount

$1,351

1,482

1,615

1,841

2,057

2,246

2,430

2,636

2,781

3,181

3,620

4,214

4,689

Percentage
Change

-

10.0

9.0

14.0

11.7

9.2

8.2

8.5

5.5

14.4

13.8

16.4

11.3

Constant Percentage
1967 Dollars Change

$ 1,073

1,128

1,156

1,189

1,235

1,274

1,310

1,344

1,305

1,341

1,390

1,529

NA

-

5.1

2.5

2.8

3.9

3.2

2.8

2.6

-2.9

2.8

3.6

10.0

Source: Katonah-Lewisboro School District; see Tables 8 and 15
Consumer Price Index for first calendar year of each academic year,
U. S. Department of Commerce (1967 = 100).



Table 15
SCHOOL DISTRICT COST TRENDS

1970 to 1980

1970 1980 Percentage Change

population 6,610 8,871 + 34.2
Total Housing Units 2,198 3,006 + 36.8

in Actual Dollars;

Property Tax Levy (Town of
Lewisboro Share) $2,117,757 $6,340,255 + 199.4

Average Cost per Resident • 320 715 + 123.4
Average Cost per

Housing Unit 963 2,109 + 119.0

in Constant 1967 Dollars;

Property Tax Levy
(Town of Lewisboro Share) $1,779,628 $2,672,957 + 50.2

Average Cost per Resident 269 301 + 12.0
Average Cost per

Housina Unit 810 889 + 9.8

Source; U.S. Census 1970 and 1980
Town of Lewisboro Receiver of Taxes Records
Consumer Price Index, U.S. Department of Commerce (1967 = 100)
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grew by over 3 0 % ; the school district property tax levy per
res ident and pe r hous ing u n i t more t h a n d o u b l e d . W h e n
examined in terms of "Constant 1967 Dollars," the average
cost per resident shows a 12% increase and the average cost
per housing unit a 10% increase.

5. 5 Property Tax Rates

One number which is of great interest to property owners is
the property tax rate as applied to each $ 1 , 0 0 0 of assessed
valuat ion. The total tax rate is made up of several compon-
ents i n c l u d i n g the T o w n ' s general and h ighway f u n d s , the
school district levy, Westchester County and New York State
levies, plus several special levies es tabl ished by f i r e and
lighting districts which are not included in this analysis .
The school district assessment makes up the bulk of the levy,
usual ly greater than 65% of the total. In recent years , the
Town of Lewisboro levy has not exceeded 14% of the total.

Figure 8 shows the property tax rates per $ 1 , 0 0 0 of assessed
valuation for the Town, Katonah-Lewisboro School Dis t r i c t ,
New York State and Westches te r County for represen ta t ive
years between 1973 and 1983. The total tax levy of these
t a x i n g au thor i t i e s has had an average annual increase of
5 . 8 % . The average annua l increase for each component has
been: Town general and h ighwy 6 . 4 % , school dis tr ict 5 . 4 % ,
and state and county combined 7 . 1 % .

5. 6 Summary

Without major changes made in funding responsibi l i t ies , the
reliance of local governments and school d is t r ic ts on taxes
on property as the p r imary means of der iv ing revenue wi l l
continue to increase. In Lewisboro, between 1975 and 1983,
tha t dependency has grown f rom 71% to 76% of total local
operating r evenue . Some s ign i f i can t exceptions have been
m a d e . For example , the Town of Lewisboro cap tu r e s over
one-fourth of its general fund budget f rom ind iv idua l users
of services. However, the bulk of local expenses are found
in the costs of educat ion and there the Katonah-Lewisboro
School District faces decreasing enrollment, increasing costs
and diminishing State assistance.

The Town has had a steady annual increase in total assessed
valuation which directly contributes to reducing the impact
of increased government and school district costs. If the
Town had not experienced the 3 . 1 % increase in assessed
valuation in 1981,'generated mostly through new construction
and development, the Town tax rate would have increased 6 . 8 %
in 1983 instead of 3 .6%. The school district tax rate would
have had to increase 7 . 8 % instead of the projected 4 . 6 % . An
increasing tax base provides a s ign i f i can t hedge aga ins t
rising government and education costs. These local costs
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have been almost entirely supported by res ident ia l propert
owners as commercial assessments have accounted for less th:
3% of the Town's assessed valuation in recent years.
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Town Master Plan



I. GOALS AND POLICIES

An effective and useful town master plan must be more than a
thoughtful vision of the community in the future. The master plan
must establish a foundation of clear and consistent guidance on
development policy if it is to have influence on future growth and
quality of life.

The Lewisboro Town Master Plan is based on five comprehensive
goals for the future of Lewisboro. These goals were established
after three years of extensive research which explored the type of
community Lewisboro is today, the physical characteristics of the
land, the Town's place in the region and the expressed aspirations
of present residents.

Community interest in the planning process has been exceptional.
Each of four Plan update information sessions held by the Planning
Board in early 1984 attracted the participation of between 100 and
300 residents. A public hearing on a draft of the Master Plan,
held in March 1985, was attended by approximately 300 residents.
From an overall perspective, little diversity on desired community
direction emerged.

Presented below are the five Plan goals. Each goal is followed by
several policy statements which are intended to elucidate and to
serve as the basis for the more detailed recommendations and
implementation techniques which are discussed in subsequent
chapters of this Plan.

Proposals for actions or development which substantially vary from
the intent of these goals and policies should not be implemented
unless they are accompanied by studies of sufficient scope and
magnitude to demonstrate that the proposed variance is in the best
interests of the community as a whole.

Goal 1; A Residential Community

Although much of Lewisboro remains undeveloped, the Town's resi-
dential character is well-established. Future development which
takes place consistent with recommendations of this Plan should be
predominantly residential and guided by the following policies:

A. The level of permitted housing density must be related to the
physical development limitations of the land.

B. Distinction and'balance must be maintained between the
moderately high density hamlet areas and low density/ rural
areas.

C. Opportunities should be provided for a range of housing
including type, cost and character.
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D. Business and commercial uses should not be p e r m i t t e d to
locate in residential areas shown on the Plan M a p . Low
profile activities which are incidental to a residence, such
as a home occupation, may be permitted as accessory uses.

Goal 2: Four Hamlet Centers

Lewisboro does not have one h igh densi ty business and communi ty
center ; instead it has f o u r small neighborhood hamlets. Each
hamlet has prov ided services for L e w i s b o r o r e s i d e n t s in the
surrounding area for many years, a pattern which should cont inue .
The hamlets can be enhanced th rough commitment to the fo l lowing
policies:

A. The hamlets are centers for locally-oriented re ta i l and
service businesses. Large retail and o f f i c e complexes are
more appropriately located in larger nearby community centers
such as Ridgefield, New Canaan and Mount Kisco.

B. The existing character of the hamlets should not be permitted
to be altered by fu ture development. Key features should be
protected and the cohesiveness of each hamlet heightened.

C. The moderately high density residential areas in the hamlets
which are shown on the Plan Map provide important housing
opportunities both in terms of exist ing housing and f u t u r e
housing units. They also provide a residential nucleus for
the hamlets and part of the Town's balance of housing stock.
These areas should be maintained.

D. Al l d e v e l o p m e n t in the hamle t s shou ld be r e q u i r e d to
incorporate up-to-date site construction and design standards
intended to produce attractive and safe facilities. Detailed
attention must be paid to such fea tures as vehicle access,
p a r k i n g , l i g h t i n g , l a n d s c a p i n g , d r a i n a g e , s i g n i n g a n d
pedestrian movement.

Goal 3; Open Space and Natural Resource Preservation

The qua l i ty of the Lewisboro natural envi ronment is an ever-
present part of the l i f e of i ts r e s iden t s . O n l y c o n t i n u a l
attention to the preservation and protection of natural features
and resources will ensure the existence of the present exceptional
setting in the future . Adherence to the following policies should
maintain and possibly enhance the position of the natural physical
environment in the Town as it continues to develop.

A. Lands which encompass critical envi ronmenta l ly sensitive
features are to be protected from most types of d is turbance.
These f ea tu res include n a t u r a l systems - such as m a j o r
wetlands, streams and adjacent upland b u f f e r s , and aqu i fe rs
and aquifer recharge areas - as well as fragile land fo rms -
such as flood plains and steep slopes.
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B. The existing committed open space system includes land
devoted to various purposes owned by the Town, Westchester
Coun ty , other public agencies and p r iva te c o n s e r v a t i o n
groups . The system provides a wide range of benef i t s to
Lewisboro residents. All of this land should be maintained
as open space, unavailable for development.

C. Lands which serve an important aesthetic funct ion due to
their na tura l qualities and vis ible location should be
pro tec ted f r o m a l te ra t ion . Such lands inc lude a r e a s
immediately adjacent to major roads, natural b u f f e r areas
between different types of land use or development density,
stream corridor greenbelts and highly visible hillsides and
ridgelines.

D. Public access to open space lands via foot trails contribute
to the communi ty ' s appreciation of these lands. The Town
should pursue the establishment of a trail network through
and between committed open space parcels.

E. Town acquisit ion of additional open space land should be
considered only if a specific land area is identified by the
Plan as being a critical component of the community open
space system and no other option for protection of the land
exists.

F. The development program for the Town's parks, indoor and
outdoor recreation facilities and recreation programs should
incorporate the findings of this Plan so as to both maintain
the excellent ratio of facilities to residents and expand the
r a n g e of se rv ices avai lable as the T o w n ' s p o p u l a t i o n
continues to grow.

Goal 4; Enhance Community Character and Appearance

The terrain of Lewisboro in combination with separated residential
areas located mostly off of ma jo r roadways, four small hamlet
areas and low p ro f i l e commercial uses has allowed the Town to
establish an identi ty distinct f rom that of neighboring towns.
This "Lewisboro character" should be an active part of discussions
in planning for the Town's future. The several components which
contr ibute to the Town's character can be better i d e n t i f i e d ,
preserved and enhanced th rough commitment to the f o l l o w i n g
policies:

A. The low density residential character of most of the Town1 s
land is to be preserved by maintaining rural and low density
development standards and by incorporating malor features of
the natural and man-made terra in into subdivision design.
Stream cor r idors , wetlands, stone walls and fences, t ree
lines, fields and wooded areas can and should be retained as
integral elements of development proposals.
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B. Architectural review by appropriate Town agencies should be a
standard step in the review of new commercial and multifamily
developments. Similar review should be applied to l a rge
s ingle- family residential developments to assure archi-
tectural v a r i e t y and to avoid problems of repe t i t ious
subdivision design.

C. Areas of special character have been identified and are to be
protected. Several sections of Lewisboro establish a unique
image due to a combination of building style, land use ,
landscaping, setback and historical impor tance . Fu tu re
development in these areas must be designed to complement the
existing sett ing or the charac ter could be des t royed .
Special z o n i n g r egu la t ions and a r c h i t e c t u r a l r e v i e w
prov ions should be enforced if required.

D. Individual bui ld ings which have historic interest or con-
tribute to the visual character of the community should be
protected.

Goal 5; Establish a Regional Position

Lewisboro is located wi th in a s u b u r b a n area which has been
experiencing a high level of growth of new residences, employment
centers and commercial business. This external force must be
recognized by Town officials and residents in order that develop-
ment may be dealt with in a manner which balances the rights of
property owners, the natural development limitations of the land,
and the expressed desires of the community as a whole. Certain
policies can be followed by the Town to better ensure that the
first four goals listed can continue to be pursued in a period of
continual new construction. These are:

A. The State road network in Lewisboro has limited capacity.
The level of development recommended by this Plan does not
support and is not consistent with major reconstruction or
w i d e n i n g o f these r o a d s . S a f e t y a n d i n t e r s e c t i o n
improvements are needed and should be implemented.

B. Local roads are established to provide safe and adequate
access between the Town's residences and the State roads.
Maintenance and improvement programs should be based on this
intended use f r o m existing and fu ture development at the
density levels recommended by this Plan. With the exception
of segments which have unsafe features or major maintenance
problems, unpaved roads should, be retained in recognition of
the contribution they make to the community's character.

C. A limited amount of campus commercial development should be
permitted in areas wi th s u f f i c i e n t access to regional
highways subject to compliance of each proposed project with
stringent standards on: development density, building and
parking area setbacks, b u f f e r i n g f rom adjacent uses, and
operation characteristics such as emissions, noise and
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t r a f f i c . Land adjacent to Route 22 along Interstate 684
between Route 138 and the Exit 6A ramp is the only area in
Lewisboro potentially suitable for this type of land use.

D. The constructi-on of central sewer or water service over a
b r o a d a rea of L e w i s b o r o is not l i ke ly . The l eve l of
development recommended by this Plan does not support new
la rge systems. The e f f i c i e n t e x p a n s i o n of c e n t r a l i z e d
systems in the m o d e r a t e l y h i g h d e n s i t y hamle t s may be
possible. In other areas / the improvement or p rov i s ion of
central water systems should be explored , as appropr ia te ,
depending on the scale of new construct ion or the availa-
bility of fund ing .
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II. RESIDENTIAL DEVELOPMENT

Each year between 1974 and 1985, an average of 100 new
residences have been established in Lewisboro. Over 28% of the
Town's total area is now in residential use with an average of
less than 0.6 residence per developed acre. The potential for
continued residential growth is high as nearly 8,000 acres, 42%
of the Town's total area, remain undeveloped. Partly as a
balance to this possible growth, another 19% of the Town's land
has so far been set aside as open space and recreation land.
It is this committed open land which will continue to
contribute to Lewisboro's image as a low density residential
community.

Broad statistics do not, however, convey an accurate represen-
tation of the range of housing types existing in Lewisboro in
1984. Generally located away from the major roads serving the
Town are several neighborhoods of moderately high density
single-family development. Portions of the residential areas
located to the southeast of Lake Kitchawan, the west and north
of Truesdale Lake, and the north of Lake Waccabuc approach a
density of 4 to 5 housing units per acre. Similar densities
may be found in the old hamlet center of Goldens Bridge.
Slightly lower densitites of 2 to 3 housing units per acre are
found in the other lake communities located around Lake Katonah
and Lake Oscaleta and in Goldens Bridge Colony which includes
several two-family structures. More recent development over
the past 5 to 15 years has been responsible for the establish-
ment of multi-family housing in both Goldens Bridge and Vista
at densities of 5 to 8 housing units per acre.

Located in the areas between these neighborhoods are extensive
areas of low density residential development but even here a
range is apparent. Residential areas in Vista and adjacent to
the South Salem and Goldens Bridge lake communities are
generally developed at one unit per acre. Further out from
these centers, and particularly in the central portion of the
Town including portions of Cross River and Waccabuc,
residential density declines to one unit per 2 or more acres.

A. Guidelines and New Considerations

This Town Plan supports and maintains a low density
residential character for. Lewisboro and encourages the
continuation of the range of housing choices available to
Town residents consistent with the Town's traditional
provision for such housing and with the Town's place in
the region.

Recommendations as to the most suitable residential
density for various sections of the Town are shown on the
Town Plan Map and are based on consideration of the
following guidelines:
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o The relationship of housing to the hamlet centers
with higher densities within each center and with
gradually decreasing densities as distance increases
from the hamlet center.

o The physical character of the land, both in terms of
the limitations imposed on development and in terms
of the desirability of preserving natural features
and ecological balances.

o The road system's ability to serve increased develop-
ment.

o The availability of community facilities and water
and sewer systems.

o The existing character of residential development in
the area.

While similar guidelines were utilized in developing the
1973 Town Plan Map, the Town Plan update process has
assembled new information which lead to a more refined and
a somewhat different application of these guidelines in
implementing the Plan policies on the new Town Plan Map.
The following changes have occurred since 1973 and have
affected the recommendations shown on the Plan Map:

o The 1982 Development Limitations Summary map provides
more detailed and accurate information on environ-
mental conditions including soil types, wetlands and
slopes which was not available in 1973 when the
original land use and density assignments were made
on the Town Plan Map.

o The likelihood of major infrastructure construction
and improvement is more remote than anticipated in
1973. Such projects include new highways and central
water and sewer systems. Recent evaluation of the
Town's infrastructure questions if some of the once
proposed projects continue to be necessary, desirable
or consistent with the goals of the Town Plan.

o The long-term negative environmental and economic
consequences of residential development at an
in-between density (too dense to be considered
semi-rural in character but still marginally capable
of supporting on-lot water and sewerage service) have
become more apparent.

o Consistent with the recommendations of the 1973 Plan,
multi-family residential developments which increase
the range of available housing have been approved by
the Town and are now under construction. One of
these projects will include 45 housing units priced
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so as to be available for middle income families,
with Lewisboro residents having first priority for
purchase.

B. Recommended Development Pattern

The new environmental data coupled with no major infra-
structure improvements in Lewisboro suggest that there
should be an across-the-board lowering of recommended
residential density levels. As a result, there has been
reconsideration of the four residential density land use
categories shown on the 1973 Town Plan Map so as to draw
clearer distinctions between the definition and purpose of
each density classification.

In 1973, the lowest density residential classification on
the Plan Map recommended less than 1 housing unit per
acre. This classification was applied to over 70% of the
land recommended for residential use. The category has
proven to be too broad and unable to provide sufficient
guidance to the Town for distinguishing between land areas
suitable for two-acre minimum lot size zoning requirements
and land more appropriate to be included in four-acre
minimum lot size zoning districts. Similarly, the two
middle density ranges have not provided a guideline for
relating housing density to the provision of central water
or sewer systems.

This Town Plan and Plan Map set forth the following four
general density ranges for residential development in
Lewisboro:

o Rural Density; 1 housing unit per 3 to 4 acres

"Rural Density" lands are those areas which for
reasons of physical development limitations or of
maintenance and implementation of the hamlet concept
are to remain of rural character. This character can
best be assured with an average lot area requirement
of at least three acres.

o Low Density; 1 housing unit per 2 acres

"Low Density" areas are intended to provide a
transition between the hamlet and the rural segments
of the Town. Development lots are to be capable of
supporting on-site individual water and septic
systems. On certain lands, clustering of units may
be desirable; however, the net density should remain
at the low density level. A minimum lot area
requirement of one acre for undeveloped land is only
consistent with this density recommendation within
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areas now substantially developed at that higher
density level and on land located in close proximity
to a hamlet center where such a density level is
supported by development limitations information.

o Moderate Density; 1 to 3 housing units per acre

"Moderate Density" areas are the largest residential
component, areawise, of the hamlets and lake
communities. To a significant degree, this category
recognizes existing development; any additional
development at this density range must be tied to the
development capacity of the land to handle sewer and
water services. In general, it is unlikely that any
significant amount of new development could take
place without the provision of central utility
systems. The zoning classification applied to these
lands may require between one-quarter acre to one
acre minimum lot area per housing unit.

o Moderately High Density; 4 to 8 housing units per
acre

"Moderately High Density" areas are appropriate only
at locations in the hamlet centers where central
sewer and water systems are available. Possible
zoning classifications include multi-family,
two-family and one-quarter acre or less minimum lot
area per single-family residence.

Based on the guidelines described in the preceeding
section and the above definitions, the Town Plan Map
identifies 12,955 acres, 70% of Lewisboro's total area, as
being in one of the four recommended residential density
land use categories. Approximately 40% of this area was
developed with residences in October 1984. The breakdown
by density level is as follows:

54% Rural Density 7,000 acres (1,860 acres
developed as of October 1984)

35% Low Density 4,475 acres (2,275 acres
developed)

10% Moderate Density 1,300 acres (1,000 acres
developed)

1% Moderately High Density 180 acres (90 acres
developed)

This recommended residential density land use pattern
differs substantially from the 1973 Plan's recommenda-
tions. For example, the 1973 Plan's category equivalent
to this Plan's "Moderate Density" included 3,145 acres,
1,845 acres more than are now included. An
across-the-board lowering of recommended residential
density levels has been achieved.

67



The pattern of residential development shown on the Town
Plan Map based on the above categories should be regarded
as a long-term and comprehensive development policy for
the Town based on an examination of existing factors.
While the overall plan should not be readily modified in
response to isolated pressures for change, the plan is
meant as a flexible outline which may need modifications
to better incorporate the needs of the future as they
evolve.

The residential density pattern is not intended to fix
precisely the specific standards of residential zoning,
either as to the exact boundaries or exact densities, nor
is it intended to foreclose the possibility of detailed
modifications within the overall density pattern, when
such modifications are in accord with the Town's
residential policy.

C. Housing Issues

The purpose of this section is to summarize reviews
conducted by the Planning Board as part of the Town Plan
update process of what has happened since 1973 in specific
areas of residential development.

1. Multi-Family Housing. The 1973 Town Plan discussed at
length what it termed "the growing demand for
multi-family housing" along with the need for
moderately priced housing. It stated that "the policy
of Lewisboro toward permitting such housing within its
boundaries should reflect these needs" and it
established a recommended residential development
pattern that called for 11% of the ultimate housing
stock at full development of the Town to consist of
multi-family units.

A multi-family residence district was included in the
revised Zoning Ordinance and Map adopted by the Town
Board in 1974. Tracts of land were placed in this
district in three of the four hamlets. These tracts
were in the areas recommended by the Town Plan as
potential sites of such housing. By 1984, the
construction of approximately 500 multi-family housing
units had been granted concept or site plan approval
by the Town Planning Board. Approximately 45 of these
units are to be "middle income" units, available at a
lower cost to qualified middle income buyers as
defined by the Zoning Ordinance.

The "middle income" provision of the Ordinance is
another implemented recommendation of the 1973 Town
Plan. The Plan had suggested that moderately priced
housing could be achieved by allowing housing to be
constructed at a density above that normally permitted
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if a developer agreed to sell or rent a percentage of
the total units at prices affordable by middle income
wage earners.

At full development of the Town under present zoning,
the share of total housing units consisting of
multi-family residences (excluding two-family units
and units in mixed-use structures) would settle at
11%. This figure is on target with the recommended
density pattern of residential land contained in the
1973 Town Plan.

Lewisboro has made significant progress in implement-
ing the multi-family housing recommendations of the
1973 Town Plan and by doing so has contributed to an
expanded range of housing choice in northern
Westchester. The Town's efforts compare very favor-
ably with the efforts of surrounding communities; with
regard to the zoning incentive provisions for middle
income housing, Lewisboro has been a pioneer.

Further expansion of multi-family housing
opportunities based on regional needs is not
imperative. The provision of additional multi-family
housing in areas beyond those now zoned for
multi-family use should be considered in response to
local needs after all zoned areas are developed.

Conservation Development. Conservation development is
defined as the clustering of housing units on portions
of a given tract of land for the primary purpose of
open space preservation. Application of this concept
to a subdivision usually involves a setting aside of
one or more standard zoning dimensional requirements
to permit reduced lot areas and shorter building
setbacks. Conservation development does not permit
any increase in the density limitations established by
conventional zoning regulations. The parameters for
this procedure are set forth in Section 281 of Town
Law.

Specific advantages of conservation developments
normally include environmental protection, reduced
flood hazards, scenic preservation, recreational
enhancement and reduced construction and maintenance
costs. Disadvantages may be the closer spacing of
residences ort the developed portions of a property and
reduced lot' area available for accessory uses such as
swimming pools and tennis courts.

The 1973 Town Plan recommended that conservation
development be considered for application in all
residential areas of Lewisboro. In September 1973,
standards and procedures were established to serve as
a guide for the Planning Board in its review of
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conservation development proposals. These standards
emphasize, consistent with Town Law, that the
conservation procedure is to be used only when its
application would be in the public interest and to the
benefit of the Town of Lewisboro.

Between 1973 and 1984, six subdivisions with a total
of 189 building lots were approved as conservation
developments in Lewisboro. These six developments
include 232 acres of permanent open space which cover
fifty percent of the total land area including some
areas designated on the 1973 Town Plan Map for wetland
or steep slope preservation. One result of great
importance to the Town was the acquisition of 43 acres
for a new Town park, Fox Valley, to serve the Goldens
Bridge area.

The Town Plan update research found that application
of the conservation development approach to
appropriate subdivisions through the provisions of
Section 281 does have an overall positive impact on
achieving Town Plan policies and recommendations. This
approach could be made even more useful if base.;! on
the following three guidelines:

a.

b.

Conservation development should be
means toward achieving a greater
of housing types in Lewisboro.

The type of housing constructed
developments must be related to
size and soil conditions.

encouraged as a
diversification

in conservat ion
individual lot

c. Lands to be set aside as open space in conserva-
tion developments should be directly related to
land shown on the Town Plan Map as warranting
preservation in. accordance with the Town Plan
policies and recommendations on open space
preservation and environmental protection. The
Town Plan Map identifies ·land which warrants
preservation for several purposes such as wetland
and steeply sloped area protection, scenic vistas
and open space corridors.

To streng hen the use of the conservation development
process and, in particular, to enable the Planning
Board to carry out the third guideline listed above,
this Plan recommends that appropriate legislative
action be taken by the Town Board to fully implement
the provisions of Section 281 of Town Law so as to
authorize the Planning Board to require the use of
conservation subdivision design when such use would
achieve 'l\)wn Plan policies •.
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Subdivision Layout. The physical land characteristics
of Lewisboro in combination with economic :""onsidera-
tions in the housing construction industry led to
unusual application of Zoning Ordinance dimensional
standards in many subdivision proposals submitted to
,the Plann-ing Board prior to 1983. Featured on these
plans were frequent use of common driveways, lots with
un~sual configurations and lots oversized in relation
to minimum lot area requirements. The Town Plan
update process questioned the long range desirability
of these trends.
The most recurrent problem with common driveways has
been that over time, especially after a change in
ownership of the lots served, the residents who use
such a driveway have petitioned the Town to take over
the driveway and thereby relieve them of the burden of
maintenance. This step usually followed a breakdown in
the sharing of maintenance responsibilities among the
.homeowners served by the drive. Other problems with
common driveways includ,ethe lack of sufficient access
for emergency vehicles and the inefficient and costly
provision of utilities when privately owned driveways
must be followed for considerable distances.
On the positive side, the use of a common driveway can
reduce environmental disturbance in sensitive
locations when compared to the establishment of a Town
road or individual driveways. In addition,
construction of common driveways can result in a cost
saving and a reduction in the number of curb cuts on
public roads. This last benefit can also be achieved
by use of a common access point at the public road for
two or more individual driveways •.
Most lots with unusual configurations can be defined
as:flag lots (lots that have their main building area
linked to their road frontage by a narrow access
strip). The advantages and disadvantages of flag 'lots
mirror those of common drives because of the distance
of the house site from a public highway. Flag lots
were also found to present problems with definition of
yard setbacks and, especially on smaller lots,
conflicts with uses on adjacent lots. Wt)ile many of
these flag lots have been conformirigby zoning rules,
they have often been at odds with a subdivision design
geared toward the proper use of land.
To reduce the disadvantages and enhance the advantages
of common driveways and of lots with unusual
configuration, new subdivision layout guidelines were
established by the Planning Board in 1983 in the
drafting of revised Zoning Ordinance lot dimensional
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requirements which have since been enacted by the Town
Board. They should continue to be referenced by the
Planning Board dun .9 the review of applications for
subdivision approval:

a. Individual lot access onto "Major Roads" as shown
on the Town Plan should be avoided. if
connections are necessary, common access points
should be established.

b. Common access points for building lots should be
established on any road if it is determined that
individual lot driveways would create a safety
hazard because of the level of traffic on the
road, the number of driveways or poor sight
distance along the frontage of one or more lots.

c. The provision of common driveways and the
establishment of flag lots is warranted if1 an
environmental analysis indicates that the terrain
or natural features of the property to be
subdivided would be adversely affected by the
construction of numerous individual driveways or
of a new road built to Town standards.

d. The number of individual building lots served by
one common driveway should generally be limited to
three or four; the length of the common segment of
a driveway should be kept to the minimum necessary
to achieve environmental protection objectives.

e. At the time of approval of any subdivision which
includes a common driveway, the Planning Board
should require as a condition of approval that the
length of shared driveway be improved to appro-
priate standards and that driveway maintenance
agreements and easements be prepared for the
affected lots.

f. Dimensional requirements of the Zoning Ordinance
should promote establishment of regularly shaped
lots which can be defined by natural or existing
man-made land features.

4. Cost of Housing. The National Association of Home
Builders found that- the median price of a
single-family home more than doubled between 1973 and
1981. Where in 1970, half of all American families
could afford the median priced single-family new home,
in 1981, less than one-quarter could. The initial
monthly house payment as a percentage of median family
income is now approaching 40% as compared to the
long-time standard of 25%.
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This Plan, as did the 1973 Town Plan, states a policy
of advocating the opportunity for housing across a
range of cost, type and character. Since adoption of
the 1973 Plan, the Town government has taken many
steps to - implement this policy. In earlier parts of
this chapter, the Town's success in providing
multi-family and middle income housing was assessed.
Additional land zoned for multi-family housing remains
available for development. Somewhat less successful
has been the provision of a variety of housing types
through the Section 281 procedure of Town Law although
the potential remains.

Short of direct Town involvement in the provision of
housing, there are few other options available to the
Town for addressing the cost of housing. One
significant recent action has been the legalization
through special regulation of accessory apartments.

As the term is used today, an accessory apartment is a
housing unit incidental and subordinate to a
single-family residence located on the same lot. The
legalization of such apartments subject to specified
conditions is intended to produce the following
benefits :

o A quickly produced and unobtrusive source of small
rental housing units which are exactly the type of
unit the housing industry is unable to produce in
the present economy;

o Housing units available at a moderate cost as
little construction is necessary for conversion;

o The best and most efficient use of existing
structures; as the average household size
declines, many homes are not utilized to their
designed capacity and the addition of an apartment
would return it to this capacity;

o The opportunity for families to stay together but
have the advantage of separate living quarters;

o Extra income from rent for homeowners who are
having a difficult time to maintain their
financial commitments on large homes;

o A legal means for establishing apartments which
more and more homeowners may be tempted to do on
their own anyway in order to achieve one or more
of tho above benefits.
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The primary objection to providing a legal means of
establishing accessory apartments is a fear that they
represent a threat to the single-family character of a
community. This argument is best answered by placing
special -conditions on the approval of apartments.
These conditions, however, should be linked directly
to preservation of a neighborhood's character and not
extended so as to interfere with the objective of
achieving the above listed benefits.

A second means of expanding housing opportunities,
although of more limited applicability, is to permit
residential space to be created on the upper floors of
commercial structures. Several housing units of this
type now exist in Lewisboro although all of them are
non-conforming under the present Zoning Ordinance
regulations.

Magnitude of Potential Residential Development

Of the 12,955 acres identified on the Town Plan Map as
appropriate for residential use, 5,225 acres were
developed for residential use in October 1984. On this
land stood practically all of Lewisboro's 3,499 housing
units which existed at that time.

Of the remaining 7,730 acres of undeveloped land, sizeable
areas are characterized by physical characteristics which
will limit development such as very poorly drained soil
and land slope of 25% and greater. It is not possible in
this Plan to determine with any certitude what impact such
physical characteristics will have on development
potential. However, recognizing this limitation, a
maximum number of potential additional housing units under
this.Plan's recommended residential density levels can be
calculated:

Rural Density (1 housing unit per 3 to 4 acres)
5,140 undeveloped acres 1,450 new housing units

Low Density (1 housing unit per 2 acres)
2,200 undeveloped acres 1,000 new housing units

Moderate Density (1 to 3 housing units per acre)
300 undeveloped acres 375 new housing units

Moderately High Density (4 to 8 housing units per acre)
90 undeveloped acres 470 new housing units

Total Potential 3,295 new housing units

Combining the potential housing unit figure with the
number of existing housing units results in a maximum
residential development level for Lewisboro under this
Town Plan of 6,800 housing units. If all of the Plan's
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recommendations on environmental protection and community
character preservation are implemented, the total number
of units will be lower.

The population which would inhabit the future residences
is estimated at 10/000 persons based on 3.2 persons per
single-family household and 2.1 persons per multi-family
household. Adding this number to the existing population
as of October 1984, 10,228 persons, yields a maximum
development level residential population of 20,250
persons.

Under the recommendations of this Plan, Lewisboro can be
considered to be at just over one-half of its residential
development potential at the beginning of 1985.

The 1973 Town Plan provided for 9,000 housing units at
full development of Lewisboro under its land use and
density recommendations. This Plan lowers that potential
by almost one-fourth or 24%. The development level
provided for by this Plan is also nearly 10% less than the
ultimate residential development potential of Lewisboro
under 1984 zoning as identified in Chapter 2.0.

The plan for less intense future development is one result
of application of the Plan's goals and policies which call
for relating development density to the characteristics of
the land, maintaining the hamlet concept, enhancing
community character and recognizing the limitations of
Lewisboro's infrastructure. However, even with a lower
level of total development, this Plan continues the
foundation established by the 1973 Town Plan for a
balanced residential community. For example, over 13% or
900 units of Lewisboro's ultimate housing stock will be in
moderately high density developments of multi-family or
two-family structures.
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III. COMMERCIAL DEVELOPMENT

During Lewisboro's first period of growth, the Town was an
active farming cemmunity with several small industries and
mills. Throughout the nineteenth century the hamlets were busy
centers providing services to the community's farmers and
workers. As farming and mill operations in this section of
Westchester County became unprofitable and as the City of
New· York embarked on its reservoir construction program, the
Town lost population and a few hamlets disappeared.
The second period of growth, which began in 1920 and continues
today, has been entirely a result of residential development.
Today's commercial development is limited to the types of
business which provide goods and services to a local
residential population. The one exception to this pattern is
the small area of general businesses located along the railroad
in Goldens Bridge. Here, the direct rail access, since
replaced by convenient access to Interstate 684, provided a
special locational incentive.
Through circumstance and planning, Lewisboro now has four
defined hamlets - Goldens Bridge, Cross River, South Salem and
Vista. The 1973 Town Plan and Plan Map recommended that all
future local business development be confined to these hamlet
centers and not be permitted to spread along roadways and
haphazardly over the landscape. This Plan reaffirms this
policy which has become known as "the hamlet concept".
The 1973 Town Plan also discussed the potential for development
of office, research and light industrial facilities in the Town
of Lewisboro. These types of facilities were then, and still
·should be, considered separate from hamlet business development
because of their potential size and particularly because of
their regional rather than local significance. In 1973, it was
not possible to project when Lewisboro might begin to be seen
by corporations or developers as a reasonable location for
their facilities. Development pressures for such uses were
then being felt primarily in the central Westchester County
corridor along Interstate 287.
in the twelve years since adoption of the Plan, the geograph-
ical range of the demand for sites has increased dramatically.
Most of the prime central Westchester sites have been developed
and recently firms seeking readily accessible locations with a
large enough land area to provide a campus setting have
expanded their search as far north. as Danbury, Connecticut.
Construction of major office facilities by PepsiCo, Inc. and
the IBM Corporation in the Town of Somers indicate that
development possibilities in Lewisboro are now being, or soon
will be, explored very carefully by other firms and developers.
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Based on research summarized in this chapter and on the Plan's
goals and policies, this Plan does not support the establish-
ment of campus commercial developments at any location in
Lewisboro with one exception.- This exception extends to the
land adjacent to.Interstate 684 and Route 22 generally located
between 'Route 138 and the Exit 6A off-ramp. Campus commercial
development is a reasonable use of this land but only if it is
constructed and .operated,so as to comply with'the characteris-
tics and development standards set forth in this Plan. These
descr iptions and standards, discussed in Section C below, are
intended to insure that the residential quality of Lewisboro is
not altered by such development.
A. Existing Facilities

One-half of one percent of Lewisboro's total area of
18,550 acres was occupied by commercial development in
1984. This development covered 101 acres and consisted of
approximately 55 retail/service businesses, 14 automotive
centers, four light industries and 15 professional
offices. With the exception of the light industries,
automobile dealerships and a few specialty retail stores
and restaurants, most of the existing businesses are
oriented to servicing the needs and demands of local
residents. Lewisboro is not the site qf any major
commercial employment center or large retail shopping
magnet.
Due to the location of most businesses alongside the
Town's major roads and in the hamlets, the presence of
commercial development is more evident than the amount of
land area occupied would indicate.
One-half of the land occupied by business uses is located
outside of the established business zoning districts. In
terms of numbers of businesses, though, only 23 of the
Town's approximately 90 commercial operations occupy this
residentially zoned acreage, e-itheras special permtt or
non-conforming uses. Many of· these businesses have been
in existence for a long period of time while others are
uniquely.suited to non-hamlet sites such as the two plant
nurseries and two restaurants which occupy mansions on
large lots. A few uses are located in close proximity to
existing business districts. -
In' 1984, the Lewisboro Zoning Ordinance pro#ided three
local business zoning districts which together encompassed
approximately 129 acres, 0.7% of the Town's total area.
These districts provided for different categories of local
shopping and service oriented business uses from the
intentionally restrictive l-i3t of permitted commercial
uses in the Office/Historic _Preservation OHP District,
through the traditional neighborhood shopping uses of the
Retail BusinessRB District, to a broader list of uses in
the General Business GB District•
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Approximately one-third of business-zoned land is occupied
by commercial establishments. Another one-third falls
into the category "undeveloped". One-half of the remain-
ing third -is occupied by road rights-of-way and
utility/railroad uses and the other half by residential
uses, government offices and semi-public facilities.

The Zoning Ordinance, in 1984, also provided for one
non-local business commercial zoning district. This
district, Office/Research/Light Industry ORL-10,
encompassed 167 acres located along the Interstate 684
corridor in Goldens Bridge. Of the total, 40 acres were
occupied by utilities and road and rail rights-of-way, 16
acres were protected watershed lands and the remaining 108
acres were undeveloped-.

B. Hamlet Business Development: An Overview

1. Level of Development. The importance of a regional
perspective in an analysis of business development
must be emphasized. Most retail uses require a large
population base from which to draw customers as each
business can only reasonably expect to capture a small
share of the total dollars that may be spent in the
marketplace. As a result, trade areas, the geograph-
ical area from which a business is likely to draw
customers, often have little relationship to municipal
boundaries. Factors such as convenience of access,
proximity of other businesses for comparison shopping,
and traditional shopping patterns are of significantly
greater importance than municipal location - assuming
no major difference in local tax structures.

In general, reference is usually made to three types
of business centers: regional/ community and neigh-
borhood .

o Regional Centers. Lewisboro's location in
relation to existing regional centers
(White Plains, Stamford) precludes the possi-
bility of a viable regional shopping center being
constructed within the Town.

This Plan does not envision nor support the
establishment of such a center in Lewisboro.

o Community Centers. While no community center is
located within the Town limits, three nearby
centers (Mount Kisco/Bedford Hills, Ridgefield
and New Canaan) include nearby portions of
Lewisboro within their trade area. For Lewisboro
residents, these three centers are the nearest
locations for finding a broader range of retail
goods and services than are available within the
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Town limits and they now provide a reasonably
high level of service. When consideration is
given to the plans for future development of
these centers by the communities in which they
are located, it can be concluded that each will
continue to serve a strong community center role.
It is therefore unlikely that any of the existing
neighborhood centers in Lewisboro would expand to
the size of a community center as a result of
normal market forces.

This Plan does not support such expansion within
the Lewisboro hamlets.

o Neighborhood Centers. Three of the four
Lewisborohamletsare served by a neighborhood
center located in the hamlet. Each of these
centers contains a supermarket, drug store, and -
upon completion of the proposed expansion of
Oakridge Common in Vista - banking services, food
services, a small range of miscellaneous retail
goods, personal services and professional
offices. Residents of the one hamlet lacking a
neighborhood center, South Salem, split their
patronage among Cross River, Vista and
Ridgefield, which in this instance can also be
considered to fulfill a neighborhood center role
for South Salem. Scotts Corners in Pound Ridge
and Katonah in Bedford also serve as neighborhood
centers for residents of nearby sections of
Lewisboro.

This Plan recommends that Goldens Bridge, Cross
River and Vista hamlets be maintained as neigh-
borhood centers. The Plan also provides for the
development of a small neighborhood center in
South Salem in response to Town growth. Such a
center could strengthen the hamlet but only if
designed to complement and enhance the existing
character.

Table 16 "Potential Demand For Hamlet Business
Development", summarizes the findings of "Planning
Analysis 2: Commercial Development", July 1982, with
regard to identification of the development potential
of local business areas. If Lewisboro were to be
fully developed in accordance with the zoning regula-
tions in place in 1981, the ultimate population of
the Town could support 1.4 million square feet of
business floor area. However, in accordance with the
policies of this Plan, much of the future demand for
retail and business services by Lewisboro residents
will be met outside of Lewisboro as it is now.
Therefore, the ultimate demand could better be
described as supporting a range of business floor area
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Table 16
Town of Lewisboro

POTENTIAL DEMAND FOR HAMLET BUSINESS DEVELOPMENT*

On
O

Type of Development

Retail

Professional
office and personal services

Other commercial uses

Total

Potential
Floor Area
Which Can Be Land Area
Supported Required**
(square feet) (acres)

1,049,900 120

Potential
Floor Area

To Be Provided
Locally

(square feet)

600,000

Land Area
Required**
(acres)

69

210,000

140,100

1,400,000

24

16

160

120,000

80,000

800,000

14

9

92

'Estimated demand generated by Lewisboro's ultimate population as projected under full
development of the Town in accordance with zoning in place in 1981.

**Assumes 0.20 floor area ratio (i.e., 20% coverage with one story buildings,
10% with two, or some combination thereof).

SOURCE: "Planning Analysis 2: Commercial Development", July 1982, Town of Lewisboro
Planning Board



in Lewisboro. The high end of the range would be 1.0
million square feet if most demands were to be met
locally while a low end of 600,000 square feet would
be required if only convenience goods and services
were to be provided in Town.

This Plan supports a level of local business develop-
ment which would meet the low end of the estimated
demand range. Based on general land use standards,
this development could be expected to occupy 92 acres
of land. In 1981, approximately 70 acres were being
utilized for the provision of locally-oriented
business services - 38 acres within the four hamlets
and 32 acres at other sites within Lewisboro. Although
many of the existing hamlet business sites have the
capacity for building expansion, a conservative
approach suggests that a minimum of 22 acres should be
provided for future commercial development in the
hamlets.

The Town Plan Map translates the conclusion of this
analysis into spatial land use recommendations. Two
categories of hamlet commercial use are designated on
the Plan Map - Hamlet Business and Hamlet Local
Office.

Hamlet Business areas are intended to be the site of
all types of locally-oriented business services
including retail stores, personal services, offices,
restaurants and trade services.

Hamlet Local Office is a much more restrictive
category. The appearance of these areas is to be
maintained as residential. Therefore, the
construction of new buildings designed for commercial
use should not be permitted. The type of
non-residential use which could be allowed would not
require high customer turnover, good visibility from
public roads, nor a large parking area. Small office
operations, art galleries and antique stores are
typical of such uses. Residential uses would continue
to be appropriate.

These two local business categories differ from the
two categories which were shown on the 1973 Plan Map.
At that time, one recommended land use category was
General Business/Office/Warehouse. The policies of
this Plan do not support the establishment of new uses
of these types as they are generally not locally
oriented.

The Retail/Service/Local Office category of the 1973
Plan is essentially the same as the present Hamlet
Business classification. However, in accordance with



a Plan objective to refine the land use .recommenda-
tions for the hamlets, key areas of the hamlets which
can not support typical commercial development without
alteration of existing desirable character and
appearance are now shown to be limited to the
restrictive Hamlet Local Office category of land use.

Approximately 120 acres of land are designated for
hamlet commercial use on the Plan Map - 95 acres for
Hamlet Business and 25 acres for Hamlet Local Office.
Of the total area, 52 acres are now occupied by com-
mercial uses, 14 acres not of a local nature.
Undeveloped land encompasses 27 acres with the
remaining area split between road rights-of-way or
utilities (16 acres) and other uses including residen-
tial (25 acres). Future business development can take
place through new construction on undeveloped land,
expansion and greater density on existing commercial
properties and conversion of other uses to business
use.

The area provided for future local business expansion
is larger than that recommended by the preceding
analysis for several reasons. These include:

o Recognition that designated business use land is
often occupied in part by other types of uses
such as churches, public facilities and
residences. This existing characteristic can be
expected to continue and is supported by this
Plan's policies which call for an appropriate mix
of uses in the hamlets.

o The limitations of the Hamlet Local Office areas
on commercial development. The concept for these
areas is to maintain a residential character
while allowing for a land use mix of low
intensity non-retail type businesses,
residences, churches and public facilities. As a
result there will be significantly less
commercial development per acre than will be
possible in the Hamlet Business areas.

o The existence of a vacancy rate for business
property.

o As the local population grows it will be capable
of supporting more specialized businesses and a
greater level of competion.

2. Development Standards. Although each of Lewisboro's
hamlets has a long history, the commercial centers are
probably far from being considered mature develop-
ments. Continued growth in the region will lead to
some expansion of businesses consistent with the level
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of development discussed above. The Town now has the
opportunity to shape the configuration, appearance and
location of this future growth.

The appearance of the hamlets is of great importance
to the Town as a whole because of the obvious
visibility of business areas. Chapter VI addresses
guidelines on visual appearance, circulation and site
development standards which should be implemented.
The flow and safety of traffic in the hamlets is also
a critical concern. Recommendations on improvements to
the road network and property access points are
discussed in Chapter VII.

The existing business district zoning regulations
could better implement the policies of this Plan with
several amendments. Topics which should receive con-
sideration include:

a. Building Height. The maximum building height
requirements (2 stories/25 feet in RB, 4
stories/45 feet in GB) are inappropriate. A
change to 2 stories/30 feet in both districts
would bring the regulations more in line with
existing conditions.

b. Site Coverage. At present, unless a potential
commercialdevelopment site is adjacent to a
residential zoning district, an owner could pro-
pose to practically fully cover the site from
property line to property line with building,
parking areas and driveways. The only constraints
to total coverage are a landscaping requirement
for parking lots and possibly the need for an
on-lot sewage disposal field. To ensure that some
green areas, open or landscaped, will remain on
each site, a standard should be adopted that no
more than, at most, 70% of a lot's area can be
covered by building, parking areas and driveways.

c. Hamlet Local Office. A new zoning district should
be established to implement the Hamlet Local
Office land use concept as set forth in this Plan.
The new district should have a purpose of protect-
ing the existing character of the land and build-
ings it encompass.es. Single-family residences
should be a principal permitted use.
Appropriate, defined local office uses should be
allowed in existing buildings subject to
limitations on traffic generation, commercial
appearance and location of parking facilities.

d. Permitted Uses. The list of permitted uses
allowedIneach business district should be
reviewed for consistency with this Plan's policies
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and for general updating. For example, more
detailed controls should be developed for some
uses (e.g. gasoline stations and fast-food
restaurants) while other uses should be added
(e.g.. residential uses) and still others deleted
(e.g. manufacturing).

Campus Commercial Development; An Overview

1. Characteristics. Campus commercial development is
considered by this Plan to be a specific type of
development which features a sizeable building or
group of buildings along with necessary parking facil-
ities surrounded by wide areas of open space
consisting of undisturbed vegetation or landscaped
areas. The actual use conducted in the building
should not be discernable from off-site. Most typical
would be office use although research facilities,
light industrial operations and conference or hotel
centers could potentially be designed to meet the
primary characteristics. Based on a review of exist-
ing developments and zoning controls in the region,
these primary characteristics are:

a. Use of Land. Typically, 5% or less of the total
site area of such a development is covered by
buildings. The land used for required accessory
parking facilities usually encompasses less than
15% of the total land area. Combining these two
figures indicates that often more than 80% of the
land is left in an open state, either undeveloped
or landscaped.

It is due to these land use characteristics that
campus commercial facilities are considered to
contribute to the preservation of open space
within a community.

b. Relationship to Existing Adjacent Residential
Areas. The application of strict municipal regu-
lations on site coverage, building height,
building appearance, landscaping and buffering to
campus commercial facilities can prevent such uses
from having a significant impact on adjacent
residential areas and allow the two different
types of land use to co-exist.

c. Impact on Natural Environment. Effective
municipal controls on site coverage, wetlands
alteration and disturbance of steeply sloped land
substantially reduce the risk of serious damage to
the natural environment resulting from develop-
ment. Most environmental aspects can only be
reasonably considered through an evaluation of a
specific development proposal on a specific site.
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Sound planning dictates that no final approval for
any large-scale development be granted until after
a detailed environmental impact analysis has been
conducted and evaluated and appropriate mitigation
measures have been identified and committed to by
the developer. Anticipated water use and sewage
disposal requirements require evaluation by appro-
priate agencies.

If the extent of projected environmental
disturbance was found to exceed an acceptable
level, a proposed development should not be
approved, regardless of the degree of compliance
with all other regulations and standards.

Zoning regulations should provide for the
exclusion of land with very severe development
limitations (i.e. wetlands and steeply sloped
land) from the calculation of maximum permitted
coverage and floor area.

d. Traffic. Obviously, the impact of a campus
commercial facility, particularly an office
complex, on traffic flow can be substantial. It
is critical, therefore, that careful attention be
paid to the adequacy of the primary access roads
and the potential impact on regional traffic
levels and patterns. Approach roads should be
able to accommodate the additional demand and be
located so as to provide direct routes to a
regional highway such as an Interstate.

Many traffic mitigation measures can be required
by a municipality as part of its approval of a
development if justified by an environmental
impact review.

e. Impact on Residential Development. Studies of
campus commercial facilities have found that the
location of employee residences is distributed
over a wide area. The pressure for additional
residential development within Lewisboro in the
event a major office facility were to be
constructed in Town would probably not be major.

Sizeable increases in the locally based workforce
may well, however, increase the demand for such
housing in the region. This will be a likely
result of the construction and opening of the
PepsiCo and IBM facilities in the Town of Somers.
Lewisboro, as a very attractive residential
community, will undoubtedly feel the pressure for
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increased residential construction as a cumulative
effect of the scale of office development in total
throughout central and northern Westchester.

f. Impact on Hamlet Business Areas. The impact that
the employees of campus commercial facilities have
on local business areas is considered to be minor.
Most complexes of this type are self-sufficient,
providing in-house cafeterias and some personal
services. A municipality may implement measures
to discourage, encourage or require such accessory
uses. Depending on the direction pursued, local
businesses may feel an impact in the area of
worker-related services such as restaurants and
banks.

g. Tax Generation and Town Costs. Campus commercial
development has been repeatedly shown to return
the highest net revenue to a municipality (local
taxes paid less costs of local services provided)
of any type of land use. This is due to the high
assessed value of this type of development and the
lack of public services usually required.

The primary economic advantage of campus commer-
cial development lies in the cost of public
education. The largest individual item to which
property taxes are devoted is the public schools.
As discussed above, any influx of school children
caused by a new office development is much the
same in surrounding communities as it is in the
town and the school district in which it is
located. There is, however, an increase in tax
revenues received by the school district in which
the development is located.

Property developed as campus commercial will be
served by fire and police protection and by
streets, just as property developed for any other
purpose. Fireproof construction is customary in
such developments with the result that the demand
on local fire departments is likely to be lower
than would otherwise result from residential
development with conventional frame construction.

A primary concern with respect to police
protection is whether it would be necessary to
assign officers to traffic duty at entrance drives
during peak commuting hours. Most developments of
this type do not require such service. A
consideration of a municipality's initial review
of a project could be to insure that police
traffic service will not be required.
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A remaining matter of importance is the necessity
for capital improvements such as street improve-
ments, possibly including traffic signals, and
water and sewer facilities. Most existing campus
commercial uses in the region have met the cost of
such" improvements and facilities at their own
expense with no capital cost incurred by the
municipality. Such an approach avoids burdening
residents with costs which would otherwise be
unnecessary.

The establishment of a limited amount of campus
commercial development in Lewisboro would have several
potential advantages or benefits for the Town. As
discussed above, these include: a broader tax base
which would provide residential property owners some
relief from the property tax levels which would other-
wise be incurred; the establishment of attractive,
permanent open space areas; and a lesser long-term
need for provision of Town and school district
services than would be required by other types of
development.

The above discussion of characteristics also
highlights that this type of non-residential develop-
ment can potentially produce significant disadvantages
which, unless dealt with and resolved before approval,
could alter the quality of life in Lewisboro and
conflict with achievement of the Plan's major goals.
These dangers include: an increase in peak-hour
traffic levels, increased demands on water supplies,
conflicts with adjacent residential areas and loss of
important natural features.

2. Development Standards. The following standards are
established to provide detailed guidance for the Town
in evaluating any request for permission to construct
a campus commercial development. They should also be
used to redraft the Office/Research/Light Industry
ORL-10 District regulations of the Lewisboro Zoning
Ordinance. In both applications, the standards are
intended to supplement the Plan policies listed in
Chapter I, not to supplant them:

a. Total Land Area. The total land area occupied by
campus commercial facilities should not exceed
approximately 1% of the Town's total
area - approximately 200 acres.

b. Size of Development Area. Any specific area which
Is to be developed For campus commercial uses
should encompass one or more lots totaling at
least 50 acres. Smaller development areas could
not be adequately buffered from adjacent
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properties nor would they provide the preservation
of open space recognized as a benefit of this type
of development.

c. Size-of Project Site. Individual project sites
within the 50-acre minimum designated campus
commercial area should be at least 20 acres in
size.

d. State Highway Access. Campus commercial areas
must have safe direct access to a state highway
which must be capable of handling the additional
traffic without requiring improvements to be made
at Town expense. Open access connections to Town
roads shall not be permitted.

e. Site Coverage, Floor Area Ratio and Building
Height^Coverageolasitebybuildingsshould
not be permitted to exceed 7% of the total lot
area. Buildings, parking lots and driveways
combined should not cover more than 20% of the
total lot area. Adherence to these standards will
allow large areas of each site to be attractively
landscaped or to remain undisturbed, protecting
natural land formations and buffer areas.
Consideration should be given to the use of a
"net" land area, as discussed below, in the
calculation of maximum permitted site coverage.

The permitted floor area ratio (the gross floor
area of all buildings on a lot divided by the area
of the lot) should be no higher than 0.20 provided
that the calculation of this ratio is based on a
"net" land area which includes no more than
one-quarter of the area of all wetlands and
steeply sloped land on the lot. The explicit
recognition of severe development limitations in
Lewisboro's land use regulations is a policy of
this Plan.

Maximum permitted building height should be
established at 35 feet above finished grade to the
top of the structure at any point with no direct
limitation on number of floors.

f. Perimeter Buffer. The perimeter of development
areas must be substantially buffered from all
adjacent residential areas. A setback of 300 feet
for site improvements from common property lines
with residential-use lots should be maintained
with this distance increased or decreased depend-
ing upon the terrain of the land and the extent of
existing tree growth.
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g. Environmental Performance Standards. Development
proposals should be capable of complying with
appropriate environmental performance standards.
For example, the following potential impacts
should be evaluated:

(1) Traffic generation.

(2) Truck movements.

(3) Noise levels.

(4) Emissions and pollutants.

(5) Vibration, heat and electromagnetic inter-
ference .

(6) Hazardous uses and activities.

(7) Visual intrusion.

(8) Water usage.

(9) Sewerage disposal.

If impacts in one or more of these areas cannot be
mitigated effectively for a proposed use, that use
should not be permitted.

Several categories of commercial development could
not comply with environmental performance
standards appropriate for a low density
residential community. These include, by way of
example only, warehousing, trucking terminals and
heavy manufacturing.

D. Recommended Development Pattern

1. Hamlet Business Areas. The Plan reaffirms the five
factors identified by the 1973 Plan to be used to
guide the future development of the hamlets. These
factors are:

o Relationship of the hamlets to existing
regional and community commercial centers.

o Relationship of the hamlets to roads,
residential density and utility systems.

o The business and service needs of the present
and future residents of Lewisboro.

o The existing pattern and characteristics of
land use.
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o Site capacities and characteristics in terms of
physical features, traffic circulation, parking
and loading space, setbacks, landscaping and
buffer areas.

Each of the four hamlets warrants recognition as a
unique place serving special functions. This Plan
recommends that these characteristics be identified
and enhanced or protected as appropriate. The land
use recommendations for the hamlets incorporate these
special roles. At all locations, major emphasis must
be placed on appearance, quality of design, and the
incorporation of up-to-date site development
standards. These features are discussed in Chapter VI
"Community Character and Appearance".

a. Goldens Bridge. The three business areas of
Goldens Bridge are separated by Interstate 684 and
the Route 138 overpass. The highways are
significant impediments to planning for a Goldens
Bridge hamlet. But with careful planning and with
adherence to consistent design principles and
objectives in each of the three areas, the image
of a cohesive hamlet center, albeit split in
three, could evolve. To succeed, each piece must
receive detailed attention.

Lewisboro's only developed general business area
is located in Goldens Bridge along the west side
of the Metro-North rail-line. Traffic access to
the six main business operations is poor and
expansion possibilities are limited. The major
portion of this neighborhood consists of approxi-
mately 40 residential buildings, one church and a
community house all located immediately west of
the business area, practically surrounded on the
other three sides by New York City watershed land.
As discussed in Chapter VI, this residential area
should be protected. No presently non-commercial
property should be permitted to convert to a
commercial use. Two lots south of North Street,
now classified for general business use by the
Zoning Ordinance, contain large old buildings.
These lots are included in the Hamlet Local Office
land use category by this Plan. The Local Office
designation is intended to establish an effective
buffer use between the general business area on
one side of the large buildings and the
residential area on the other.

In the northeast corner of Anderson Lane (old
Route 138) and Route 22 is a small area recom-
mended for Hamlet Business. Although much
smaller, this area now exhibits many of the same
building characteristics of the non-commercial
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area of Old Goldens Bridge. The restoration and
use of the existing buildings should be encouraged
while any new construction should be designed to
relate to the existing buildings' scale, massing
and directional expression.

South of Route 138 is the Goldens Bridge shopping
center, a one-story building of 32,000 square feet
of floor area. The existing center with parking
area occupies four acres of land. As the
population of Goldens Bridge grows, there will be
a need for additional retail and service
businesses as well as office space for locally
oriented businesses and professionals. This site
is the logical location for this expansion and the
Plan Map shows a future business area occupying
approximately 10 acres.

The redevelopment of the Goldens Bridge shopping
center represents an opportunity to further
strengthen the hamlet and to establish the sense
and image of a neighborhood center. Commercial
development on this site must be designed to
compliment the community it is intended to serve.
New construction should relate to the building
design and scale characteristics of the other two
parts of the hamlet center discussed above so as
to promote cohesiveness. Establishment of a
public common bordered by buildings would provide
an entry from the community to a business hub in
contrast to the existing shopping center building
which stretches out linearly along Interstate
684. Pedestrian access, visual appearance and
landscaping to reduce the image of large parking
areas are also important design concerns.

Cross River. The center of the Cross River
hamlet extends along Route 35 from west of Route
121's south leg toward Bedford to east of Route
121's north leg toward North Salem. The main
commercial area is located at the intersection of
Route 35 and the north leg of Route 121. A
smaller business area is located at the other
Route 121 intersection.

Cross River Plaza, a two-level shopping center
with 72,000 square feet of floor area, is the
largest commercial building in Lewisboro. A
substantial proportion of the center was vacant in
late 1984. Additional commercial properties are
located on the nearby frontage of Route 121 and
Route 35. Safe driveway access, pedestrian move-
ment and overall appearance will continue to be
major planning issues as this Hamlet Business area
develops.

91



The western end of the Cross River hamlet is
designated an area of special character by this
Plan. Included in this area is a small Hamlet
Business section, nearly fully developed, consist-
ing of the Fifth Division Market and Yellow Monkey
Village, and a group of properties along Route 35
recommended for Moderate Density Residential or
Hamlet Local Office. As discussed in Chapter VI,
the Hamlet Local Office designation is proposed to
provide an economic incentive for preservation of
key structures and to expand the range of
professional services available within the hamlet
to local residents.

c. South Salem. The South Salem hamlet center is
located along Spring Street and Main Street
between Lake Shore Drive on the south and the
municipal center on the north. The entire area is
included within the South Salem area of special
character and the preservation of the present
character is an objective of this Plan.

Unlike the other three hamlets, the center is
located away from State roads and fronts on Town
roads. Commercial operations are few in number,
in fact, much fewer than the number of businesses
that operated in South Salem many years ago. The
municipal center consisting of the Town House,
South Salem Library and South Salem Post Office
establishes an important public focal point,
unique to this hamlet.

The several small buildings, now mostly used as
residences, which line the west side of Spring
Street north of the Salem Market across from the
Presbyterian Church, have long been considered
business properties. This Plan recommends that
any new non-residential use of these buildings be
limited to the type envisioned by the Hamlet Local
Office designations.

One approximately five-acre tract of land located
southeast of the Salem Market, including the
Market site, is identified by this Plan as
suitable for Hamlet Business use. Development on
this site must be in keeping with the hamlet's
established character and maintain a separation
between the hamlet and Route 35.

<•*• Vista. The Vista hamlet center extends along
Route 123 from generally the Oaktidge condominium
development on the north to Tommy's Lane on the
south. The land area included within the 1984
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zoned business districts will be adequate to serve
the hamlet's needs into the future. It is
designated by this Plan for Hamlet Business use.

The appearance of this business area has been
improving over recent years as existing businesses
expand and work continues on the renovation and
enlargement of Oakridge Common, the hamlet's
shopping center which occupies a 10-acre tract of
land. Planning efforts should continue to be
directed at encouraging a higher level of site
design, safety and overall appearance. Special
attention must be given to the establishment of
effective buffers between commercial uses and
adjacent developed and undeveloped residential
areas.

A second Vista Hamlet Business area is located in
the northeast corner of East Street and Route 123.
Upgrading of these properties should be required
when the businesses expand.

Campus Commercial Areas. Application of the campus
commercial development characteristics and standards
to land in Lewisboro limits consideration of potential
sites to property lots located adjacent to the only
limited access highway in the Town, Interstate 684.

Lots located to the west of 1-684 fall into one of
three categories - New York City watershed land,
general business uses in Old Goldens Bridge or public
utility use. The only large tract of undeveloped
non-watershed land consists of approximately 20 acres
located at the southern end of the corridor. Although
now included in the ORL-10 Zoning District, the lot
has no access except from 1-684. A reasonable use of
the site could be public utility facilities similar to
the electric substation located on an adjacent lot.
This site has been discussed as a location for a
regional refuse transfer station.

Existing property lot and zoning district configura-
tions to the east of 1-684 along Route 22 are shown on
Figure 9, "ORL-10 District". The six non-watershed
lots located in the ORL-10 District were recommended
for Office/Research/Light Industrial uses by the 1973
Town Plan. Identified as lots 1 through 6 on Figure
9, these lots are undeveloped.

A review of this corridor results in two findings.
First, two small land areas, lot 6 located between
1-684 and Route 22 south of the Exit 6A off-ramp and
lot 5 located on the east side of Route 22 south of
the Exit 6A ramp, do not meet the campus commercial
area development standards. Commercial development on
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these small lots could not be effectively buffered and
could produce an appearance of scattered roadside
commercial use, a direct conflict with several goals
and policies of this Plan. Residential development of
these sites, consistent with the surrounding recom-
mended density pattern, would best implement the
Plan's policies. Second, the 76-acre land area of
lots 1 through 4 located east of Route 22 beginning at
the southern edge of the Goldens Bridge shopping
center and extending south to the New York City
watershed land near the Exit 6A ramp is capable of
meeting the 50-acre minimum campus commercial area
development standard.

East of the present ORL-10 District corridor are
located two undeveloped tax lots with a combined area
of 55 acres. These interior lots, identified as lots
B and C on Figure 9, do not have direct access to a
State highway. To the north of the ORL-10 District is
located an area of approximately 28 acres that is
undeveloped. This land, identified as lot A, is now
part of the same tract of land containing the Goldens
Bridge shopping center.

In total, the undeveloped area described above - part
of the present ORL-10 corridor consisting of four lots
(76 acres) plus the two easterly adjacent lots (55
acres) plus a portion of the northerly adjacent lot
(22 acres) - encompasses 153 acres. Dependent on two
objectives being met, one or more campus commercial
development sites could potentially be established in
this area.

The first objective is protection of the key natural
areas which are recommended for preservation on the
Town Plan Map. Most of this land area has severe
development limitations. One major stream corridor
crosses the mid-portion of the corridor and all of the
lots encompass land with slopes over 25%. Planning
for development must be done on the basis of the
entire area so as to allow construction which would
not destroy the natural topography or stream corridor
and which would preserve wide natural buffer areas
within these lots along their perimeter where they
adjoin residentially-zoned properties.

A second objective is maintenance of the interior
lots, B and C, as natural buffer areas. The area of
these lots could only be included in calculating the
permitted development scale of a campus commercial
project if the bulk of construction took place on the
Route 22 frontage lots and all access was limited to
connections to Route 22.
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The Town Plan Map recognizes the campus commercial
development potential for this section of Lewisboro.
Of all areas of Town, only this tract can provide
direct access to regional highways without affecting
residential areas. The area has also long been
recognized as appropriate for such development.
However, Plan policy requires that an independent
determination be made in the future that any specific
development proposal for this land can meet all of the
standards set forth in this Plan.

The Campus Commercial land use category shown on the
Plan Map should be implemented by an appropriate
zoning district that reflects the standards
established in this Plan. The present regulations of
the ORL-10 District are not sufficient and require
amendment.

No other section of Lewisboro warrants designation on
the Town Plan Map as a potential development area for
campus commercial uses.
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IV. OPEN SPACE AND RECREATION

The rolling hills and numerous lakes of Lewisboro along with
heavily wooded areas and scattered open fields crossed by
streams provide an exceptional, and relatively rural, environ-
ment for the Town's residents. The character of the Town's
setting may be appreciated even more when considered in
perspective with the surrounding growth in Westchester, Putnam
and Fairfield Counties.

A major goal of Lewisboro's planning efforts since 1970 has
been the preservation of this quality of the natural environ-
ment. This Plan expands that emphasis in recognition of the
critical period of development which will be facing the Town
over the next several years. The key element in maintaining,
and perhaps enhancing, the present character of Lewisboro is
the preservation and protection of open space lands.

A. Definition of Open Space

In 1984, only 34% of Lewisboro's total area was classified
as developed. Of the remaining area, 19% was identified
as "open space" and 4% as water surface. The largest
component of the Town's area, 43%, was properly termed
"undeveloped".

The difference between "open space" and "undeveloped" land
is that in order to be termed open space, a decision has
been made to dedicate or reserve the land for recreational
purposes or for conservation, aesthetic or passive use.
There is no such commitment on "undeveloped" land and,
absent that, it can be assumed that the land, or portions
of it, will eventually be developed for some other use.

In this Plan, committed open space includes the following
classifications of land:

o public parks and preserve areas,

o land owned by semi-public and public organizations
for conservation and open space purposes,

o land held for protection of public water supply
facilities,

o land set aside in the approved design of conservation
subdivisions as areas not to be built upon except for
recreational uses,

o land protected by easements which restrict the use
and development of the property to passive recreation
or unaltered natural conditions,
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o portions of public school properties used for
recreational facilities or left in a natural state,
and

o private, recreational facilities.

B. Functions of Open Space

Open space serves three important functions for a
community:

o the maintenance of natural processes or conservation,

o the provision of recreational opportunities, and

o the establishment of a community image and a visually
pleasant landscape.

Preserving land for conservation purposes is, in many
instances, not only a matter of maintaining ecological
equilibrium but of economic importance. For example, a
ten-acre wetland can accommodate as much as three million
gallons of water in a one-foot rise. If the wetland is
filled in, the water would have to be provided for else-
where. It is much less expensive to utilize appropriate
existing wetlands in their natural state than to provide
man-made facilities for water drainage. Maintenance of
certain critical areas in their natural state can also
help avoid flood hazards and protect and maintain ground
water supplies. In addition, the preservation of natural
vegetation on steep slopes can prevent erosion problems
and help protect water quality.

Recreational opportunities in Lewisboro include the
active-use facilities in the Lewisboro Town parks and
larger recreational areas such as the Ward Pound Ridge
Reservation which can serve a wide variety of uses through
each season of the year. Private recreation facilities
such as the lake community associations contribute to the
total range of available recreation.

Community appearance is primarily established along the
major roads in Lewisboro and through vistas of stream
valleys, ridge lines and hilltops. The edges and dominant
physical features seen from the roadside can either
establish or remove a sense of natural environment and
openness by enclosing and defining development so as to
prevent a continuous unattractive sprawl. The maintenance
of green belts along roads and stream corridors are
particularly useful.

In the past, private choice and natural features which
pose severe development limitations have prevented wide-
spread development along many of Lewisboro's major roads.
With the increasing pace of development, the sense of
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compatibility or balance between developed areas and the
natural environment can now probably only be retained if
the appropriate regulations on land use are in place.
These may include density definitions, special setbacks,
restrictions- on tree removal and maintenance of open
fields.

The preservation of open space is, to a large degree, the
preservation of the character of a low density residential
community such as Lewisboro. Open space, if included as a
major design component in town development, can provide
for the continuance of an intimate connection between the
natural environment and the people of the Town. Open
space preservation must take place while there is still
open space to preserve. Open space planning seeks to
preserve the land which will be needed for open space in
the future because once development occurs, the open space
can no longer be retrieved.

Existing Open Space and Recreation Facilities

Lewisboro has not only a large amount of committed open
space but a diversified mix of types of open space. As of
October 1984, over 3,500 acres of the Town's total area
fell into the category of "open space" as it has been
defined above. An additional 851 acres consisted of
surface of water bodies.

Of the total open space land, public park land available
for active recreational use comprised 1,454 acres or 42%.
An additional 212 acres (6%) are also active recreational
lands although they are maintained in private ownership.
Conservation land to which the public has been granted at
least limited access encompasses 814 acres (23%). The
remaining 1,023 acres (29%) of open space lands are owned
and maintained for protection of public water supply or
critical environmental areas and have restricted public
access.

Table 17, "Open Space and Recreational Lands," shows that
committed open space land in Lewisboro increased by 26%
between 1972 and 1984. Both Town-owned park land and
privately-held conservation lands increased substantially
over the 12-year period. As recommended in the 1973 Town
Plan, two additional sites were acquired for use as active
recreation Town parks to supplement the original Town Park
on Route 35 and to provide increased opportunities for
residents in Goldens Bridge and Vista/Lake
Kitchawan/Lewisboro. Construction of playing fields and
courts in the 43-acre Fox Valley Park and 32-acre Onatru
Farm Park began in 1983. The Town also acquired 71 acres
of passive use conservation oriented land and a 117-acre
parcel on Route 138 which can be developed to meet future
needs of the Town's residents.

99



Table 17
Town of Lewisboro

OPEN SPACE AND RECREATIONAL LANDS
1972 and 1984

(acres)

1972* 1984**
Category

Town Facilities:

Recreation Parks
Conservation Preserves

County Parks

Reservoir Watershed Lands

Conservation Lands:

Conservancy Group Holdings
Section 281 Subdivisions
Easement Lands

Private Recreation

Katonah-Lewisboro School District

Recreation Facilities and
Open Space

Total Open Space and Recreational Lands

Subtotal

55
71

98
0

NA

Total

126

1,215

985

98

Subtotal

147
262

365
189
63

Total

409

1,217

960

617

257

90

2,771

212

90

3,505

*Source: "Open Space and Recreation - Preliminary Planning Study"
Town of Lewisboro, September 1972.

**Source: 1981 Land Use Survey Prepared by Frederick P. Clark
Associates, updated to October 1984.
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Lands under the sponsorship of conservation groups
contributed the greatest increse of any single open space
category with a 12-year increase of 267 acres. The new
conservation parcels include areas of major wetlands and
steep slopes identified on the 1973 Town Plan Map.
Conservation (Section 281) subdivisions have contributed
189 acres since 1972. Through these subdivisions, several
areas of steep slopes, hilltops and wetlands, identified
on the 1973 Town Plan Map as worthy of preservation, have
been placed in permanent open space lands intended to
remain basically wild. An additional 63 acres are covered
by conservation easements which preclude future develop-
ment. Together, the old and new conservation lands
establish a widespread outline of open spaces that will be
seen in the future as increasingly important for maintain-
ing a rural atmosphere in Lewisboro.

It is significant to note that the increase in open space
conservation lands did not come at any expense to the Town
aside from some reduction of property tax revenues on the
individual lots involved. This reduction may be partially
compensated by an increase in value in adjacent and nearby
residential properties which benefit from proximity to the
permanent open spaces.

Lewisboro is fortunate to have two County parks located
partially within the Town limits. Although designed and
maintained by Westchester County as regional facilities,
their proximity makes them as accessible to Town residents
as the Town parks and preserves. These facilities provide
numerous recreational opportunities and establish a major
element of a protected open space network without direct
cost or administrative responsibilities for the Town.

The reservoir systems located within and adjacent to
Lewisboro have remained essentially stable over the
12-year period. These waterbodies and adjacent watershed
lands provide another unique open space resource for local
residents.

The Waccabuc Country Club remains the single largest
private recreation operation in terms of land area. The
remaining private recreation uses consist of facilities
operated by the several lake community associations which
focus on beach uses and some racquet sport courts. Other
facilities include the Laural Pond Swim Club, the
recreation complex at Oakridge and the indoor tennis
courts in vista. There are no semi-public multi-use
facilities such as a YMCA or Jewish Community Center in
Lewisboro.
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One final major group of recreation sites is the public
school campuses operated by the Katonah-Lewisboro School
District. Each school campus contains some recreation
facilities which, even if access to them is limited,
contribute to the Town's recreational needs.

D. Open Space and Recreation Land Standards

In order to guide public and private organizations when
making decisions with regard to how much open space is
needed or desirable, a number of planning organizations
have formulated open space standards and guidelines. These
standards represent an effort to make generalizations
about the supply of open space that is needed for various
purposes by a population of a given size. In most cases,
they are expressed in terms of acres per 1,000 population.
Table 18, "Open Space Standards," contains examples of
such standards. The range in standards is due in part to
the lack of precise definitions of open space lands.

With 3,505 acres of open space and recreation lands and an
estimated October 1984 population of 10,228 persons,
Lewisboro - in 1984 - had 342 acres of open space and
recreation land per 1,000 population. This ratio exceeds
by far all of the general standards. However, the
reservoir watershed, public school district and private
recreation lands are not necessarily permanently committed
to open space use. If these lands were eventually used
for other purposes, Lewisboro would have 2,243 acres of
open space and recreation lands or 219 acres per 1,000
population. This ratio is also well above the general
standards. When the components of Lewisboro*s open space
system were compared to the general standards, it was
found that each category also exceeded the general
standards.

At the maximum residential development level for Lewisboro
as established by this Plan - and with no increase in
open space and recreation lands - Lewisboro would have a
total of 110 acres of open space per 1,000 residents
(excluding watershed, school district and private
recreation lands). This figure is closer to, but still
exceeds, the standards for total acres of open space.

Much of northern Westchester County and adjacent Fairfield
County in Connecticut has an open space image that, if it
is to be maintained, must be identified and protected by
municipal action in the face of strong development
pressures. Part of the reason for this image is due to
the establishment of open space in several of the commu-
nities that numerically far exceeds the national standards
in addition to the fact that substantial portions of the
region remain undeveloped. From a regional perspective,
the quantity of open space lands in Lewisboro is not
excessive.
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OPEN SPACE STANDARDS

Agency

Total Acres
of

Open Space
per

1 ,000 Pop
Open Space Components
Per 1 ,000 Population Source

Regional Plan
Association (RPA)

RPA and Metropolitan
Regional Council

Tri-State Regional
Planning Commission

Tri-State Regional
Planning Commission

Westchester County 18
Planning Department

National Recreation 90
and Park Association

Clawson1 s Standard 78
Baltimore, Md .

County park

Municipal park

Parkland

Large-scale regional
Neighborhood

Outdoor recreation

County-owned open
space
Municipally-owned
open space

Large parks, forests
& other open space
Urban recreation
areas
Extra open space
(within 1 hour drive
of home)

Reg ional open space
Public park &
Recreation
Private park
Green space

10 acres
or 5% of
total
(which-
ever is
greater)
10 acres*

22 acres

15 acres
12 acres

30 acres

10 acres

6 acres

65 acres

10 acres

1 5 acres

42 acres

14 acres
5 acres

17 acres

2nd Regional
Plan (1968)

—

Outdoor
Recreation in
a Crowded
Region (1973)

—

Outdoor
Recreation
Space

Challenge of
the Land
Charles E.
Little (1968)



E. Recommended Open Space System

The existing 3,505 acres of committed open space are shown
on the Town .Plan Map as recommended permanent open space
land. As described above, portions of this acreage serve
different purposes and provide a range of benefits for the
Town's residents. It is extremely important for the
future of Lewisboro as portrayed in this Plan that all of
this land be maintained in the open space system.

Additional acquisition of land by the Town for the purpose
of establishing more open space parkland is not considered
necessary by this Plan. The three active recreation Town
parks will serve the Town's residents well into the
future. Of course individual site improvements should be
made at each park as determined to be necessary.
Construction of an indoor recreation facility will
warrant serious study. Additional room for expansion of
Town recreation and park services will be available on the
Brownell Estate property in Goldens Bridge for long-term
development.

Open space planning in Lewisboro for the next several
years should focus on protecting two categories of open
space which may fall outside of the presently committed
open space lands. These are:

o Lands which are integral parts of natural systems.
These include critical wetlands; streams and the
adjacent upland buffers which protect their integrity;
aquifers and aquifer recharge areas; floodplains; and
potentially erodible steep slopes.

o Land serving an important aesthetic function. These
include highly visible hillsides and ridgelines; land
immediately adjacent to major roads; natural buffer
areas between different types of land use or levels of
development density; and stream corridor greenbelts.

Land areas with these characteristics have been
identified, in general terms, on the Town Plan Map and are
recommended for protection and preservation.

F. Implementation

Several means are available to the Town to add uncommitted
land areas to the protected open space system. The
following actions are recommended:

o Conservation Development. Section 281 of Town Law
can be used to greater effect as a means of protect-
ing uncommitted land which is part of the Town Plan's
recommended open space system. First, the land set
aside as open space in conservation developments
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should be land shown on the Town Plan Map as warrant-
ing preservation for one or more purposes such as
wetland areas, steeply sloped areas, scenic vistas
and open space corridors. Second, appropriate
legislative action should be taken by the Town Board
to fully implement the provisions of Section 281 and
authorize the Planning Board to require the use of
conservation subdivision design when such use would
achieve Town Plan policies.

o Wetlands Ordinance. Important wetlands and streams
can be maintained in their natural state through
effective use and enforcement of a wetlands
protection ordinance. The present regulatory
authority set forth in the Zoning Ordinance is
insufficient. A new, separate ordinance should
contain a definition of wetlands based on soil type
and vegetation. Development of a priority ranking of
importance of specific wetlands would establish
useful information for decision-making on requests
for wetland disturbance permits.

o Zoning Regulations. Amendments to the Zoning
Ordinance should be made to provide a regulatory
basis for maintaining the recommended open space
corridors along roadways and the recommended open
space buffer areas to be established between
different land uses. These corridors and areas are
shown on the Town Plan Map. Special building set-
backs should be established as well as limitations on
tree removal and maintenance requirements on open
areas.

o Aquifer Protection. Additional research should be
conducted into water resources including the identi-
fication and relative importance of aquifers and
aquifer recharge areas located in Lewisboro. Depend-
ing on the characteristics of these areas, the
development of an aquifer protection ordinance may be
appropriate. In any event, known aquifers should
receive attention during subdivision design and
review.

o Conservation Easements and Subdivision Regulations.
Stream valleys, buffer areas, hilltops, ridge lines
and prominent rock outcroppings identified on the
Town Plan Map can be protected by conservation ease-
ments and sensitive subdivision design rather than
through public acquisition. Efforts should be made
to acquire public trail easements in stream valleys
which would serve to connect existing trail segments
and to link established open space lands.
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Other actions can be taken by the Town to achieve better
protection of the existing open space system and critical
environmental areas. These are:

o Watershed Land Protection. The Town should consider
seeking right of first refusal in the event that New
York City, the First Taxing District of Norwalk, or
the Stamford Water Company ever decide to dispose of
some or all of their lands in Lewisboro.

o Surface Water Protection. Land surrounding
Lewisboro's lakes and reservoirs should be developed
only in ways which do not diminish water quality. In
most situations, Rural Density residential land use,
implemented through low density zoning regulations,
will provide the best protection.

o Ground Water Protection. Ponding of streams in areas
where soil and bedrock conditions favor ground water
recharge can be encouraged in subdivision design and
development. Town regulations should be strengthened
to prohibit or regulate disposal of toxic substances
and pollutants into the ground. Revisions should be
made to the permitted uses set forth in the Zoning
Ordinance so as to confine or eliminate the types of
uses which regularly require or produce such
substances as part of their operation.

o Trail System. The realization of a Town-wide foot
trail system should continue to be pursued. As part
of the system, the Town should seek more extensive
use of reservoir and watershed lands.
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V. PUBLIC FACILITIES AND SERVICES

As the long-range outline for guiding the growth of Lewisboro,
the Town Plan must relate the recommended land use pattern to
existing and anticipated public facilities, services and
utilities. Locational aspects as well as scope or scale of
facilities and services are considered in this Chapter.

A. Town Government

The Lewisboro Town House was constructed about 1860 as a
residence. The Town government moved into the building in
1950. The location in the hamlet of South Salem could not
be improved as it is approximately the geographic center
of the Town which stretches over 12 miles from end to end.
Positioned around the Town House are the South Salem
Library, the South Salem Post Office and the Town Highway
Garage. This complex forms a highly desirable public
common worthy of preservation and enhancement.

Until late in the 1970's, all Town offices were located in
the Town House even though growth of the Town and its
departments had led to cramped quarters. Limited
expansion of the Town House was made and the building was
renovated, but office expansion was directed away from the
public common. The local police department and the Parks
and Recreation Department were moved to another former
residence located on the west side of the hamlet at the
intersection of Spring Street and Route 35. A major
change took place in 1981 when the Building Department,
Tax Assessor's Office and the Planning Department were
relocated to the second floor of the former Alice Lane
Poor residence in what is now Onatru Farm Park. Located
over three miles from the Town House, the annex offices
are isolated from the other Town departments. However,
the available floor area is now adequate and the needed
expansion was accomplished with minimal cost to the Town.

If additional expansion is found to be necessary, the
third floor of the Town House can be better utilized,
especially for storage, and improved use could be made of
the Onatru Farm space. One exception may be the reloca-
tion of the Parks and Recreation Department. As discussed
below, the present offices of the Parks and Recreation
Department in the Spring Street building would be better
utilized in the long term by the Police Department which
now occupies the remainder of the building. However, the
Recreation Department should continue to be in a geogra-
phically central location. If adequate funding becomes
available, consideration should be given to relocating the
department to its own building in the Lewisboro Town Park
on Route 35. Growth in recreation programs will require
additional office space for the Department in any event.
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Another alternate s .- for Town government office use is
the building now occ .jied by the South Salem Post Office.
The volume of mail handled by the post office has already
exceeded the capacity of the building and it is likely
that the post office will eventually relocate. At that
time, so as to maintain the integrity of the public common
and to centralize Town services, the Town should acquire
use of the building for Town purposes. The Post Office
itself should be encouraged to remain in the South Salem
hamlet in a building that relates closely to the area's
special character.

The Town should continue to maintain its community centers
in Goldens Bridge and Cross River. Both of these
facilities are well utilized by community and civic
groups. The Goldens Bridge center is home to the Northern
Westchester Center for the Arts. The equivalent community
house in Vista has been closed due to its deteriorated
condition. The need for a substitute facility in this
section of Lewisboro has been alleviated with the
acquisition of Onatru Farm. The first floor of the former
residence is available for community events or use by
residents. It should continue to be made available by the
Town although the facilities should be improved as funds
become available.

B. Highway Department

The Town of Lewisboro Highway Department operates from a
28-year old building located to the rear of the Town House
and South Salem Library in South Salem. The Department
makes use of approximately two acres of the total six acre
Town-owned tract. Access to the combination garage and
office is provided by driveways connecting with Main
Street and Lake Shore Drive.

One deficiency of the present site, which is in close
proximity to Truesdale Lake, had been its undesirability
as a location for storing road maintenance materials such
as gravel and salt. This problem was alleviated when the
Town acquired property north of the intersection of Spring
Street and Route 35 at the west end of South Salem hamlet
for use as a storage yard. A second problem was lack of
room for storing equipment. This has been partially
addressed through use of garage space at Onatru Farm Park.
The present garage should be adequate to serve the needs
of the Department through 1990, probably longer. Operating
efficiency could be increased with the relocation of the
tool room. Also, there remains a need for two additional
bays.

The size of the Highway Department is not expected to grow
beyond the possible addition of one or two employees. As
demands on the Department continue, the Highway
Superintendent has suggested that it would be more cost
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effective to follow a policy of increasing the level of
contractural services rather than add Town employees and
Town equipment to do all work directly, especially with
respect to one-time special capital projects such as
bridge replacement.

The linear mileage of Town-owned unpaved roads has
decreased from 17 miles in 1973 to 14 miles in 1984.
Significantly, the three miles which have been paved
represent what were both the most expensive road sections
to maintain and the most heavily traveled. The Department
is following a policy of annually identifying those
segments of unpaved road which represent the greatest
maintenance burden and safety hazard for the Town and its
residents. These segments are then reconstructed and
paved.

Although the maintenance cost of unpaved roads in terms of
material and man-hours is much higher than the costs of
maintaining paved roads, there is no need to convert all
gravel roads to paved surface. Many of these roads now
adequately handle very limited traffic. In addition, such
roads are an integral element of Lewisboro's rural
atmosphere.

C. Police Service

The Town of Lewisboro is one of the few Westchester County
municipalities which does not have its own local full-time
police force. In northern Westchester, Pound Ridge, Somers
and North Salem also do not have full-time local forces.
Most other communities have made the determination that
they passed a threshold in terms of population size and
tax base to both necessitate and support a full-time local
force.

In 1984, police services were being provided in Lewisboro
on three levels. The local police force consisted of 7
part-time officers all of whom had received police
training. They operated two Town-owned patrol cars. The
base of operations for the local force is a Town-owned
building on Spring Street near the intersection with Route
35 just west of the South Salem hamlet center.

The State Police established a physical operations base in
the Spring Street building in 1978. With this satellite
office, the State troopers could begin to spend their
entire work shift within the Town. Additionally, in 1977
the Town entered into a 5-year contract with Westchester
County for the assignment of County police officers to
patrol Lewisboro.

If the rate of housing unit and population growth
experienced by Lewisboro over the past two decades is
maintained through 1990, Lewisboro will continue to have a
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total population lower than the present population of
nearby municipalities which have full-time local police
operations with one exception, the Town of North Castle.
Therefore, the commitment of the substantial local funds
and resources needed for the establishment of a full-time
police force is not likely to be required for another
several years. However, the prospects for a full-time
local force should be considered seriously as 1990
approaches.

This Plan recommends that the Town keep the long-term
prospect of a full-time local police force in mind when
making decisions on police protection and resource commit-
ments. For example, the contractural expense for County
police service has climbed substantially since the initial
contract was signed. The point may be reached when the
Town would be better served to redirect this contractural
expense to the local police operation. There are several
possible benefits to such a transfer. First, it would
allow a progressive expansion of the local force in terms
of man-hour coverage provided and resources made available
to the force. The transition to a full-time police force
need not be made at once. Second, a local police force
would be available in and responsive to the community at
all times and not subject to reassignment to other areas
as the County patrols presently are. Third, the reduction
from three to two levels of police operation should
improve overall efficiency and cooperation. The local
police and State Police presently share the same office
building as an operations base which promotes coordination
and allows the local officers to be in daily contact with
the greater resources of the State Police operation.

This Plan also recommends the continuance and encourage-
ment of an active State Police presence in Lewisboro along
with a long-term objective of slow expansion of the local
police operation. Expansion of State Police man-hours
available should also be encouraged. It is essential that
a central operations base for both components of the
police service be maintained. The present structure
housing the police is ideally suited for this role. The
location is at the center of the Town and in a position
where it establishes a visible presence for the public.
The size of the structure should prove adequate to handle
any expansion of the service over the next 10 to 15-year
period. However, any expansion will require the reloca-
tion of the Parks and Recreation Department now also
located in the' building along with the closing of the
first floor conference room for general community use.

The exclusive use of the Spring Street structure for
police operations will allow improvements in the security
and facilities of the building to be made. Also needed in
the near future is the construction of a secure garage to
house patrol cars when not in service.
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D. Fire Protection

The Town of Lewisboro is divided into three fire
districts: -Goldens Bridge, South Salem and Vista. Each
district is served by a volunteer fire department from one
station house. The three existing fire districts provide
a rational division of the Town of Lewisboro to meet
present fire protection needs. Each of the three fire
houses is located on a State highway providing access to
all parts of the fire district. The fire houses of all
three districts are also located in close proximity to the
high value areas of their districts.

No new fire district facilities are likely to be needed in
the future. The taxing authority of the fire districts
has assured that each district has adequate equipment for
present and foreseeable future needs.

A constant problem facing all three fire districts is
access to adequate water sources. Water systems with
mains and hydrants exist in few sections of Lewisboro and
are unlikely to ever be broadly expanded. In light of this
fact, the Town should require the establishment of
emergency water sources for fire fighting purposes in
newly developing areas. New central water systems should
be required to include hydrants. Dry hydrants should be
required to allow water to be readily drawn from existing
or new ponds during emergencies. In other situations,
access should be provided for fire trucks to reach exist-
ing potential water sources such as ponds and streams.
Fire protection should also be considered as an integral
component of the review of new site development proposals
in commercial areas.

One aspect of fire protection which is likely to become a
problem within the next few years is the availability of
volunteers to operate the fire districts. As the
composition of the Town's residents changes, there are
fewer people able to or willing to volunteer their time
and energy. Elements contributing to the problem are an
aging population, the increase in number of household
members who work full-time which reduces the time avail-
able for individuals to spend outside of the home, and the
professional employment background of new residents. The
use of volunteers in fire protection reduces costs
dramatically. Efforts should be made to continue and
encourage local participation. If the decline in number
of volunteers continues, the Town must prepare to confront
the establishment of a paid fire protection staff.

A significant addition to the safety and welfare of
Lewisboro residents came about on January 1977 when the
Lewisboro Volunteer Ambulance Corps began operation.
Originally based in the Cross River Professional Building,
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in 1984 the Corps moved into a new building constructed on
one acre of land leased to the group by the Town of
Lewisboro. The site is behind the Cyrus Russell Community
House on Routes 35/121 in Cross River. This organization
is supported-by members and the community at large through
donations.

E. Schools

One of the prime attractions of Lewisboro for new
residents is the Katonah-Lewisboro School District. Local
realtors report that the reputation of quality in the
school district is well-known by potential home buyers. It
is important to the community as a whole that the school
district continue to provide the Town's residents with
excellent public schools.

The 1973 outlook for the school district in terms of
anticipated growth was dramatically different from today's
situation. The 1982-83 academic year was the ninth year
of declining student enrollment. Where the 1973 Plan
addressed at length the future need for new school
facilities and sites for expansion/ this Plan deals with
the interrelationship of increasing numbers of households,
rising population, and a present trend of declining
numbers of school age children.

1. Existing Facilities. The Katonah-Lewisboro School
District includes the entire Town of Lewisboro, the
Katonah section of Bedford and small sections of both
North Salem and Pound Ridge. The boundaries of the
School District and the locations of the six schools
operated by the District are shown on Figure 10.

The John Jay Senior High School and the John Jay
Junior High School share a site of 108 acres located
on Route 121 just north of Route 35 in Cross River.
This site is centrally located in the School District
and has excellent access.

The Katonah Elementary School was built in 1940 and
originally served grades K-12. The School is located
on a seven acre site in the hamlet of Katonah. This
site is at an edge of the School District. The
smallness of the site in combination with the terrain
would prevent significant expansion.

Of the three elementary schools in Lewisboro, the
oldest is the Lewisboro Elementary School constructed
in 1940 with additions in 1951 and 1960. This School
is located on seven acres of land adjacent to Bouton
Road north of the South Salem hamlet.
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Both Increase Miller and Meadow Pond Elementary
Schools were built in the 1960s and have essentially
the same floor plan. Increase Miller Elementary School
was constructed in 1963 with an addition in 1967 and
is located on 14 acres of land at 'the intersection of
Increase Miller Road and Route 138. It is adjacent to
the Town's 44-acre Fox Valley Park. Meadow Pond
Elementary School was constructed in 1967 and is
located on 15 acres of land on Route 123 which also
includes the School District administration building.

2. Demography and Enrollment Projections. School
enrollment in the Katonah-Lewisboro School District
reached a peak of 3,613 students in the 1972-73
academic year. Since that year, enrollment has
declined by 641 children (1983-84 estimated enroll-
ment), over 17%. Concurrently, between January 1971
and December 1982, 1,023 new residences were
constructed and occupied within the Town of Lewisboro.
Between the 1970 and 1980 U.S. Census dates, the
population of Lewisboro increased by 2,261 persons,
over 34%. The data indicate that the population has
been aging and household size has declined.

Analyses prepared as part of the Town Plan update
process found no evidence to expect enrollment in the
Katonah-Lewisboro School District to significantly
reverse the present trend of decline and to begin
increasing before 1990. Table 19, "Housing Units,
Population and School Age Children", shows that even
though the number of children between the ages of 5
and 19 increased by 325 in Lewisboro between 1970 and
1980, overall enrollment in the District decreased by
232 students. Apparently there was a decline in
school-age children in areas of the school district
outside of Lewisboro or more students are now being
sent to private schools. The projected increase in the
5 to 19 age group will be lower between 1980 and 1990
due partly to nearly one-half of the expected new
residential units to be constructed being classified
as multi-family which have fewer school-age children
residing in them. In summary, the number of
school-age children per housing unit will continue to
decline. (The projection does allow for an increase
in the birth rate.)

In light of the significant demographic changes which
have occurred since 1973 and as a result of a lowering
of the recommended residential density pattern in
Lewisboro as shown on the Town Plan Map, this Plan
projects an ultimate enrollment in the
Katonah-Lewisboro School District of 8,200 children.
This figure is less than 65% of the 1973 Plan
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Table 19
Town of Lewisboro

HOUSING UNITS, POPULATION AND SCHOOL-AGE CHILDREN
1970, 1980 and 1990 ,

Occupied Housing Units
Total Population
Persons per Housing Unit
Population Ages 5 to 19
Population Ages 5 to 19
per Housing Unit

Katonah-Lewisboro School
District Enrollment

1970
U.S. Census

1,813
6,610
3.64
2,276

1.25

3,486

1980
U.S. Census

2,739
8,871
3.24

2,601

0.95

3,254

1990
Projection*

4,079
12,455

3.05
2,728

0.67

*Based on the "1980-90 Lewisboro Housing Plan" which identified 675
new single-family and 665 new multi-family residences to be
constructed; 3.24 persons and 1.14 school children per single-family
residence; 2.10 persons and 0.30 school children per multi-family
residence; straight-line projection of Census age groups plus 6%
growth over ten years in the 5 to 10 years age group.
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projection of 13,000. The 1990 enrollment projection
is 3,000 students, equal to the present enrollment
level.

3. Future School Development. The revised ultimate
enrollment levels described above reduce the need for
the extensive program of land reservation called for
in the 1973 Town Plan. The present land area held by
the school district at the John Jay campus, Increase
Miller School and Meadow Pond School should be
sufficent to house any new construction which may
ultimately be required.

Sewerage Facilities

One topic which repeatedly becomes a concern in all
development, existing and proposed, in a growing area is
the adequate provision of sanitary sewage disposal. Where
large public sewerage systems serving a broad geographical
area do not exist, the potential for new systems being
created is remote. In the 1970s, a planning concept which
called for the installation of small community or private
sewage collection and treatment systems was seen as a
means of allowing denser residential and commercial
development. Since then, however, the costs of construct-
ing and then maintaining a small sewage treatment plant
have risen so high that the installation of such systems
has become unlikely. The primary means of sewage disposal
will continue to be the septic tank and field treatment of
effluent approach or more advanced technology variations
of on-site treatment.

Two community sewerage systems are operating in the Town
of Lewisboro and one additional system has been proposed.
The oldest is the Wild Oaks Sanitary Sewer District in
Goldens Bridge. Its presence has allowed the development
of a sizeable area of multi-family housing and it has the
potential for serving a broader area in proximity to Route
138 and Route 22.

The second system was constructed at the other end of the
Town as part of the utility system for the Oakridge
condominium and commercial development in Vista. This
system may have the potential to serve additional develop-
ment on nearby properties.

A third community sewerage system has been approved to
provide service to the Meadows, a large condominium
development in Cross River. This system will have the
potential to serve development on adjacent properties
including Cross River Plaza.

Development in the remainder of Lewisboro is served by
in-ground septic tank and field treatment systems usually
on an individual lot or building basis. This reliance on
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individual systems has caused localized problems where
soils are not suitable for the systems, development
densities are too high, or disposal areas are located too
close to lakes and streams. A primary objective of this
Plan is to better relate the development limitations of
soils for sewage disposal to recommended residential
density levels. If public improvements in the provision
of areawide sanitary sewage collection and treatment
facilities are not going to be made, then development must
be planned at densities which the land itself can support.

Even without future public sewerage systems, a community
of individual septic systems and single-family residences
on large lots is not necessarily the only future develop-
ment alternative available to the Town. The use of common
septic systems may be desirable in clustered housing
developments. Other types of sewage disposal may also be
possible dependent on the scale and characteristics of
individual projects, especially in combination with the
provision of central water supply.

G. Water Supply

As installation of new public and private sanitary
sewerage systems has become unrealistic, increased
attention is being paid to the provision of central water
supplies. The costs of constructing a central water
system are more manageable than those of a sewage system.
In addition, decreasing the number and location of wells
increases the opportunities for in-ground sewage disposal
systems and for a wider variety of development options.

There are no publicly-owned water supply systems in the
Town of Lewisboro but there are nine major central supply
systems. Four systems were built many years ago to serve
the lake communities - Goldens Bridge Colony, Lake Katonah
Club, Truesdale Lake Property Owners Association and Twin
Lakes. The quality and adequacy of these systems vary and
not all homes in the respective lake areas are connected.
The five newer systems were constructed as components of
residential development projects and include Wild Oaks and
Indian Hill in Goldens Bridge, Oakridge and Soundview Loop
in Vista, and Hunt Farm in Cross River.

Continued maintenance and modernization of the existing
sytems is extremely important. New central systems should
be established or existing systems expanded as part of new
developments when such an approach is reasonable in terms
of density, scale of development, soils limitations and
proximity to existing systems.

Because all of Lewisboro1s present water supply, both
central systems and individual lot wells, is drawn from
ground water, the protection of known aquifers is an
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objective of this Plan. Protection is needed from
contamination and from over-development with ground water
recharge areas left in an open state.

Any land use. which would result in solid waste leachate,
road salt, petroleum, or domestic waste percolating into
ground water should be strictly controlled and, when
possible, prohibited in aquifer recharge areas. All
potential major water users should be required, as part of
the development approval process, to establish a water
level monitoring program for pre-existing wells in the
nearby area. Both of these actions are positive steps
which can be taken to protect existing water sources and
to produce a data base on water resources.

H. Library Service

The South Salem Library, established in 1798, is one of
the oldest libraries in New York State. The existing
library building was completed in 1964 and more recently
expanded on the present one-half acre site between the
Lewisboro Town House and South Salem Post Office on Main
Street. The one-story structure contributes to establish-
ing a public common of Town facilities.

The South Salem Library has approximately 25,000 books,
magazines and pamphlets in its circulating collection. It
is a member of the Westchester Library System which
provides considerable assistance to member libraries and
Westchester residents who utilize them. A major portion of
the South Salem Library's operating funds are provided by
the Town of Lewisboro.

The present library structure is located in the geograph-
ical center of Town. Although it is several miles from
the Goldens Bridge and Vista hamlets, the concept of
branch libraries is not considered a cost-efficient or
necessary service-oriented move today. Residents of these
two hamlets have an option of using the larger Katonah and
New Canaan Libraries respectively.

I. Refuse Collection and Disposal

There are two aspects to the refuse or solid waste
problem: collection and disposal. Refuse collection is
generally considered to be a local problem and can be
accomplished by either the Town or individuals contracting
with private collectors or by a municipal collection
system. Refuse disposal has become an increasingly
difficult and complex operation which can most adequately
be handled by an inter-municipal, county or regional
system.
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Lewisboro is one of approximately seven towns in
Westchester County which do not have some type of
municipal involvement in the refuse collection process.
Generally these towns are too sparsely settled to make a
municipal collection system cost effective in terms of
initial capital outlay and continuing operation.
Lewisboro's refuse is cleared by private collectors who
contract with individual homeowners or homeowner associa-
tions for their service.

In 1982, Westchester County began implementation of a
solid waste disposal program, a result of a 1967 decision
whereby the County decided that the disposal of solid
waste was properly a County function. The program calls
for the disposal of refuse at a new County garbage/energy
conversion plant in Peekskill. Each Westchester munici-
pality has the option'of joining the system if it accepts
a taxing district to support the operation and if it
guarantees a minimum number of tons of refuse to be
delivered to the plant each year.

Lewisboro could not initially join the system because the
Town could not derive a minimum figure for the amount of
garbage collected in the Town that would be delivered to
the Peekskill plant. The Town government has since
licensed the carters who operate in Lewisboro and required
the submission of monthly reports of tonnage collected.
Subsequently, in 1984, the Town Board did go to bid for
municipal collections with a plan to include the cost in
the property tax as a part of the General Fund. This
approach could eliminate illegal dumping since all
residences would have refuse collection. However, the bid
costs presented were far more than expected and the Town
decided not to contract for refuse collection at this
time. Regulatory control under the present Refuse
Ordinance should be continued.

For several years the Town has been operating a recycling
center on the Town House tract in South Salem. Although
administration of the center has involved problems with
respect to littering and hours of operation, the cost to
the Town has been relatively low. One problem limiting
resident participation is certainly the size of the Town
and the inconvenience in terms of travel required for
residents in Vista or Goldens Bridge to make use of it.
Nevertheless, the committment of the Town to maintain such
an operation is environmentally responsible and should be
continued.
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VI. COMMUNITY CHARACTER AND APPEARANCE

The preceding chapters of this Plan discuss three types of land
use and the provis ion of public services and utilities. Recom-
mendations are made as to the best use of land to a c h i e v e the
goals expressed in the first chapter. However, simply having the
most appropriate uses in the most appropriate locations will not
itself ensure that the Lewisboro of twenty years hence will appear
the same as the Lewisboro anticipated by this Plan.

This chapter proposes that the key to realizing this Plan's vision
of the fu tu re Lewisboro is, f irst , to identify the best qualit ies
of the community's character and overall appearance and, second,
to commit to maintain and enhance those qualities. This approach
applies to every type of land use, development project and public
facility.

A. Residential Areas

Even a f t e r expe r i enc ing subs tan t i a l r e s iden t i a l g r o w t h ,
Lewisboro continues to have a visual ident i ty distinct f r o m
that of neighboring towns. The higher density areas are well
separated f r o m each other and ma jo r roads by wide areas of
wooded lands which conceal more isolated residences. The view
south f r o m Lookout Point in Westchester County 1 s M o u n t a i n
Lakes Camp on the North Salem border is one of seeming forest
with only the homes on the edge of Lakes Waccabuc, Rippowam
and Oscaleta revealing the presence of a residential commu-
nity. A similar view is seen from other high points in Town.

Of course the present fores ted view of Lewisboro is qui te
d i f f e r e n t f r o m the days when the Town was an ac t ive f a r m
community - in a very real sense the vegetation has taken
over . Beneath the u n d e r g r o w t h are the stone walls that
delineated g rowing f ie lds , pasture lands, swamps and f a r m
borders . r iow of ten hidden behind trees are numerous homes
f r o m the nineteenth and late eighteenth centur ies . Fourteen
historic cemeteries dot the l andscape . The h e r i t a g e of
Lewisboro is far f rom lost.

Steps can be taken to insure that the same statement can be
made in 2005. Of prime importance is the recommendation of
the residential development chapter that the low densi ty
residential character of much of L e w i s b o r o be m a i n t a i n e d
through application of rura l and low dens i ty development
standards. Additional guidelines can be followed regardless
of development density. These are:

1. Use of Natural and Man-Made Features. The major features
of the natural and man-made terrain should be incorpor-
ated into subdivis ion and site plan des ign w h e n e v e r
possible. This guidel ine has long been applied by the
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Planning Board but stronger legislative support should be
considered. Features of specific concern include:

a. Intact stone walls should be preserved and used for
property line definition when reasonable.

b. Natural wetlands and stream corridors should remain
undisturbed by new construction or lot development.

c. Steeply sloped land should be protected from destruc-
tive encroachment.

d. Wooded areas should retain their character.

e. Remaining open space fields should be maintained for
their own unique contribution to the landscape.
Consideration should be given to selective clearing
where it would serve a landscape architectural
purpose or enhance a historical setting .

2. Separation From Major and Collector Roads. All new
construction should continue the existing pattern of much
of Lewisboro1s residential development by being separated
visually from major and collector roads. The rural
atmosphere of the community is enhanced by open space or
green corridors on the most traveled roads while at the
same time new homes are best oriented toward quiet
neighborhood streets.

In some circumstances, particularly in the hamlets, it
may be appropriate to nave new construction front on
collector roads. In these situations, the new residences
should be integrated with and related to the existing
residential character. The use of high solid fences to
screen such homes from the roads should not be premitted
where it would create a tunnel effect along the road and
defeat the green corridor or hamlet concepts.

3. Street Construction. New residential streets should be
designed to fit in with the natural landscape. Major
grading, excavation, excessive rock cuts and stream/
wetland disturbance should be avoided. Limited relaxa-
tion of standard design guidelines should be considered
as a means to mitigate environmental disturbance when no
other option is available.

4. Architectural Review. Single development projects which
involve the construction of a large number of residential
units within a short period of time can have a dramatic
impact on community appearance due to their scale alone.
Detailed consideration must continue to be given by the
Town to this aspect of any such development. As it has
begun to do, the Planning Board should review large
single-family subdivisions for architectural variety and
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avoidance of repetition in bui ld ing and site d e s i g n .
Multi-family developments should continue to be subject
to more comprehensive architectural review.

B. Commercial Areas

In 1984, each of Lewisboro ' s f o u r hamlets encompassed small
business areas. The commercia l development chapter of this
Plan recommends that these areas remain neighborhood business
centers. Within this framework, the Plan designates room for
growth which is directly related to the l ikely needs of the
Town's present and anticipated fu tu re residents . While this
commercial growth is both necessary and recommended by the
Plan, it could affect the qual i ty of the env i ronmen t if not
carefully reviewed by Town officials. Guidelines which should
be applied to all commercial development for the purpose of
protecting and enhancing communi ty character and appearance
are :

1. Visua l Appearance. A visual cohes iveness should be
promoted in each hamlet. This requi res that all new
buildings relate architecturally to exist ing bu i ld ings .
It also requires that the visual relation between build-
ings and road corridors be considered. Establishment of a
sense of cohesiveness can best be ach ieved t h r o u g h
strengthening of the archi tectural review process now
conducted by the Planning Board for all new commercial
buildings.

2. Circulation. The visual integrity of the hamlets can be
fur the r enhaced through the development of a funct ional
circulation system. At the time of site development plan
r e v i e w , vehicle and pedestrian links should be g i v e n
c a r e f u l considerat ion in terms of p a r k i n g area con-
nect ions , d r iveway locations, pedes t r i an access and
sidewalks.

3. Site Development S t anda rds . Deta i led s t a n d a r d s on
elements of commercial site development are contained in
the Town's zoning regulations. These include guidel ines
on such fea tures as outdoor l ight ing, s ign ing , land-
scaping, parking requirements and s c r e e n i n g . It is
critical that these standards be set for th in concise
terms and be periodically updated as they provide the
basic implementation tool for regulating the appearance
of commercial areas.

C. Areas of Special Character

The above discussion centers on the protection of a general
"Lewsiboro character" applicable to the entire communi ty .
There are several sections of the Town which embody particular
aspects of this character in a visually striking manner. Each
of these sections encompasses a relatively large land area
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which contains a substantial number of cont iguous bu i l d ings
reflective of a period of Lewisboro his tory. Each is also
characterized by well-defined features.

Five sections of Lewisboro are described below as areas of
special cha rac te r . Each one continues today to p r e sen t a
unique setting s imilar to a specif ic period of Lewisboro '_s
past. This Plan considers it possible to both protect the 7
significant characteristics of these areas and to allow for '
new development. Future generat ions of Lewisboro residents
will great ly benef i t f r o m the T o w n ' s commitment to special
preservation policies over the life of this Plan. .

1. Old Goldens Br idge . Cons ider ing its h i s to ry , it is a
wonder that there is an Old Goldens Bridge remaining in
1985. Portions of the hamlet were subject to upheaval
and des t ruc t ion on severa l occas ions i n c l u d i n g the
pe rmanen t f l o o d i n g of the C r o t o n R i v e r as p a r t of
New Y o r k C i ty ' s water supply p r o g r a m , the p rogress ive
widening of Route 22 and the construction of a six-lane
Interstate h i g h w a y . T h r o u g h i t al l , a r e s iden t i a l
enclave reminiscent of a turn-of-the-century village has
survived tucked between what is now a commuter rai lroad
line on the east and what is still protected watershed
land owned by New York City on the west.

Old Goldens Bridge, as outlined on F igure 11, contains
many s t ruc tures dating f r o m the late 1800s to e a r l y
1900s. Access to the area is limited to Old Bedford Road
which also serves the commuter rail station and several
general b u s i n e s s uses which l ine the r a i l r o a d . Of
special concern is the relationship between these com-
mercial uses and the residential area. Preservat ion of
the d i f f e r e n t period of time quali ty of th is a rea is
dependent on protection of the r e s i d e n t i a l v a l u e of
structures along Old Bedford Road and Park Avenue.

The following policies are established for Old Goldens
Bridge :

a. Commercial uses are to be conf ined to the land area
presently occupied by such uses except as noted under
11 b" below.

b. The two large old bui ld ings (one being the f o r m e r
New York Store) located adjacent to the commercial
area near North Street should be preserved.

Preserva t ion can be encouraged by recognizing the
potential for these bui ldings to be an e f f e c t i v e
b u f f e r between the overt ly commercial uses to the
east and the residential area to the west. Hamlet
Local Office uses, as described in Chapter III, would
work well as a buffer and would also provide an eco-
nomic incentive for continued building maintenance.
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c. All new construction proposed for Old Goldens Br idge
should be subject to a r c h i t e c t u r a l r e v i e w . New
residential buildings should be found to be compati-
ble with the a rea ' s a r c h i t e c t u r a l c h a r a c t e r and
scale. New c o m m e r c i a l c o n s t r u c t i o n w i t h i n the
existing business area should also be architecturally
s e n s i t i v e to the r e s i d e n t i a l a r e a and no t be
disruptive to the neighborhood.

d. Future residential development of the 10-acre tract
located northwest of Old B e d f o r d Road s h o u l d be
subject to the above review policies. In addi t ion,
all development should be b u f f e r e d f r o m the rear of
existing residences fronting on Old Bedford Road.

e. The old rai l road br idge which crosses the Muscoot
Reservo i r is listed on the Na t iona l R e g i s t e r of
Historic Places. It is an important community asset
now mainly unrecognized. The structure i tself , i t ' s
setting and the old railroad bed extending to it f rom
Old Bedford Road should be protected and enhanced.
Any fu ture expansion of commuter pa rk ing faci l i t ies
or roads should not be permitted to i n f r i n g e on this
area.

2. Cross River . Some of Cross River hamlet's buildings have
been facing the main roads through Lewisboro for over 200
years. Although the t ra f f ic has increased and some uses
of property have changed, the visual image remains one of
a nineteenth century village.

Figure 12 shows an outline of n a r r o w c o r r i d o r s along
Route 121 and Route 35 centering on their intersection at
the Fifth Division Marke t . Wi th in this per imete r is a
remarkable density of historic homes, two church build-
ings, a cemetery and several retail stores. There is a
cohesiveness to the area established by the age of the
structures, the stateliness of the large residences and
the low profi le of the commercial uses. The challenge
now is to mainta in this antique quali ty with a mix of
uses and increasing t raff ic volume.

The fo l lowing policies are established for the C r o s s
River special character area:

a. All new construction proposed within the area should
be subject to architectural review. Inapproriate
design, bulk or setback could have a severe impact on
the overall setting of the hamlet especia l ly in
recogn i t ion of the locat ion of most p r o p e r t i e s
directly on a State highway. The context of the
entire area must receive pr ior i ty in the review of
individual plans.
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b. The residential character of the area should remain
dominant. To this end, the construction of buildings
for commercial use should not be permitted.

c. Consideration should be given to permi t t ing Hamlet
Local Off ice uses, as descr ibed in Chapter III , in
exis t ing bu i ld ings which are located d i r e c t l y on
Route 35 between Mark Mead Road on the east and Route
121 on the w e s t . S u b j e c t to c a r e f u l site plan
review, this a l ternat ive use would both provide an
economic incent ive for preservat ion of these key
s t ruc tures and expand the r a n g e of p r o f e s s i o n a l
s e r v i c e s ava i l ab le w i t h i n the hamle t to loca l
residents.

d. Attention should be given to pedestr ian m o v e m e n t
through the Cross River area. At present , the lack
of walkways makes leisurely strolling u n s a f e if not
quite impossible. This reduces o p p o r t u n i t i e s to
appreciate the historic quality and setting of the
area. A general walkway plan should be developed.
Over t ime, th rough Planning Board r e v i e w of site
plans, the individual efforts of property owners and
Town and community group programs, a walkway system
could begin to emerge.

Mead Street. For two hundred years the Mead f a m i l y has
been building homes along this road which carries the
family 's name. Although in this century the Meads and
their decendents have been joined on Mead Street by other
families, the history of the old road is seen everyday in
the quiet beauty of the street. The f a r m s which were
once dominant are gone but the stately old homes and
well-tended lawns and meadows are still f ramed by trees
and stonewalls.

There is a delicate balance between the scale of the
homes, the road and the landscaping that exists for over
a one mile length of Mead Street. Cont r ibut ing to the
overall setting are the Mead Street Bury ing G r o u n d , the
open spaces of the Waccabuc Country Club, the views of
Lake Waccabuc and the Mead Memorial Chapel. Once lost,
this special character could never be replaced.

The fo l lowing policies are es tabl ished for the Mead
Street area as shown on Figure 13:

a. Rural density residential land use is the only type
of new development which is appropriate.

b. Architectural rev iew should be required of all new
cons t ruc t i on . The e x i s t i n g charac te r could be
quickly d i m i n i s h e d wi th the cons t ruc t i on of an
inappropriate building due to bulk, exterior f in i sh
or setting.
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c. Special attention must be paid to any proposal to
develop the large tract located at the no r theas t
corner of Mead Street and Route 35. The hi l ls ide on
this tract faces the intersection and serves today as
a pastoral gateway to Mead Street. All construct ion
should-be directed over the crest of the hill.

South Salem. "South Salem" is p r e s e n t l y used as an
address by over half of Lewisboro ' s residents , many of
whom live far from the hamlet center. But for most , the
name evokes a special image - a t r ee - l ined v i l l a g e
street, an imposing church on a hill, an old cemetery ,
antique homes both small and large and the Town House ,
itself once a stately residence. The roads leading into
the hamlet - Spring Street, Main Street and Bouton Road,
serve as portals to the old village center , l i f t i ng the
traveler from the modern age of the State highways to the
slower tempo of l i fe along f o r m e r count ry f a r m roads .
Lining the roads are a remarkable assortment of h is tor ic
buildings, some dating back to the eighteenth century but
whose age is not necessarily apparant in a quick glance.

The center of South Salem and the roads leading into it
establish an important community identity. This identity
of a l ink to the f a r m community of the past should be
protected for the benefi t of all Town res iden t s who
travel through the area regularly.

The f o l l o w i n g policies are established for the South
Salem special character area as shown on Figure 14:

a. For all but a small part of the area, residential
development is the only type of new development which
should be permitted. The density of new development
should be as shown on the Plan Map and d i f f e r s by
location.

b. The cluster of buildings which line the west side of
Spring Street across f r o m the Presbyter ian Church ,
north of the Salem Market, should continue to be used
as residences. C o n v e r s i o n to the types of uses
included under the Hamlet Local O f f i c e designation
may be suitable but the expansion of existing parking
to serve more typical commercial uses would destroy
the attractiveness of the area. The bui ldings now
occupied by an antique shop and the Horse and Hound
restaurant are suitable for such limited commercial
use.

c. The approximately 5-acre area which fronts on Spring
Street east of the Salem Market and extends through
to Route 35 is designated by this Plan for long-term
development as a Hamlet Business site. Any con-
struction must be designed to complement and enhance
the existing character and maintain a separat ion
between the hamlet and Route 35.
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d. All new const ruct ion, residential and commercia l ,
proposed within the area boundaries should be subject
to architectural review. With few exceptions, the
existing structures on Spring Street, Main Street and
Bouton Road respect the historic setting t h r o u g h
d e s i g n - o r b u f f e r i n g . I f those few exceptions are
joined by new discordant buildings, the visual image
of a drive through South Salem could qu ick ly change
and lose its noteworthiness.

5. West Lane/Elmwood Road. Unlike the previously discussed
areas of special charac ter , the key characteris t ics of
the West Lane/Elmwood Road area do not readily stand out.
But a d r i v e along these roads p r o d u c e s a f e e l i n g of
uniformity . That fee l ing is at tr ibutable to the stone
walls and large trees lining the roadside and the spatial
re la t ionship of several large homes to open f i e l d s .
Although much of the exist ing archi tecture is d ive r se ,
the landscape elements are shared throughout the area.

This area, more than any of the others, must be guided to
realize its potential as an area of special character .
T h r o u g h the use and m a i n t e n a n c e o f the l a n d s c a p e
elements, much of Elmwood Road can achieve the present
visual quality of West Lane.

The following policies are established for the West Lane/
Elmwood Road area as shown on Figure 15:

a. The stone walls and large trees which line much of
the length of West Lane and Elmwood Road are to be
maintained as key landscape archi tectural f e a tu r e s .
Restoration of the many sections now overgrown or in
disrepair should be encouraged.

b. The ru ra l density f lavor of th is area shou ld be
c o n t i n u e d . Emphas i s s h o u l d be p l a c e d on the
separa t ion o f b u i l d i n g s , setback f r o m road and
protection of open field areas.

c. There is a diversi ty of bu i ld ing style in the area
which reduces the need for detailed architectural
rev iew. H o w e v e r , review of the proposed bulk and
exterior finish of new structures should be conducted
to ensure compatibility with the immmediate area.

D. Landmarks

Lewisboro has many notable individual buildings, many of
historic interest, which are not located within one of the
special character areas outlined above. Their individual and
collective importance to the community is fully recognized by
this Plan. Community groups have been engaged in efforts to
identify these structures and their history. These efforts
should receive the encouragement of the Town.
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isolated location and relatively small size of l andmark
structures prevents individual discussion here. Nevertheless,
policies can be established to provide g u i d a n c e for Town
agencies w h e n e v e r such s t r u c t u r e s become i n v o l v e d in a
development application or public issue.

The guidelines for the protection of landmark structures are:

1. Preservation. The destruction or inapproprite alteration
of structures recognized as community landmarks by local
h i s t o r i c a l g r o u p s or the Town h i s t o r i a n s h o u l d be
discouraged and, when possible, prevented.

2. Zoning. Appropriate zoning regulations, consistent with
the goals and policies of this Plan, should be developed
a n d i m p l e m e n t e d f o r t h e p u r p o s e o f p r o m o t i n g t h e
preservation of landmark structures.

3. Development. When landmark s t ruc tures are included as
part of a subdivision or site development application,
e f for t s should be made to not only retain the s t ruc tu re
but to protect an appropriate setting.
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VII. TRANSPORTATION

There is relationship between the quality of residential l i fe and
the adequacy of the road ne twork . That adequacy is controlled
both by the physical capacity of the road system and by the land
uses which create present and potential demands upon it. This
c h a p t e r o f the Town Plan a n a l y z e s r o a d w a y c a p a c i t i e s and
limitations both to identify upgrading needs of the road system
and to partly establish the f r a m e w o r k for Town policy on f u t u r e
land uses.

The Lewisboro road pattern has, for the most p a r t , been long
established. The system today consists of an Interstate highway,
State roads, Town roads and private roads. Significant change in
the foreseeable future is not likely but some major roadways will
require improvement and some new local roads will be added as
residential development continues to take place.

A. T r a f f i c Flow and Service Volumes

Six New York State roads and one Interstate highway f o r m the
m a j o r t h o r o u g h f a r e s f o r t h r o u g h t r a f f i c i n L e w i s b o r o .
Estimated t ra f f ic volume data for these roads is regular ly
assembled by the New York State Department of Transportation.
To provide perspective on changes in the number of vehicles
using these roads, Table 20, "Estimated Average Annual Daily
Tra f f i c , " lists volumes for two count periods, 1969-1971 and
1978-1980. The greatest numerical and percentage increase in
t r a f f i c volumes has occurred in the Interstate 684/Route 22
corr idor . This is due, of course, to the completion of the
Inters ta te which established a new l ink in the r e g i o n a l
n e t w o r k of limited access h ighways . Some growth is also
attributable to new development which has taken place along
the 1-684 corridor.

In both count periods, Route 35 carr ied two to three times
the number of vehicles carr ied on the other State roads in
Lewisboro. It has experienced a constant growth in volume
total ing approximate ly 24 to 37 percent over the 10-year
period. Route 123 (Smith Ridge Road) is the next busiest
road; i ts r e l a t i v e l y low g r o w t h rate of 12 percen t is
surprising considering the development which is occurr ing in
that area and nearby Connecticut . The greatest percentage
increase in t raff ic over the 10-year period was recorded on
Route 121 between Routes 35 and 138 and on Route 124 although
actual volume numbers remain relatively low. The recorded
reduction of t raff ic volumes on Route 138 is due to a shift
of the counting location from west of Increase Miller Road to
a point east of the in te r sec t ion . It is u n l i k e l y that
volumes on any section of this road actually declined.
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Route 35

Route 121

Route 123

Route 124

Route 138

Table 20
To wn jpf Le wi sboro

ESTIMATED AVERAGE ANNUAL DAILY TRAFFIC

Estimated Annual

Bedford Line to
Route 121 (South
Segment)

Between South and
North Segments of
Route 121

Route 121 (North
Segment) to Route
124

Route 124 to Route
123

Route 123 to
Connecticut State
Line

Bedford Line to
Route 35

Route 35 to Route
138

Route 138 to North
Salem Line

Connecticut Line to
Route 35

Pound Ridge Line to
Route 35.

Route 22 to Route 121

Annual Dai
1969-1971
Counts

23,400

19,000

7,300

7 ,000

8,300

6 ,000

5,000

1,600

1,650

1,300

3,600

1,700

3,000

ly Tra f f i c*
1978-1980
Counts

45, 100

51,500

9,100

9,600

9,450

6,250

6,250

1,650

3,000

1,450

4,050

2,850

2, 150

Percent
Change

in T r a f f i c

+ 92. 7%

+171. 30

+ 24.65

+ 37. 14

+ 13.86

+ 4. 17

+ 25.00

+ 3. 13

+ 81.82

+ 11.54

+ 12.50

+ €7. 65

- 28. 30

*A11 figures are rounded.

Source: New York State Department of Transportation - 1971 and 1980
Traffic Volume Reports.
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The number of vehicles using all of these m a j o r roads will
continue to increase. Because they are through roads, much
of the increase will be related to the level of new develop-
ment in adjacent communit ies . But the increase in local
t r a f f i c will also be s ignf ican t . The new Town res idents
moving into each of the 100 homes constructed in Lewisboro on
an annual average will l ikely br ing with them one car for
every household member age 18 and older. One or two of these
cars from each of these households will join the peak-hour
commuter t r a f f i c on the Town's roads. Other daily trips will
be added for shopping and home-oriented needs. Obv ious ly ,
the total volume of t ra f f ic can increase quickly.

To analyze the s u f f i c i e n c y of Lewisboro 1 s roads to accom-
modate the t ra f f i c volumes, it is necessary to determine the
maximum da i ly service volumes that these roads can be
expected to handle. Many factors determine the capacity of a
road. Of major s ignificance is the geometric design which
includes width of t ra f f ic lanes, existence and conditions of
shoulders, lateral clearances, alignment and grades. The
type of t r a f f i c using the road is also of importance. For
example, heavy use by trucks or buses will reduce capacity as
will t r a f f i c in t e r rup t ions by street in t e r sec t ions and
driveway curb cuts.

"Base Study 3: Transportat ion", December 1981 , f ound that
with two exceptions, all of Lewisboro1s major roads operate
at a Level of Service B, a technical description indicat ing
acceptable stable t r a f f i c f l ow for rural roads. Each of
these roads can handle some increase in t r a f f i c v o l u m e
without a f fec t ing i ts se rv ice level. F u r t h e r m o r e , the
capacity of each road could be inc reased w i th r o a d w a y
improvements. This condition is particularly descriptive of
Route 123.

The two exceptions are Interstate 684 and Route 35. 1-684
operates at a Level of Service C which indicates periods of
restricted speeds and reduced maneuverability. The problems
of Route 35 are a more direct issue for Lewisboro. Over its
entire length, Route 35 operates at a Level of Service C.
Segments of the route , par t icular ly west of the Route 124
intersection, approach Level of Service D which represents
unstable t r a f f i c f l o w and reduced opera t ing speed. The
anticipated annual increase in t r a f f i c volume will continue
to worsen the situation.

Service volume and capacity analysis is less readily applied
to local roads. The concerns on these roads are more of
safety and convenience rather than capacity. Such roads are
not meant to carry high volumes of t raff ic nor to provide for
high travel speeds.

B. Tra f f ic Safety

A review of t ra f f ic accident data for the 18-month period of
January 1980 to June 1981 identified eight locations where
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there were three to six reported accidents . All of the
locations were on Route 35. The major factors which resulted
in the collisions, as recorded on fi led accident reports ,
were sharp intersection angles, varying grades and horizontal
alignment, and sight distances often coupled with inattentive
dr iver behavior, excessive speeds or alcohol abuse. Three of
the eight locations were grouped near the intersections of
Route 35 with Bouton Road and Route 1 2 4 , a total of 13
accidents. Three other locations were grouped along the one
mile length of Route 35 between the Bedford town line and
Route 121 (south segment) , also a total of 13 accidents.

C. Roadway Classification

For the purpose of planning, as well as road design, roadways
a re c l a s s i f i e d by f u n c t i o n f o c u s i n g on two p r i n c i p a l
characteristics: the type of vehicle movement and the degree
of land access p rov ided . Ideally, as the p r o p o r t i o n of
t h r o u g h t r a f f i c on a road increases, the d e g r e e of land
access provided decreases. Actual t r a f f i c volume is only a
secondary consideration.

Four basic roadway types, appropriate for Lewisboro , are
listed below according to the func t ion they serve. They
range f rom those roads primarily devoted to through t r a f f i c
movement to those that serve local access. The character-
istics and appropriate design standards are listed for each
roadway type .

o Limited Access Highways . These roads p rov ide h i g h
travel speeds with virtually no interference to th rough
m o v e m e n t o f t r a f f i c be tween c o m m u n i t i e s o r m a j o r
activity centers.

o M a j o r Roads . M a j o r roads also ca r ry t r a f f i c between
communi t ies and activity centers but n o r m a l l y have
at-grade intersections and increased land access.

Access f rom adjoining residentially zoned land should be
d i s c o u r a g e d w h e r e v e r poss ib l e . The w i d t h o f the
pavement should be sufficient to permit the movement of
t r a f f i c in both directions, free f rom interference f r o m
parked or standing vehicles and, at key locations, f r o m
turning vehicles.

0 Collector Roads. This type of road collects t r a f f i c
f r o m local roads and feeds i t to the m a j o r roadway
system. Such roads should interconnect sections of the
Town and be the principal means of circulation in and
around residential areas.

Collector roads should have su f f i c i en t width to permit
the passage of two-way t raff ic without interference from
parked or standing vehicles. Where possible, abutting
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r e s iden t i a l p rope r t i e s should d e r i v e access f r o m
intersect ing local roads, rather than d i r ec t ly onto
collector roads. A right-of-way width of 50 feet should
be adequate.

o Local Roads. The primary purpose of local roads is to
provide direct access to individual properties f r o n t i n g
on them. They r e q u i r e s u f f i c i e n t w i d t h to p e r m i t
t w o - w a y t r a f f i c t o pass s a f e l y . T h e o v e r a l l
right-of-way width should normally be 50 feet.

To meet the funct ional roadway needs and to preserve the
residential character of Lewisboro, new or improved roads
should be designed to encourage the maximum ut i l izat ion by
t r a f f i c of major roads and collector roads and to m i n i m i z e
the use of local roads for any purpose other than access to
individual properties. The cohesion, identity and quality of
neighborhoods or potential neighborhoods can be ser iously
affected by the intrusion of through t ra f f ic and, t he re fo re ,
such considerations should be a major factor in road system
design.

Table 21, "Roadway Class i f ica t ion" , ident i f ies the clas-
s i f i c a t i o n of Lewisboro ' s roads based on overall r o a d w a y
characteristics and Lewisboro travel patterns. Interstate
684 is the only Limited Access Highway within Lewisboro. All
M a j o r Roads in the Town are State roads w h i c h , w i t h the
exception of the northeast area, provide a readily accessible
network of t h rough t r a f f i c corr idors for the T o w n ' s resi-
dents. The collector road network will be d i scussed at
lengtn in the following sections.

D. Existing Road System and Recommended Improvements

The Lewisboro road system consisted of approximately 115
miles of open travelways in November 1 984, an increase of 8
miles since January 1972. Table 22, "Lewisboro Road System",
identifies the ownership and type of surface of the system by
linear mileage.

The New York State component of the system, 24 miles or 2 0 % ,
encompasses all ma jo r roads and the one l imi ted access
highway. Over 70% of the system, 82 miles, is owned and
main ta ined by the Town of Lewisboro. The Town component
includes all 28 miles of collector roads, 25% of the total
system. Approximately 7 miles or 6% of the road system are
in private ownership with private maintenance responsibility.
Table 22 also shows that 18 miles, or 1 6 % , of the total
system consists of unpaved roads with 5 miles of unpaved
roads serving as collector roads.

The adequacy of the exist ing road system can be evaluated
through consideration of four factors:
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Table 21
Town of Lewisboro

ROADWAY CLASSIFICATION

-LIMITED ACCESS HIGHWAYS

Interstate 684

MAJOR ROADS

Route 35
Route 138
Route 22
Route 121
Route 124
Route 123

COLLECTOR ROADS

o Wild Oaks Road/
Fairmount Road

o Todd Road
o Increase Miller Road
o Mount Holly Road
o Chapel Road
o School House Road
o Mead Street
o Post Of f ice Road
o Benedict Road
o Bout on Road
o Oscaleta Road
o Main Street
o Spring Street

o Boutonville Road
o Peaceable Street
o Ridgefield Avenue
o Mill River Road/Lake Kitchawan

Dr ive/Grandview Road
o Kitchawan Road
o Conant Valley Road
o Spring Hill Lane
o West Lane
o film wood Road
o East Street
o Briscoe Road
o Silver Spring Road
o Wilton Road

LOCAL ROADS

All others
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Table 22
LEWISBORO ROAD SYSTEM

November 1984

Road Class i f ica t ion

Limited Access
H i g h w a y

Major Road

Collector Road

Type of
Surface

paved

paved

paved
un paved

Linear Mileaae by Ownership* TOTAL
State

2.3

2 1 . 4

—

County Town

— __

— —
23.9
4.7

Private MILEAGE

2. 3

2 1 . 4

23.9
4 .1

Local Road

TOTAL ALL ROADS

Total 28. 6

paved
un paved

Total

paved
unpaved

Total

—

—
23.7

23.7

1. 9**

1.9

1.9

1.9

43.8
9.9

53.7

67.7
14 .6

82.3

3. 4
3.5

6.9

3.4
3.5

6.9

49
13.4

62.5

96.7
18.1

114 .8

*A11 figures are rounded.
**Roads within Ward Pound Ridge Reservation.
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o Actual road characteristics (pavement, curvature, width,
grades, sight distance and other conditions a f f e c t i n g -
safety and capacity).

o Actual road utilization ( t ra f f ic f l o w ) .

o Service which the road provides (functional classif ica-
tion) .

o The existing and potential land use in the v ic in i ty of
the roadway.

1. Limited Access Highways. The most important roadway in
Lewisboro for regional t r a f f i c is Interstate 684, the
only limited access highway. The reserve capacity which
existed in 1972 for this facili ty has pract ical ly been
exhausted.

Wi th in Lewisboro there are two r a m p c o n n e c t i o n s to
Inters tate 684 . A nor thbound exit ramp connec ts to
Route 22 approximately one mile south of Route 138. A
sou thbound entrance ramp connects to the R o u t e 138
b r i d g e o v e r t h e h i g h w a y a n d M e t r o - N o r t h ' s H a r l e m
Division rail line. A full interchange is located one
mile south of Lewisboro in Katonah (Town of B e d f o r d )
where Route 35 crosses the h ighway. A partial inter-
change (northbound exit, southbound entrance) is located
two miles north of Route 138 at Rou te 116 in N o r t h
Salem.

The 1973 Lewisboro Town Plan, wri t ten at the same time
the final design of 1-684 was being decided, recommended
that a f u l l i n t e r c h a n g e be c o n s t r u c t e d in Go ldens
Bridge. In light of changes in the region since 1973
and the tendency for interchanges on l imited access
highways to attract additional through t ra f f ic , the need
for and desirability of a fu l l interchange in Goldens
Bridge is unclear today.

In cooperation with the Town of Lewisboro and several
o ther n o r t h e r n W e s t c h e s t e r m u n i c i p a l i t i e s , t h e
Westchester County Department of Planning began work in
1984 on a study of the Interstate 684 corridor nor th of
Armonk. The study is expected to produce an overview of
potential development in the area, t r a f f i c project ions
and the need for improvements on 1-684 and connecting
major roads.

The Town should consider the f i n d i n g s and recommenda-
tions of the County study before establishing a position
on possible interchange improvements.

The land use and development density recommendations of
this Plan do not require the increased access to the
regional highway system which would be made available by
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-the construction of new northerly oriented ramps at
Goldens Bridge. Equally as important, the recommenda-
t ions of the Plan shou ld not be changed so as to
increase density or alter land use solely because new
ramps may be constructed.

2. Major Roads. The major road ne twork has t r ad i t iona l ly
served Lewisboro well as most resident ial a r ea s are
wi th in one mile of a m a j o r road. The one area least
served is northeastern Lewisboro.

a. Route 35. The principal east/west travel c o r r i d o r
in Lewisboro is a two-lane roadway with a pavement
w i d t h o f a p p r o x i m a t e l y 2 7 f e e t c o n n e c t i n g
Ridgefield to the east with Interstate 684 to the
west. The roadway geometries severely limit the
level of service Route 35 can provide under the
best of c o n d i t i o n s . Ve r t i ca l and h o r i z o n t a l
alignments change cont inuous ly , reducing passing
and stopping sight distances considerably.

Increased t r a f f i c volumes on Route 35 will con-
tribute to an acceleration of roadway deterioration
unless a regular program of maintenance is followed
by the State. The regional importance of this road
requires such a program. In addit ion, continued
g r o w t h in L e w i s b o r o and R i d g e f i e l d makes the
consideration and implementation of intersection
improvements critical. Available data indicates
that Route 35 should be widened to three lanes at
its intersection with Route 121 (north segment) so
as to provide a separate t raf f ic lane for left-turn
movements. Full t raf f ic signalization should also
be installed. Similar improvements may be advis-
able at the intersection of Route 35 with Route
123. The number of new driveway access points for
adjoining property should be kept to a minimum.

Several additional specific improvements should be
made in the Cross River area to control access and
improve t raf f ic safety. These are:

(1 ) Separation should be provided between Route 35
and the parking area for the commercial build-
ing near Old Shop Road . The depth of the
parking area between Route 35 and the struc-
ture is too narrow. The parking area to the
rear should be expanded and improved to pro-
vide enough parking for all businesses. The
front should be landscaped and, if possible,
all parking should be eliminated. Access to
the service station can be m a i n t a i n e d but
should be defined by curbing.
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( 2 ) Park ing fo r t he F i f th Divis ion m a r k e t a r e a
should be relocated to the rear (no r th s ide)
of the existing buildings. The rear yard area
is now being used as an informal parking area.
If improved, this lot could be l inked to the

.existing parking faci l i ty serving the Yel low
Monkey Village. A combined parking lot/drive-
way system would increase the at t ract iveness
and accessibility of the entire area as well
as achieve the p r i m a r y benef i t of i m p r o v e d
t r a f f i c safety on Route 35.

( 3 ) The dr iveway on Route 35 to the real estate
o f f i c e , west of Route 121 (nor th s e g m e n t ) ,
should be closed. Access to the parking area
should be restricted to Route 121 at a point
as fa r n o r t h f r o m the Route 3 5 / R o u t e 121
intersection as possible or , p re fe rab ly , tied
into the circulat ion system of Cross R i v e r
Plaza.

( 4 ) At the Sunoco gas station, the open drive area
should be separated f r o m Route 35 by raised
landscaped medians. Access should be limited
to two driveways.

Route 138. This second east/west ar ter ia l links
Route 121 on the east with Route 22 and 684 and
continues west to an intersection with Route 100 in
the Town of Somers. It is a two-lane roadway which
received substantial improvements in 1981 including
repairs, shoulder widening and repaving along the
segment east of Route 22. In December 1 984, a new
bridge was opened across the Muscoo t R e s e r v o i r
separating L e w i s b o r o and S o m e r s . The b r i d g e ,
designed to handle four lanes of t r a f f i c , replaced
a narrow, weight restricted br idge constructed in
1903.

Route 138, through its connections with Route 22
and 1-684, will serve as the main access road to
the large IBM Corporation off ice complex in Somers.
To avoid unacceptable t ra f f ic delays, improvements
will be required to be made to the connecting road
linking Routes 138 and 22. T r a f f i c signalization
may be necessary. Additional improvements may be
required on the 1-684 overpass and at the inter-
section with Old Bedford Road. The Town should
request that the State Department of Transportation
c a r e f u l l y m o n i t o r the s i tua t ion and s c h e d u l e
improvements before t ra f f ic conditions worsen for
Lewisboro residents.
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The intersection of Route 138 and Increase Mi l le r
: ad continues to be a site of concern. The inter-
section geometries and resulting l imi ted s ight
distances reduce its level of service and create a
hazardous situation.

Route 22. Over one-half of the Lewisboro length of
this two-lane north/south roadway was reconstructed
as part of the construct ion of In te r s t a t e 6 8 4 .
Route 22 generally parallels the interstate highway
through Westchester County but only in Lewisboro
and North Salem it is directly adjacent to it. The
rebuilt segment reflects high design standards and
conta ins s u f f i c i e n t capaci ty f o r subs tan t i a l
increases in t r a f f i c volumes. The southern seg-
ment, f rom a short distance north of Todd Road
south to Route 35 in Bedford , has the same g rade ,
width and alignment problems of the other older
State highways in Lewisboro.

Route 121 and Route 1 2 4 . These two north/south
major roads link Lewisboro with Bedford (Route 121 )
and Pound Ridge (Route 1 2 4 ) to the south and North
Salem to the n o r t h . C o n s t r u c t e d as two- lane
roadways and maintained in serviceable condit ion,
problem locations are limited to the intersections
of these roads with Route 35 ( f o u r locations) and
the intersection of Route 121 and Todd Road. At
these locations, sight distance restrictions caused
by poor vertical and horizontal alignments combined
with high through-traffic approach speeds result in
less than desirable travel conditions. General ly,
low density residential uses or vacant land is
located alongside both routes throughout Lewisboro.
Adequate reserve capacity is available to handle
additional t raf f ic growth.

Route 123. Smith Ridge Road is a two-lane north/
south roadway with varying pavement widths con-
necting New Canaan and Route 35. The roadway has
numerous shifts in vertical and horizontal aligment
and a few segments with steep grades resulting in
o f t e n s e v e r e l y r e s t r i c t e d s igh t d i s t a n c e s
throughout its length. Several intersections, such
as Elm wood Road, are even more hazardous because of
sharp intersection angles. The roadway 's inter-
sections with Route 35 and with Spring Hill Lane
are also problem locations because of limited sight
distances.

Establishment of a safe and efficient roadway would
require extensive reconstruction and realignment.
Such w o r k is not f eas ib le . The T o w n s h o u l d
encourage the State to provide proper maintenance
and to improve sight distance when the right-of-way
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is available. Attention should be given to inter-
section improvements, particularly at Elmwood Road.
Signal izat ion may be required at Route 35. The
Town should discourage additional d r iveway con-
nections when possible.

Within the Vista business area, the remaining areas
of open access between parking lots and Route 123
should be restricted to a minimum number of defined
dr iveways located at po in t s of g r ea t e s t s ight
distance. Commercial development along the east
side of Route 123, both e x i s t i n g and p roposed
should be treated as much as possible as an inte-
grated operation with regard to parking faci l i t ies
and driveway access.

3. Collector Roads. The physical layout of the exist ing
collector road system is genera l ly adequate to e f f ec -
t ive ly f u l f i l l i ts role of l i n k i n g local roads and
ind iv idua l lots with the T o w n ' s m a j o r road s y s t e m .
Exceptions are discussed below under "Recommended Road
Plan."

Some segments of i n d i v i d u a l co l lec tors are not in
appropriate condition to eff ic ient ly and safely serve
the level of t r a f f i c which they may be r e q u i r e d to
se rve . These def ic iencies shou ld be s chedu led for
correction over a multi-year time schedule. Iden t i f i ed
problems on Lewisboro's collector roads include:

o Increase Miller Road - narrow travelway; hazardous
intersection at Todd Road.

o Oscaleta Road - poor alignment; na r row travelway.

o Post Off ice Road - inadequate sight distance.

o Spring Street - inadequate sight distance; n a r r o w
travelway; hazardous intersection at Route 35(eas t ) .

o Ridgefield Avenue - hazardous intersection at Route
35; narrow travelway.

o East Street - poor alignment; narrow travelway.

o Lake Kitchawan Drive/Grandview Road - poor align-
ment; nar row travelway.

o Elmwood Road - hazardous intersection at Route
123.

o Kitchawan Road - poor al ignment; inadequate sight
distance.
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Several collector roads which are not listed above are
unpaved. All of these roads are located in low density-
residential areas. They include the west end of Todd
Road, the eastern end of Chapel Road, School House Road,
and sections of East Street and Silver Spring Road. At
the present level of development, these roads carry very
low t r a f f i c volumes. They also help establish a rura l
residential character.

The land use and density recommendations of this Plan do
not require major alteration of these roads in order for
them to adequa te ly s e r v e f u t u r e d e v e l o p m e n t . One
improvement which is needed to alleviate f u t u r e t r a f f i c
p r e s s u r e on Chapel and School House Roads is the
establishment of an alternate connection between Route
121 and Mead Street.

4. Local Roads. Local roads by definition are intended to
serve low t raf f ic volumes with reduced speeds. They are
expected to have numerous access connections to adequate
property. As a result, regular maintenance of existing
roads should be the primary concern. Road sections with
special problems such as poor d r a i n a g e or pavemen t
surface may require improvement. The preparation of an
inventory of local road conditions including information
on pavement sur face condit ion, drainage f ac i l i t i e s ,
sight distance and signage would allow the establishment
of a mul t i -year i m p r o v e m e n t p r o g r a m based on pre-
determined priorities.

Existing unpaved local roads general ly do not r equ i re
paving for t r a f f i c safety reasons. Some sections of
such roads may need to be paved to reduce dra inage or
grade problems. In other locations, the higher mainten-
ance costs associated with unpaved roads is considered
an acceptable cost fo r m a i n t a i n i n g the c o m m u n i t y
character such roads evoke.

E. Commuting Patterns

The 1980 U.S. Census reported that the mean one-way travel
time between home and work for the Lewisboro labor force is
38 minutes. Approximately 25% of Lewisboro1 s workers commute
in less than 20 minutes. The plurality of workers ( 4 3 % )
travel 20 to 44 minutes. This range includes White Plains,
the central Westchester Interstate 287 corridor and Stamford,
Connecticut. Almost 32% travel more than 44 minutes.

Since 1960, the percentage of the Lewisboro resident work
force working within Westchester County has remained constant
at approximately 57%. The percentage of workers traveling to
New York City reached 2 1 % in 1980 after dropping to 1 6 % in
1970 f r o m the 1960 reported total of 20%. This indication of
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commut ing pat terns is shown in more de ta i l in Table 23,
"Place of Work of Resident Work Force" .

The fact that over 700 Lewisboro residents commute to
New York City daily and over 300 to White Plains adds signi-
ficance to the -need for reliable transportation, particularly
rail and bus transportation. Although the percentage of the
local work force using public transportation for the longest
segment of the work tr ip declined f rom 13% in 1970 to 10% in
1980, the actual number of persons using public t ransporta-
tion increased from approximately 300 to 400.

The use of an automobile for the longest segment of w o r k
trips has been increasing, f rom 67% of all work trips in 1960
to 84% in 1980. Of all towns in Westchester County, only the
Y o r k t o w n resident labor fo rce was a g r e a t e r u t i l i z e r of
automobiles; 86% used a car . Almost 19% of all Lewisboro
workers claimed to be part of a carpool.

The evidence of carpooling is vis ible in many locations in
Lewisboro and surrounding towns. Numerous cars are parked on
a daily basis on roadway shoulders near the interchanges on
1-684. Other commuters frequently park on pr ivate proper ty
such as in the p a r k i n g lot of the Goldens Br idge shopping
center. While the concept of encouraging carpooling and mass
transit use is commendable, the use of private proper ty and
the shoulders of State roads for long-term parking can cause
problems. The provision of commuter park ing facili t ies may
be both advisable and necessary.

As commuter pa rk ing is of ten a regional concern , the Town
s h o u l d e n c o u r a g e t h e N e w Y o r k S ta te D e p a r t m e n t o f
Transportation and Westchester County to coordinate commuter
p a r k i n g projec ts along the Interstate 684 c o r r i d o r . An
intermediate step could be cooperation between the Town and
the owners of commercial facilities with large park ing lots
fo r t he p u r p o s e o f h a v i n g spec ia l a r e a s in the lots
designated for use by commuters on a paid permit basis.

One popular alternative for work-commuter trips in the region
has been "MetroPooling". MetroPool, which bills itself as a
"unique ridesharing service", matches prospective riders with
each other. These groups then share the cost of gas and the
van lease. Many alternatives exist as to methods of imple-
menting this type of service, as long as there is commuter
interest. The Town could act as a liaison between commuters
and an organization such as Met roPool . This procedure has
been used by several towns in n e i g h b o r i n g C o n n e c t i c u t .
Corporate use of this system is increasing as well.

F. Rail and Bus Transportation

The Harlem Division of Metro-North Commuter Railroad provides
passenger train service f r o m the Town of Lewisboro via the
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Table 23
Town of Lewisboro

PLACE OP WORK OF RESIDENT WORK FORCE
1980 U.S. Census

Number of Percentage of Total
P lace Persons Reporting Place of Work

WESTCHESTER COUNTY

Lewisboro 392 11.7
White Plains 303 9.0
Elsewhere in County 1 ,248 37.1

Total 1,943 57.8

NEW YORK CITY

Manhattan 468 13.9
Bronx 111 3.3
Elsewhere in City 143 4.3

Total 722 21.5

STAMFORD/GREENWICH/
NEW CANAAN 377 11.2

PUTNAM COUNTY 18 0. 5

ELSEWHERE 300 8.9

Total Reporting Place of
Work 3,360 99.9
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Goldens Bridge railroad station to White Plains and New Y o r k
City. The line's terminus is at Grand Central Terminal in
Manhattan/ approximately 45 miles south of Goldens B r i d g e .
The northern te rminus is in Brewster , Putnam County. For
r e s i d e n t s of the Vista a r ea , M e t r o - N o r t h / C o n n e c t i c u t
Department of Transportation service to Stamford and New York
City is provided from New Canaan.

Electrification of the Harlem Division was completed in 1984,
reducing travel t ime f r o m Goldens Br idge to Grand Central
Terminal to 70 minutes . Improved service and convenience
resu l t ing f r o m the replacement of an t iqua ted e q u i p m e n t ,
combined with an increase in area population, is increas ing
r i d e r s h i p on the l ine. Between 1971 and 1980, r i d e r s h i p
increased 2 9 % , approximately 3% annually. In 1980, there
were approximately 259 daily commuters departing or returning
during the peak hours from Goldens Bridge.

The train station parking facility located on Old Bedford
Road contains approximately 245 permit spaces and 41 metered
spaces, a total of 286 park ing spaces. Su f f i c i en t permit
parking is available to meet immediate demands generated by
r i d e r s h i p increases. H o w e v e r , planning for parking a rea
expansion should begin immediately.

One potential expansion site is situated north of Route 138
bounded by the Muscoot Reservoir, the Harlem Division tracks
and Route 138. This triangular lot would requi re access to
the railroad waiting platform entrance area to be constructed
under the Route 138 overpass. If a road connection between
the new and existing lots could also be made, westbound left
turn movements onto Old Bedford Road from Route 138 could be
reduced as access to the northern and southern lots, from the
east, could be accomplished via a right tu rn movement f r o m
Route 138 into the northern lot. This site is part of the
Hew York City watershed land, as is the existing lot. The
area was extensively regraded as part of the construction of
the new Route 138 bridge across the r e se rvo i r . Any use of
this land for parking would require approval of the City.

Bus service through Lewisboro has been in operation since
1973. Two commuter routes provide service for Town residents
to the White Plains area from where t ransfers to most loca-
tions in the County can be made. One route originates in
Somers hamlet and stops in Katonah, Cross River, at the Town
Park on Route 35 and Pound Ridge, as well as other points
south, before terminating in .downtown White Plains. A second
route originates in Putnam County and utilizes 1-684 making
stops at all i n t e r c h a n g e s b e f o r e t e rmina t ing at Cross
Westchester Corporate Park on 1-287 in White Plains.
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G. Recommended Road Plan

Much of Lewisboro's 8 , 0 0 0 acres of undeveloped land can be
found in large tracts belonging to one or a few landowners .
The owners may or may not one day apply for app rova l to
develop this land . If they chose to do so, the Town Plan
should be able to provide guidance not only with regard to
type and densi ty of land use, but also in terms of f u t u r e
road al ignment . The Plan Map ident i f ies recommended road
patterns in 17 areas of Lewisboro.

The alignments shown on the Plan Map for future roads do not
represent recommendations for specific locations of rights-
o f - w a y . R a t h e r , they indica te d e s i r a b l e r o u t e s a n d
connect ion points f r o m the perspectives of overa l l Town
development and of enhancement of the Town 's road system.
The conceptual corridors can guide the Planning Board in its
review of specific proposed subdivisions. Additional local
roads not addressed by the Plan Map may also be n e e d e d .
Often there will be alternative alignments which can meet the
P l a n ' s road ne twork objectives as well as the sugges ted
pattern.

The planning objectives for expansion of the Town road system
are :

o Provide safe access for emergency purposes.

o Establish more than one means of access to all roads
which serve more than 15 single-family residences.

o Avoid the establishment of permanent dead end roads
(cul-de-sacs) in public ownership which serve few
residences or which could reasonably be designed as
through or looped roads.

o Encourage fu ture local road design which serves area
residents without promoting through t raf f ic .

o Retain unpaved roads, part icular ly in areas recom-
mended for rural density residential use.

o Pursue the establishment of new parallel roads and
road connections for the purpose of d i s t r i b u t i n g
t raf f ic volumes.

Three of the 17 areas on the Plan Map with f u t u r e road
recommendations represent extensions of existing temporary
cul-de-sacs. These are Deer Track Lane, Shoshone Drive and
Silvermine Drive. The Plan Map identifies five areas where a
new loop road may be feasible, thereby avoiding the estab-
lishment of one or more cul-de-sacs. These are located: on
the east side of Route 121 north of Route 35, on the east
side of Mead Street north of Route 35, between Post O f f i c e
Road and Benedict Road, between Rainbow Hill and Laurie Lane,
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and on the east side of Elmwood Road north of Onat ru Fa rm
Park.

The other nine areas show schematic road patterns on large
tracts of undeveloped land. Each area r e f l e c t s special
concerns.

o West end of Todd Road. To preserve the ru ra l atmos-
phere of Todd Road/ any f u t u r e development on land
bordering Todd Road on the south should incorporate a
parallel local road to serve the additional t r a f f i c .

o Northwest quadrant of Routes 35 and 121. Development
of the tract which abuts the Four Winds Hospital and
the John Jay School campus should include a local
road connection between Route 35 and Route 121.

o South of Chapel Road. Chapel Road, as one of only
three l i n k s be tween the west and east sides of
Lewisboro, must be considered a collector road today.

However , it does not serve this role adequately. If
the land to the south is developed, p lans should
include an alternate connection between Route 121 and
Mead Street, possibly u t i l i z i n g the e a s t e r n m o s t
section of Chapel Road. Such an ar rangement would
reduce or eliminate the need for major changes along
the central section of Chapel Road and thus protect
its present character.

o Northeast quadrant of Woodway and Spring St reet .
Deve lopment o f this land r e c o m m e n d e d for r u r a l
d e n s i t y r e s i d e n t i a l u se should i n c o r p o r a t e an
in te rna l road system capable of l inking the large
tracts. One road connection each should be provided
to Woodway and Spring Street. Direct access to Route
35 should be avoided.

o Southeast q u a d r a n t of Routes 124 and 35. If
determined to be f eas ib le , a looped road system
should be established with connections to S p r i n g
Street (Route 1 2 4 ) , Route 35 and Boutonville Road.

o Southwest quadrant of Routes 35 and 123. Any f u t u r e
development of this large tract should include local
road connections between Route 35, Ridgefield Avenue,
Ida lane and Lake Kitchawan Drive. The establishment
of an access point on Route 35 must be considered
carefully so as to insure adequate safety.

o West of Route 123 between Mil l R i v e r and Conant
Valley Roads. Much of the land in this area has
severe limitations for residential development. The
same limitations apply to the feasibil i ty of road
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construction. However, there are possibilities for
fu ture connections between Mill River Road, Route 123
and Ki tchawan Road as well as between Old C h u r c h
L a n e O l d F a r m R o a d a n d M e l o d y L a n e . T h e
appro-.iateness of such options should be considered
whenever development proposals are presented for
approval.

o Land between Route 123 and East Street. Because of
the roadway character is t ics of East S t ree t , the
provis ion of an alternate connection between East
Street and Route 123 w o u l d be b e n e f i c i a l to the
community. Future development of this area should
include such a connection. Tommy's Lane should be
extended to provide additional circulation options.

The recommended road plan as shown on the Plan Map also
includes identification of the following eight intersections
as warranting improver, it in the near fu ture :

o Route 138 at the Route 22 connector ramp.

o Route 138 at Increase Miller Road.

o Increase Miller Road at Todd Road.

o Route 35 at Route 121 (north segment).

o Route 35 at Route 124 (west approach).

o Route 35 at Spring Street and Ridgefield Avenue.

o Route 35 at Route 123.

o Route 123 at Elm wood Road.
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VIII. TOWN PLAN MAP

The land use recommendations of this Plan are shown graphically on
the Town Plan Map.- Table 24, "Categories of Land Use Shown on the
Town Plan Map" , lists the d i f fe ren t types of land use as well as
important physical characteristics which impose severe limitations
on development. The existing and recommended future road systems
are also shown.

The recommended land use pattern for Lewisboro may be summar ized
as follows:

Type of Land Use Percentage of Town Area Acres

Residential 70 12,955

Commercial 1 220

Public and Semi-
Public Facilities 2 345

Open Space and
Recreation 18 3,420

Road System 4 760

Water Surface 5_ 850

Total 100% 18,550
Acres

Areas shown on the Plan Map as r e c o m m e n d e d for "Open Space
C o r r i d o r , B u f f e r Area or Key Natural Area" and areas characterized
by " V e r y Poorly Dra ined Soil" are inc luded wi th in the above
totals, c h i e f l y in the "Res iden t i a l " use category. If the
objec t ives of this Plan are realized and such land areas are
protected, there will be an increase in the land set aside as open
space and a corresponding reduction in land used for residential
development.

The Plan Map is intended to be interpreted in a general manner and
must always be used in conjunction with the text of this Plan. As
previously discussed, the locations of proposed roads are con-
ceptual in na ture and do not r ep re sen t r ecommenda t ions for
specific locations of rights-of-way. They are intended to show
des i rab le points of connec t ion and a l t e rna te road c o r r i d o r
objectives in the event tracts of undeveloped land are proposed
for development.
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Table 24
Town of Lewisboro

CATEGORIES OF LAND USE SHOWN ON TOWN PLAN MAP

RESIDENTIAL
Rural Density (1 housing unit per 3 to 4 acres)
Low Density (1 housing unit per 2 acres)
Moderate Density (1 to 3 housing units per acre)
Moderately High Density (4 to 8 housing units per acre)

COMMERCIAL
Hamlet Business
Hamlet Local Office
Campus

PUBLIC AND SEMI-PUBLIC FACILITIES
Municipal
School
Church or Hospital
Cemetery
Utility or Railroad

OPEN SPACE AND RECREATION
Town Park or Preserve
County Park
Conservation Area
Reservoir Watershed Land
Open Space Corridor/ Buffer Area or Key Natural Area
Private Recreation

PHYSICAL CHARACTERISTICS
Waterbody
Very Poorly Drained Soil
Slope 25% and Over

AREA OF SPECIAL CHARACTER

ROAD SYSTEM
Limited Access Highway
Major Road
Collector Road
Local Road
Future Road Connection Corridor
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TOWN OF LEWISBORO
TOTAL HOUSING UNITS AND POPULATION

Year/Source Housing Units Population
Total

1970

1980

1984

1986

1987

1987

1988

1988

1989

Census

Census

Town

July

Plan*

1st*

January 1st*

July 1st*

January 1st*

July 1st*

January 1st*

2,

3,

3,

3,

4,

4,

4,

4,

4,

198

006

499

939

030

104

152

175

191

Single-Family

2,

2,

3,

3,

3,

3,

3,

3,

3,

105

826

114

311

402

446

468

490

335

Multi

93

180

385

628

628

658

684

685

686

-Family**

( 4%)

( 6%)

(11%)

(18%)

(16%)

(16%)

(16%)

(16%)

(16%)

3.01/du

2.95/du

2.92/du

2.88/du

2.89/du

2.89/du

2.89/du

2.89/du

6,

8,

10,

11,

11,

11,

12,

12,

12,

610

871

228

350

650

850

000

050

100

Full development of
Lewisboro under
current zoning 6,900

2.89/du

6,000 900 (13%) 20,600
2.98/du

**

Housing unit totals are based on building permits. Population
estimates are based on full occupancy of these units. As there is
a construction period prior to occupancy, the population estimate
is likely higher than actual current population. See Town Master
Plan for details on calculation of estimates.

Includes condominiums, townhouses and accessory apartments.

Sources: Lewisboro Building Department, Town Master Plan, Comprehensive
Zoning Revision Draft Environmental Impact Statements.

Town of Lewisboro Planning Department - January 1989



TOWN OF LEWISBORO
NEW RESIDENTIAL CONSTRUCTION 1970 THROUGH 1988

Year Single-Family Units Multi-Family Units* Total Units

1970
1971
1972
1973
1974
1975
1976
1977
1978
1979

1980

1981

1982

1983

1984

1985

1986

1987

1988

Totals

Percentage

61
52
59
50
38
76

124
99
104
60

35

54

39

94

94
(1

150

110

66

37

1402

; 70.3%

4
22
16
35
8
2
0
0
0

21

51

30

51
(48 Oakridge II

67
(49 Oakridge II,

15
Oakridge I, 5 Meadows I

38
(35 Meadows I

175
(79 Oakridge III,
14 Katonah Close

56
(54 Meadows III

2

593

29.7%

(21

(51

(30

, 3

18

, 9

, 3

80
, 2

, 2

(2

Oakr

Oakr

Oakr

ace.

ace .

ace.

ace .

idge I)

idge I)

idge I)

apts. )

apts. )

apts. )

apts. )

65
74
75
85
46
78

124
99
104
81

86

84

90

161

109

188

285
Meadows II,
ace.

ace.

ace.

apts. )

apts. )

apts. )

122

39

1995

100%

* Includes condominiums, townhouses and accessory apartments.
Source: Building permit data/Lewisboro Building Department

Town of Lewisboro Planning Department - January 1989
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