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Chapter 5:  Community Character 

5-1 INTRODUCTION 

This chapter evaluates the potential impacts of the Tappan Zee Hudson River Crossing 
Project related to land use, zoning, public policy, neighborhood character, and 
community facilities and services. Because the project would replace and continue an 
existing use, and the majority of work would occur within the existing Interstate 87/287 
right-of-way and the Hudson River, potential adverse impacts would be primarily short-
term during construction (see Chapter 18, “Construction Impacts”). Therefore, this 
chapter evaluates whether the operation of the project would adversely alter community 
character, or affect operation and functionality of any community facilities and services. 
This chapter also analyzes the compatibility of the project with local zoning ordinances, 
and other applicable local or regional public policy documents. As part of this analysis, 
future development plans and anticipated public policy actions that would affect land 
use and development trends in the study area are described herein.  

As discussed below, the community character of the study area is currently shaped by 
the presence of the Tappan Zee Bridge. Since the Replacement Bridge Alternative 
would maintain a similar alignment to the existing bridge, and would ensure the 
functionality of this integral regional transportation corridor, the following analysis does 
not identify any adverse community character impacts related to the project. 

5-2 REGULATORY CONTEXT 

Guidance for consideration of the project’s impacts on community character is derived 
from FHWA’s Environmental Review Toolkit, Land Use and Transportation 
Coordination: Lessons Learned from the Domestic Scan Tour (FHWA, 2004), 
Visualization in Transportation (American Association of State Highway Transportation 
Officials [AASHTO], 2003), and the New York State Department of Transportation 
(NYSDOT) Project Development Manual. The project’s compatibility with local land use 
regulations and land use planning policy documents is also analyzed in this chapter. 
The following section identifies the policy document that guides the analysis of 
potentially adverse impacts of the project. Section 5-4, “Affected Environment,” provides 
an analysis of how specific policy documents and zoning laws apply to the project. 

Historic properties and parklands are protected under Section 106 of the National 
Historic Preservation Act and Section 4(f) of the U.S. Department of Transportation Act. 
Potential impacts to these resources are further analyzed in the Chapter 7, “Parklands 
and Recreational Resources,” Chapter 10, “Historic and Cultural Resources,” and 
Chapter 23, “Draft Section 4(f) Evaluation.” 
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5-2-1 FHWA TECHNICAL ADVISORY T6640.8A 

Pursuant to the FHWA Technical Advisory document T6640.8A, potential impacts on 
social groups, neighborhoods, and housing are evaluated based on changes in the 
neighborhoods or community cohesion for the various social groups as a result of the 
project. These changes may be beneficial or adverse, and may include splitting 
neighborhoods, isolating a portion of a neighborhood or an ethnic group, generating 
new development, changing property values, or separating residents from community 
facilities, etc. Changes in travel patterns and accessibility (e.g., vehicular, commuter, 
bicycle, or pedestrian), as well as impacts on school districts, recreation areas, 
churches, businesses, police, and fire protection, are also to be considered. 

5-3 METHODOLOGY 

The study area for the community character analysis extends to areas along the 
Tappan Zee Bridge/Interstate 87/287 Corridor that would potentially be affected by the 
project. To account for both the in-water and upland effects of the project’s construction 
and operation, the study area has been generally defined as the area along and 
extending ½ mile north and south of the Interstate 87/287 (New York State Thruway) 
right-of-way generally between Interchange 10 (Route 9W) in Rockland County and 
Interchange 9 (Route 9) in Westchester County. The study area identifies the limits of 
areas in which the community character impacts of the project could potentially occur. 

In Rockland County, the study area traverses three jurisdictions, including the Town of 
Orangetown and the Villages of South Nyack and Grand View-on-Hudson, both of 
which are incorporated villages within the Town of Orangetown. In Westchester County, 
the study area is entirely within the Village of Tarrytown, which is an incorporated 
village in the Town of Greenburgh (see Figure 5-1, “Study Area Land Use.”). The 
Hudson River itself is regulated by a number of federal and state programs. 

Baseline data for existing land uses, zoning, land use policies, neighborhood character, 
and community facilities and services within the corridor were developed based on 
Geographic Information Systems (GIS) data at the county level for Rockland and 
Westchester Counties, as well as Village or Town data, as available. Land use 
regulations and patterns within the study area were compiled based on reviews of local 
zoning ordinances and comprehensive plans for the jurisdictions within the corridor, as 
well as field inspections. This information assisted in assessing the project’s potential 
impacts on and compatibility with land use plans, policies, and planned developments. 

5-4 AFFECTED ENVIRONMENT 

The affected environment focuses on the existing community character of the study 
area, including land use, zoning, public policy, neighborhood character, and community 
facilities and services. This section summarizes the relevant land use plans and 
policies, zoning, neighborhood character, and community facilities and services within 
the study area of each jurisdiction. Planned development projects within the study area 
are also identified. 
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Figure 5-1
Study Area Land Use
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5-4-1 EXISTING LAND USES AND NEIGHBORHOOD CHARACTER 

Figure 5-2, “Rockland County Land Use,” and Figure 5-3, “Westchester County Land 
Use,” present the land uses within the study area defined above. Land use and 
neighborhood character can be described as a blend of various elements that give 
neighborhoods their distinct personalities. These elements can include land use 
patterns; development density; open space; historic and cultural resources; urban 
design and visual resources; shadows; transportation; and noise.  

5-4-1-1 TOWN OF ORANGETOWN, ROCKLAND COUNTY 

The Town of Orangetown is 24.2 square miles and is located on the Hudson River in 
the southeastern corner of County. The study area includes a small unincorporated part 
of the town west of Grand View-on-Hudson (approximately 0.3 square miles). This area 
is located to the southwest of Interstate 87/287, south of South Nyack, and west of 
Grand View-on-Hudson. 

Land use in this area is dominated by low-density residential uses on Route 9W and 
Highland Avenue on the Palisades Ridge. Defining elements of neighborhood character 
in this area are the Hudson River, the Palisades, and the scenic and sometimes steeply 
winding residential roads with abundant vegetation. The remainder of the study area 
encompasses small portions of Blauvelt State Park and Clausland Mountain Park, both 
of which are in the Town of Orangetown. 

5-4-1-2 VILLAGE OF SOUTH NYACK, ROCKLAND COUNTY 

The study area includes approximately half of the Village of South Nyack’s land area. It 
is within the Village of South Nyack that the Tappan Zee Bridge meets the west shore 
of the Hudson River. The Village of South Nyack is located south of the Village of 
Nyack, north of the Village of Grand View-on-Hudson, west of the Hudson River, and 
east of the Town of Orangetown. The Hudson River is a defining element of South 
Nyack’s neighborhood character and is at least partially visible from most locations in 
the Village. However, public access to the river’s edge is limited, as much of the 
shoreline is privately owned.  

The Village of South Nyack totals 0.61 square miles, of which 28.8 percent is dedicated 
to transportation infrastructure (Interstate 87/287 right-of-way and local roadways). The 
Village is bisected by Interstate 87/287, which runs from the northwest to the southeast, 
where the Tappan Zee Bridge begins at the boundary with Grand View-on-Hudson. The 
historic center of the Village was demolished in the mid-1950s for the construction of 
the original Tappan Zee Bridge structure and Interchange 10 (Route 9W).  

Land use within the Village and the study area is primarily residential, and includes 
some multi-family developments such as the Salisbury Apartments and Bradford Mews 
immediately adjacent to Interstate 87/287 north of the Tappan Zee Bridge. There are no 
industrial uses, and very few commercial uses within South Nyack. 

Prominent land uses within the study area include Village Hall, which is located at 282 
South Broadway, South Nyack, NY, and is adjacent to Interstate 87/287 at Interchange 
10 (Route 9W). In addition, a rail-to-trail park (Raymond G. Esposito Memorial Trail) 
extends north-south through the village, crossing Interstate 87/287 at Route 9W, where 
its northbound lanes cross over Interstate 87/287 as part of the ramps at Interchange 
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Figure 5-2
Rockland County Land Use

SCALE
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Figure 5-3
Westchester County Land Use
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10 (Route 9W). Adjacent to Interstate 87/287 and the rail-to-trail is the small (0.81-acre) 
Elizabeth Place Park. 

5-4-1-3 VILLAGE OF GRAND VIEW-ON-HUDSON, ROCKLAND COUNTY 

The Village of Grand View-on-Hudson is approximately 0.2 square miles. It is a small, 
incorporated municipality within the Town of Orangetown that encompasses a 0.25-
mile-wide row strip of Hudson River waterfront, centered on River Road, which extends 
1.6 miles from the Tappan Zee Bridge south to the Village of Piermont. Other than the 
roadways, Village Hall, and the property directly under the Tappan Zee Bridge landing, 
its land uses are exclusively residential, almost all as single-family housing. According 
to the 2010 U.S. Census, the Village of Grand View-on-Hudson has a population of 285 
residents living in 139 housing units. The Village is bounded by the Hudson River to the 
east, the Tappan Zee Bridge to the north, the Village of Piermont to the south, and the 
Town of Orangetown to the west. 

River Road and the Hudson River form the defining elements of neighborhood 
character in Grand View-on-Hudson. River Road is a narrow residential street that runs 
parallel to the Hudson River shoreline. Pedestrian activity and vehicular traffic are 
relatively light since the road primarily serves residents. Vehicles and pedestrians 
traveling along River Road have scenic views of the Hudson River and the Tappan Zee 
Bridge. East of River Road, the land gently slopes down to the river. West of River 
Road, the topography is steeply sloped and the homes are generally elevated high 
above the Hudson River. The steep topography allows at least partial river views to 
almost all of the Village residences, practically all of which are located along River 
Road. 

5-4-1-4 VILLAGE OF TARRYTOWN, WESTCHESTER COUNTY 

The Village of Tarrytown is located on the eastern shore of the Hudson River in 
Westchester County approximately 22 miles north of New York City. It is an 
incorporated village within the Town of Greenburgh and covers 2.93 square miles of 
land area. According to the 2010 U.S. Census, the overall population density of the 
village is 3,854 people per square mile, which is high relative to the average density of 
the County.  

A defining element of Tarrytown’s neighborhood character is the Hudson River and the 
Tappan Zee Bridge, which are visible from most locations in the Village. Tarrytown is a 
historic river town with a mixed-use village center surrounded by an established 
residential suburban community. The Village is bordered by the Village of Sleepy 
Hollow to the north, Village of Irvington to the south and the Hudson River to the west. 

The existing Tappan Zee Bridge lands in the Village to the west of where Route 119 
intersects Route 9. From this landing, Interstate 87/287 continues east, bisecting the 
village into a northern portion and a southern portion. The northern portion includes the 
traditional village core, Main Street, and the Metro-North Railroad train station; and the 
southern portion includes a variety of uses including corporate, commercial, and 
residential uses.  

Interstate 87/287 at the bridge landing accommodates the toll plaza, maintenance 
operations, and a State Trooper barracks (Troop T). Metro-North Railroad and Amtrak 
run services on tracks alongside the Hudson River beneath the bridge. To the north of 
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Interstate 87/287 on Route 9 is a five-story office building (303 Broadway). Farther 
north and west of Route 9 are two multi-family residential developments (The Quay of 
Tarrytown and Tappan Court), while still farther north and west is a more traditional 
village area of single-family homes in the Tappan Landing Historic District.  

Along the river and west of the Metro-North Railroad tracks are the 10-acre Losee Park, 
a public village park, and the private Irving Boat Club on land leased from the Village. 
North of Interstate 87/287 and on the east side of Route 9, land uses are mostly 
residential; in particular, the Tappan Manor condominiums (three- and six-story 
structures) are opposite Interstate 87/287 maintenance facility and the 303 Broadway 
office building. The Church of the Transfiguration and Transfiguration School is located 
north of Tappan Manor. The northeast corner of the intersection of Routes 9 and 119 
features a local shopping center, including a supermarket, bank, and gas station. 

Route 119 is an east-west road that generally parallels Interstate 87/287 and extends 
from the Village of Tarrytown in the west to the Town of Greenburgh in the east. Within 
the study area, the Route 119 corridor includes a number of commercial properties 
including retail, office, and restaurant uses. Just east of the study area, Route 119 
includes several large-scale office park developments, hotels, and town 
house/condominium developments.  

South of Interstate 87/287 and west of Route 9 are a variety of land uses, beginning 
adjacent to Interstate 87/287 with the Irving Historic District residential neighborhood 
centered on Van Wart Avenue and Paulding Street. While this neighborhood consists of 
predominantly older homes, there are some newer homes adjacent to the toll plaza. 
Where Van Wart Avenue intersects Route 9 is the former and now vacant GM auto-
mechanic training facility, and farther south is the Jewish Community Center. South of 
this is the Doubletree Hotel, and the Kraft Foods offices and research facility. Farther to 
the south is a 34-acre undeveloped parcel that separates the Kraft Foods complex from 
the historic Lyndhurst estate.  

Land uses to the east of Route 9, near the ramps to Interstate 87/287, are the 
Tarrytown Diner, a gas station, an automobile dealership, and a church. Farther east, 
along Sheldon Avenue, is the older Pennybridge neighborhood that also includes the 
Lagana Field Park.  

The Old Croton Aqueduct State Trailway, is a linear park that traverses the study area 
in a north-south direction from Van Cortlandt Park at the Bronx/City of Yonkers, NY, 
border in the south, to the Croton Dam in the Town of Cortlandt, NY, in the north. The 
trail enters the study area from the south, near Lyndhurst, and traverses north on the 
east side of Route 9, crossing beneath Interstate 87/287 near Interchange 9 (Route 9), 
and exiting the study area near Benedict Avenue. The Village of Tarrytown 2007 
Comprehensive Plan, discussed below, notes that the creation of Interstate 87/287 
interrupted the trail between Route 119 and Lyndhurst, and recommends that the future 
replacement of the Tappan Zee Bridge includes a bridge overpass, reconnecting the 
northern and southern sections of the Old Croton Aqueduct. 

In addition, RiverWalk is proposed to traverse through the study area in a north-south 
direction. RiverWalk is a shared-use path that is part of the Hudson River Valley 
Greenway system, which once complete, will span 51.5 miles within 14 municipalities in 
Westchester County. It is being developed through a series of discrete projects 
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constructed by the county, local municipalities and other entities, including private 
developers. Although currently not constructed, it is proposed that RiverWalk traverse 
under the Tappan Zee Bridge. 

5-4-1-5 HUDSON RIVER 

The Hudson River is a defining element of the neighborhood character within the study 
area. The character of the Hudson River has historically dominated and continues to 
shape the communities on its shores, including those of the villages and towns within 
the study area. The development of land along the Hudson was influenced by the river’s 
value to commerce, transportation and industry. Within the study area itself, the river 
creates a well-defined border between Westchester County and Rockland County, 
which, until the construction of the Tappan Zee Bridge in the 1950s, was traversable 
only by boat or ferry.  

The Hudson River also provides recreational boating opportunities and inspiration for 
artists, and is a source of fascination for nature lovers. Although not a “neighborhood” in 
the strict sense, the Hudson River supports a variety of communities based around and 
dependent on its use for recreation and transportation. Marinas, restaurants, boat clubs, 
and public parks dot the shoreline and, through the efforts of local municipalities and 
regional not-for-profit organizations, vacant waterfront properties are increasingly being 
converted to new recreational and residential uses.  

Today the Hudson River is characterized by its unique scenic, ecological, and historic 
qualities. It continues to provide definition, orientation, and character to the towns and 
villages located along its shoreline.  

5-4-2 REGIONAL LAND USE PLANS AND POLICIES 

5-4-2-1 NEW YORK METROPOLITAN TRANSPORTATION COUNCIL 

The New York Metropolitan Transportation Council (NYMTC), as the federally 
designated Metropolitan Planning Organization (MPO) for New York City, Long Island, 
and the lower Hudson Valley, is required by federal regulations (23 U.S.C. § 134–135) 
to develop a 25-year regional transportation plan that guides long-range transportation 
decision-making in the NYMTC region. The regional transportation plan is updated 
every 4 years. The 2010-2035 Regional Transportation Plan “A Shared Vision for a 
Shared Future” (RTP), lays out the region’s transportation needs and desires over the 
years 2010 to 2035, and covers the major aspects of transportation from a regional 
perspective, including highways, streets, public transit, ridesharing and demand 
management, bicycles, pedestrian facilities, goods movement and special needs 
transportation. The RTP includes the following main components: 

 Five Regional Shared Goals that lay the foundation for the region’s decision-making 
framework; 

 10 Regional Desired Growth Areas that represent the region’s consensus vision for 
guiding future growth and development; 

 A set of Strategic Regional Transportation Investments, including four foundation 
improvement projects that are a first step toward improving long-term mobility in the 
region; and 
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 A set of 10 Strategic Regional Policy Guidelines that together will help NYMTC’s 
member agencies and partners achieve the Regional Shared Goals. 

The RTP is based on five Regional Shared Goals, which lay the foundation for the 
region’s decision-making framework: 

 Enhance the regional environment; 

 Improve the regional economy; 

 Improve the regional quality of life; 

 Provide convenient, flexible transportation access within the region; and 

 Build the case for obtaining resources to implement regional investments. 

The Strategic Regional Policy Guidelines identified in the RTP directs how the region 
should grow and how investments should be made. The policies affect the selection of 
investments, such as the replacement of the Tappan Zee Bridge, as well as guide the 
implementation of investments as the system is designed, operated, and maintained. 
The RTP identifies constructing a replacement for the Tappan Zee Bridge and 
commuter rail and bus-rapid transit systems in the Interstate 87/287 Corridor in 
Westchester and Rockland counties as a “Strategic Regional Investment Option.” The 
plan notes that the strategic regional investment projects impact the region’s ability to 
grow in the future. However, it also recognizes that these projects are long-term 
investments and “are somewhat fluid and may change over time as planning work 
proceeds, specific alternatives are chosen and conditions change”1 . 

5-4-2-2 HUDSON RIVER VALLEY GREENWAY ACT2 

The Hudson River Valley Greenway Act of 1991 fosters voluntary regional cooperation 
among 259 communities and 13 counties of the Hudson River Valley in New York 
State. The act was created to facilitate the development of a regional strategy for 
preserving scenic, natural, historic, cultural, and recreational resources, while 
encouraging compatible economic development and maintaining the tradition of home 
rule for land use decision-making.  

The Hudson River Greenway Act created two organizations to facilitate the Greenway 
process: the Hudson River Valley Greenway Communities Council and the Greenway 
Conservancy for the Hudson River Valley. The Hudson River Valley Greenway 
Communities Council functions like a state agency, and works with local and county 
governments to enhance local land use planning and to create a voluntary regional 
planning compact, whereas the Greenway Conservancy for the Hudson River Valley is 
a public-benefit corporation that works with local governments, organizations, and 
individuals to establish a Hudson River Valley Trail system, promote the Hudson River 
Valley as a tourist destination area, assist in the preservation of agriculture, and work 
with the Greenway Council and communities to strengthen state agency cooperation 
with local governments. 

                                                 
1
 2010-2035 Regional Transportation Plan, pages 6-7. 

2
 Hudson River Valley Greenway website, 
http://www.hudsongreenway.state.ny.us/AbouttheGreenway/OverviewandMission.aspx, accessed 10/13/11. 
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The Hudson River Greenway Act is based on five Greenway Criteria that are used for 
attaining the goals of the Hudson River Valley Greenway. The general nature of the 
criteria allows communities to develop projects that address community concerns, while 
contributing to the overall framework of the Hudson River Valley Greenway. The 
Greenway Criteria are: 

 Natural and cultural resource protection; 

 Regional planning; 

 Economic development; 

 Public access; and 

 Heritage and environmental education. 

The Greenway Council approaches planning on a regional basis as communities plan 
locally. It includes physical connections and linkages between communities for regional 
and local benefit. Additionally, this planning process addresses issues of collective 
concern and promotes mutually beneficial regional solutions. The entire study area is 
located within the Hudson River Valley Greenway Area. Rockland and Westchester 
Counties, the Town of Orangetown, and the Villages of South Nyack, Grand View-on-
Hudson, and Tarrytown are all Greenway Communities.  

Greenway Compact Communities 

As discussed above, the Hudson River Valley Greenway Act was adopted to give 
municipalities in the Hudson Valley a voluntary opportunity to collectively work toward 
preserving scenic and cultural resources that define the region. All counties within the 
valley are eligible to participate in the Greenway program, and participation would make 
communities eligible for related funding and planning guidance. To further promote 
regional planning cooperation on the county level, the Greenway Compact program was 
established. The Greenway Compact program increases the variety of financial and 
procedural benefits available, as Greenway Compact Communities are eligible for 
additional benefits over Greenway Communities. 

Westchester County became a Greenway Compact County with the adoption of its 
compact plan, The Greenprint for a Sustainable Future…the Westchester Way, (“The 
Greenprint”) by the Hudson River Valley Greenway Communities Council in June 2004. 
The Village of Tarrytown adopted the policies set forth in the Westchester County 
Greenway Compact Plan through the recognition of Greenway policies in its Village 
Code, thereby making it a Greenway Compact Community. 

Principles of The Greenprint align with principles in other policy documents governing 
Westchester County. A primary objective of this compact plan and the Greenway in 
general, is to strengthen the economic base of municipalities while preserving 
environmental and historic resources that characterize many Hudson Valley 
communities. Greenway initiatives promote development that takes advantage of the 
natural and scenic resources of the region and/or development that is concentrated in 
centers and areas best able to support development to minimize sprawl. The Greenway 
program encourages preservation of important environmental and scenic resources 
while strengthening economic centers, such as the Village of Tarrytown. 
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On January 17, 2001, Rockland County proposed to develop a Greenway Compact.1 
Rockland County received funding from the Hudson River Valley Greenway 
Communities Council to begin the development of a countywide regional compact. 
Rockland County planned to incorporate the compact into the county comprehensive 
plan, and a waterfront revitalization plan being developed with Westchester County in 
accordance with a New York State Quality Communities grant.2 In accordance with this 
funding, the recently adopted 2011 Rockland County Comprehensive Plan incorporated 
the goals and objectives of the Hudson River Valley Greenway, with the intention that 
the plan be used as Rockland’s Greenway Compact Plan.3 However, to become a 
Greenway Compact community, the Rockland County Comprehensive Plan must 
approved by the Hudson River Valley Greenway Communities Council. The Hudson 
River Valley Greenway Communities Council had not yet adopted Rockland County’s 
Greenway Compact.  

Hudson River Valley Greenway Trail System 

The Hudson River Valley Greenway was created in part to establish a network of multi-
use trails along both sides of the Hudson River. There are currently several designated 
Greenway trails and connector trails4 within the study area.  

Within the Rockland County portion of the study area, the Greenway-designated trails 
include the Hader Park Trail (Village of Grand View-on-Hudson), Joseph B. Clarke 
Rail‐Trail (Village of Grand View-on-Hudson), Raymond G. Esposito (Village of South 
Nyack), Esposito‐Hader Link (Villages of South Nyack and Grand View-on-Hudson), 
and Esposito‐Gesner Avenue Park Link (Village of South Nyack). 

The Hudson River Greenway Water Trail follows the Hudson River through the study 
area. This water-based trail runs the length of the Hudson River, from Hadley in the 
Adirondack Park and Whitehall on the Champlain Canal to Battery Park City in 
Manhattan. The Water Trail features kayak and canoe launch points every 10 miles, 
and campsites every 15 miles. There are six launch points within or in close proximity to 
the study area, the Nyack Beach State Park (Upper Nyack), Memorial Park (Nyack), 
Gesner Avenue Park (South Nyack), Parelli Park (Orangetown), Horan’s Landing 
(Sleepy Hollow), and Scenic Hudson Park (Irvington). Canoeists and kayakers using 
the Hudson River Greenway Water Trail traverse beneath the existing Tappan Zee 
Bridge to access these landing sites.  

Within the Westchester County portion of the study area, the proposed RiverWalk will 
be part of the Hudson River Valley Greenway system. Once complete, this trail will 
span 51.5 miles and 14 municipalities in Westchester. As currently proposed, the 
RiverWalk would traverse beneath the Tappan Zee Bridge. However, this section has 

                                                 
1
 Rockland County Planning website, http://www.co.rockland.ny.us/planning/landuse/greenway.htm, accessed 10/13/11. 

2
 Hudson River Valley Greenway website, http://www.hudsongreenway.state.ny.us/Planning/Compact.aspx, accessed 
10/13/11. 

3
 Rockland County Comprehensive Plan, page 17. 

4
 A connector trail provides a link to the main Greenway Trail from a place of interest, such as a public park or another 
trail system. 
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not yet been constructed. Sections have recently opened to the north and south of the 
Interstate 87/287 right-of-way. 

5-4-2-3 HUDSON RIVER VALLEY NATIONAL HERITAGE AREA MANAGEMENT 
PLAN 

The Hudson River Valley is a National Heritage Area (NHA), as established by 
Congress in Title IX of Public Law 104-333 (1996) and as amended by Section 324 of 
Public Law 105-83 (1997). The mission of the NHA program is to recognize, preserve, 
promote, and interpret the natural and cultural resources of the Hudson River Valley for 
the benefit of the nation. The designation authorizes federal financial and technical 
assistance to serve these purposes. The Hudson River Valley NHA is managed by the 
Greenway Conservancy for the Hudson River Valley and the Hudson River Valley 
Greenway Communities Council. The Heritage Area comprises Westchester and 
Rockland, in addition to Albany, Rensselaer, Columbia, Greene, Ulster, Dutchess, 
Orange, and Putnam Counties, and the Village of Waterford in Saratoga County. 

The Hudson River Valley National Heritage Area Management Plan, prepared for the 
Hudson River Valley Greenway Communities Council and Greenway Conservancy for 
the Hudson River Valley, Inc., and approved by the Secretary of the Interior April 17, 
2002, addresses community character as it relates to land use, zoning, neighborhood 
character, and community facilities and services in two sections:  

 Framework for the National Heritage Area: Discusses freedom and dignity, nature 
and culture, corridor of commerce, and trails. Themes presented in the discussion 
of the corridor of commerce are the community, agricultural and settled landscapes, 
labor movements, and technological and industrial innovations. 

 Managing the Heritage Area: Presents the duty of the management entities. The 
management plan encourages local jurisdictions to adopt land use policies 
consistent with the goals of the plan and encourage economic viability by 
appropriate means. 

The Hudson River Valley National Heritage Area Management Plan does not make any 
specific recommendations with regards to the Tappan Zee Bridge or its replacement.  

5-4-3 LOCAL LAND USE PLANS AND POLICIES 

Local governments use several tools to direct and manage the growth and development 
that occur within their jurisdictional boundaries. These tools include comprehensive 
plans, building codes, specific plans, comprehensive transportation plans, eminent 
domain, zoning ordinances, overlay districts, redevelopment and revitalization plans.  

New York State law regulates the preparation of local comprehensive plans, which 
identify what the community looks like now, what it should look like in the future (goals, 
objectives, principles), how the community intends to get there (regulatory standards, 
devices, and legal instruments), and why it should be done (protection, preservation, 
conservation, enhancement, growth, and development). The plans provide for inter-
jurisdictional projects, regional compacts, and shared jurisdictional services. 
Preparation of a comprehensive plan is not mandatory. However, if prepared and 
adopted by a village board of trustees, subsequent land use regulations must be in 
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accord with an adopted comprehensive plan. Similar language applies to the state’s 
laws for towns and cities.  

According to New York State (Town Law § 263; Village Law § 7-704, and General City 
Law § 20 [25]), zoning in towns, villages, and cities in New York must be enacted in 
accordance with a “comprehensive plan” or a “well-considered plan.” In the absence of 
a written comprehensive plan document, “zoning must be consonant with a total 
planning strategy, reflecting consideration of the needs of the community.” 

County governments have no direct zoning and land use powers, but do have review 
authority when projects are located within 500 feet of an existing or proposed 
county/state highway, park or facility, county-designated or proposed stream, or 
jurisdictional boundary. For a jurisdiction to override a county disapproval or proposed 
modification to a project, the municipal board must at least have a majority plus one 
vote (i.e., “supermajority”) to do so.  

Incorporated local jurisdictions such as villages operate their land use powers 
independently from the larger towns in which they may be located. Such towns have 
land use authority only over the “unincorporated” areas of the town, which in certain 
cases may be discrete, non-contiguous sections of the town. The following section 
identifies the relevant land use plans and policies of each jurisdiction within the study 
area. 

5-4-3-1 ROCKLAND COUNTY 

Rockland County adopted a new comprehensive Plan, “Rockland Tomorrow-Rockland 
County Comprehensive Plan,” (the Plan) on March 1, 2011. The Plan was written and 
adopted while the Tappan Zee Bridge/I-287 Corridor Project was being considered. As 
such, the Plan makes recommendations specific to that project. Subsequent to the 
adoption of the Plan, the project was modified to become the Tappan Zee Hudson River 
Crossing Project. 

The Plan recognizes the importance of the Tappan Zee Bridge as a transportation 
corridor, stating that “no modern transportation development has had a greater impact 
on Rockland than the opening of the Tappan Zee Bridge in 1955…the bridge also 
altered the way residents of Rockland County interacted with New York east of the 
Hudson River.” Prior to the opening of the Tappan Zee Bridge, many Rockland 
residents would commute to New York City through New Jersey. The opening of the 
Tappan Zee Bridge changed commuting patterns for Rockland County residents. The 
Tappan Zee Bridge shifted the commuting pattern to Westchester County, a trend that 
continues today. The Plan also states that the bridge “facilitated the growth in corporate 
uses, casual travel in Rockland, and more intensive development along the I‐87/287 
corridor, culminating with the opening of the Palisades Center Mall in 1998.”1  

The Plan emphasizes the importance of transportation connections such as the Tappan 
Zee Bridge that provide access to important commercial and regional infrastructure, 

                                                 
1
 Rockland County Comprehensive Plan, page 12. 
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including access to Midtown Manhattan, Westchester County, and Stewart International 
Airport.1  

Regarding the Tappan Zee Bridge, Chapter 6.0, “Transportation,” of the Plan 
recommends the following (these are reiterated in Chapter 14.0, “Summary of 
Recommendations & Implementation,” of the Plan): 

 “Ensure that Necessary Funding is Secured for Replacement of the Tappan 
Zee Bridge.” The Plan notes that the capacity and functioning of the Tappan Zee 
Bridge and Interstate	87/287 is the single	most important transportation issue facing 
Rockland County, and that several adverse impacts could result from it not 
functioning properly. It recommends that Rockland County work with state, regional, 
and federal officials to secure necessary financing for replacement of a bridge that 
is “BRT ready,” and is designed for commuter rail, should transit be available in the 
future. It further states that the impact of the project on local community character 
must be fully studied and addressed.2  

 “Support Bus Rapid Transit and High	Occupancy Vehicle Lanes in the Tappan 
Zee Bridge/Interstate	 287 Corridor.” The Plan expresses a preference for 
high‐occupancy vehicle (HOV) lanes, and Bus Rapid Transit (BRT) on the Tappan 
Zee Bridge due to its ability to provide additional capacity for vehicles, its flexibility 
for long‐term transportation needs, and cost.3 

 “Support “Early	 Action Projects” for the Tappan Zee Bridge/Interstate	 287 
Corridor.” The Plan recommends the following “early action projects” be 
implemented to help alleviate existing traffic congestion, as well as mitigate 
potential future increases in congestion and adverse land use impacts on the 
adjacent communities of the bridge corridor itself. 

- Enhance Tappan Zee Express (TZx) bus service and work with Westchester 
County Bee‐Line to provide shuttle buses to/from major employment 
destinations. 

- Improve Intelligent Transportation System (ITS) in the corridor. Enhance real-
time traffic information for drivers and transportation agencies. 

- Improve park	and	 ride lots outside the Interstate	287 corridor to reduce single 
occupancy vehicles and traffic passing through Rockland County. 

- Examine the feasibility of a fifth lane on the Tappan Zee Bridge (peak direction) 
as an exclusive bus, high-occupancy toll (HOT), or HOV lane. 

- Examine the feasibility of allowing “buses in the shoulder,” a traffic management 
tool used in other states that allows buses to use shoulders to bypass 
congestion, in this case at the approach to the Tappan Zee Bridge. 

- Examine the feasibility of a direct bus connection, including “slip ramps” for TZx 
buses traveling across the Tappan Zee Bridge to provide more efficient service 
to the Tarrytown’s Metro	North Railroad station. 

                                                 
1
 Rockland County Comprehensive Plan, page 13, 

2
 Rockland County Comprehensive Plan, page 96. 

3
 Rockland County Comprehensive Plan, page 96. 
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- Have the New York State Thruway Authority (NYSTA) increase marketing and 
use of E-ZPass to improve mobility for commuters during peak travel times, as 
well as for weekend users and holiday travelers. 

- Enhance the existing Haverstraw	 Ossining ferry with midday and weekend 
service to help relieve vehicular traffic on Hudson River crossings. 

- Improve bus travel times along Route 59. 

- Study ways to reduce truck traffic in the Interstate	287 corridor, especially during 
peak AM and PM travel times. Identify ways to divert New England	bound truck 
traffic north, toward Interstate 87 and Interstate	84.1  

 “Improve the Pedestrian and Bicycle Circulation System.” The Plan 
recommends that the future Tappan Zee Bridge include bicycle and pedestrian 
lanes that could be tied into existing pedestrian and bicycle trail networks in 
Rockland County.2  

The Plan also identifies roadway traffic, especially noise from Interstate	 287, as the 
major cause of noise pollution in Rockland County. The plan encourages the use of 
sound barrier walls to help reduce the amount of noise that enters residential areas, 
including the need for additional sound barrier walls along Interstate 87/287 once the 
replacement Tappan Zee Bridge construction is complete.3 

Chapter 7.0, “Natural & Environmental Resources,” of the Plan encourages the 
continued use of falcon-nesting boxes on the Tappan Zee Bridge, which NYSTA added 
in the late 1980s. It states that, “the bridge and the falcons have a symbiotic 
relationship: the nesting boxes provide falcons with a high perch, and the falcons keep 
away pigeons, which can be detrimental to the paint, and consequently, the steel on the 
bridge.”4 

The Plan recommends that open space be integrated into the Tappan Zee Corridor 
Project. In particular, it recommends examining the feasibility of reconnecting parkland 
or open space properties that were divided by the construction of Interstate 87/287 in 
the 1950s. One idea being studied by the Village of South Nyack as part of their 
Comprehensive Plan is the construction of a partial “cap” or deck over a segment of a 
rebuilt Interstate 87 approach to the Tappan Zee Bridge that would connect existing 
trails and create new open space. The Plan states that the “addition of new green 
space will help mitigate potential negative impacts associated with the Interstate 
287/Tappan Zee Bridge Corridor.”5 

The Plan also supports funding for a Rockland County visitor center and countywide 
signage and way finding program for major cultural and historic destinations. It identifies 
the Tappan Zee Bridge as a gateway location where a visitor center with 

                                                 
1
 Rockland County Comprehensive Plan, page 96-97. 

2
 Rockland County Comprehensive Plan page 102. 

3
 Rockland County Comprehensive Plan page 132. 

4
 Rockland County Comprehensive Plan page 136. 

5
 Rockland County Comprehensive Plan, page 165. 
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knowledgeable volunteers; municipal, nonprofit, or retail partners; a mini	museum and 
art exhibition space; parking; phone; and restroom facilities could be located.1 

5-4-3-2 TOWN OF ORANGETOWN, ROCKLAND COUNTY 

The Town of Orangetown Comprehensive Plan was adopted in 2003. The Town’s plan 
presents possible zoning and environmental conservation implementation tools to be 
used to guide land use and development. It seeks to preserve the existing character of 
the town by preserving open space and promoting specific types of development 
through various zoning techniques and plans. One focus of the plan is proposed road 
improvements to alleviate congestion in the short term, including the reconstruction of 
River Road from Stevenson Street to the Tappan Zee Bridge in the Village of Grand 
View-on-Hudson. It also considers that an additional rail line, either as part of the West 
Shore Line or as a component of the Tappan Zee Bridge, could potentially alleviate 
traffic and congestion, and encourage increased mass transit use within the county and 
the New York area. 

5-4-3-3 VILLAGE OF SOUTH NYACK, ROCKLAND CONTY 

The Village of South Nyack’s Comprehensive Plan was adopted in 1969. The Village is 
currently drafting a new comprehensive plan as the existing plan is considered by the 
Village Board of Trustees too outdated to be “updated.” A draft of this plan is not yet 
available for public review. However, the Village’s Comprehensive Plan website 
presents the following scope of issues related to the replacement of the Tappan Zee 
Bridge and being addressed by the Comprehensive Planning Board (CPB) in the 
Village Comprehensive Plan (VCP).2  

 Plans for the Tappan Zee Bridge and I-287 Corridor envision possible changes to 
Interchange 10 (Route 9W). The scope recommends that the CPB work with the 
surrounding villages and agencies to develop a plan for traffic flow, and ingress and 
egress to the villages that is consistent with the goals and objectives of South 
Nyack. 

 The scope notes that a new park covering Interstate 87/287 should be considered. 
This recommendation was evaluated in a public CPB workshop on June 18, 2010. A 
summary from this workshop is available on the Village’s website. 

5-4-3-4 VILLAGE OF GRAND VIEW-ON-HUDSON, ROCKLAND COUNTY 

The Village of Grand View-on-Hudson does not have a comprehensive master plan or 
other planning documents. The village regulates land use by Village Law and a Zoning 
Law adopted in February 1999. 

5-4-3-5 WESTCHESTER COUNTY 

Westchester County recently launched Westchester 2025, a web-based format of its 
countywide planning policies to demonstrate the importance of working together to 
shape and grow the county's infrastructure (roads, trains, sewers, etc.) and 
communications capabilities (wider bandwidths, GIS technology, etc.). Part of the 
                                                 
1
 Rockland County Comprehensive Plan, page 192. 

2
 Village of South Nyack website, http://www.southnyack.info/9.php, accessed 10/13/11. 
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Westchester 2025 planning effort includes the “Context for County and Municipal 
Planning in Westchester County and Policies to Guide County Planning” which was 
adopted by the Westchester County Planning Board May 6, 2008 and amended 
January 5, 2010. “Patterns for Westchester: The Land and the People,” which was 
adopted December 5, 1995, is still the adopted plan for Westchester County and has 
guided the County since then. Only the “Assumptions and Policies” sections of 
"Patterns" have been replaced by Westchester 2025’s "Context for County and 
Municipal Planning and Policies to Guide County Planning." 

Westchester 2025 builds on the Patterns for Westchester document. Both documents 
establish a set of standards for the Westchester County Planning Board as it carries out 
its three principal county charter responsibilities: long-range planning; advising the 
county executive and legislature on capital spending, infrastructure, land acquisition, 
and other public facilities; and bringing the county’s perspective to bear on planning and 
zoning referrals from jurisdictional governments.  

The following policies were originally developed for Patterns for Westchester and then 
modified for Westchester 2025, and are intended to guide municipalities in their own 
decision-making. 

 Channel development whenever possible to centers where infrastructure can 
support growth, where public transportation can be provided efficiently, and where 
redevelopment can enhance economic vitality.  

 Enhance the appropriate functions of the county’s transportation corridors. The 
quality of scenic routes should be protected. Traffic management, transit 
improvements, and systematic maintenance should be implemented on travel 
routes to reduce congestion, ease movement, increase mobility options and ensure 
public safety.  

 Nurture the economic climate of the county with the use of municipal, county, state, 
and federal resources to improve infrastructure, housing, and programs that attract 
and support business enterprise, with consideration of intermunicipal impacts.  

 Support transportation alternatives that improve the mobility choices of workers, 
consumers, and residents and that improve air quality by enhancing the efficiency 
and effectiveness of public transportation and reducing solo-driving.  

 Work with neighboring jurisdictions in the Hudson Valley, Connecticut, New Jersey, 
Long Island, and New York City in planning initiatives aimed at sound land use, 
transportation, economic development, housing, and environmental policies.  

5-4-3-6 VILLAGE OF TARRYTOWN, WESTCHESTER COUNTY  

The Village of Tarrytown adopted its Comprehensive Plan in March 2007. The Plan was 
written and adopted while the EIS for the previous Tappan Zee Bridge/I-287 Corridor 
Project was being prepared. As such, it references that project and the 
recommendations regarding the replacement of the Tappan Zee Bridge are broader 
than the project that is the subject of this EIS. 

The Plan addresses the following six goals which reflect wide-ranging areas of 
concerns within the Village: 
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 Land Use: Provide for a balanced mix of land uses within Tarrytown and ensure that 
new development respects and contributes to Tarrytown’s character. 

 Housing: Maintain and preserve the character of existing neighborhoods and 
encourage housing affordable to seniors and working families. 

 Environmental Preservation: Ensure that new development respects 
environmentally sensitive areas—particularly water resources—and preserves the 
scenic quality of the community. 

 Open Space: Upgrade and increase/acquire open space and recreational facilities 
to enhance their function and appearance. 

 Community Facilities and Services: Upgrade and expand services and facilities to 
enhance their function and appearance. 

 Transportation, Circulation, and Parking: Enhance traffic circulation, public 
transportation, and parking facilities to better serve the Village’s population in a 
manner compatible with the character of the community. 

In relation to the project, the Plan makes the following recommendations: 

 Since the Old Croton Aqueduct Trailway is interrupted by Interstate 87/287 near 
Interchange 9 (Route 9), the Village should request that the State consider an 
Interstate 87/287 overpass to reconnect the Old Croton Aqueduct Trailway as part 
of the Tappan Zee Bridge replacement project.1  

 The replacement of the Tappan Zee Bridge should include plans for the 
accommodation of the RiverWalk under the new bridge. 

 As plans for the replacement of the Tappan Zee Bridge move forward, the Village 
should continue to work with NYSDOT to ensure that potential impacts on Village 
neighborhoods are minimized.2  

 Examine impacts of the re-alignment of the Tappan Zee Bridge on the Village and 
ensure a consistent approach in all policy documents regarding this issue.3  

5-4-4 ZONING ORDINANCES 

The zoning ordinance is the principal tool in implementing a community’s adopted 
comprehensive plan and defines the site plan and subdivision requirements for each 
land use. Zoning ordinances establish districts to promote compatibility between land 
uses, buildings and structures, efficient use of land, and accessibility. The districts 
classify, regulate, and restrict uses, as well as combine uses and encourage the 
location of compatible land uses close to one another. District regulations provide 
development standards pertaining to the intensity of land uses and development, height 
and bulk of buildings and structures, and area of yards and other open areas between 
buildings and structures.  

                                                 
1
 Village of Tarrytown Comprehensive Plan, page 7-6. 

2
 Village of Tarrytown Comprehensive Plan, page 8-8. 

3
 Village of Tarrytown Comprehensive Plan, page 8-1. 
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Each jurisdiction in the study area has a zoning ordinance that regulates land use, and 
while each community uses the same broad district categories (e.g., residential, 
commercial, industrial, etc.); the specific designations of these districts differ for each. 
The zoning within the Rockland County portion of the study area is shown in Figure 5-
4, and the zoning within the Westchester County portion of the study area is shown in 
Figure 5-5. However, since the replacement of the Tappan Zee Bridge and any 
associated improvements as part of a federal highway is exempt from local zoning, a 
detailed analysis of each jurisdiction’s zoning regulations is not required. 

5-4-5 COMMUNITY FACILITIES AND SERVICES 

A project can affect community facilities and services when it physically displaces or 
alters a community facility or causes a change in population that may affect the services 
delivered by a community facility. This section identifies and describes the existing 
community facilities and services found within the study area. Community facilities 
include public and private education facilities, libraries, community centers and religious 
institutions, government facilities, and emergency and heath care facilities and services. 
Table 5-1 below identifies all of the community facilities within the study area. Please 
refer to Chapter 7, “Parklands and Recreational Resources,” for an evaluation of parks 
within the study area.  

Table 5-1
Community Facilities

Name Type Description Map Code
Rockland County 
South Nyack Village Hall Government Village Hall 1 
South Nyack-Grandview 
Police Department Emergency 

Villages of South Nyack and Grand View-on-Hudson share a joint Police 
Department adjacent to the Village of South Nyack Village Hall. 2 

Nyack College Educational Private, not-for-profit 4-year college and graduate school. 3 
Nyack Joint Fire District Emergency Fire Department 4 
Grand View-on-Hudson 
Village Hall Government Village Hall 5 
Westchester County 
Washington Irving 
Intermediate School Educational 

Public upper elementary school (grades 3-5) serving parts of Tarrytown, Sleepy 
Hollow, and unincorporated areas within the Town of Greenburgh. 6 

Church of the Transfiguration Religious 
Located at 268 South Broadway, this Catholic church shares property with the 
Transfiguration School. 7 

Transfiguration School 
Private 

Education Parochial primary/secondary school (pre-K to grade 8). 8 

New York State Police (NYSP) 
Troop T Interstate 87/287 
Facility Emergency 

The NYSP Troop T Interstate 87/287 facility is located within the study area at 
333 South Broadway in the Village of Tarrytown, immediately north of the 
existing Tappan Zee Bridge toll plaza. The NYSP Troop T provides support for 
motorists on Interstate 87/287 in both Rockland and Westchester Counties. 9 

Washington Engine Company 
No.2 Emergency 

Part of the Tarrytown Fire District, located approximately 0.5 miles from the 
Tappan Zee Bridge approach at 157 White Plains Road (Route 119) 10 

Jewish Community Center on 
the Hudson Religious Jewish community center located at 371 South Broadway. 11 
First Korean Methodist Church Religious Methodist church located at 500 South Broadway. 12 
Consolidated Engine 
Company No.1 Emergency 

Part of the Tarrytown Fire District, located approximately 0.8 miles from the 
Tappan Zee Bridge approach at 177 Sheldon Avenue. 13 

Notes: See Figure 5-6  
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Figure 5-4
Rockland County Zoning
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Figure 5-5
Westchester County Zoning

SCALE

0 500 1000 FEET

H
 U

 D
 S

 O
 N

  R
 I 

V
 E

 R

1

2

Study Area Boundary

Zoning District Boundary

South Broadway Historic District

Special Railroad Setback

Special Old Croton Aqueduct Setback

1

2

Village of Tarrytown
R-7.5 One-Family Residence – 7,500 s.f. lots
R-10 One-Family Residence – 10,000 s.f. lots
R-15 One-Family Residence – 15,000 s.f. lots
R-60 One-Family Residence – 60,000 s.f. lots
M-2 Multifamily Residence – 10,000 s.f. lots
M-3 Multifamily Residence – 15,000 s.f. lots
M-4 Multifamily Residence – 20,000 s.f. lots
OB Office Building
LB Limited Business
NS Neighborhood Shopping
HC Historic Commons
WD Waterfront
ID Industrial 



Blauvelt
State Park

Clausland
Mountain

Park

Rockefeller
State Park

M
etro-N

orth H
udson Li ne

Upper
Nyack

Nyack

South
Nyack

Grand 
View-on
-Hudson

Sleepy
Hollow

Tarrytown

Orangetown

Clarkstown Mount
Pleasant

Greenburgh

10

11

H
U

D
S

O
N

 R
IV

E
R

Benedict Ave

S 
B

ro
ad

w
ay

Bed
for

d R
d

S 
Br

oa
dw

ay
Main St

Pierm
ont Ave

S B
oulevard

Tw
ee

d 
B

lv
d

Lak e Dr

N
 B

ro
ad

w
ay

S Tw
eed B

lvd

N
 M

id
la

nd
 A

ve
5th Ave

Depew Ave

6th Ave

Martling Ave

Main St

Wildey St

Clau
sla

nd
 M

ou
nta

in 
Rd

Cedar Hill Ave

Fran

klin St

W
estchester Co

Rockland Co

PROPOSED
REPLACEMENT BRIDGE

EXISTING
TAPPAN ZEE BRIDGE

Irvington

9

11
.2
9.
11

TAPPAN ZEE HUDSON RIVER CROSSING
Environmental Impact Statement

Figure 5-6
Community Facilities
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5-4-6 PLANNED DEVELOPMENTS 

Development projects in the corridor occur continuously. The larger projects in various 
stages of review that are in the vicinity of the project are listed in Table 5-2. These 
planned developments also provide input to the cumulative effects analysis found in 
Chapter 21, “Indirect and Cumulative Effects.” 

Table 5-2
Planned Developments Within the Study Area

Jurisdiction Development Name Development Description Status 

Tarrytown Crescent Associates 60,000 sq. ft., 3-story office building, with 
accessory parking to join two existing office 
buildings; located opposite Interstate 87/287 ramps 
at 155 White Plains Road 

Approved 

Tarrytown Jewish Community 
Center on the Hudson 

(JCC) 

The JCC purchased the adjacent property, the 
former GM Training Center at 425 South 
Broadway, and plans to expand with the creation of 
a new campus on the two properties 
(approximately 75,000 square feet on 6.6 acres). 
The campus is located 500 feet south of the New 
York State Interstate 87/287 on Route 9. 

Approved 

Tarrytown Jardim Estates Subdivision of up to 50 single family residences In approvals 
process 

 

5-5 ENVIRONMENTAL EFFECTS 

This section presents the analysis of potential impacts to existing land use, zoning, land 
use policies, neighborhood character, and community facilities and services from the 
No Build Alternative and the project alternatives.  

5-5-1 NO BUILD ALTERNATIVE 

The No Build Alternative would involve capital improvements to the Tappan Zee Bridge 
in the study area. As such, no project-related influences on land use and planning in the 
study area would occur, and no land would be acquired for right-of-way purposes. 
Existing residential land use patterns and trends would be maintained, subject to future 
modification by individual jurisdictions. Under the No Build Alternative, no impacts to 
community facilities would result, and the improvements associated with the 
Replacement Bridge Alternative would not occur.  

However, other existing trends and economic forces may influence changes within the 
study area in the No Build Alternative. For example, projected traffic growth on 
Interstate 87/287 and other highways would cause increased congestion throughout the 
transportation system. The majority of the policy documents and comprehensive plans 
of jurisdictions within the study area acknowledge the importance of replacing the 
Tappan Zee Bridge in a cost- and time-efficient manner. As such, the No Build 
Alternative would be inconsistent with these policies. 

5-5-2 REPLACEMENT BRIDGE ALTERNATIVE 

The Replacement Bridge Alternative would result in the construction of a new bridge 
crossing over the Hudson River between Rockland and Westchester Counties. The 
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replacement bridge would have a similar alignment to the existing bridge and would 
maximize the use of existing NYSTA right-of-way while minimizing effects on existing 
highway infrastructure in Rockland and Westchester Counties. The Long Span and 
Short Span Options are not anticipated to result in separate or distinct community 
character impacts. As such, the potential impacts of both alternatives are analyzed 
together below. 

5-5-2-1 LAND USE AND NEIGHBORHOOD CHARACTER 

Land use and neighborhood character is already influenced by the presence of 
Interstate 87/287 in the study area. As discussed below, although some individual 
properties along the highway and approach to the replacement bridge would be 
affected by new right-of-way acquisition, these properties would primarily be distributed 
alongside the existing highway, resulting in a narrow band of impact (see Chapter 6, 
“Land Acquisition, Displacement, and Relocation,” for a description of the right-of-way 
impacts). Substantial reduction in the physical size of a community or neighborhood in 
the study area would not occur. Portions of the existing study area are already 
dominated by transportation-related uses. The project would not cause a substantial 
change in the type or intensity of land uses in the study area. However, in some 
locations, the project would reduce the distance between the highway and adjacent 
land uses.  

Overall, the project would be expected to preserve and enhance the quality of life and 
character of the communities and neighborhoods in the study area as a result of the 
improvements to access, mobility, and safety as well as fewer instances of travel delays 
because of the addition of shoulder and emergency access (see Chapter 4, 
“Transportation”). 

Town of Orangetown, Rockland County 

The Town of Orangetown is not within the limits of disturbance of the project; as such, 
the project is not expected to adversely impact land uses within the Town of 
Orangetown. While some views of the Hudson River from homes within this upland 
portion of the study area may be expected to change, the presence of a new bridge in 
place of the existing Tappan Zee Bridge would not be considered an adverse change.  

Village of South Nyack, Rockland County 

The project would alter land uses within the study area in the Village of South Nyack. 
As discussed in Chapter 6, “Land Acquisition, Displacement, and Relocation,” land that 
is currently used for residential, parking, and green space would be acquired and 
incorporated into the Interstate 87/287 right-of-way. This includes six residential 
parcels, a portion of the Bradford Mews parking area, and 0.01 acres of green space. 

While these acquisitions would represent a change in land use, and existing residences 
adjacent to these properties would be located closer to the bridge landing than they 
currently are, it is not anticipated to result in any adverse land use impacts to the 
existing residential area as a whole. As discussed above, the existing residential area is 
already affected by the presence of Interstate 87/287 and the Tappan Zee Bridge 
landing. The minor land acquisitions required to construct the project would not 
meaningfully alter the balance of land uses within the Village of South Nyack. In 
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addition, the conversion of existing parking to Interstate 87/287 right-of-way would also 
not be considered a substantial adverse land use impact. 

As described in Chapter 10, “Historic and Cultural Resources,” two of the parcels to be 
acquired for implementation of the Replacement Bridge Alternative are contributing 
resources to the State and National Register-eligible South Nyack Historic District. 
These two residences are listed among the 130 contributing resources identified in the 
nomination form for the South Nyack Historic District. Although an adverse effect under 
Section 106 of the National Historic Preservation Act on the South Nyack Historic 
District, the removal of these properties, which would be partially mitigated as part of 
the Replacement Bridge Alternative, would not substantially alter the character or 
setting of the district and the community character of South Nyack. 

The Replacement Bridge Alternative would result in the partial acquisition of 0.01 acres 
of the 0.05-acre passive green space located southeast of Elizabeth Place Park. This 
acquisition would preclude the use of this 0.01-acre area as green space; however, the 
remaining 0.04 acres of the property would available to function as green space upon 
completion of the Replacement Bridge Alternative’s construction. The acquisition of the 
0.01 acres of green space would be required for the new alignment of the South 
Broadway Bridge over Interstate 87/287.  

Village of Grand View-on-Hudson, Rockland County 

The project would not affect land use in the Village of Grand View-on-Hudson. 
Interstate 87/287 would remain in a similar alignment to the existing highway and would 
be within the existing NYSTA right-of-way in the Village of Grand View-on-Hudson. The 
highway would be at a higher elevation than it is today, which would alter views from 
residences south of Interstate 87/287 (see Chapter 9, “Visual and Aesthetic 
Resources”). While there would be a change in views from existing residences, the 
presence of Interstate 87/287 and the Tappan Zee Bridge already influences the 
character of this area. Therefore, the project would not result in any adverse effects on 
land use and neighborhood character in Grand View-on-Hudson. 

Village of Tarrytown, Westchester County 

As discussed in Chapter 6, “Land Acquisition, Displacement, and Relocation,” the 
project would require a permanent easement of 0.05 acres of lawn area associated with 
a multi-family residential property in the Village of Tarrytown. The roadway would be 
elevated over this area and would not be expected to result in any adverse land use 
impacts. 

As further discussed in Chapter 7, “Parklands and Recreational Resources,” the 
Replacement Bridge Alternative may require modifications to the conceptually planned 
route of RiverWalk due to engineering constraints beneath the bridge. However, since 
the Replacement Bridge Alternative would not preclude the future construction of 
RiverWalk, it is not considered an adverse impact. 

In addition, the existing land uses within the Interstate 87/287 right-of-way at the bridge 
landing would continue as part of the project, but would be relocated elsewhere within 
the Interstate 87/287 right-of-way. These land uses include the toll plaza, maintenance 
operations, and a State Trooper barracks (Troop T). The relocation of these existing 
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land uses within the same general vicinity is not considered a substantial adverse land 
use impact. 

5-5-2-2 REGIONAL LAND USE PLANS AND POLICIES 

New York Metropolitan Planning Council 

The project is consistent with the NYMTC 2010-2035 Regional Transportation Plan, “A 
Shared Vision for a Shared Future.” The plan identifies the replacement of the Tappan 
Zee Bridge as a “Strategic Regional Investment Option.” Although the 2010-2035 
Regional Transportation Plan conceives of this replacement as including bus rapid 
transit, commuter rail components, and Interstate 87/287 corridor improvements, it 
specifically notes that these projects are long-term investments and “are somewhat fluid 
and may change over time as planning work proceeds, specific alternatives are chosen, 
and conditions change.” The Replacement Bridge Alternative would not preclude the 
future integration of transit. 

Hudson River Valley Greenway Act 

The project is consistent with the regional objectives of the Hudson River Valley 
Greenway Act. The replacement of the Tappan Zee Bridge would be considered a 
regional planning project that would benefit the local and regional populations and 
workforce in terms of improved operational mobility and safety (see Chapter 4, 
“Transportation”). As reiterated in Rockland and Westchester’s respective 
comprehensive plans, the replacement of the Tappan Zee Bridge is critical to the 
economic health of the region. 

In addition, specific to the Greenway programs the project includes a shared-use path 
that would connect pedestrians and bicyclists to the existing Hudson River Valley 
Greenway Trail System. As further discussed in Chapter 7, “Parklands and 
Recreational Resources,” the project would not result in any long-term impacts to the 
Hudson River Valley Greenway Water Trail. Also, as discussed above, the project 
would not preclude the future construction of RiverWalk beneath the replacement 
bridge, which is intended to become part of the Hudson River Greenway Trail System. 

Hudson River Valley National Heritage Area Management Plan 

The Hudson River Valley National Heritage Area Management Plan does not make any 
specific recommendations with regards to the Tappan Zee Bridge or its replacement. 
Therefore, the project is not inconsistent with this regional planning document. 

5-5-2-3 LOCAL LAND USE PLANS AND POLICIES 

Rockland County 

The Rockland County Comprehensive Plan was written and adopted while the EIS for 
the previous Tappan Zee Bridge/I-287 Corridor Project was being prepared, and makes 
a number of recommendations specific to that former project. As such, the 
inconsistencies between the current project and the Plan adopted on March 1, 2011 
need to be considered in that context. Nonetheless, the Plan recognizes the importance 
of the Tappan Zee Bridge as a regional transportation corridor, and notes that adverse 
impacts could result from it not functioning properly. The project is therefore consistent 
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with this overarching goal of replacing the Tappan Zee Bridge in a time- and cost-
effective manner. 

While the project does not include a BRT or HOV component, as recommended by the 
Plan, it would not preclude these elements from being integrated into the bridge in the 
future if the Tappan Zee corridor should be selected for such a project. In addition, the 
project would not preclude the implementation of the short-term “early action” projects 
detailed in the Plan (see Section 5-4-3 above). In addition, the project includes a 
shared-use path over the replacement Tappan Zee Bridge. This shared-use path would 
improve the regional pedestrian and bicycle circulation system, and is consistent with 
this stated goal of the Plan. 

The Plan also identifies roadway traffic as the major cause of noise pollution in 
Rockland County, especially that from Interstate	287. The Plan encourages the use of 
sound barrier walls to help reduce the amount of noise that enters residential areas. 
Consistent with this goal, the project considers the use of noise walls to shield 
residential neighborhoods from the noise generated by the wider right-of-way, pursuant 
to federal regulations and state policy. 

Consistent with the Plan, the project would propose to relocate falcon-nesting boxes in 
consultation with NYSDEC. As noted in the Plan, the use of falcon-nesting boxes on the 
Tappan Zee Bridge provides falcons with a high perch, and the falcons keep away 
pigeons, which can be detrimental to the paint, and consequently, the steel on the 
bridge. Therefore, the project anticipates the continuation of this program 

In addition, the Plan recommends examining the feasibility of re-connecting parkland or 
open space properties that were divided by the original construction of Interstate	87/287 
in the 1950s, such as the lid park suggested by residents of the Village of South Nyack 
which is being studied in the Village’s Comprehensive Plan. The Plan states that the 
“addition of new green space will help mitigate potential negative impacts associated 
with the Interstate	287/Tappan Zee Bridge Corridor.” While a lid park is not included as 
part of the project, the project would not preclude the future development of such a 
park. Furthermore, the Replacement Bridge Alternative includes a four-acre shared-use 
path for pedestrians and bicyclists to cross the Hudson River. This shared-use path 
would serve as new open space, and would increase the public’s access to trail 
systems and bicycle routes on both sides of the Hudson River, offering new direct and 
on-street connections to existing systems.  

Finally, the Plan supports funding for a Rockland County visitor center and countywide 
signage and way-finding program for major cultural and historic destinations and 
identifies the Tappan Zee Bridge as a gateway location where a visitor center could be 
located. While a visitor center is not proposed as part of the project, the project would 
not preclude the future development of a visitor center in the vicinity of the bridge 
landing. 

Town of Orangetown, Rockland County 

The Town of Orangetown Comprehensive Plan considers the construction of an 
additional rail line, either as part of the West Shore Line or as a component of the 
Tappan Zee Bridge, to alleviate traffic and congestion and encourage increased mass 
transit use within the county and the New York area. While the project does not include 
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a rail line, it does not preclude a rail line from being constructed in the future. Therefore, 
the project does not conflict with the goals and objectives of the Town of Orangetown 
Comprehensive Plan. 

Village of South Nyack, Rockland County 

The scope of the Village of South Nyack’s comprehensive plan, which is currently being 
drafted, includes specific considerations with regards to the replacement of the Tappan 
Zee Bridge. With regard to changes to Interchange 10 (Route 9W) as a result of the 
project, the scope recommends that the Comprehensive Planning Board work with the 
surrounding villages and agencies to develop a plan for traffic flow, and ingress and 
egress to the villages that is consistent with the goals and objectives of the citizens of 
South Nyack. In addition, the scope recommends the evaluation of a lid park over the 
Interstate 87/287 right-of-way to reconnect both sides of the Village of South Nyack. 

The project involves minimal changes to Interchange 10 (Route 9W), and would not 
substantially alter traffic flows from their existing condition. In addition, the project does 
not contemplate a lid park over the Interstate 87/287 right-of-way. The project does 
however include a shared-use path that will facilitate pedestrian and bicycle access to 
the existing Greenway Trail System in the Village of South Nyack.  

Village of Grand View-on-Hudson, Rockland County 

The Village of Grand View-on-Hudson does not have a comprehensive master plan or 
other planning documents.  

Westchester County 

The project is consistent with the goals and objectives of “Westchester 2025” and 
“Patterns for Westchester: The Land and the People.” The project would replace the 
Tappan Zee Bridge, which is an integral infrastructure component of Westchester 
County and the region.  

As stated in the county’s Plan, the Tappan Zee Bridge provides a critical connection 
between Rockland and Westchester Counties. The replacement of the bridge in a time- 
and cost-effective manner is consistent with the goals of Westchester 2025, as this 
transportation corridor is important to the economic well being of the region. While the 
project would not facilitate Westchester County’s public transit objectives, the project 
would not preclude the integration of a transit component in the future. 

Village Of Tarrytown, Westchester County  

The Village of Tarrytown Comprehensive Plan was written and adopted while the 
previous EIS for the Tappan Zee Bridge/I-287 Corridor was being prepared for the more 
extensive corridor project. While the Comprehensive Plan references that project, the 
recommendations regarding the replacement of the Tappan Zee Bridge are broader. As 
such, the project is generally consistent with the goals of the Village of Tarrytown 
Comprehensive Plan. 

Unlike the previous proposal which included Interstate 87/287 corridor improvements, 
the limits of disturbance for the project would not extend as far as the Old Croton 
Aqueduct Trailway. Therefore, although the project does not include an overpass for the 
Old Croton Aqueduct Trailway, it does not preclude one from being constructed in the 



Tappan Zee Hudson River Crossing Project  
Environmental Impact Statement  

 5-24  

future. As such, it does not conflict with that goal of the Village of Tarrytown 
Comprehensive Plan. 

As previously discussed, while the project anticipates that most segments of the 
RiverWalk would be constructed by others, it could accommodate the proposed 
RiverWalk under the replacement Tappan Zee Bridge. Therefore, it does not conflict 
with that goal of the Village of Tarrytown Comprehensive Plan. 

Consistent with the Village of Tarrytown Comprehensive Plan, the NEPA review of the 
project will include a public comment period during which the Village of Tarrytown and 
other interested agencies may comment on the project to ensure that potential impacts 
on Village neighborhoods are minimized. 

5-5-2-4 ZONING 

The replacement of the Tappan Zee Bridge and any associated improvements as part 
of a federal highway is exempt from local zoning. Therefore, the project is not required 
to comply with any local Zoning Codes.  

While these municipalities may choose to assign the Interstate 87/287 right-of-way a 
local zoning district designation, the widening of Interstate 87/287, the construction of 
any bridge elements, and the construction of any related improvements would not be 
subject to local land use controls. In addition, although the conversion of land to a 
transportation use through the proposed right-of-way acquisitions would affect specific 
properties, it would not change the zoning of these properties. The ability to apply a 
zoning district designation to properties within the municipality’s boundaries would not 
change. As such, minor changes in land use as a result of the project would not change 
or affect the broad patterns of zoning within the study area. 

5-5-3 COMMUNITY FACILITIES AND SERVICES 

The project would not introduce any new residents or permanent workers to the 
surrounding area. Therefore, demand on educational facilities, religious facilities and 
community centers, government facilities, and emergency services would not be 
expected to increase as a result of the project.  

The operation of the bridge would not result in the displacement of any existing 
community facilities. Any temporary displacement of community facilities will be 
discussed in Chapter 18, “Construction Impacts.”  

The project would improve the structural and operational redundancy of the bridge 
making it less likely the bridge would sustain damage from extreme natural events such 
as hurricanes and earthquakes or man-made events such as fires or vessel collision. 
By improving the structural and operational redundancies, the bridge would not be as 
vulnerable to damage from such events, and as a consequence, traffic disruption or full 
closure to facilitate repairs would be less likely.  

In addition, the existing Tappan Zee Bridge does not meet current NYSDOT bridge and 
highway standards with respect to lane and shoulder widths. Some of the lanes are 
narrower than the standard 12-foot lane and the bridge has no shoulders. Lacking 
shoulders or dedicated emergency lanes, responders must use the heavily traveled 
general traffic lanes to reach the accident scene. This delays response times 
considerably. Since damaged or disabled vehicles cannot be moved to a shoulder, they 
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block the general traffic lanes until they can be removed from the bridge, resulting in 
lengthy traffic delays. Heavy congestion on the existing bridge and its lack of 
emergency lanes and shoulders currently adversely affects emergency calls and 
response times between Rockland and Westchester Counties. 

The project would address the deficiencies of the existing bridge described above and 
would have the following beneficial effects on community facilities and services: 

 Provide for a robust and redundant structure to survive extreme natural events, 
including earthquakes and hurricanes; 

 Provide for a robust and redundant structure to survive extreme manmade events, 
including fires, vessel collisions, vehicular overloads, and vehicular accidents; 

 Ensure compliance with NYSTA operational requirements including the installation 
of emergency turnarounds on the bridge; and 

 Improve transportation operations and safety on the crossing by: 

- Ensuring compliance of horizontal and vertical geometry with current 
engineering design standards, as practicable; 

- Providing for horizontal geometry that maximizes sight distances;  

- Providing for vertical geometry that minimizes grade changes; 

- Providing for standard, 12-foot traffic lanes; 

- Providing for adequate separation of eastbound and westbound traffic; 

- Providing for shoulders that meet current engineering design standards;  

- Eliminating reversible traffic lanes; 

- Providing for security infrastructure to monitor bridge operations; and 

- Providing for improved emergency response. 

In summary, the operation of the project would not result in any increase in demand or 
permanent displacement of any community facilities, and no adverse impacts to 
community facilities or services would occur as a result of the project. In addition, the 
structural, operational, mobility, safety, and security improvements associated with the 
project would have a beneficial impact on safety and emergency response times.  

5-6 MITIGATION 

Since the Replacement Bridge Alternative would not result in any adverse impacts on 
community character, no mitigation measures are required. 

 

 

 


