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1. Introduction
New challenges and opportunities
for Sag Harbor’s waterfront
The Village of Sag Harbor is experiencing
increasing development pressures and its
leaders are concerned that the current zoning
ordinance does not provide the tools to shape
future development in the waterfront district
(see Figure 1: Study Area)—including key
properties that are poised for redevelopment—
to ensure that the area retains the human scale,
eclectic character, and access to the water that
residents value.
In response, the Board of Trustees enacted
a six-month moratorium on development
and retained the consultant team of Nelson
Pope & Voorhis, LLC (NPV), the Form-Based
Codes Institute (FBCI), and Chuck Banas
Design (CBD) to review the current zoning
code and to propose revisions, which would
ensure that any new development balances
the protection and enhancement of the unique
and eclectic qualities of the village waterfront
with the economic realities of property values
and limited areas for development in a way
that enhances, rather than detracts from, the
character and charm of the Village.
As a first step, the consultant team participated
in various community engagement events—
including a site visit with Village representatives,
presentations at Trustee Work Sessions,
and interviews with stakeholders—to gain
the community’s insight into the strengths,
opportunities, and challenges facing the
waterfront area (see Appendix A). This feedback,
along with the vision and goals identified in
prior Village Plans, resulted in the draft vision
statement, which follows in Section 2.
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2. Vision Statement for
the Sag Harbor Waterfront
A revised zoning code will be the
legal implementation mechanism
for the community’s vision for the
waterfront
An effective zoning code serves as the legal
framework for implementing a community vision
or plan. Sag Harbor’s Comprehensive Plan and
the Local Waterfront Revitalization Program
both contain recommendations pertinent to
the waterfront area which are summarized in
Appendix B of this document. These plans,
along with feedback from stakeholders and
insights obtained during a walking tour of the
Village, have informed this proposed vision
statement for the Sag Harbor Waterfront.
Before moving forward, the consulting team is
asking for confirmation on the Vision Statement
outlined below and in Section 3: Goals and
Strategies.

The citizens of the Village of Sag Harbor
envision their waterfront as a place with:

›› The unique and eclectic charm currently
found in the area;

›› Preserved and enhanced public views of and
welcoming public access to the water and
public open spaces;

›› A diversity of architectural styles that

reflects the historic human scale of the
Village and respects the Village’s designation
as a national historic district;

›› A pedestrian-friendly environment

that accommodates a wide variety of
transportation choices;

›› An active year-round Village community with

ground floor commercial and civic uses and
upper-floor residential uses, where appropriate,
to foster activity into the evening hours;

›› Thriving water-oriented businesses that

acknowledge and continue the Village’s
important and historic maritime industry;
and,

›› Excellent water quality in the surrounding
waterbodies.
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The citizens of Sag Harbor have expressed a strong
desire to protect and enhance the historic character,
walkability, vitality, and authenticity of the village, and
to foster these characteristics on the village waterfront.

3. Goals and strategies
3.1 Village goals for the
waterfront area

3.2 Potential zoning
strategies

The community has identified the following
goals to implement the Vision for the
Waterfront study area and to guide the zoning
recommendations, which the consulting team
will prepare:

Many of the stated goals address the form
of future development, with uses being a
secondary consideration. The consulting team
will propose a set of form-based standards for
the waterfront study area, which will help the
Village achieve these form-based objectives.

1. Protect and enhance the unique and eclectic
character of the Village;

2. Preserve and enhance public views of the

waterfront and provide continuity of access
directly to the water;

3. Encourage a diversity of scales, architectural
styles, and materials which respect the
historic character and gives the Village its
authentic nature;

4. Provide a diversity of housing types for
Village residents and visitors;

5. Support a mixture of industrial, commercial,
water-dependent, and residential uses;

6. Enhance streetscaping and the pedestrian

environment with accommodations for other
transportations options, where needed and
appropriate;

7. Establish development controls to

reduce reliance on parking as a metric
for determining the scale of a proposed
development; and,

8. Incorporate strategies to minimize adverse
impacts on groundwater and surrounding
surface waterbody quality.

In keeping with the stated goals, these zoning
standards will allow for the architectural
diversity and flexibility valued by the
community, while still preserving the historic
human scale, protecting views of the water, and
improving pedestrian circulation and public
access to the waterfront. Potential zoning
strategies under consideration include:

1. Form-based standards to regulate the scale,

massing, placement, and interface with the
public realm of future development projects,
taking into account Federal Emergency
Management Agency (FEMA) regulations;

2. Standards and incentives for the placement,
scale, and features of private and public
open space;

3. Incenting public access to the waterfront;
4. Reconsideration of existing parking

requirements and modifications, which
better align with the Vision of the Village;

5. Standards for public infrastructure including
streetscapes, amenities, and improved
walkability within the study area; and,

6. Allowing/encouraging residential units on

upper floors of mixed-use developments in
appropriate areas.
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4. Waterfront study area
The two figures referenced in this section are
shown on the following pages.
The Study Area, shown in Figure 1, corresponds
with the waterfront moratorium area adopted by
the Village Board. The Study Area encompasses
properties fronting along Long Island Avenue
and Bay Street with Bridge Street and Dering
Road serving generally as the western and
eastern extent of the study area boundaries.
In addition, the Study Area includes the block
on the south side of Long Island Avenue that is
bounded by Rose Street, Division Street, and
Meadow Street.
Figure 2 illustrates the existing zoning districts
of the study area.* The Study Area includes
parcels that are currently zoned Village Business
(VB), Office (OD), Waterfront (WF), Parks
and Conservation (PC), and one R-20 One
Family Residence zoned parcel that is currently
developed with a commercial use.

* The red boundary line in Figure 2 illustrates that the
entire moratorium area is within the Village Historic
District.
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Sources: ESRI World Transportation, NYS Orthoimagery Program 2016, Suffolk County GIS
Scale: 1 inch = 200 feet

FIGURE 1: WATERFRONT STUDY AREA
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Figure 1: Waterfront Study Area
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FIGURE 2: WATERFRONT STUDY AREA WITH EXISTING ZONING
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Figure 2: Waterfront Study Area with Existing Zoning
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Appendix A:

Summary of Stakeholder Interviews,
Waterfront Planning & Zoning Initiative
Introduction
Two stakeholder sessions were facilitated by the
consultant team of Nelson Pope and Voorhis,
the Form-Based Codes Institute (FBCI), and
Chuck Banas Design in early October 2020.
The Chair of the Planning Board attended the
meetings as a representative of the Village
Waterfront Planning Committee. The purpose
of the sessions was to introduce the project
and receive input from stakeholders regarding
their wishes and concerns ideas related to
redevelopment in the waterfront area and new
zoning provisions.
Kay Preston Lawson provided an overview of
the project, the basis and need for this initiative
and adoption of a moratorium to provide
time to study the issues and Valerie Monastra,
AICP of NPV introduced the Marta Goldsmith,
Executive Director of the FBCI as facilitator of
the meetings. Kathryn Eiseman, AICP and Taylor
Garner, AICP of NPV are consultants to the
Village and part of the consultant team for this
project and attended the meetings to assist with
facilitation and responding to questions from
stakeholders. In addition, Chuck Banas, Chris
Hawley, and Bernice Radle of the Chuck Banas
Design assisted with facilitation and provided an
overview of elements of form-based codes and
urban design.

General Interest Stakeholder Session:
October 6, 2020
The first of these stakeholder meetings invited
members of the public with a general interest
and historical knowledge of the area. The
meeting was held via zoom on October 6, 2020.
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Participants of this meeting included residents
and representatives for the Sag Harbor Yacht
Yard, a former chair of the Planning Board and
local engineer, and an environmental planner
with an in-depth knowledge of Sag Harbor
Village. A local Landscape Architect who was
unable to attend provided written comments.

Developers/Property Owners
Stakeholder Session – October 7, 2020
The second stakeholder meeting was held
on Zoom on October 7, 20202. This meeting
was designed for members of public with
specific development interest in the Study
Area. Participants of this meeting included
property owners and representatives, real estate
professionals, and local attorneys.

Overview of Interview Questions and
Feedback
The purpose of the meetings was to learn from
the stakeholders about their experiences living,
working, and enjoying Sag Harbor and examine
the strengths, challenges, and opportunities
in the waterfront area of the Village from
the perspectives of those with general
interest in the waterfront area and property
owners and representatives. Stakeholders
provided feedback regarding aspects of the
waterfront areas that are working now and
aspects that could be improved, important
physical characteristics, and the important
considerations from a property-owner and
developer’s perspective, that should help
inform any potential zoning recommendations.
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The consultant team developed the following
questions to guide discussions surrounding
stakeholder’s ideas for redevelopment and their
vision for the waterfront area.

1. Please tell us your name and role/interest in
Sag Harbor waterfront study area.

2. What are one or two things you like about

Sag Harbor and the waterfront, in particular?

3. What is your biggest concern about the
future of the Sag Harbor waterfront?

4. Are you familiar with the current zoning for
the study area? If so, what do you think is
working?

5. What land use regulations and processes do
you think are not working?

6. If you could change one thing about the

waterfront—characteristics, zoning, uses—
what would it be?

7. What else is important for us to know as we
prepare proposed zoning changes for the
study area?

Stakeholders were able to ask questions
about the Waterfront Planning Analysis and
future steps in the planning process. Some
stakeholders were concerned that potential land
uses permitted would be further restricted or
that this would result in the rezoning of Study
Area properties to the WF Zoning District.
The consultant team clarified that there is no
intention to rezone properties to the WF Zoning
District and that the intent of this analysis and
recommended zoning changes is to focus on the
form, layout, and other physical characteristics
throughout the Study Area so that proposed
development projects are aligned with the
Village’s Vision for the waterfront area, rather
than limiting permitted uses.

When asked to identify the strengths of the
Village many stakeholders responded that
the Village’s unique and eclectic character
and charm create a sense of a heartbeat and
make Sag Harbor stand out among the other
communities in eastern Long Island. The nautical
history of Sag Harbor and its connection to the
waterfront is significant to the community and
important to retain. Other specific feedback
related to the strengths of Sag Harbor are
outlined below:

›› Interesting street layout;
›› Natural waterfront beauty;
›› Geographic marvel;
›› Port as a gateway;
›› Year-round activity;
›› Sag Harbor is more active than other east

end Villages where sidewalks are rolled up
after dark and in the off-season;

›› Public activity and street life;
›› “Brandless-ness” is attractive;
›› “Center focal point of my life is boating in
Sag Harbor;”

›› Proximity to water;
›› Charming, quirky community character;
›› Historic resources;
›› Literary history;
›› Variety of architectural styles;
›› Somewhat random architecture and street
contribute to an interesting and surprising
streetscape;

›› Maritime character created a feedback loop
with the commercial center;

›› Village has retained stores and restaurants
(no big-box stores);

›› Sewage treatment plant allows for additional
uses and density, while protecting water
quality;
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When asked about the challenges facing the
waterfront area, many stakeholders mentioned
challenges related to redeveloping properties,
so they meet zoning requirements while still
achieving the unique types of projects that
contribute to the charm of Sag Harbor. Many
stakeholders expressed that it is challenging to
balance competing goals when developing a
project, such as the need to conform to FEMA
requirements with the desire to preserve views
of the water. Other specific feedback related to
the challenges facing Sag Harbor are:

›› Maintain year-round and evening activity

›› Current zoning can make it challenging to

›› Support residential uses to keep the area

››

build a unique project;

Some projects may be consistent with
community character, but not permitted by
zoning;

›› Additional restrictions can make it

challenging for owners to expand their
existing uses;

›› Lack of housing options for families and

employees of boatyards and other waterdependent businesses;

›› Lack of parking;
›› Limited transportation options;
›› Water quality concerns;
›› Concerned about losing the “working”
aspect of the waterfront;

When asked about their ideas for future
development, opportunities to improve, and
their Vision for the waterfront area of Sag
Harbor, the following feedback was provided by
the stakeholders:

within the Village;

›› Encourage diversity in retail uses and
businesses;

›› Expand sidewalks and alleys between
buildings;

active at night;

›› Expand sewer district to encompass the
entire Village;

›› Evaluate existing parking requirements;
›› Hopes for smart changes in the Zoning Code;
›› Consider areas where a partial third
story could contribute to an interesting
streetscape while still preserving light and
views of the water;

›› Evaluate tradeoffs between height and
coverage requirements;

›› Increase access to the waterfront; and
›› Improve pedestrian and bicycle amenities.

›› Permitted uses are limited by parking

requirements and parking requirements are
the largest obstacle to development;

›› Interior of buildings dictates the exterior of
building;

›› Existing Code created conflict between
Planning Board and Zoning Board of
Appeals; and

›› Special exception uses introduce subjectivity
into the review process.
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Appendix B:

Background Information
Study Approach
The Sag Harbor Waterfront Planning and Zoning
initiative was originally spearheaded by the Village
of Sag Harbor Planning Board. The Planning
Board recognizes a pattern in commercial
Site Plan applications where development
proposals, although generally consistent with
most regulations of the zoning code, include
requests to waive minimum parking requirements.
The Planning Board believes that the current
reliance on simple bulk standards and parking
requirements to control the scale of development
is insufficient. Instead, the Planning Board is
seeking zoning provisions, which would enable
the Village to shape development that would
retain the human scale and eclectic character that
stakeholders indicate is valued highly. Increasing
development pressure along the waterfront in
recent years has heightened concerns regarding
the inadequacy of current zoning.
As a result, the Village Board of Trustees has
enacted a six-month moratorium and retained
a team of consultants to recommend changes
in the zoning ordinance that will ensure that
redevelopment within the area will enhance,
rather than detract, from the village character.
The first step involves an understanding of
development that is permitted under the current
zoning ((in terms of bulk standards, building
form, architectural character, streetscape and
pedestrian experience, and visual and physical
access to and from the water). The second is to
identify potential code amendments to provide
better standards which would foster the type
and form of development. The ultimate goals
for redevelopment include protection and
enhancement of visual and physical access to
the waterfront, high quality site design and
pedestrian environment which is mindful of the
environmental constraints with respect to coastal
flooding and available infrastructure.
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This is particularly important at this time,
since there is the potential for the sale and
redevelopment of several properties in the short
term. As noted, for most site plan applications
heard by the Planning Board, parking is a main
factor in determining the scale of redevelopment
applications. Applications are being designed
around required parking and in most cases
parking relief from the ZBA is required. The
Planning Board is aware that parking is not the
most effective metric for development form
especially for a downtown area, and does not
foster the type of development that the Village
desires. Although parking is not be the main focus
of this study, it will be analyzed in the context of
physical configurations of properties in the Study
Area (Figure 1).
After identifying these issues and opportunities
for planning, a working group of Village officials
and representatives from Village Boards
(Planning Board, Zoning Board of Appeals,
Historic Preservation & Architectural Review)
evolved into the Waterfront Planning Committee
(“Committee”). This group began meeting to
discuss goals, objectives and a strategy for
addressing the concerns. After research and
presentations on pattern books, design guidelines,
and form-based codes, the Committee recognized
that the goals for the area were not specifically
concerned with architectural design, but rather
that building form, site design and the pedestrian
environment were most critical. In addition, the
group understood it was critical that specific
zoning code amendments be prepared and
adopted to ensure that Village Code regulations
are aligned with the goals for the waterfront. As
the Committee identified goals, it became clear
that additional expert guidance was needed to
determine the methods needed to achieve these
goals; including determining the specific Code
amendments to advance the Village’s Vision for
the waterfront.
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The Committee made a presentation to the Village
Board with a recommendation that a planning
study with code amendments be prepared
and to allow time for this work to occur, that a
moratorium be imposed so that an analysis of
the waterfront and recommended zoning code
amendments could be completed prior to any
additional proposed major redevelopment of the
waterfront area. The moratorium was approved
by the Board of Trustees and a contract for the
Waterfront Planning and Zoning initiative was
awarded to NPV and the Form Based Code
Institute which included the proposed work plan
phases, deliverables and deadlines to meet the
timeframe of the moratorium.

Summary of Past Work and Studies
Planning Strategies for the Inc.
Village of Sag Harbor
The Planning Strategies for the
Inc. Village of Sag Harbor was
prepared in 2008 to address
concerns related to a rise in
development pressure in the
residential, commercial, and
waterfront districts in the
Village. Additional concerns
raised by the community
that were considered in the
study include efforts of major
chain stores to take over
existing leases of smaller
retail establishments, rapidly
rising rental prices, and
interest of large franchises
in acquiring real estate. The goals of the study
were to evaluate permitted uses for the VB
district and other existing zoning requirements,
encourage affordable housing, and evaluate
potential incentives and restrictions that
could be implemented to foster a diversity
of uses throughout the Village. The Plan
documents existing land use concerns, assesses
existing conditions, and provides specific
recommendations related to refining the

permitted and special exception uses of the VB
district, modifying the district boundary, and the
creation of the Office District (OD).

Sag Harbor Local Waterfront Revitalization
Program (LWRP) (2006)
The Local Waterfront Revitalization Program of
the Village of Sag Harbor was approved by the
Secretary of State pursuant to the Waterfront
Revitalization and Coastal Resources Act
(Executive Law, Article 42) and is effectively a
component of the Village’s comprehensive plan.
Development proposals and other actions are
reviewed for consistency with the policies of
the LWRP through the Waterfront Consistency
Review process codified in Chapter 275 of Village
Code. The purpose of Chapter 275 is to provide
a framework for agencies of the Village of Sag
Harbor to consider the policies
and purposes contained in
the LWRP when reviewing
actions within the coastal
area and to assure that such
actions are consistent with the
policies and purposes of the
LWRP. The intent of Chapter
275 is for the preservation,
enhancement and utilization
of the natural and man-made
resources of the unique
coastal area of the Village
take place in a coordinated
and comprehensive manner
to ensure a proper balance
between natural resources
and the need to accommodate
economic development.
Policies and sub policies of the LWRP that relate
to the current initiative are as follows:
Policy 1: Foster a pattern of development in the
Village of Sag Harbor that makes beneficial use
of its coastal location, enhances community
character, preserves open space, makes efficient
use of existing infrastructure and minimizes
adverse effects of development.
Policy 1.1: sustain the pattern of existing land
use which defines Sag Harbor as a historic port.
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Policy 1.4: ensure that development and uses
make beneficial use of Sag Harbor’s coastal
location.
Policy 1.5: minimize adverse impacts of new
development and redevelopment.
Policy 2: Sustain the Village of Sag Harbor as a
center of maritime activity and suitable location
for water-dependent uses.
Policy 2.1: protect existing water-dependent
uses.
Policy 2.2: allow for new commercial and
recreational water-dependent
uses in the waterfront
functional area, consistent
with local zoning.
Policy 4: Minimize loss of
life, structures and natural
resources from flooding and
erosion.
Policy 4.1: minimize losses
of human life and structures
from flooding hazards and
erosion.
Policy 4.2: preserve and
restore natural protective
features.
Policy 5: Protect and improve
water quality and supply in waters of the Village
of Sag Harbor.
Policy 5.1: prohibit direct or indirect
discharges which would cause or contribute to
contravention of water quality standards.
Policy 5.4: protect and conserve the quality and
quantity of potable water.
Policy 7: Provide for public access to and
recreation opportunities on waters, public lands
and public resources of the Village of Sag Harbor
local waterfront revitalization area.
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Policy 7.1: promote appropriate and adequate
physical public access and recreation
throughout the Village of Sag Harbor coastal
area.
Policy 7.2: provide physical linkages between
public parks, open spaces, public trust lands
and nearshore surface waters.
Policy 7.3: provide public visual access to
coastal lands and waters or open space at all
sites where physically practical.
Policy 7.5: assure public access to public trust
lands and navigable waters.
Policy 7.6: provide access
and recreation which are
compatible with natural
resource values.
Policy 8: Preserve historic
resources of the Village of Sag
Harbor.
Policy 8.1: maximize
preservation and retention of
historic resources.
Policy 8.3: protect and
enhance resources that are
significant to the coastal
culture of Sag Harbor and the
Peconic Bay area.
Policy 9: Enhance visual quality and protect
scenic resources in the Village of Sag Harbor.
Policy 9.1: protect and improve visual quality in
the Village of Sag Harbor.

Sag Harbor Local Waterfront Revitalization
Program (LWRP) Update
The Village of Sag Harbor applied for and received
a grant from the NYS DOS to update the Village’s
LWRP in order to promote public access to the
waterfront and address evolving issues the Village
has faced related to storm damage and flooding.
The LWRP Update is in progress and will identify
issues, opportunities and constraints within the
Village, update the LWRP policies consistent
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with the State’s 44 Coastal Policies and identify
projects to achieve the local policies to achieve
the Village’s needs for the future and protect and
enhance the Village’s waterfront assets.
The appointed LWRP Update Advisory
Committee to date has provided input on
important issues and opportunities in the Village
to be addressed in the LWRP Update. The scale
of development has been raised as a concern.
In addition, public access to the water is a high
priority, and specifically the desire to create a
continuous waterfront promenade. Additional
issues and opportunities identified include
obstructed views of the water and potential to
enhance views in future, concerns about water
quality and potential for expansion of the sewer
service areas to treat sanitary effluent from
high intensity uses, and, the opportunities that
Steinbeck Park presents for recreation and
enjoyment of the water.
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