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1. Introduction
1.1 Purpose of this report

Phase I, A Vision for the Sag Harbor Waterfront,
outlines a vision and goals for the Waterfront
Study Area, which was developed through
community engagement events, a site visit with
Village representatives, Board of Trustees work
sessions, and interviews with stakeholders.
Since that time, the team has interviewed the
Village’s Sanitary Engineer regarding the initial
recommendations of the Sewer Master Plan and
the NYS DEC FEMA Auditor for input.

A new zoning direction for Sag Harbor’s
waterfront.
This Zoning Diagnostic analyzes provisions of
Chapter 300, Zoning, that govern development
in the Waterfront Study Area (see Figure 1.1:
Waterfront Study Area / Current Zoning) to assess
whether they will enable the Village of Sag Harbor
to achieve the vision and goals outlined in Phase I.
This report is Phase II of a three-phase process:

Phase I produced the following waterfront vision
statement which has been refined based upon
public input. These refinements clarify that
public open space includes the Village parks and
recreational amenities afforded by the waterfront
setting, and that architectural styles are inspired
by the historic maritime setting of the Village.

1. A Vision for the Sag Harbor Waterfront
2. Zoning Diagnostic Report
3. Waterfront Overlay
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Figure 1.1: Waterfront Study Area / Current Zoning
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Vision Statement: Sag Harbor is 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 including parks and
recreational amenities;
Architectural styles that reflect the historic
human scale of the Village and are inspired by
the Village’s maritime history and 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.

Phase II, this Zoning Diagnostic Report, provides
analysis of the Sag Harbor historic development
pattern, identifies regulatory obstacles in the
Zoning Ordinance, and identifies zoning reforms
that will help achieve the community’s vision and
goals for the Waterfront Study Area.
Phase III, the Waterfront Zoning Overlay, will be
the development of a form-based code (FBC)
as the legal framework for implementing the
community’s waterfront vision.

1.2 What is a form-based code?
User-friendly zoning that directly
reflects the community’s physical
vision.

2
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The existing Sag Harbor Zoning Ordinance is a
conventional Euclidean code, which prioritizes
separating land uses, limiting density, and
requiring off-street parking. By contrast, formbased codes prioritize the form of the public realm,
with the goal of enabling mixed-use, walkable
places with a variety of transportation options.
These codes are typically highly illustrative and
written in clear, accessible language.
By emphasizing physical form over use and
density, an FBC fosters more predictable built
results and coherent public spaces. FBCs typically
include standards for both the private realm
of lots and buildings, as well as for the public
realm of streets, parks, and other open spaces.

Table 1.2: Conventional Zoning vs.
Form-Based Codes
CONVENTIONAL
ZONING

FORM-BASED
CODES

Attempts to
separate uses

Encourages a mix of
uses

Text-only format

Contains helpful
illustrations and
tables

Written in “legalese,”
accessible mainly to
attorneys

Written in plain
English, accessible
to all

Often unrelated to
community’s plans

Based directly
on community
consensus and the
adopted vision

Emulates the
suburbs

Emulates historic
downtowns and
neighborhoods

Driven by
complicated
numerical formulas

Driven by a coherent
physical vision for
development

Vague guidelines
and lengthy
negotiations often
cost time and
money

Clear and objective
rules result in more
predictability and
faster approvals

November 2020
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Figure 1.2: Federal Emergency Management Agency (FEMA) Flood Zones
Lo

Like a conventional code, use and density
are still addressed, but are emphasized less
than form and character. See Table 1.2 for a
straightforward comparison.

1.3 How will a form-based
code benefit Sag Harbor?
Greater clarity and predictability
for residents, businesspeople, and
developers.
A form-based code will offer greater clarity and
predictability for residents, businesspeople,
and developers for what can be built in the
Waterfront Study Area. With its specificity on
building design, placement, and relationship to
the public realm, an FBC will make it possible
for citizens to picture what their waterfront
could look like through the application of formbased standards. By translating the community’s

November 2020
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waterfront vision into objective zoning
regulations, the approval process for applications
consistent with the vision could become
speedier, less contentious, and more consistent.
With consensus-based standards, an FBC can
help protect Sag Harbor’s eclectic and historic
character, as well as to protect and enhance
waterfront viewsheds and public access.
The majority of the Waterfront Study Area is
located within Federal Emergency Management
Agency (FEMA) flood zones (see Figure 1.2).
FEMA regulations require that buildings in
flood zones have their lowest active use floor
constructed at specific heights or with an option
for nonresidential uses be floodproofed to
minimize the impact of flooding. A form-based
code can help balance these FEMA requirements
with the pedestrian-oriented type of development
that the citizen’s vision dictates.

Village of Sag Harbor Waterfront Zoning Diagnostic
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2. Waterfront Goals
Phase I of this process included the
development of a vision as detailed above. From
that vision, the community identified the below
goals that will assist implementation and guide
zoning changes. The goals have been refined
based upon public input to clarify that water
quality protection measures include wastewater
treatment and the use of green infrastructure to
reduce pollutant loads in stormwater runoff. The
goals include:

These goals are in accord with other Village
plans, including the Planning Strategies for the
Incorporated Village of Sag Harbor (2008), Sag
Harbor Local Waterfront Revitalization Program
(LWRP) (2006), and LWRP Update (currently in
progress).

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 scales, architectural styles, and
materials which respect historic character
and give 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, including
wastewater treatment and use of green
infrastructure.

November 2020
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3. Character Analysis
Sag Harbor’s historic development pattern will be
the starting point for creating tailored standards
for development in the Waterfront Study Area.
The Village’s physical characteristics, combining
to create its particular look and feel, will be a
basis for determining development criteria in the
Waterfront Overlay.

3.1 Small is beautiful
Sag Harbor residents have long recognized
that small scale buildings, quaint shopfronts,
and diversity of local businesses are key to the
village’s eclectic personality. This fine grain of
walkable development is a source of its enduring
appeal to residents and visitors alike.
As demonstrated in Table 3.1, lot widths of
beloved Sag Harbor buildings are as narrow
as 16 feet, and rarely exceed 65 feet. These
narrow building widths make walking distances
feel shorter and more pleasant by providing a
frequently changing scene for pedestrians.
Lot and building width standards ought to
reflect what works well about this granular
pattern of development. Likewise, the smallness
of individual shops, with some being as tiny as
280 square feet, is a feature that ought to be
celebrated and reinforced by the code.

3.2 A gentle skyline
The historic building stock of the Village is generally
composed of one, two, and three-story buildings.
The only four-story buildings are the Village Hall,
which is appropriately scaled for a civic building
designed to stand apart from its surroundings,
and the former Bulova Watchcase Factory, a truly
distinctive complex within the Village.

November 2020

Table 3.1: Lot Widths
PROPERTY

LOT WIDTH
(APPROXIMATE)

Odna Beauty,
42 Main Street

16’

Sag Harbor Pharmacy,
120 Main Street

20’

Sag Harbor Cinema,
90 Main Street

23’

Corner Bar,
1 Main Street

25’

Emporium Hardware,
72 Main Street

48’

Schiavoni's Market,
48 Main Street

58’

Sag Harbor Variety Store,
114 Main Street

58’

Grindstone Coffee &
Doughnuts /
Sag Harbor Books,
7 Main Street

62’

American Hotel,
45 & 49 Main Street

65’

Village Hall,
55 Main Street

93’

There is an intimate and essential relationship
between the Village and the waterfront within
the Waterfront Study Area. This visual and
physical proximity between residents and their
waterfront requires recognition and protection.

Village of Sag Harbor Waterfront Zoning Diagnostic
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3.3 Human scaled density
Sag Harbor demonstrates that walkable, compact
development need not be in the form of very tall
buildings. Main Street, with its high percentage
of building coverage (see Table 3.2: Building
Occupancy) and mix of active ground stories and
residential upper stories, supports ample street
level activity and year-round walkable amenities.
While a wide range of building coverages can
be documented in the village center, it is not
unusual for historic buildings to occupy their
entire parcels. Indeed, many of the most beloved
buildings in the village, such as the Sag Harbor
Cinema and Corner Bar, exemplify this compact
building form. This horizontal—not vertical—
density (easily seen in Figure 3.1: Village Building
Footprints) is among the reasons Sag Harbor can
support a rich public life. As demonstrated by the
following examples, it is clear that such compact
development exemplifies local character.

Table 3.2: Building Occupancy
BUILDING
OCCUPANCY

8

PROPERTY

(APPROXIMATE)

Sag Harbor Liquor Store,
52 Main Street

60%

Sag Harbor Variety Store,
114 Main Street

60%

Emporium Hardware,
72 Main Street

80%

Ethel+Row/Country Lane,
83 Main Street

95%

Corner Bar,
1 Main Street

100%

Grindstone Coffee &
Doughnuts /
Sag Harbor Books

100%

Sag Harbor Cinema,
90 Main Street

100%

| Village of Sag Harbor Waterfront Zoning Diagnostic

3.4 A transition between
center and edge
A strength of Sag Harbor is the walkable
proximity between Main Street and adjacent
residential areas, with these linkages particularly
strong along the west and south edges of the
village center. This transition could be improved
in the areas west of Main Street, where there is
currently a mixture of parking lots and scattered
detached buildings. Here, the lack of residential
and mixed-use development is inconsistent with
Sag Harbor’s historic character.

3.5 A vibrant but incomplete
public realm
Along Main Street, historic commercial buildings
are generally built to the sidewalk, forming
a nearly continuous wall and neatly framing
the public realm. Buildings with intact historic
shopfronts typically have between 70% and 90%
ground story transparency. Where provided,
vehicular access takes place from the rear of
the structure, out of view from the principal
public right-of-way. Sidewalk widths vary but
are generally wide enough for a steady flow of
people to pass through or linger.
Beyond Main Street, the public realm becomes
less comfortable for pedestrians. In some cases,
sidewalks don’t exist at all; in others, they
scarcely allow for two people to walk side by
side. Extending Main Street’s high quality public
realm beyond to the waterfront will be crucial to
realizing the community’s development vision.
Likewise, citizens do not yet enjoy complete visual
and physical access to the waterfront. The code
ought to work at expanding opportunities to enjoy
views of and have direct access to the water.
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4. Zoning Analysis
4.1 Zoning districts
The following zoning districts are located within the
Waterfront Study Area:

›
›
›
›
›

OD - Office District
PC - Parks and Conservation District
R20 - One-Family Residential District
VB - Village Business District
WF - Waterfront District

These include residential and non-residential
zoning districts. Table 4.1 lists the number and
size of parcels by zoning district. The largest
number of parcels are in the OD and WF districts.
In auditing the existing zoning within the
Waterfront Study Area, the team identified
four areas within Chapter 300, Zoning, that are
obstacles to implementing the community’s
vision for the waterfront. They are:

›
›

›
›

Waterfront visual and physical access
Transportation and parking

4.2 Permitted uses
The Village envisions the waterfront to be an
active year-round community, with ground
story commercial and civic uses, upper story
residential uses, and thriving water-oriented
businesses in line with its maritime heritage. In
order to implement this development vision, the
Zoning Ordinance must allow for a broader mix
of industrial, commercial, residential, and waterdependent uses.
The zoning districts within the Waterfront Study
Area do not allow for the mix of uses necessary
to implement the community’s vision and
goals. Zoning Ordinance land use restrictions
identified as inconsistent with the goals and
objectives are as follows:

Permitted uses
Dimensional requirements

Table 4.1: Waterfront Study Area Zoning Districts
ZONING DISTRICT

NUMBER OF PARCELS

TOTAL PARCEL SIZE (SF)

OD

14

248,334

PC

2

150,168

R20

1

19,392

VB

11

99,322

WF

9

190,321

Split Zoned: VB/WF

1

97,971

November 2020
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›

›
›

›

OD: This district prohibits multiple dwellings
and accessory apartments, which effectively
eliminates any mixed-use development. It also
prohibits (or requires special exemptions for)
many retail and service uses that would be
beneficial for the Waterfront Study Area.
VB: This district prohibits multiple dwellings
and requires a special exception for accessory
apartments.
WF: This district is specifically zoned for waterdependent uses, but even these often require
special exceptions rather than enjoy as-of-right
approval, and even prohibits uses such as boat
excursions and ferry terminals. The WF district
permits only water-related retail and office
uses but does not allow uses that may support
or augment water-related uses.
Restrictions on size of uses: The Zoning
Ordinance limits certain uses to between 800
and 2,000 square feet in the VB district; these
restrictions could prevent the establishment
of some desirable businesses. In addition,
outdoor dining is limited to 20% or less of the
indoor dining seats, and there is a prohibition
on increasing seating capacity without
providing additional parking. This limits
the potential for expanding outdoor dining
and creating a vibrant atmosphere on the
waterfront.

4.3 Dimensional requirements
The vision and goals for the Waterfront Study
Area include maintaining the unique and
eclectic charm and providing a diversity of
building types that reflect and respect the
historic scale of the Village. While the Zoning
Ordinance limits the bulk, scale, and massing
of buildings, the Waterfront Study Area
contains five zoning districts with five different
sets of dimensional regulations. Not all of
the dimensional regulations reflect the built
conditions or historic development pattern of
the study area.

12
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As stated previously, form-based codes address the
bulk, scale, and massing of buildings so they reflect
the vision of the local community. If dimensional
standards are not consistent throughout an area
that is trying to reflect cohesion, a uniform vision
is not achievable. Zoning Ordinance dimensional
requirements identified as inconsistent with the
goals and objectives are as follows:

›
›

›
›

The minimum front yard, corner side yard, and
waterfront yard setbacks do not adequately
reflect the historic development pattern in the
Waterfront Study Area.
Heights are currently restricted at 2 stories /
35 feet in the OD district and 3 stories / 35 feet
in the VB district, which does not consider any
need for flexibility in building height as a result
of developing in a FEMA flood zone as required
by the Tidal Flood Hazard Overlay District.
Minimum lot width and lot area standards
are not consistent with the historical
development pattern.
The existing code does not provide a materials
list for front, corner side, and waterfront facades
that would help reflect and preserve the visual
character of the Waterfront Study Area.

4.4 Waterfront visual and
physical access
The vision and goals place emphasis on the
preservation and enhancement of public views
of, and welcoming public access to, the water
and public open spaces and parks. A zoning
ordinance can include provisions that break
up the building mass or setbacks that provide
visual or waterfront access. Many zoning codes
incentivize the development of public access
along the waterfront in the form of trails or
public parks. The existing zoning districts within
the Waterfront Study Area fail to provide these
provisions. Specifically, the existing code does
not require breaks in massing of buildings along
the waterfront or along key public view corridors,
and it does not incentivize the development of
trails or public access along or to the shoreline or
waterfront parks.

November 2020

4.5 Transportation and
parking
The Village is very concerned that all future
development of the Waterfront Study Area
includes a pedestrian-friendly environment
and accommodates multiple forms of mobility.
In order to implement this, incorporating
streetscaping and all modes of transportation
into the overall site development must be
considered. Parking spaces are always a
commodity in downtown areas and the
Waterfront Study Area is no exception. The
current zoning code has high minimum parking
standards which effectively limits the amount
and type of development that can take place
within the Waterfront Study Area. In addition,
there are no requirements for streetscaping or
the inclusion of bicycle standards.
As shown throughout this section, conventional
zoning regulations have made Sag Harbor’s
distinctive and eclectic character essentially
“illegal” (i.e., nonconforming). The development
of a form-based Waterfront Overlay can make
it legal (i.e., conforming) to replicate what
works well in Sag Harbor’s pre-1950 walkable
development, while advancing a 21st century
understanding of sustainable growth.

November 2020
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5. Zoning Objectives
A form-based code for the Waterfront Study
Area will help bring the Zoning Ordinance
into alignment with the community’s vision
for a walkable, accessible waterfront. Key
recommendations for a Waterfront Overlay that
advances the community’s vision are identified
in the following Table 5.1.

Table 5.1: Key Overlay District
Recommendations
1. Introduce design standards to
reinforce and extend Sag Harbor’s
walkable character and high quality
public realm.
2. Allow for a broader mix of compatible
uses and building types in the VB and
OD districts.
3. As appropriate, allow as-of-right
approval for water-dependent
uses in the WF district, and restrict
encroachment of non-waterdependent uses.
4. Tailor form standards to reflect the
compact, human scaled, and fine
grained character of the historic
village center.
5. Limit the visual impact of new
construction through tailored
height and upper-story stepback
requirements.
6. Ensure more pedestrian-friendly
development by addressing
transparency, pedestrian access, and
the quality and resiliency of building
materials.
7. Incorporate standards and incentives
for visual and physical access to the
waterfront.
8. Introduce bicycle parking
requirements.
9. Encourage shared public parking
and a wide variety of transportation
alternatives through transportation
demand management (TDM) policies.
10. Include specific landscape and
parking lot buffer requirements.

November 2020
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6. Specific Recommendations
The Sag Harbor Waterfront Overlay will take the
following general approach:

›
›

Establish a form-based code (FBC) overlay
covering the Waterfront Study Area (or a
more refined boundary within the Waterfront
Study Area).
Design the overlay to be expandable to other
parts of the village center over time, if desired.

›
›

Include hyperlinks for cross-references and
the Table of Contents.
Add footers referencing the document
section to ensure ease of navigation.

6.2 Relationship to Zoning
Ordinance

The following specific recommendations are for
the Waterfront Study Area only, unless expressly
stated otherwise.

Modernize standards for
development.

6.1 Code Organization &
Format

The Sag Harbor Waterfront Overlay will replace
as many of the outmoded standards as possible
for the study area. The Table of Uses and Table
of Dimensional Standards within the overlay
boundaries will be replaced, bringing them more
in line with 21st century understanding of smart
development.

Ensure a more accessible, better
organized, and easier to use code.

Recommendations:

The Sag Harbor Waterfront Overlay will be
formatted and organized as a user-friendly
“development guidebook” for residents,
investors, and ordinance administrators. The
document will be clearly written and logically
organized, making it easier for code users to find
and understand pertinent information. This will
help the Village of Sag Harbor communicate its
development vision and foster a more clear and
predictable approvals process.

›

Recommendations:

›

›
›
›
›

Organize standards intuitively by subject matter.

›
›

Incorporate the Sag Harbor Waterfront
Overlay as a new Article in Chapter 300,
Zoning.
Cross-reference the PDF overlay document in
the text of the new Article.
Replace the Table of Uses and Table of
Dimensional Regulations within the overlay
boundaries and clarify the relationship to
underlying zoning standards.
Ensure consistency with the Tidal Flood Hazard
Overlay District (Chapter 300, Article XVI).

Add helpful tables and illustrations.
Employ federal plain language guidelines.
Define technical terms and rules of
measurement.

November 2020
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6.3 Building Form & Design
Protect Sag Harbor’s character and
relationship to the water.
Consistent with community feedback and vision
documents, the Sag Harbor Waterfront Overlay
will establish new standards for building form,
placement, and relationship to the public realm.
These standards will be designed to promote
walkability, reflect the community’s historic
and desired character, and promote visual and
physical access to the water.
Recommendations:

›
›
›
›
›
›
›
›

18

Require a minimum waterfront yard of 25 feet,
measured from the lot line adjacent to the
water, within the overlay.
Break-up large waterfront sites with
requirements for visual access yards of at
least 18 feet in width for every 100 feet of lot
width.
Replace minimum front yard/corner side yard
setbacks with build-to lines or build-to zones,
as appropriate, to promote a consistent
streetscape and public realm.
Promote small-scale, incremental
development through maximum building
width standards.
Adjust minimum lot area / lot width / building
occupancy standards to be consistent with
the historical development pattern.
Establish transparency and pedestrian access
standards to foster walkability.
Establish a prohibited materials list for
front, corner side, and waterfront facades
to promote a high-quality public realm and
durable building construction.
Allow three stories and 35 feet of building
height in the VB and OD district parcels in
the overlay.
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›
›
›
›
›

Require a 10-foot upper story stepback at
the third story of waterfront sites and sites
fronting on public parkland to minimize the
visual impact of new development.
Adjust the method of building height
measurement to account for FEMA
requirements.
Incorporate provisions that encourage use
of floodproofing as an alternative to raised
buildings for non-residential and mixed-use
buildings where changes in grade would
impact the pedestrian experience.
Require streetscape-enhancing frontages
and high-quality, resilient building materials
at elevated basement levels in FEMA flood
zones.
Consider a one-story height bonus in
exchange for significant easements/
dedications of land for public through-access
and waterfront park/shoreline access.

6.4 Uses
Promote mixed-use, walkable
development.
A mix of uses is already a source of Main Street’s
health and vitality. Reforms to the Table of Uses
for parcels within the Sag Harbor Waterfront
Overlay will help extend this walkable, mixed use
development pattern to the waterfront.
In certain cases, the Table of Uses revisions will
simply resolve puzzling aspects of the code.
As examples, currently a bar/tavern is allowed
as a special exception in the OD district but
a coffee shop or delicatessen is prohibited; a
fast-food establishment is allowed with a special
exception but a restaurant is prohibited; an
architect is permitted as-of-right but a naval
architect is prohibited. A comprehensive look
at what uses are allowed where within the
waterfront study area is certainly needed.
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Recommendations:

›
›

›

›
›
›
›
›
›

Broaden the range of allowed uses, as
appropriate, for parcels with underlying VB
and OD zoning district designations within
the overlay.
Specify that § 300-12.6. Specific variance
standards B (3) will not apply within
the overlay district. The language in
this section grants the Zoning Board of
Appeals the power to authorize a change
of a nonconforming use to another
nonconforming use provided that certain
thresholds are achieved.
Review water-dependent uses to consider
expanding those uses which are permitted
as-of-right for parcels in the WF district
(yacht club, boat dealership, yacht sales and
charters including boat display, boat yard,
commercial fishing charter, marina) or add
special exception criteria for certain uses
(such as minimum lot area and analysis of
specific impacts related to uses and land use
compatibility with neighboring properties).
Explore allowing excursion boats, ferry
terminals (automobile/other landing place),
and ferry terminals (passenger) as special
exception uses in the WF district.
Remove the minimum floor area standard of
800 square feet for commercial uses in the
VB district.
Extend the maximum floor area standard of
2,000 square feet for commercial uses in the
OD district.
Clarify the legality of upper story residential
uses (currently defined as accessory
dwellings).
Clarify the legality of live-work units and
home-based businesses.
Clarify the legality of artisan industrial uses
(brewery, distillery, woodworking shop, etc.).
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›

Liberalize standards for outdoor dining as
accessory to restaurants (currently limited to
an area of 20% or less of the indoor dining
seats, with prohibition on increasing seating
capacity without provision of additional
parking, and with limit of May 1 to October 30).

The Village may wish to consider applying some
of these revisions to the Table of Uses and other
sections of the code to apply elsewhere in the
village.

6.5 Site Development &
Public Realm
Get the details right in site
development and public spaces.
Enacting specific, objective standards for
parking, landscape, and street improvements
will help clarify the community’s development
expectations and speed the approvals process.
Recommendations:

›
›
›
›
›
›
›

Replace minimum parking requirements
with transportation demand management
standards (with review by the Planning
Board).
Introduce pedestrian access and bicycle
parking standards.
Introduce standards on parking placement
(relative to the building and public realm).
Enact specific parking lot landscape and
screening requirements.
Implement tree conservation and planting
requirements.
Maintain and cross-reference the existing dark
sky lighting standards.
Require investment in pedestrian
infrastructure alongside new construction
(with an emphasis on meeting ADA standards
and guidelines).

Village of Sag Harbor Waterfront Zoning Diagnostic
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›

Establish basic guidelines for new,
reconstructed, or reconfigured public
rights-of-way based on the ITE Walkable
Urban Thoroughfares Manual (available at
www.ite.org).

6.6 Definitions &
Measurements
Clarify how the standards are applied.
With plain language text and illustrations, the
new code can help ensure that standards are
easy to follow and apply.
Recommendations:

›
›
›
›

Ensure that all new form-based standards
are well defined and that methods of
measurement are clear and consistent.
Provide definitions for waterfront lot,
waterfront lot line (revised from underlying
ordinance), waterfront yard, and visual access
yard for the overlay
Clarify residential use definitions (dwelling
two family detached, multiple dwelling,
apartment building, accessory apartment).
For “gross floor area,” eliminate the
calculation requiring any interior space with
a floor-to-ceiling height in excess of 15 feet to
be counted twice.

The Village may wish to consider making similar
revisions to the existing Zoning Ordinance in §
300-2.2 Definitions, for the underlying zoning
districts applicable throughout the Village.
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6.7 Zoning Map
Better align the Zoning Map with
the vision and goals.
In certain cases, amendments to the Zoning Map
will be proposed to ensure that development
outcomes are consistent with the Village of
Sag Harbor’s goals and objectives. Following
are Zoning Map recommendations intended to
provide more consistent results.
Recommendations:

›
›
›

Rezone John Steinbeck Waterfront Park from
OD to PC.
Eliminate the split zoning at 1 Bay Street,
rezoning the entire parcel as VB.
Ensure that “like faces like” by rezoning 21
Long Island Avenue, 31 Long Island Avenue,
and 5 Bridge Street from OD to VB.

6.8 FBC Table of Contents
and Sample Layouts
Incorporate a new overlay into
Chapter 300, Zoning.
See Table 6.1 for an outlie of the proposed
organization of the Sag Harbor Waterfront
Overlay.
See Figures 6.1 – 6.2 for sample layouts of zone
illustrations and form standards.
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Table 6.1: Code Organization
This conceptual outline for the Sag Harbor Waterfront Overlay arranges information by subject matter,
following best practices for zoning code organization.

Article 1. Introductory Provisions

Article 5. Site Development

1.1 Purpose

5.1 Parking and Access

1.2 Intent

5.1.1 Pedestrian Access

1.3 Applicability

5.1.2 Bicycle Access and Parking

1.3.1 Territorial Application

5.1.3 Vehicular Access and Parking

1.3.2 Relationship to Other
Ordinance Provisions

5.1.4 Transportation Demand
Management

1.3.3 Conflicting Provisions

5.1.5 Loading Areas

1.4 Transitions
1.5 Severability

5.2 Landscape
5.2.1 General
5.2.2 Parking Lot Landscape

Article 2. Districts

5.2.3 Landscape Buffers

2.1 VB - Village Business

5.2.4 Fences and Walls
(cross-reference to current
ordinance)

2.2 OD - Office District
2.3 WF - Waterfront District

5.3 Lighting (cross-reference to current
ordinance)

2.4 PC - Parks and Conservation District
(cross-reference to current ordinance)

5.4 Signs (reference to current ordinance)

Article 3. Building Form & Design
3.1 General
3.3 General Building
3.4 Detached House
3.5 Accessory Dwelling

Article 4. Uses
4.1 Principal Uses

Article 6. Public Realm
6.1 Pedestrian Facilities
6.2 Rights-of-Way

Article 7. Definitions &
Measurements
7.1 Rules of Interpretation
7.2 Defined Terms
7.3 Measurements & Exceptions

4.2 Accessory Uses
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Figure 6.1: Sample Zone Illustrations
A preview of the updated waterfront zones, this layout example from the City of Olean, NY illustrates the
sophisticated yet user-friendly features of the proposed code.

CITY OF OLEAN DECEMBER 2015

A

A

Draft or adoption date is
listed in the header.

B

Diagrams illustrate a
plausible development
outcome of the zoning
district regulations.

C

Plain-English statements
briefly indicate the intent
of the zoning district
regulations.

D

Page numbers reference
the document section.

Sec. 2.3. Neighborhood Center (NC)

B

2.3.1. Intent

C

E
L

All development in the Neighborhood Center (NC)
zoning district must comply with the form and
dimensional standards of this section, as well as any
applicable standards in the following sections:

M
A

development pattern includes buildings of between 28
and 45 feet in height, built up to the front and corner
side lot lines to frame the public space of the street,
with ground-story commercial uses and upper-story
commercial and residential uses.

X
E

P

2.3.2. Applicability

The intent of the Neighborhood Center (CC) zoning
district is to enable neighborhood main streets of the
City of Olean to develop with medium intensity mixeduse development that can provide access to day-today amenities within walking distance. The desired

Sec. 4.1. Principal Uses

Sec. 4.2. Accessory Uses

Sec. 5.1. Parking and Access
Sec. 5.2. Landscape
Sec. 5.3. Fences and Walls
Sec. 5.4. Lighting
Sec. 5.5. Signs

D
DOWNTOWN FORM-BASED CODE CHAPTER 28.1
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Figure 6.2: Sample Form Standards
These two pages illustrate how the new code steps the user through the requirements—from empty lot
to fully-articulated building.

E

DECEMBER 2015 CITY OF OLEAN

2.3.3. Lots

2.3.4. Setbacks

F

Lot Dimensions
A

1

Lot Coverage

1

Lot coverage (max)

A

15’ / 75’

B

C

C

I

D

Rear (min) 4

2

M
A
90%

X
E

3

Non-commercial buildings are exempt from the
maximum interior side setback requirement.

4

An interior side setback of at least 5 feet in depth,
and/or rear setback of at least 15 feet in depth, is
required where the applicable lot line abuts an R1,
R2, or R3 zoning district.

E
L
P

Transparency
1

2 stories / 3 stories

1

28’ / 45’

Story Height

1

H

Generous use of white space
throughout, combined with a
strong visual hierarchy, make
the document more readable
and present an elegant,
professional appearance.

0’

Non-commercial buildings are exempt from
the maximum front and corner side setback
requirement.

2.3.6. Transparency

Building Height

B

User-friendly tables convey
information easily.

0’ / 20’

CHAPTER 28.1 DOWNTOWN FORM-BASED CODE

2.3.5. Height

G

G

0’ / 0’

3, 4

CITY OF OLEAN DECEMBER 2015

S

Graphics and illustrations
help illuminate the standards.

0’ / 0’

2

2

ZONING DISTRICTS

A

F

E
L
P

1,500 SF

A principal building may not have a building width,
measured along the front lot line, which exceeds the
maximum lot width.

2-10 |

Titles are prominent.

Building Setbacks

Lot area (min)

B

C

E

Ground floor elevation

C

Ground story height,
floor to floor (min)

D

Upper story height,
floor to floor (min)

X
E

A

Ground story transparency,
front facade (min) 2

70%

B

Ground story transparency,
corner side facade (min) 2

40%

M
A
C

Upper story transparency,
front and corner facades (min) 2

25%

D

Ground story window sill height,
front and corner facades

0.5’ / 2.5’

0’ / 2’

16’

2

12’

Pedestrian Access

A one-story commercial shopfront addition to an
existing non-commercial building is allowed, so long

E

Main entrance location
(required)

Front facade

F

Entrance spacing along
front facade 2

At least 1 entrance
for each 30’ of
facade width

as the minimum height of the one-story commercial
shopfront addition is 16 feet.

2

Non-commercial buildings are exempt from
transparency, window sill height, and entrance
spacing requirements.

H
DOWNTOWN FORM-BASED CODE CHAPTER 28.1
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7. Future Considerations
Use the overlay as a framework for
future planning.
Due to time constraints, not all reform
opportunities could be included in the limited
scope of this project. The following are ideas
and projects that could be undertaken as next
steps to make Sag Harbor more walkable,
healthy, and whole.
Recommendations:

›
›
›
›
›
›

Investigate expanding the form-based code
to encompass all districts (VB, OD, WF) in
Sag Harbor village center.
Commission a Village of Sag Harbor
Transportation Demand Management (TDM)
Plan.
Legalize bicycle travel on Main Street, adopt
a Complete Streets Ordinance, establish a
Bicycle & Pedestrian Advisory Board, and
commission a Sag Harbor Bicycle Master Plan.
Consider parking revenue strategies as a
way to invest in much needed infrastructure
for pedestrians, cyclists, and the mobility
impaired.
Incorporate an energy efficiency checklist
as a required site plan review submission for
new construction and substantial renovation.
Extend Meadow Street to Long Island
Avenue and, if possible, to John Steinbeck
Waterfront Park.
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