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A. Vision Statement  
The Village of Piermont lies along the steep slopes of the Palisades, at the natural geologic cut where the 
waters of Sparkill empty into the Piermont Marsh and the Hudson River. This Comprehensive Plan 
embraces the Village’s unique setting and is guided by a vision of ‘resilience through harmony’ with this 
majestic and fragile environment. It recognizes the deep and magnificent connection to nature that the 
Village provides to its residents and visitors alike, while acknowledging the present and future dangers 
from mountainside runoff and flooding from the tidal river, including increasing coastal storm surges and 
continuing sea level rise.  

Within the scope of the next decade and more, Piermont will continue to be an orderly and attractive 
Village, preserving a sense of community, championing a diverse population, maintaining economic 
development opportunities and continuing to provide access to a variety of housing options. 
Architectural standards and historic preservation will be sustained to celebrate the Village’s historic 
identity and reflect this unique sense of place. The Village shall seek new opportunities for open space 
conservation, protect the wooded character of its steep slopes, and enhance areas along the Hudson 
River and Sparkill Gap, preserve unparalleled vistas and provide recreational opportunities for residents 
including those with young families. 

While we look at the challenges and what can be accomplished within the next decade, we must also 
recognize and plan for the existential impacts of sea level rise out to the year 2100, when the Hudson 
River is projected to be up to six and a half feet higher than its level in 2005.  Beyond the 10-year horizon 
of this plan, and possibly before 2050, the Village will be confronted with an existential choice of whether 
Piermont will continue to be viable as a complete community in its current land use pattern.  The Village 
intends to lay the groundwork for that future decision by leading the adaptation efforts of the region’s 
Hudson River communities, exploring emerging resiliency technologies and strategies, and assessing 
viable options for adaptation. The initial challenge will be the relocation or restructuring of Village-
owned administrative and service facilities that are now in current or future flood zones. The Village 
recognizes that any changes required to implement adaptation must be consistent with the character of 
the Village and be forward-looking and sustainable. 

Piermont Pier - Photo Courtesy: Synchronous Media  
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Piermont Pier at Dawn – Photo Courtesy Kate B 

B. Plan Organization & Structure 
This Comprehensive Plan consists of the following sections: 

A. Vision Statement 

B. Plan Organization & Structure 

C. Comprehensive Plan Process  

D. Land Use and Housing 

E. Climate Change, Sustainability, and Resiliency 

F. Environmental Protection 

G. Transportation and Mobility  

H. Economic Development 

I. Historic Preservation and Community Design 

J. Infrastructure 
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K. Community Facilities and Services 

Chapters D through K are organized by topic areas, each beginning with a summary of relevant 
information, followed by  a goal and a tabular listing of recommendations. Each recommendation 
includes a recommended time horizon for implementation, or how long each recommendation is 
anticipated to take within the 10-year Comprehensive Planning Timeframe: 

• Concurrent with Comp Plan Adoption 

• Short-term – items that require minimal additional work or study (within 18 months) 

• Medium-term - items which require further development of details (within three years) 

• Extended-term- items which may require additional funding or significant additional 
study/analysis (within 10 years) 

• Ongoing, Continuing – on an ongoing basis and not a finite project or task 

A more detailed description of select recommendations follows as needed.   

Finally, Volume II of the Comprehensive Plan includes the full inventory and analysis that the CPC and 
Village Board relied upon in formulating the Plan’s policies.  The information contained in Volume II is a 
snapshot of the information current at the time the CPC was researching and analyzing existing 
community conditions between March 2023 and January 2024 and has not been updated at the time 
that Volume 1 was completed.  Volume II is considered a “databook” and does not contain goals, 
policies or recommendations for the Village of Piermont, which are solely contained in Volume I.   

Following adoption by the Village Board, all the goals and recommendations for the Plan will be 
gathered into one combined table in Appendix A.  This table will help provide a consolidated place for 
the Village Board to track implementation after adoption.  

Low tide – Photo Courtesy: Usha Wright 
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First Public Outreach Meeting – Photo Courtesy: Nelson Pope Voorhis 

C. Comprehensive Plan Process 

First Steps  
New York State Village Law ("Village Law") regulates the preparation and adoption of a Village 
comprehensive plan. Section 7-722 of Village Law, subsection 2(a), defines a “village comprehensive 
plan” as: 

"…the materials, written and/or graphic, including but not limited to maps, charts, studies, resolutions, 
reports and other descriptive material that identify the goals, recommendations, principles, guidelines, 
policies, standards, devices and instruments for the immediate and long-range protection, enhancement, 
growth and development of the village.” 

NYS Village Law requires that a comprehensive plan disclose the maximum intervals at which it shall be 
reviewed. The Comprehensive Plan is a living document, and it is recommended that it be revised at 
least every ten (10) years to account for possible changes in the community and times. While the 
Comprehensive Plan proposes recommendations to be implemented over a ten-year timeframe, it is 
noted that the recommendations were developed based on a longer-term outlook to the year 2100.  
Moreover, the Village Board should assess annually what has been accomplished as highlighted by the 
Comprehensive Plan and what still needs to be implemented.  The Village Board should anticipate the 
process of undertaking a comprehensive reexamination of the Comprehensive Plan, no later than 2035    
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• Engage the Piermont community to develop a vision of the future of the Village and capture this 
vision in a Comprehensive Plan. 

• Ensure fair and equal opportunities for all members of the community to provide input 
throughout the entire Comprehensive Plan process. 

The CPC met once monthly during the spring, summer and fall of 2023, on the fourth Wednesday of 
each month at 10:00 am at Village Hall. Consistent with New York State Law, the regular monthly CPC 
meetings were open to the public.  

Several public workshops were held as follows:  

• Public Workshop 1 – June 27, 2023, 7 pm, Village Hall 

o Summary of Preliminary Inventory & Analysis 

o Exercise: Strengths-Weaknesses-Opportunities-Threats 

o Visioning 

• Outdoor “Pop-Up” Event – July 23, 2023  

o Farmers Market @ Flywheel Park, 10 am to 2pm 

• Public Workshop 2 – September 26, 2023 

o Topic: Transportation 

• Public Workshop 3 – October 24, 2023 

o Topic: Sustainability and Climate Change 

• Public Workshop 4 – November 28, 2023 

o Topic: Land Use Controls, Zoning and other codes 

A stakeholder list and email blasts were developed to publicize public workshops. The stakeholder 
contacts lists included private businesses and business associations, residents and homeowner 
organizations, neighborhood associations, educational facilities and organizations, transportation 
agencies, religious organizations, civic and non-profit organizations, social clubs, environmental groups, 
cultural institutions, community groups, and governmental agencies and departments.  

Postcards with workshop dates and a QR code linked to the Comprehensive Plan website were 
distributed, and posted at strategic locations throughout the Village, including Village Hall, select 
recreation areas, shops, and other facilities. Press releases were prepared and distributed to local media 
outlets. 

Results of each of the five public workshops were documented, and reports may be found in Volume II.  

CPC Public Hearing on Draft Comprehensive Plan and Zoning 
Amendments 
The CPC held a well-attended public hearing of its first draft Comprehensive Plan on January 23, 2025.  
The CPC presented the Plan and listened to input by the public.  Due to the interest expressed by several 
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members of the public, the time period to provide written comments was held open through February 
5, 2025 and many additional written comments were received.   

The CPC, having considered the extensive public input on its first draft plan, revised the plan and 
recommended its second draft to the Village Board for consideration on February 14, 2025. 

Adoption Process  
As required by the New York State Village Law, after the Comprehensive Plan was forwarded by the CPC 
to the Village Board for its consideration, the Village Board held a public hearing on April 15, 2025, at 
which time members of the public commented on the document, and Rockland County Planning 
Department comments were reviewed.  

The Draft Comprehensive Plan was adopted by the Village Board on April 29, 2025. 
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March and Pier - Photo Courtesy: Synchronous Media 

D. Land Use and Housing 
Background Conditions 
The Village of Piermont lies at the confluence of the Sparkill Creek and Hudson River.  The Sparkill Creek 
travels through a natural gap in the Hudson River Palisades, a line of cliffs that line the western edge of 
the Hudson.  The Sparkill Gap is the most southerly natural break in the Palisades for an approximately 
14-mile span south to Edgewater, New Jersey.  This location and geography were critical to Piermont’s 
history and land use pattern.   

The area was first referred to as Tappan Slote, “slote” likely referring to a “water channel” in Dutch.  The 
first commercial settlement sprang up in the vicinity of the modern day Rockland Road Bridge, where a 
gristmill was constructed along the Sparkill Creek.  Later, the Erie Railroad would use the Sparkill gap to 
gain access to the river and construct the one-mile-long pier into the Hudson River as a means to load 
train cars onto barges to access New York City.  

The oldest areas of the Village thus sprung up along the Sparkill Creek and along the Hudson River.  The 
first commercial concentration sprang up near the creek but would be supplanted by the current 
downtown at the foot of the pier.  As flatter areas of the Village were built out, residential 
neighborhoods advanced up the slopes of Clausland Mountain.   
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The construction of Route 9W made western areas of the Village more attractive for development, 
notably for Tappan Zee Elementary School and multifamily complexes near the intersection of Route 9W 
and Hickey Street.  The railroad facilities on the pier would be supplanted first by a paper mill, and then 
by a mixed-use planned waterfront development known as Piermont Landing.  

Today, the land use pattern largely reflects how the Village grew over time.  Piermont’s most notable 
feature is the pier itself, which has become an open space/park resource for the community and region.  
Additional prominent open space resources include Flywheel Park at the base of the pier, the Piermont 
Marsh and the open space surrounding Tappan Zee Elementary School.   

Downtown Piermont along Piermont Avenue and along the edges of Flywheel Park form the mixed-use 
core of the community.  Higher Density housing is available at Piermont Landing (including 20 price-
restricted affordable units), at the edges of the downtown, in upper-story apartments in the downtown, 
and in a multifamily node near the intersection of Hickey Street and Route 9W.  A few additional 
commercial establishments are clustered in various small nodes along the Sparkill Creek and the Hudson 
River shoreline, but most of the balance of the Village’s land use is comprised of single-family detached 
residential neighborhoods with densities decreasing as you get further from downtown and higher up 
the mountain.   

While the Village’s total population has remained steady, the makeup of Piermont’s population has 
shifted towards increased affluence and moderately increased racial and ethnic diversity.  The 
distribution of age has shifted, with an influx of pre-school aged children and seniors over 75, but these 
shifts seem to be only at the extremes, with the total number of children and 55+ adults remaining 
relatively steady. Volume II contains further demographic analysis.  

These changes may correspond with a transition toward a greater proportion of renter-occupied 
housing units in the Village, which generally are more likely to be occupied by young families and older 
seniors.  Census data suggests that between 2010 and 2022, several one-family detached structures may 
have been converted into multi-unit structures, which would further explain the increase in the 
proportion of renter-occupied housing.  Volume II contains further analysis of households and housing 
units.   

The Village’s land use pattern is controlled by the Village’s Zoning Local Law, which regulates how land 
may be used, the size of structures, the density of residences and requirements for height and setbacks.  
The Village’s existing zoning includes two zoning districts which are not mapped and do not reflect 
existing conditions in the downtown.  The Village’s subdivision regulations control the division of a lot 
into multiple smaller lots, which is the principal means of creating new single-family detached 
residences within the Village.   

The Village is largely “built out.”  Only 19 remaining tracts totaling approximately 23 acres were 
identified as having remaining development potential.  A quick arithmetic analysis of these remaining 
vacant parcels indicates that current zoning regulations would yield as many as 76 additional residential 
units throughout the Village.  The actual number is likely to be substantially lower, as many of the 
remaining vacant lands are encumbered by steep slopes or are at risk of flooding or permanent 
inundation from rising sea levels.  The buildout analysis and an analysis of existing zoning is included in 
Volume II.   
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Goal and Recommendations 
CHAPTER D – LAND USE AND HOUSING 
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Goal D 

Affirm and maintain the Village’s existing land use pattern which contributes to 
the Village’s existing waterfront character and promotes a sense of community, 
while acknowledging and planning for future changes which must occur in 
response to impending rising sea levels and increased storm severity.  

D.1 

Consider measures to make community 
facilities, housing and commercial uses 
resilient to sea level rise and increased 
upland flooding in the 25- to 75-year time 
horizon. 

    ✔ 

D.2 
Review and, if needed, revise best practices 
for bulk requirements and lighting. 

 ✔    

D.3 

Review and, if needed, amend allocation of 
uses between “by right” and “special permit” 
categories, and remove two unmapped 
zoning districts. 

 ✔    

D.4 
Increase variety and range of housing 
opportunities. 

    ✔ 

D.5 

Ensure that zoning designations reflect 
environmental constraints, sensitive natural 
resources, utilities, and transportation 
infrastructure limitations. 

  ✔   
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Discussion of Select Recommendations 

D.1. Consider measures to make community facilities, housing and 
commercial uses resilient to sea level rise and increased upland flooding 
in the 25- to 75-year time horizon 
There is a need for housing at higher densities in the Village. However, the downtown and peninsular 
areas are largely built out and highly vulnerable to flooding and sea level rise (See Chapter E). The 9W 
corridor is an area where transportation access is excellent and there are few environmental 
constraints. The Village will lose existing settled areas as the tidal Hudson River rises and as upland 
flooding intensifies because of global climate change.  The Village believes it is prudent to begin planning 
for these eventualities.  As shown and described later in Chapter E, by the year 2100 under high 
projections most of the Village east of Piermont Avenue, except for the Piermont Landing Development, 
which was intentionally built to higher elevations, will be regularly subjected to inundation, even in the 
absence of severe weather.  This regular inundation will impact facilities including but not limited to the 
Village Library, Flywheel Park, and the Village’s two DPW facilities.  Future 100-year storm conditions are 
anticipated to impact the Village Hall/Police Department, Empire Hose Company Number One and most 
of the existing downtown mixed-use commercial district as early as 2050.   

The Village of Piermont is not alone facing these challenges, and there will be tremendous economic 
pressure to develop new technologies and strategies that allow for community adaptation.  The Village 
should continue to lead the community of Hudson Riverfront Villages and Towns in efforts to confront 
these challenges and encourage action and support by County, Regional and State agencies.   

The Village cannot count on uncertain future technologies or strategies becoming available and must 
look to the certainty that sea level rise will drastically impact the very heart of the Village, its community 
facilities, downtown commercial district and housing.  This first recommendation of this Plan is 
therefore to begin planning for one or more “receiving areas” where needed community facilities can be 
relocated or to otherwise explore restructuring Village services to make them more resilient.  
Consideration should also be given to whether it would be viable to relocate the Village’s commercial 
district to higher ground, possibly in a new planned mixed-use district, as lower areas become 
increasingly impacted by sea level rise and increased storm severity.  While such existential decisions on 
whether the Village will be able to adapt to rising sea levels lie with future Comprehensive Plans, the 
current Village Board, Village Officials and volunteers must lay the groundwork for these decisions now.  

D.2. Review and, if needed, revise lighting requirements. 
The Village should consider the adoption of measurable standards for regulating lighting, including 
limiting light spillage onto adjacent properties, and incorporating International Dark-Sky Association 
lighting standards into Village codes to avoid lighting nuisances and reduce nighttime light pollution.  
The CPC recommends these standards be added to Chapter 185 of the Village Code (Trees, Shrubs and 
Fences).  
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D.3. Review and, if needed, amend allocation of uses between “by 
right” and “special permit” categories, and remove two unmapped 
zoning districts. 
The Comprehensive Plan inventory and analysis identified that Business B (B-B), Waterfront District 2 
(WF-2), and Riverfront East and West Districts (RD-East and RD-West) all have detailed use lists with 
many of the uses requiring an additional special permit approval. The Village should consider cleaning 
up the code to increase consistency between uses that require special permit approval, and those that 
only require site plan approval.  This recommendation is not intended to add uses to districts that are 
not already permitted, but rather to make the level of review consistent and appropriate to their 
intensity.   

The text of the zoning code should be amended to remove the Business A Zone and the R-80 Single 
Family Residential Zone from the list of districts, as they no longer appear on the Zoning Map. 
Apparently, these zoning districts were eliminated many years ago and the code text not updated to 
reflect the map change.  

D.4. Increase variety and range of housing opportunities. 
The Village should encourage a variety and range of housing opportunities for the Village’s workforce, 
emergency service volunteers including fire department volunteers, young families, and seniors in a 
sustainable manner, consistent with existing Village character and to promote a diverse community. 

D.5. Ensure that zoning designations consider environmental 
constraints, sensitive natural resources, sensitive cultural and 
recreational resources, utility constraints, and transportation 
infrastructure limitations. 
The Village should review remaining vacant and underutilized parcels to determine where future 
development may occur and ensure that the zoning reflects any limitations imposed by environmental 
constraints such as steep slopes, sensitive natural resources such as wetlands or water bodies, utility 
access limitations and limitations to vehicular access.  Examples include remaining vacant areas along 
the palisades, where development is impeded by steep slopes, shallow bedrock and extreme 
stormwater runoff, areas accessed via substandard Village streets, and areas adjacent to parks and the 
Old Erie Path.  Steep areas should be considered not only for the difficulty they present for 
development, but also the need to retain natural vegetation to maintain the character of the Village’s 
existing hillside neighborhoods. 
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Sunset from the Hudson – Photo Courtesy: Usha Wright 



Map D.1
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Paradise Avenue flooding – Photo Courtesy: Klaus Jacob 

E. Climate Change, Resiliency, and Sustainability 
Background Conditions 
For more than a decade the Village of Piermont has been at the forefront of Hudson River sea level rise 
resiliency and adaptation efforts.  Early modeling conducted in 2014 in partnership with regional and 
state partners immediately illustrated the problem that the Village of Piermont is still facing today: 
global sea level rise will significantly impact the Village within the next 25 to 75 years, requiring 
significant adaptation if the Village is to remain viable.  This impending challenge has been confirmed 
with updated New York State sea level rise projections released during preparation of this 
Comprehensive Plan.   

The Village has adjusted local flood protection codes to require New York State freeboard requirements 
be measured from advisory base flood elevations (ABFEs), which were released by FEMA in the wake of 
Superstorm Sandy.  These advisory base flood elevations are four to five feet higher than adopted FEMA 
base flood elevations, and building to these standards provides the Village with a more realistic estimate 
of flood levels for the current 100-year storm.   

The Village, its officials and volunteers have also been instrumental to the founding and continuing 
efforts of the Hudson River Flood Resiliency Network.  This network coordinates the efforts of more 
than 24 Hudson River Communities and supporting government, institutional and private partners that 
are committed to taking actionable steps to manage current and future flood risk.  

A full accounting of the Village’s past efforts and understanding of the impacts of climate change on 
flooding for both tidally influenced areas and upland areas is contained in Volume II.  Sea Level Rise 
Projections are also included in Maps E.1 through E.7 (for full extent maps, review Appendix B).   
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Goal and Recommendations 
 CHAPTER E - CLIMATE CHANGE, SUSTAINABILITY, AND RESILIENCY 
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Goal E 

Address impacts of climate change with more intense rainfall, high heat days, and 
sea level rise and storm tides, which are expected to cause more frequent and 
more widespread flooding over time and loss of buildable land in the future. 
Pursue both adaptation to the changing climate through resiliency projects, as well 
as local mitigation efforts such as expanding use of renewable energy sources and 
green building practices. 

E.1 
Consider enacting a Future Shoreline Overlay 
(FSO) District to limit construction in areas 
that will be subject to future tidal flooding. 

     

E.2 
Encourage future private and public 
investment in a manner that acknowledges 
future flood risk based on climate change. 

     

E.3 

Develop standards for adapting water-
dependent and other commercial uses in the 
Waterfront II district to become more 
resilient to flooding. 

     

E.4 
Continue the Village’s role as a leader in the 
Flood Resilience Network of the Hudson 
Valley. 

     

E.5 

Consider establishing an annual budget 
allocation toward ongoing grant research and 
writing for future resiliency project planning 
and implementation.   

     

E.6 
Require structures in special flood hazard 
areas of the Hudson River to be elevated by 
an additional 30 inches 

     
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 CHAPTER E - CLIMATE CHANGE, SUSTAINABILITY, AND RESILIENCY 
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E.7 
Consider allowing flexibility for building 
height for structures required to provide 
added flood freeboard. 

     

E.8 
Encourage flood adaptation of existing 
structures. 

     

E.9. 
Explore voluntary buyouts and transfer of 
housing to higher sites. 

     

E.10 
Implement sustainable and green 
stormwater practices. 

     

E.11 

Consider amending stormwater management 
standards to impound runoff from larger 
storms and for certain single-family 
development. 

     

E.12 Consider elevation of roadways and other 
infrastructure floodproofing. 

     

E.13 Implement and incentivize energy efficiency, 
sustainability, green building improvements, 
and consumer-scale alternative energy 
generation to help mitigate carbon 
emissions. 

     

E.14 

Explore best practices for resiliency to non-
tidal flooding as recommended by NYS Flood 
Risk Management Guidance for 
Implementation of the Community Risk and 
Resiliency Act (CRRA). 

     
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 CHAPTER E - CLIMATE CHANGE, SUSTAINABILITY, AND RESILIENCY 
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E.15 
Continue to implement climate smart 
"actions" outlined in the NYS Climate Smart 
Community program. 

     

E.16 
Continue and expand upon the Village's 
existing recycling initiatives.  

     

E.17 

The Village should support and expand 
education and outreach programs and 
resources for residents and businesses to 
become informed about flooding risks, safety 
and mitigations. 

     

E.18 
Consider increased wildfire risks due to 
climate change.  

     

E.19 
Seek funding and explore programs that 
would allow for buyout and demolition of 
flood damaged structures. 

     

Discussion of Select Recommendations 

E.1. Consider enacting a Future Shoreline Overlay (FSO) District to limit 
construction in areas that will be subject to future tidal flooding. 
NYS DEC regulations (6 CRRNY 490) predict that by the 2080’s the water elevation of the lower Hudson 
River will be 30 inches higher than today (medium projection).  Columbia University predicts 30 inches 
of sea level rise may occur as early as 2050, while DEC predicts 12-23 inches of rise over that time.  
During the preparation of this Plan in January of 2024, high water from the Hudson River led to the 
flooding of roads and intersections in low areas of the Village.  See Map E.2.  River flooding events have 
become noticeably more frequent to the public and are no longer just an academic concern.  

To limit damage to residences, the Village should consider creating a new Future Shoreline Overlay (FSO) 
District to be added to the Village Zoning Map.  This district should include all lands currently within the 
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E.2. Encourage future private and public investment in a manner that 
acknowledges future projected sea level rise and flood risk based on 
climate change. 
Generally, the Village should encourage future infrastructure and real property investment in areas of 
the Village that are less likely to flood accounting for sea level rise.  The Village should rely on the 
projections of the New York State Community Risk and Resiliency Act as most recently revised.  For most 
real property that is anticipated to last at least 30 years, the Village should look to medium projections 
for year 2080 (30 inches) to guide where future construction should be permitted and to what 
elevations it should be constructed.  For street infrastructure and public improvements of low- to 
moderate value such as recreational facilities, the Village should look to medium projections for a longer 
time horizon such as year 2100 (36 inches).  For high-value infrastructure such as sewer and water 
infrastructure and emergency service facilities, the Village should look to high-medium projections for 
the longest predicted timeframe of 2150 (89 inches)   

E.4. Continue the Village’s role as a leader in the Flood Resilience 
Network (FRN) of the Hudson Valley. 
The Village should continue its leadership role in the Floor Resilience Network of the Hudson Valley 
(FRN) to help access a range of resources and help realize new strategies and technologies for 
addressing the impacts of climate change.  Piermont is a founding member of FRN, instrumental in 
catalyzing FRN into a collaborative association of more than 38 municipalities and nonprofits in the 
Hudson Valley providing peer-learning, partnerships, and technical support opportunities to increase 
communities’ access to technical assistance for resilience planning and implementing strategies to 
reduce flood risk. Piermont serves on FRN’s Advisory Committee and Chairs the Funding for 
Municipalities Working Group. 

E.5. Consider establishing an annual budget allocation toward ongoing 
grant research and writing for future resiliency project planning and 
implementation.   
Because of Piermont’s limited tax base, securing public funding is crucial for future resiliency planning 
and project implementation.  The Village should consider establishing a budget line item for grant 
research and writing related to resiliency that is in line with current market costs for professionals so 
that the Village remains competitive for grant funding as volunteer participation may change over time.   

E.6. Consider requiring structures in special flood hazard areas of the 
Hudson River to be elevated by an additional 30 inches 
This plan recommends the Village consider changes to Chapter 112 (Flood Damage Prevention) codes to 
increase the margin of safety for structures within the special flood hazard area. Currently, this chapter 
of the Village Code requires two feet of separation from the lowest floor of a structure and the base 
flood elevation (BFE), as established in the Advisory Base Flood Maps published by FEMA in 2013.  These 
ABFEs (see Figure E.1) are more inclusive than the adopted BFEs (see Map E.1) and include lands 
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inundated by floods to elevation 10 as opposed to elevation 8, and those subject to wave action up to 
elevation 12 as opposed to elevation 9.  They are based on observed flood elevations experienced 
during Hurricane Sandy.   

Depending on the type of structure and the special flood hazard area that the structure is located 
within, this separation may be measured to the top of the floor surface, or the lowest horizontal 
structural member.  To achieve the same level of flood safety for the next 30+ years, floodplain 
regulations are recommended to be amended to now require 4.5 feet (54 inches) of separation (the 
current two feet, plus an additional 30 inches to account for sea level rise through 2080).  

E.7. Consider allowing flexibility for building height for structures 
required to provide added flood freeboard. 
It is recommended that the Board of Trustees consider amending the zoning local law to provide how 
building height is measured.  The intent would be to allow some flexibility so that structures that must 
be elevated to meet new freeboard requirements (see Recommendation E.6) can still be constructed in 
a manner that reflects the general character of the neighborhood.    

Ordinarily the bottom of a building is set by the average grade of the land around its base. The Village 
may consider allowing the height to be increased by the difference between average grade and the 
freeboard requirement, but cap the height increase in a manner that would avoid character impacts to 
the neighborhood. 

E.8. Encourage flood adaptation of existing structures. 
The Village should continue to encourage adaptation of commercial and residential properties in flood 
prone areas. “Wet Floodproofing” are measures that anticipate that a building, its support systems, or 
its accessory structures will get wet during floods, but steps are taken to allow quick recovery after the 
flood waters recede. Wet floodproofing steps include raising of interior utilities, electrical systems, and 
HVAC equipment, and providing openings for water to flow through foundation walls. “Dry 
Floodproofing” includes steps to keep water out including installing berms or temporary flood walls 
around buildings, sealing doors, windows, and elevator equipment.  

The Village also should review and revise other portions of the Village Codes to encourage the 
incorporation of other new, innovative techniques in site planning and building design as they emerge, 
including floating structures, to make buildings more resilient to flood damage. The Village may wish to 
advocate for changes to New York State building codes to allow such innovations, including the 
possibility of floating homes with resilient utility hookups. The Village should advocate for changes to 
the State Codes to allow this housing type, which has been successfully implemented in other 
jurisdictions and internationally 
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Figure E.1.a FEMA Advisory Base Flood Elevation Map – Nyack SE Panel – June 20, 2013 

E.9. Explore voluntary buyouts and transfer housing density to higher 
elevation sites. 
The Village should explore participation in a voluntary buyout program for properties subject to 
repetitive losses from flood damage being developed by New York State Department of State. As such 
programs are implemented in the future, the Village of Piermont should consider seeking State funds for 
purchasing properties where residents are inclined to sell voluntarily. 

E.10. Implement sustainable and green stormwater practices. 
The Village should investigate and adopt requirements for “green infrastructure practices,” so that new 
development will create green pockets of vegetation to collect and treat stormwater runoff, mimicking 
natural systems. While conventional piped drainage and stormwater treatment systems are designed to 
move urban stormwater away from the built environment, green infrastructure reduces and treats 
stormwater at its source while delivering environmental, social, and economic benefits.   
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When rain falls in natural, undeveloped areas, the water is absorbed and filtered by soil and plants. 
Stormwater runoff is cleaner and less of a problem in a natural area. Green infrastructure uses 
vegetation, soil, and other elements and practices to restore some of the natural processes required to 
manage water into the built environment. Even in downtown areas, small “rain gardens” with under-
drainage can be installed at the edges of a site to collect runoff that is taken up by the roots of plants, 
and a green garden amenity is provided. The State of New York has produced guidance on the 
installation of such features in section 9.5 of the NYS Stormwater Management Design Manual. At the 
Village scale, green infrastructure can create a patchwork of natural garden areas that provides habitat, 
flood protection, cleaner air, and cleaner water.  

Any proposed requirements will need to be considered in relation to the Villages bedrock geology.  
Areas of very shallow bedrock may not be viable for green stormwater practices.  

E.11. Consider amending stormwater management standards to 
impound runoff from larger storms and for certain single-family 
development. 
Current stormwater management codes mandated by New York State require onsite water quality 
treatment and water quantity impoundment and release gradually over time so that the net rate of 
runoff from a site is not exceeded.  The current code only requires water quality and quantity controls 
for single-family residences disturbing over 5 acres, other disturbances of 1 acre or more, or where 
certain pollutants are proposed to be discharged.  Additionally, these controls are designed around 
regularly occurring rainfall events.  

The Village should consider revising the requirements to require water quantity controls for all 
development proposed on the Village’s steep hillsides, particularly between Tweed Blvd/Route 9W and 
Piermont Avenue, where stormwater runoff is already problematic.  Additionally, water quantity 
mitigations should be designed to impound volumes consistent with larger storms, such as those 
classified as 1% and 2% annual storm events.  

E.12. Elevation of Roadways and Other Infrastructure Floodproofing  
The Village should seek funding and implement projects to adapt to climate change, including possible 
elevation of roadways or other road floodproofing measures. However, such projects to elevate or 
shield roadways from flooding for even short distances may be very costly and may require extensive 
drainage measures. The elevation of roads which may improve vehicle passage during high water events 
may also inadvertently worsen drainage and flooding situations at adjacent properties, for example by 
impounding flood waters that would otherwise recede quicker.  

Road elevation may also interfere with adjacent on-street parking and with driveways and/or building 
entrances. Rerouting of road locations may be preferable. Any elevation projects must be studied with 
relative costs and benefits estimated and evaluated. The lifespan of any elevation project must also be 
considered given the continued sea level rise predicted by the State in 6 CRR-NY 490 regulations. (See 
recommendation E.2)   
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The Village should also consider cost-effective measure for floodproofing other facilities and 
infrastructure in the short-term, until they can be relocated as recommended in chapters J and K of this 
Plan. 

E.13. Implement and incentivize energy efficiency, sustainability, green 
building improvements, and consumer-scale alternative energy 
generation to help mitigate carbon emissions. 
When planning for climate change, “mitigation” is a term used to describe policies and techniques to 
limit the production of carbon dioxide as a byproduct of human activity. Mitigation steps help slow the 
pace of climate change by lowering carbon dioxide emissions that turn the earth’s atmosphere into a 
greenhouse, with higher average temperatures. The Village should consider a variety of measures that 
would help lower the “carbon footprint,” from Village operations and facilities, and incentivize private 
investment toward energy efficiency.   

The Village should review its codes to remove barriers to solar, geothermal and other alternative 
sustainable energy sources for homes and businesses.  Additionally, the Village should consider the 
adoption of codes governing both commercial and consumer battery storage.  The Village should 
explore State model laws, grants, and programs that will assist in the retrofitting of existing homes and 
buildings or the development of new homes and buildings with sustainable and green building practices 
and technology along with the necessary infrastructure to support such projects.  

E.14. Explore best practices for resiliency to non-tidal flooding as 
recommended by NYS Flood Risk Management Guidance for 
Implementation of the Community Risk and Resiliency Act (CRRA).       
The New York State Flood Risk Management Guidance for Implementation of the Community Risk and 
Resiliency Act, provides several recommendations for anticipating future increases to non-tidal flood 
elevations caused by the impacts of climate change on increased storm severity.  The Village should 
consider conducting local flood modelling to estimate how a state-predicted 120% increase in the peak 
flow rate of the 1% annual storm (through 2100) would impact the vertical elevation and horizontal 
extent of flooding along the Sparkill Creek, and determine the vertical elevation and horizontal extent 
corresponding with varying amounts of freeboard, as recommended by the NYS guidance document.   

E.15. Continue to implement climate smart "actions" outlined in the NYS 
Climate Smart Community program. 
The Village of Piermont was designated a Bronze certified NYS Climate Smart Community in September 
2019, having completed 23 actions and earned 134 points. The Village should continue to participate in 
the program and strive to earn every possible additional point for climate change mitigation and 
adaptation activities. Additionally, the Village should ensure that the Climate Smart Coordinator position 
remains filled.  
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Sustainability Elements  
Possible 
Points 

Aspect of This Plan  

development can be supported properly by the 
community and will not degrade various resources.  

Decrease dependence on 
fossil fuels and support 
energy efficiency and 
renewable energy production
  

3 G.6 specifically focuses on developing transportation 
infrastructure away from greenhouse gas emitting 
technologies; E.11 notes the development of both 
solar and geothermal energy sources.  

Foster the efficient use of 
natural resources (e.g., water 
conservation)  

3 As noted in the inventory and analysis the Village has 
and should continue to use water-efficient fixtures. 

Promote the development of 
(or the conservation of) local 
food systems.  

3 H.6 recommends continuing the local farmers’ 
market.  

Minimize solid waste 
(including strategies to 
promote recycling and 
composting or anaerobic 
digestion of organic 
materials)  

3 E.15 recommends continuing and expanding existing 
recycling initiatives.  

Protect drinking water 
sources from pollution  

3 J.9 recommends working with Rockland County 
and/or the Towns of Clarkstown and Orangetown to 
implement a Critical Environmental Area for 
protection of Village Drinking Water sources.  

Promote adaptation to 
climate change (including 
strategies related to land use 
and public education and 
engagement)  

3 Goal E, and its recommendations are specifically 
aimed at promoting adaptation to climate change 
through appropriate retrofitting, local mitigation and 
education of the public.  

E.16. Continue and expand upon the Villages existing recycling 
initiatives.  
The Village should consider exploring additional programs for local recycling implementation including 
but not limited to: 

• Composting, including local drop off for Orangetown’s composting program 
• Repair cafés 
• Electric lawn equipment 
• Community swap programs/community yard sales 
• Guidance for pollinator-friendly lawns 
• "Zero-waste days" (where residents can bring non-municipal waste to a central location for 

proper recycling and disposal). 
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E.18. Consider increased wildfire risks due to climate change. 
As the climate changes, increased drought conditions, coupled with higher temperatures and periods of 
high winds may result in increased risk of wildfire.  This increased risk has the potential to particularly 
impact homes on steep slope areas, as well as homes in the vicinity of the Piermont Marsh.  The Village 
should work with Rockland County to ensure that the County’s All Hazard Mitigation Plan considers and 
properly plans for such increased risk.  Measures to reduce fire risk should be considered, such as 
periodic clearing of hazardous brush/leaf piles and vegetation from public lands including the Old Erie 
Path and Village rights-of-ways.  The Village should also ensure that its emergency service providers are 
prepared with appropriate training, equipment and strategic partnerships to battle wildfires should they 
occur.  Lastly, the Village should reach out to residents and property owners throughout the Village with 
educational information advising on how to make their properties more fire resilient. 

E.19. Seek funding and explore programs that would allow for buyout 
and demolition of flood damaged structures. 
The Village has experienced instances where structures were irrecoverably damaged by flooding, and 
the structure owner failed to rebuild or demolish the structure.  This can present a danger to the health, 
safety and welfare to Village residents.  At the minimum a dilapidated building presents a blighting 
influence on the neighborhood.  More seriously, flood damage homes can present physical dangers to 
trespassing children, while homes, heating oil tanks and home appliances exposed to the elements can 
release chemicals into the natural environment and Village ground and surface water.   

The Village should explore funding and participate in programs that would allow the Village to purchase 
and safely remove flood damaged structures.  Over time, the need to do so is anticipated to increase 
and the Village should prepare itself for this eventuality.  

 
Sparkill Creek in Summer – Photo Courtesy: Kate B   
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