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The redevelopment of the Renaissance Faire site into the Sterling Forest Resort required an 
amendment to the Town’s Zoning Code. The Renaissance Faire site, which is comprised of five (5) parcels, 
identified on the Tax Maps of the Town of Tuxedo as Section 1, Block 1, Lots 52.25, 59.3, 52.26, 37.2, 36.32 
(SBLs, 1-1-52.25, 59.2, 52.26, 37.2, & 36.32), is located primarily in the Open Space Residential (R-1) and 
Rural Residential (R-2) Zoning Districts in the Town of Tuxedo under the existing zoning in the Town of 
Tuxedo (see Figure VIII. C.3.a-1 behind the exhibit). A portion of one (1) of the parcels (SBL 1-1-59.2) is 
also located in the Research Office (RO) zoning district under the Town’s existing zoning (see Figure 
VIII.C.3.a-1 behind the exhibit). 

The Town of Tuxedo 2011 Comprehensive Plan Update recommended that a new zoning district be 
created to allow for Tourism Business in and around the Renaissance Faire site area in the Town of Tuxedo. 
Additionally, the Town of Tuxedo Town Board prepared Proposed Amendments to Chapter 98 of the 
Zoning Law, dated February 2013 (Town of Tuxedo Proposed Amendments to Chapter 98, Zoning Local 
Law, February 2013). The Town of Tuxedo Town Board also prepared a Proposed Zoning Map, dated 
February 2013 (Town of Tuxedo Proposed Zoning Map, February 2013). According to the Town of 
Tuxedo’s Proposed Zoning Map, which was created by the Town Board prior to the Sterling Forest Resort 
proposal, the Renaissance Faire site would be rezoned Tourism Business (TB) (see Figure VIII. C.3.a-2 
behind the exhibit).  

Sterling Forest Resort Zoning Amendment  
On May 17, 2014, the applicant formally submitted a proposed resort development local law, which 

would establish the Gaming Overlay zoning district, and would permit a resort development on the 
Renaissance Faire site (see Appendix VIII. C.3.a-1 behind the exhibit). The required amendment, which 
created the Gaming Overlay zoning district, would allow the Town to consider and approve the special use 
permit, site plan and architectural approvals for the Sterling Forest Resort.  The Town Board introduced 
the Gaming Overlay local law on June 11, 2014, and duly referred it to the Town of Tuxedo Planning Board 
for its review and comment, and also to the Orange County Department of Planning for its review pursuant 
to Article 12-b of the New York General Municipal Law.  The Town of Tuxedo Planning Board unanimously 
recommended that the Town Board adopt the local law, and the Orange County Department of Planning 
also recommended its adoption.   

The Gaming Overlay local law combines the Town's existing Planned Integrated Development (PID) 
zoning with the current draft zoning amendments related to the proposed Tourism Business district.  
Broader changes to the zoning code and the Tourism Business district, which would allow other uses, are 
not being proposed at this time; those changes are more appropriately part of the Town's ongoing zoning 
review process.  

A resort development within the Gaming Overlay zoning district requires a special use permit, 
which is subject to Town Board approval. The draft zoning would allow for concurrent review of the 
Sterling Forest Resort proposal by the Town Board, Planning Board and Architectural Review Board, 
provided that no Planning Board or Architectural Review Board approvals would occur until the Town 
Board approves the special use permit. A joint public hearing can be held by the Town Board on the special 
use permit and the Planning Board on the site plan. This will allow both the Town Board and Planning 
Board to hear all public comments relative to the resort together.  

The Town Board held a public hearing on the Gaming Overlay local law on June 23, 2014, and 
following the public hearing, the Town Board adopted the Gaming Overlay local law, consistent with the 
Town of Tuxedo’s support for the Sterling Forest Resort and its consistency with the Town of Tuxedo 2011 
Comprehensive Plan Update (see Appendix VIII. C.3.a-1 behind the exhibit).  
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Schedule of Applications for Zoning Approvals and Anticipated Approval Dates 
The specific schedule of applications for zoning approvals in the Town of Tuxedo with respect to 

the Sterling Forest Resort is as follows: 

Table VIII. C.3.a-1. Schedule of Applications for Zoning Approvals 

Potential Approval(s) or 
Permit(s) Required Agency 

Application 
Date 

Estimated 
Date of 

Receipt* 
Local 

Host Community Agreement Tuxedo Town Board 5/12/2014 6/23/2014 
Local Architectural Review  
Board Approval 

Town of Tuxedo Architectural 
Review Board 7/15/2014 12/16/2014 

Gaming Overlay Zoning District 
Zoning Amendment 

Tuxedo Town Board 6/12/2014 6/23/2014 

Special Use Permit Tuxedo Town Board 6/30/2014 11/24/2014 
Local Site Plan and Subdivision 
Approval 

Town of Tuxedo  
Planning Board 6/30/2014 12/9/2014 

General Municipal  
Law § 239 Review 

Orange County Department  
of Planning 6/30/2014 9/30/2014 

Floodplain Development Permit Town of Tuxedo 7/30/2014 12/17/2014 
Building Permit Town of Tuxedo 11/1/2014 12/17/2014 
Blasting Permit Town of Tuxedo  12/1/2014 1/1/2015 
Demolition Permit Town of Tuxedo 12/1/2014 1/1/2015 
Grading, Clearing, and Filling 
Permit 

Town of Tuxedo 12/1/2014 1/1/2015 

Pool Permit Town of Tuxedo 12/1/2014 1/1/2015 
Sign Permit Town of Tuxedo 12/1/2014 1/1/2015 
Water Service Extension Town of Tuxedo, Orange 

County Health Department  12/1/2014 1/1/2015 
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Figure VIII. C.3.a-1. Existing Zoning – Zoning Map Excerpt - Renaissance Faire Site 
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Figure VIII. C.3.a-2. Tuxedo Pre-Proposed Zoning –  
Zoning Map Excerpt – Renaissance Faire Site 
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APPENDIX VIII.C.3.a-1.  

Tuxedo Resort Development Local Law - Zoning Amendment, As Adopted  
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