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August 25, 2021
Mayor Brian Smith and
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Re:

◼ New York City Office
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Phone 646.794.5747
JENNIFER L. GRAY
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jgray@kblaw.com
Also Admitted in CT

Special Permit Application - Villa Lewaro
67 N. Broadway
Irvington, New York 10533
Parcel I.D.: 2.50-17-6

Dear Mayor Smith and Members of the Board of Trustees:
Keane & Beane, P.C. respectfully submits this letter on behalf of Villa Lewaro, LLC
(“Applicant”), the owner of real property located at 67 N. Broadway, Irvington, New
York (Parcel I.D. 2.50-17-6) (the “Property”) to request approval of a Special Use
Permit for the adaptive reuse of a historic building pursuant to § 224-8.C of the Code
of the Village of Irvington (“Village Code”).
The Applicant appreciates the Board’s time and consideration when we appeared
before you at your work session meeting on August 3, 2021 to preliminarily discuss
the Applicant’s plans for the adaptive reuse of this historic Property. The Applicant
looks forward to carrying on the legacy of Madam C.J. Walker through the
programming and services to be offered at Villa Lewaro. The Applicant has taken
your comments into consideration and fine tuned its application to be responsive to
those comments. We look forward to the opportunity to review this application with
the Board at its next available meeting.
A.

Village Code § 224-8.C: Adaptive
Reuse of Historic Buildings

Generally, the Village Code authorizes the Board of Trustees to grant a Special Use
Permit for the adaptive reuse of historic buildings for an historical, educational
and/or cultural facility, subject to compliance with the standards set forth at Village
Code §§224-8.E and F. Village Code §224-8.C provides, in relevant part, as follows:
Subject to the issuance of a special permit by the Board of
Trustees in accordance with §§224-8.E and F, a building
listed on the National Register of Historic Places…may
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be used as an historical, educational and/or cultural
facility, including, but not limited to, tours, meeting rooms
and classrooms, exhibition and archival space, gift shop
space, kitchen facilities and office space accessory to the
historic, educational and/or cultural use. Such use may be
in addition to a permitted residential use.
1.

Historic Background

There is no question that Villa Lewaro is an important historic building in the Village
of Irvington. It was the home of Madam C.J. Walker, the first self-made female
millionaire in the United States. She moved to the Property in 1918 after having
commissioned Vertner Tandy, the first licensed Black architect in the State of New
York, to design and build the home. Villa Lewaro has served as a landmark for the
individual success of Madam Walker’s enterprise, and as a monument to the
achievement and entrepreneurial success of people of color in the United States. The
Property has been listed on the National Register of Historic Places since May 11,
1976, and its National Register ID is 76001289.
2.

Proposed Use

The desired use of the Property fits squarely within the use specified by Village Code
§224-8.C: “an historical, educational and/or cultural facility, including, but not limited
to, tours, meeting rooms and classrooms, exhibition and archival space, gift shop space,
kitchen facilities and office space accessory to the historic, educational and/or cultural
use.”
For the past 25 years, the Property has been used as a residence, until its acquisition by
the current owner in 2018. Once restored, it is proposed that the historic Villa Lewaro
estate will serve as home to the Madam C.J. Walker Institute for Women of Color
Entrepreneurs (“Institute”), a 501(c)(3) nonprofit dedicated to educating,
empowering, and uplifting women of color entrepreneurs. Through its use of the
Property, the Institute seeks to honor the legacy of Madam C.J. Walker, celebrate the
historical significance and architectural importance of the Property, and usher in the
next generation of female entrepreneurs with its programming.
Please see the annexed Statement of Use at Exhibit A for a detailed description of
the proposed use of the Property, in compliance with Village Code §224-8.F.
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B.

Village Code § 224-8.E –
Considerations in Granting
Special Permits

Village Code § 224-8.E(1)(a)-(f) lists the considerations to be taken into account in
granting special permits. As detailed below, the Property meets all the standards and
considerations described in the Section.
(a)

The proposed use shall be consistent with the Comprehensive Plan.

The proposed use of the Property is consistent with the relevant goals of the 2018
Comprehensive Plan which are detailed in Chapter 4, Section G, “Preserving and
Enhancing the Historic Character of the Village.”1 Chapter 4, Section G lists one
Goal/Action Item, five additional recommendations and one continuing goal from
the 2003 Comprehensive Plan.
The proposed use of the Property is consistent with Goal/Action Item G1:

Goal/Action Item G1: Historically or architecturally significant properties should be

permitted to include two use categories, museum and one-family residence. In addition, the
special permit requirements for museums in the Zoning Code should be modified to be more
comprehensive.
Section 224-8.C of the Village Code permits Villa Lewaro to be used as a
single-family residence and an historical, educational and/or cultural facility.
While Villa Lewaro has historically been utilized as a single-family residence,
the Applicant is seeking use of the Property as a historical, educational and/or
cultural facility without an accompanying single-family use. However, the
Carriage House may be used in the future for a resident caretaker.
The proposed use of the Property is consistent with the relevant additional
recommendations under Chapter 4 of the Comprehensive Plan:

Additional Recommendation G4: The Village should work with property owners to
designate properties as landmarks and to qualify for the best possible tax treatment.

The 2018 Comprehensive Plan can be found at
https://www.irvingtonny.gov/DocumentCenter/View/8736/2018-Comprehensive-Plan-Update---withexhibits?bidId=.
1
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To-date, the Property has not been designated a local landmark. However, the
Applicant will consider seeking such designation.

Additional Recommendation G6: The Board of Trustees should encourage and
support Village and regional events that highlight historic sites and points of interest.

The proposed use of the Property includes special events and tours which will
highlight Villa Lewaro as an important historic site and point of interest. The
recent fashion show by Kerby Jean-Raymond exemplifies how regional events
can bring attention to the site, as well as the Village. The fashion show was
well-attended by hundreds of guests and received global press coverage,
including an article in Vogue magazine referencing the Village of Irvington as
the venue. Furthermore, the tours that will be available by appointment will
permit the public to learn about the architectural and historical importance of
the Property.
(b)

All existing and proposed structures, equipment and material shall be
readily accessible for fire and police protection, and shall comply with
the New York State Uniform Fire Prevention and Building Code.

No new construction is proposed. As shown on the accompanying plans, the existing
access driveway on the Property, with two (2) points of access on Broadway, will be
free of all obstructions, making it readily accessible for fire and police protection.
Annexed hereto as Exhibit B is a Report on Meeting the Requirements of Chapter 12 of the
2020 Existing Building Code of New York State, prepared by Stephen Tilly, Architect, dated
August 24, 2021.
(c)

The proposed use shall be of such location, size and character that it will
be in harmony with the existing and future development of the district in
which it is proposed to be situated and will not be detrimental to the
development or use of adjacent properties in accordance with the zoning
classifications of such properties.

The proposed use of the Property will not alter the existing location, size, or character
of the Property. No exterior alterations are proposed other than necessary renovation
and maintenance work which is ongoing. As described in the enclosed Statement of
Use, any tours, events and seminars will be conducted so as not to cause traffic or
parking impacts to the neighborhood. Thus, the Property will not be detrimental to
the development or use of adjacent properties.
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(d)

The location and size of the proposed use, the nature and intensity of
operations involved in or conducted in connection therewith, its site
layout and its relation to access streets shall be such that both pedestrian
and vehicular traffic to and from the use and the assembly of persons in
connection therewith will not be hazardous or inconvenient to or
incongruous with the residential district in which it is to be located or
conflict with the normal traffic of the neighborhood.

As per the enclosed Statement of Use, the proposed use of the Property has been
carefully tailored to avoid pedestrian or vehicular traffic impacts to the surrounding
residential district. First, the current layout of the Property—which will remain
unchanged—provides access for vehicular and pedestrian traffic to the site at two (2)
points, both of which are on Broadway rather than Fargo Lane which intersects
Broadway and serves as access for several nearby residential properties. It is intended
that there will be minimal traffic disruptions on Fargo Lane. Events or seminars over
a certain size will utilize off-site parking with shuttle transportation to and from the
Property, thereby significantly reducing the number of vehicle trips to the Property.
More information regarding the off-site parking program is set forth below in item (f)
and at Exhibit A.
(e)

The location and height of buildings, the location, nature and height of
walls and fences, and the nature and extent of landscaping on the site
shall be such that the use will not hinder or discourage the appropriate
development and use of adjacent land and buildings or impair the value
thereof.

All buildings, walls, and fences on the Property will remain as they currently exist. They
do not currently—and will not in the future—affect the development and use of
adjacent land and buildings, nor will they impair the value of such land and buildings.
Any traffic to the street will be screened to some extent by the existing landscaping and
fencing on the Property.
(f)

Adequate off-street parking must be provided for the size and type of
activity proposed. Parking may be provided on site or on an abutting or
reasonably nearby site.

A three-tiered approach to parking is proposed. Based on plans prepared by Architect
Stephen Tilly enclosed herein, the Property can accommodate up to twenty-one (21)
cars following a valet/tandem parking plan (Exhibit C), and up to twelve (12) cars
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following a self-park plan (Exhibit D). The tiered approach to parking would
categorize its programming for the Institute into three categories:
(a) programs that can be accommodated through self-parking,
(b) programs that can be accommodated through valet parking, and
(c) programs that would utilize off-site parking with shuttle service to the Property.
Through this approach, it is anticipated that there will be no significant impacts to the
neighborhood concerning parking or traffic. The Applicant has secured commitments
from the Irvington Presbyterian Church and the Immaculate Conception Church, both
located on Broadway about a quarter mile south of the Property. The shuttle will utilize
the driveway for pick up and drop off to the maximum extent possible, rather than
parking on Broadway or Fargo Lane for such purposes. In the event Broadway or
Fargo Lane must be used for the temporary parking of the shuttle, the Applicant will
coordinate with the Village to have available all appropriate traffic controls.
C.

Conclusion

We look forward to continued discussions with the Board of Trustees regarding the
proposed use of Villa Lewaro at its next available meeting and would request that the
Board of Trustees schedule a public hearing at that time.
Very truly yours,
/s/ Jennifer L. Gray
Jennifer L. Gray
JLG/
cc:

Lawrence Schopfer, Village Administrator
Marianne Stecich, Esq., Village Attorney

EXHIBIT A

Statement of Use
Once restored, the proposed use of the historic Villa Lewaro estate will be to serve as home to
the Madam C.J. Walker Institute for Women of Color Entrepreneurs (“the Institute”), a 501(c)(3)
nonprofit dedicated to educating, empowering, and uplifting women of color entrepreneurs.
Through its use of the Villa Lewaro estate, the Institute seeks to honor the legacy of Madam C.J.
Walker, celebrate the historical significance and architectural importance of the property, and
usher in the next generation of female entrepreneurs with its programming.
The Institute intends to use the Villa Lewaro estate for the following programming:
•

Seminars, workshops and meetings.
o Description: The Institute works in partnership with several non-profit and forprofit organizations focused on providing flexible funding, learning and
networking opportunities to women of color entrepreneurs. The Institute intends
to host seminars, workshops and meetings for entrepreneurs participating in such
programming. Select programming will also be opened to members of the
public, and specifically to members of the Irvington community. Much of the
current programming sponsored by Institute partners is presently held virtually.
For example, a full day virtual summit might include a series of expert-led
seminars and moderated panels on topics relevant to BIPOC women
entrepreneurs including how to access financial capital, e-commerce strategies,
mentoring sessions, and development of go-to-market plans. These summits often
culminate in pitch competitions where attendees gain first-hand experience
pitching in front of real investors. In addition, there are smaller scale events
which may include one primary learning topic followed by Q&A and networking.
Flyers for two recent programs are annexed hereto.
o Details: It is estimated the Institute will host approximately 2-4 of such programs
per quarter (8-16 per year). Programs will last for 1-3 days per occurrence and
attendance will range from approximately 25-50 participants depending on the
program audience and topic. Full day programming typically takes places
between 9am and 6pm, with evening dinners and/or networking receptions
following the formal program. During such programming. select attendees may
stay overnight at the property; however, the main house will not serve as a longterm residence.

•

Special events.
o Description: Due to the powerful history of the property, it is anticipated that
from time to time the Institute will be approached to host special events which
relate to the charitable purpose of the organization.
o Details: It is estimated the Institute may host 1-5 such events per year.
Attendance at special events may range from as few as 20 to as many as 400
guests. Special events with an expected attendance of 200 guests or more must be
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approved by the Village Board of Trustees for the purpose of ensuring
appropriate protocols are in place for such items as vehicular and pedestrian
traffic, parking and any staging that may require temporary use of public streets,
etc.
•

Private tours by appointment.
o The Institute may host private tours upon request for up to 50 people.
o The house and grounds may be open for tours upon request from 9:30 a.m. to
4:00 p.m., except that an occasional evening tour may be offered. In the event
more than one tour is scheduled in the same day, such tours must be scheduled to
permit at least 30 minutes between the conclusion of one tour and the
commencement of the next.
o At a minimum, the Institute will make Villa Lewaro available for such tours at
least two days per year in accordance with the conservation easement held by the
National Trust for Historic Preservation which includes certain public access
requirements.

•

Office space for the Institute.
o The Institute’s Board of Directors and private contractors involved with Institute
programming would utilize the Property for general office use related to the
Institute’s mission and programming. The organization currently has 3 members
on its Board of Directors. It employs no full-time staff and typically contracts 1-2
administrative professionals at various times throughout the year to manage any
necessary operations.
o It is not anticipated that the organization will operate on a typical Monday-Friday
schedule and thus office/meeting space will be utilized on an ad hoc basis
(approximately 6-8 days per month). The property is visited every other day by a
caretaker for security purposes and to address any immediate issues that may
arise.

Parking Program:
The Property can accommodate up to 12 self-parked cars (see, Exhibit D) and up to 21
valet/tandem parked cars (see, Exhibit C). For each of the programs, events and tours
referenced above the Institute will use a three-tiered parking program.
1. Self-Park: Programs, events or tours with 12 or less expected vehicles on-site at a given
time, including guests, staff, consultants and others may utilize the on-site parking,
provided that the drive lane must be kept open at all times to permit a fire apparatus to
access the house.
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2. Valet/Tandem Park: Programs, events or tours with 13-21 expected vehicles on-site at a
given time, including guests, staff, consultants and others will utilize valet/tandem
parking.
3. Off-Site Parking: Programs, events or tours with over 21 expected vehicles on-site,
including guests, staff, consultants and others will utilize off-site parking with shuttle
service to the Property. Villa Lewaro has received commitments from the Irvington
Presbyterian Church (25 North Broadway) and the Immaculate Conception Church (16
North Broadway) to provide parking for guests of Villa Lewaro, who will then be
shuttled to and from the Property. There may be times when both churches require the
full use of their parking lots, for example during services or special events, but Villa
Lewaro will coordinate with the church(es) or secure an alternative, nearby off-site
parking location. The shuttle will utilize the driveway for pick up and drop off to the
maximum extent possible, rather than parking on Broadway or Fargo Lane for such
purposes. In the event Broadway or Fargo Lane must be used for the temporary parking
of the shuttle, the Applicant will coordinate with the Village to have available all
appropriate traffic controls.
Lastly, it is anticipated that a resident caretaker will take residence in the Carriage House. Villa
Lewaro does not have immediate plans to house a caretaker, but it is anticipated to occur in the
future, and that is reflected in the accompanying Report on Meeting the Requirements of Chapter
12 of the 2020 Existing Building Code of New York State, prepared by Stephen Tilly, Architect,
dated August 24, 2021.
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ENTREPRENEUR VIRTUAL SUMMIT | CARES ACT | WELLNESS HOUSE SUMMIT |
SCHEDULE

ESSENCE® BENEFIT SERIES TO FIGHT COVID-19

Connecting Community to Capital, Insights and
Resources

FRIDAY, APRIL 24 • 10AM-6PM EST
FEATURING:

WATCH NOW
LIVE M
EA
STR N
O CE
EN
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STU

PROGRAM
Join ESSENCE in the fight to help small businesses
win despite the onset of COVID-19.
TOPICS WILL INCLUDE:
Navigating Coronavirus Relief - Access The Next Round Of $300M
Raising Capital Right Now
Adapting During Crisis
Managing The New Normal
Developing A Winning Playbook: Now & Post COVID

EXHIBIT B

SPECIAL PERMIT APPLICATION
Section 224-8 (C) of the Village of Irvington Code

VILLA LEWARO

67 NORTH BROADWAY
IRVINGTON, NY 10533
PARCEL I.D. 2.50-17-6
REPORT ON MEETING THE REQUIREMENTS
OF CHAPTER 12 OF THE 2020 EXISTING
BUILDING CODE OF NEW YORK STATE

Prepared for Board of Trustees,
Village of Irvington, New York
August 24, 2021
Prepared by Stephen Tilly, Architect
22 Elm Street, Dobbs Ferry, New York 10522
(914) 693-8898

Introduction
Villa Lewaro is listed on the National (5-11-1976) and New York State (6-23-1980) Registers of
Historic Places, is a National Historic Landmark (5-11-1976), and is in the Westchester County
Inventory of Historic Places. It meets the definition of a “historic building” in Section 202 of the
2020 Existing Building Code of New York State.
The 2020 Existing Building Code of New York State, Chapter 12: Historic Buildings provides
the requirements for a Change of Occupancy.

2020 Existing Building Code of New York State
Chapter 12: Historic Buildings
Section 1201.2 Report
In accordance with Section 1201.2, this report has been prepared and is herewith filed with the
Irvington code enforcement official by a registered design professional (New York State licensed
and registered architect). The report identifies each required safety feature that is in compliance
with Chapter 12 of the 2020 Existing Building Code of New York State. Furthermore, where
compliance would be damaging to the contributing historic features, the report describes each
feature that is not in compliance and demonstrates how the intent of those provisions is complied
with in providing an equivalent level of safety.

Section 1201.3 Special occupancy exceptions‒museums
Section 1201.3 states (w)here a building in Group R-3 is also used for Group A purposes such as
museum tours, exhibits, and other public assembly activities, the building official may determine
that the occupancy is Group B where life-safety conditions can be demonstrated in accordance
with Section 1201.2.
The Group R-3 building (Main House) will also be used for Group B museum tours,
exhibits, and other public assembly activities, and this report demonstrates that the lifesafety conditions are in accordance with this Chapter.

Section 1201.4 Flood hazard areas
Section 1201.4 states (i)n flood hazard areas, if all proposed work, including repairs, work
required because of a change of occupancy, and alterations, constitutes substantial improvement,
then the existing building shall comply with Section 1612 of the Building Code of New York State or
Section R322 of the Residential Code of New York State with the following exception: If a historic
building will continue to be a historic building after the proposed work is completed, then the
proposed work is not considered a substantial improvement.
The historic building, listed by the Keeper of the National Register of Historic Places in the
National Register of Historic Places on May 11, 1976 and a National Historic Landmark
will continue to be a historic building, listed in the National Register of Historic Places, and
a National Historic Landmark after the proposed work is completed.
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Building Code Analysis
2020 Existing Building Code of New York State

Section 1203.2 General (Fire safety)
Section 1203.2 states (e)very historic building that does not conform to the construction
requirements specified in this code for the occupancy or use and that constitutes a distinct fire
hazard as defined herein shall be provided with an approved automatic fire-extinguishing system
as determined appropriate by the building official.
The historic buildings do not conform to the construction requirements specified in this
code for the occupancy or use (Assembly, A-3) and an automatic fire-extinguishing system
will be installed on all floors of the Main House and Carriage House.

Section 1203.3 Means of egress
Section 1203.3 states (e)xisting door openings and corridor and stairway widths less than those
specified elsewhere in this code may be approved, provided that, in the opinion of the building
official, there is sufficient width and height for a person to pass through the opening or traverse
the means of egress Where approved by the building official, the front or main exit doors need
not swing in the direction of the path of exit travel, provided that other approved means of egress
having sufficient capacity to serve the total occupant load are provided.
The existing door openings and corridor and stairway widths are a sufficient width and
height for a person to pass through the opening or traverse the means of egress. The main
exit doors of the First Floor and Basement do not swing in the direction of the path of exit
travel but the other means of egress have sufficient capacity to serve the total occupant
load.

Section 1203.5 Interior finishes
Section 1203.5 states (t)he existing interior finishes shall be accepted where it is demonstrated
that they are the historic finishes.
The existing finishes of walls and ceilings in the Main House are the historic finishes or have
been restored/repaired. Per the 2017 National Trust for Historic Preservation Deed of
Preservation and Conservation Easement (attached) several interior finishes are designated
“Protected Interior Areas.”

Section 1203.6 Stairway enclosure
Section 1203.6 states (i)n buildings of three stories or less, exit enclosure construction shall limit
the spread of smoke by the use of tight-fitting doors and solid elements. Such elements are not
required to have a fire-resistance rating.
Group A use will be confined to three (3) of the four (4) stories of the Main House. Exit
enclosure construction limits the spread of smoke by the use of tight-fitting doors and solid
elements.

Section 1203.7 One-hour fire-resistant assemblies
Section 1203.7 states (w)here 1-hour fire-resistance-rated construction is required by these
provisions, it need not be provided, regardless of construction or occupancy, where the existing
wall and ceiling finish is wood or metal lath and plaster.
The existing wall and ceiling finishes of the Main House are wood or metal lath and plaster,
or effective 1-hour fire-resistance assemblies. All proposed repairs will use 1-hour fireresistance assemblies.
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Building Code Analysis
2020 Existing Building Code of New York State

Section 1203.8 Glazing in fire-resistance-rated systems
Section 1203.8 states (h)istoric glazing materials are permitted in interior walls required to have
a 1-hour fire-resistance rating where the opening is provided with approved smoke seals and the
area affected is provided with an automatic sprinkler system.
The historic glazing materials occur in in interior walls with a 1-hour fire-resistance rating
and will be provided with approved smoke seals. The areas will have an automatic
sprinkler system.

Section 1203.9 Stairway Railings
Section 1203.9 states (g)rand stairways shall be accepted without complying with the handrail
and guard requirements. Existing handrails and guards at all stairways shall be
permitted to remain, provided they are not structurally dangerous.
Existing handrails and guards at all stairways are not structurally dangerous.

Section 1203.10.2 Guards
Section 1203.10.2 states (t)he spacing between existing intermediate railings or openings in
existing ornamental patterns shall be accepted.
The spacing between existing intermediate railings or openings are existing ornamental
patterns.

Section 1203.11 Exit signs
Section 1203.11 states (w)here exit sign or egress path marking location would damage the
historic character of the building, alternative exit signs are permitted with approval of the
building official. Alternative signs shall identify the exits and egress path.
Exit signs identifying the exits and egress paths will be in place as shown on the attached
drawings (to be included in next submission). Tours will be led or supervised by a person
knowledgeable in the emergency exiting procedures.

Section 1203.12 Automatic fire-extinguishing systems
Section 1203.12 states (e)very historical building that cannot be made to conform to the
construction requirements specified in the Building Code of New York State for the occupancy or
use and that constitutes a distinct fire hazard shall be deemed to be in compliance if provided
with an approved automatic fire-extinguishing system.
Exception: Where the building official approves an alternative life-safety system.
The historical building conforms to an alternative life-safety system (see below) and it is not
a distinct fire hazard.
A. Smoke Alarms:
Smoke alarms will be installed in accordance with 2020 Residential Code of New York
State Section R314.
Details to be included in next submission.
B. Carbon Monoxide Alarms:
Carbon monoxide alarms will be installed in accordance with 2020 Residential Code of
New York State Section R315 and Section 915 of the 2020 Fire Code of New York State,
Details to be included in next submission.
Villa Lewaro
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Building Code Analysis
2020 Existing Building Code of New York State

C. Fire Extinguishers:
Three (3) fire extinguishers will be placed on every floor. They will be visually inspected
each month and have a maintenance inspection once per year.
D. Separation of Occupancies:
During Tour Use (Group A) of the Main House there will be no concurrent Dwelling Use
(Group R-3, Congregate living facilities-transient). During Dwelling Use (Group R-3,
Congregate living facilities-transient) of the Main House there will be no concurrent Tour
Use (Group A). Tour Use (Group A) will be limited to three (3) stories of the Main House.
Signs will be conspicuously posted.

Section 1205 Structural
Section 1205.1 states that historic buildings shall comply with the applicable structural
provisions for the work as classified in Chapter 4 or 5 except that the building official shall be
authorized to accept existing floors and existing live loads and to approve operational controls
that limit the live load on any such floor.
Live load to be included in next submission.
Structural Calculations: to be included in next submission.

Section 301.5 Compliance with accessibility
Section 301.5 states (a)ccessibility requirements for existing buildings shall comply with the
2009 edition of ICC A117.1.
Details to be included in next submission.
Interpretive programmatic access
Site arrival points
Toilet and bathing facilities
Respectfully submitted by Stephen Tilly, Architect
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Building Code Analysis
2020 Existing Building Code of New York State

EXHIBIT C

EXHIBIT D

